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Amendment No. 1 Overview 

This Amendment No.1 to the City of Watertown Redevelopment Area #2 Project Plan 
(originally adopted in 2006) is intended to reflect the recommendations of the 
Watertown Riverfront/Downtown Redevelopment Initiative accepted by the Common 
Council in 2014 as well as other relevant plans for the general area dating back to 
2004. By and large, most of the contents of the original Plan remain intact, with 
additions made that are more specific to the findings and recommendations included 
in the Initiative and based on readily available information. This amendment does 
include any changes to the District Boundary. 

All parcel-specific conditions listed in this Plan were determined in 2005, except for 
those properties on the south side of the 100 block of West Main Street. A 
comprehensive survey of property conditions throughout the District was not 
conducted as part of Amendment No. 1, but, in general, the condition of most 
properties does not appear to have changed much between 2005 and 2015 with a few 
notable exceptions where new development/redevelopment has taken place. 
Accordingly, all parcel tables included in this amendment remain the same, and table 
addendums have been included to reflect a targeted reassessment of only those parcels 
on the south side of the 100 block of West Main Street. All other additions are 
underlined. 

Introduction 

In an effort to address the opportunities that the Downtown District could realize due 
to its proximity to the Rock River, in 2004, the City, with assistance from Vandewalle 
& Associates, prepared The City of Watertown Riverfront Plan.  This plan identified 
potential opportunities that could exist if the City chose to encourage private 
redevelopment and undertake public participation in infrastructure improvements 
along the riverfront.  

As a result of recommendations contained in The Riverfront Plan, the City then 
created Tax Increment District No. 5 in August of 2005 for the purpose of funding 
public infrastructure improvements, providing funding for redevelopment 
opportunities identified in The Riverfront Plan and address other issues, such as 
parking, that currently face the Downtown District.  

The City also needed to create a Redevelopment District under Section 66.1333 of the 
Wisconsin Statutes to provide the statutory vehicle for the City to participate in 
redevelopment activities that may include purchase of land and relocation of 
businesses and/or tenants/owners. This document serves to fulfill the statutory 
requirement so that the City of Watertown may begin undertaking the 
recommendations made in The Riverfront Plan as well as in the TID #5 Project Plan. 

The findings and recommendations of The Riverfront Plan and TID #5 Project Plan 
form the basis for the goals and objectives contained in the Redevelopment Area #2 
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Project Plan with findings and recommendations of the Downtown/Riverfront 
Revitalization Initiative created by Redevelopment Resources in October 2014 
forming the basis for the revisions included in this Amendment No. 1. It is the 
intention of the Community Development Authority of the City of Watertown (CDA) 
and City Council to carry forth these goals and recommendations through 
implementation of this redevelopment plan. It is also the City of Watertown’s intent 
to use TID No. 5 to assist in implementation of these plans. 

Past revitalization efforts in the downtown have historically produced a solid mix of 
businesses, both retail and service. In addition, storefront improvements as well as 
public aesthetic improvements have been made. These improvements took place 
primarily along Main Street and a portion of the riverfront.  

Since these revitalization efforts were undertaken, some areas of the Downtown have 
stagnated or remain totally underutilized or improperly used.  This lack of synergy 
and uses pressed the City into revisiting the Downtown and Riverfront and analyzing 
the entire area related to the missed opportunities that the Riverfront gives the 
Downtown as well as revisiting existing land use, transportation, business mix, 
parking, access, marketability of existing sites and other issues important for a vital 
central business commercial and residential area.  

One purpose of this plan is to carefully identify blighted properties and suggest the 
potential public and public/private sector projects that could be undertaken to relocate 
the uses that were appropriate at one time in history but are not the highest and best 
uses in the Downtown and, because of their current location, cause blighted 
conditions and impede the revitalization of the Downtown. The recent creation of Tax 
Increment District Number Five (TID No. 5) will provide the flexibility and funding 
for major redevelopment in the public areas which will, in turn, stimulate private 
reinvestment throughout the Downtown area.  

Redevelopment Area #2 Project Plan creates the statutory tool empowering the CDA 
to implement recommendations contained in this and other adopted plans affecting 
the Downtown Area. 

Since most of the Redevelopment District is located along both the east and west 
sides of the Rock River, an inventory of existing uses demonstrates the lack of 
maintenance of many of the buildings or lands, the inappropriate uses (primarily 
heavier industrial, transportation-intensive uses, environmentally contaminated land) 
that are located on some of these properties or the need for major repair of the 
seawalls or land immediately abutting the River. Many of the commercial properties 
located within the Redevelopment District #2 along East Main St. and intersecting 
streets are generally in very good condition and exhibit the architecturally significant 
history that the Downtown in the City of Watertown enjoys.  

However, a few of the historic buildings have deteriorated due to lack of maintenance 
causing visual and structural disrepair. Some have been inappropriately rehabilitated, 
thus have lost their architectural and historical significance. In addition, inadequate or 
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improper signage and streetscaping, lack of pedestrian way finding and other 
pedestrian amenities, and lack of appropriately signed parking contribute to the need 
for redevelopment of some of the area. In addition, the presence of land that appears 
to be environmentally contaminated and/or larger industrial or transportation-
intensive uses do not contribute to the economic vitality of the Downtown. Clearly, 
revitalization of the Downtown will not happen of its own accord, but requires a 
concerted public commitment to laying the groundwork for private reinvestment and 
redevelopment. 

In conclusion, the economic health of the Downtown area has not flourished due to 
land use issues, physical deterioration of buildings, underutilization of the Riverfront 
and heavy truck traffic problems along with typical problems that plague most 
Downtowns. These properties are considered blighted and are in need of 
redevelopment to ensure the long term economic growth of the Downtown. 

There is a consensus among the majority of the elected and appointed political 
officials as to the objectives of this plan. This redevelopment plan is consistent with 
the City’s ongoing master planning and economic development efforts. It will be 
consistent with Downtown revitalization as part of the TID No. 5 project plan. TID 
No. 5 is projected to be economically feasible to complete potential acquisitions and 
other redevelopment activities identified within the redevelopment area.  

The redevelopment area boundaries are limited to those properties and projects that 
the City is confident it can economically implement. The City may choose to expand 
the project area in the future; however, successful implementation of the projects 
identified in all of the accompanying plans will take aggressive work and time. 

Statutory Authority 

This plan has been prepared and adopted under the provisions of Wis. Stat. § 66.1333. 

Redevelopment Area  

The boundary of the redevelopment area is shown on Map One. It is further described 
as follows: 

 Commencing at the intersection of the South line of the CP Rail System (Soo 
Line) and the West line of Section 4, T8N R15E; thence N 4°12’37” W, along the 
West line of Section 4, to the North line of the CP Rail System (Soo Line); thence 
continuing N 4°12’37” W, 121.70 feet, along said West line; thence Northwesterly, 
297.32 feet, along the arc of a curve to the right, said curve having a radius of 478.34 
feet and a chord which bears, N 46°13’46” W, 292.57 feet; thence S 89°30’15” E, 
347.73 feet, to the centerline of vacated S. Monroe Street; thence Northeasterly, 54.09 
feet, along said centerline, along the arc of curve to the left, said curve having a radius 
of 200.00 feet and a chord bearing N 13°11’58” E, 53.93 feet; thence S 84°32’56” E, 
33.00 feet, to the Northwest corner of Lot 3, in Block 8, Levi Hubbell’s Addition; 
thence S 84°23’56” E, 223.42 feet, along the South lines of Lots 2 and 9 in said Block 
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8, to the East line of the West 92 feet of said Lot 9; thence N 5°29’35” E, 45.88 feet, 
to the South line (as monumented) of the North 19 feet of Lot 9 in said Block 8; 
thence S 84°17’56” E, 53.06 feet, to a point 13.60 feet East of the West line of 
vacated Warren Street; thence N 5°32’07” E, 86.29 feet, parallel with said West line, 
to the South line of Lafayette Street; thence S 84°23’56” E, 39.40 feet, along said 
South line, to a point 13.00 feet West of the East line of vacated Warren Street; 
thence S 5°32’07” W, 111.30 feet, parallel with the East line of said Warren Street, to 
a point on the South line (as monumented) of the North 44 feet of Lot 2 in Block 21, 
in the Village Plat of Watertown on the West side of the Rock River, thence S 
84°17’56” E, 45.00 feet, on said South line of the North 44 feet of Lot 2 in said Block 
21; thence N 5°32’07” E, 24.90 feet, to the South line (as monumented) of the North 
19 feet of said Lot 2, Block 21; thence S 84°17’56” E, 41.80 feet, along said South 
line, to the West line (as monumented) of the East 57 feet of Lots 2 and 3 in Block 21; 
thence S 5°27’40” W, 99.70 feet, along said West line, to the North line (as 
monumented) of the South 13 feet of said Lot 3; thence S 84°14’55” E, 56.89 feet, 
along said North line, to the East line (as monumented) of Lots 3, 4 and 5 in said 
Block 21; thence S 5°35’51” W, 142.87 feet, along said East line, to the North line of 
Block 4 (as monumented), J. Rogan’s Addition; thence N 88°53’33” W, 13.00 feet, 
along said North line, to the West line (as monumented) of the East 13.00 feet of Lots 
2 and 3 in said Block 4; thence S 1°42’24” W, 101.10 feet, along said West line, to 
the South line of said Lot 3; thence S 88°53’33” E, 145.19 feet, along the South line 
of Lots 3 and 4 in said Block 4, to the West line of S. Montgomery Street; thence S 
1°46’11” W, 159.72 feet, along said West line of S. Montgomery Street; thence 
Easterly, to the intersection of the Easterly line of Milford Street and the South line of 
W. Milwaukee Street; thence Easterly along the South line of W. Milwaukee Street, 
to the West line of S. Church Street (STH 26); thence Southeasterly to a point, where 
the East line of S. Church Street (STH 26) intersects the North line of Lot 7, Block 8, 
J. Rogan’s Addition; said point being 24 feet West of the Northeast corner of said Lot 
7; thence Southerly along the East line of S. Church Street (STH 26), to the North line 
of West Street; thence Southeasterly along said East line, to the South line of West 
Street; thence Southerly along said East line of S. Church Street to the North line of 
the Chicago, Milwaukee, St. Paul and Pacific Railway (now known as Union Pacific 
Railroad); thence Southeasterly along said North line, to a point where, a line, being 
parallel to and 60 feet South of the North line of Lot 2, Block 1, F. Bertram’s 
Addition, intersects said North line of the Chicago, Milwaukee, St. Paul and Pacific 
Railway; thence Easterly along said line, being parallel to and 60 feet South of the 
North line of said Lot 2, 82 feet more or less to the West line of S. Washington Street; 
thence Northeasterly to a point where the East line of S. Washington Street intersects 
the North line of Frederick Street; thence S 87°01’08”E, 99.53 feet, along said North 
line, to the Southwest corner of Parcel B, of CSM No. 2091 Rec. in V.7 Pages 50 & 
51; thence N 50°55’14” E, 26.87 feet; thence N 2°50’21” E, along the West line of 
said Parcel B, 142 feet, to the Northwest corner of said Parcel B, thence continuing 
Northerly, along the West line of Lots 3 and 2, Block 2, F. Bertram’s Addition, and an 
extension of said West line to the North line of West Street, thence Easterly along the 
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North line of West Street, to the West line of S. Water Street; thence Northerly along 
the West line of S. Water Street, to a point where the same intersects the South line of 
Lafayette Street; thence Northwesterly to the Southwest corner of Lot 6, Block 37, of 
the Original Plat – West Side; thence Northerly along the West line of said Lot 6, and 
continuing Northerly along the West lines of Lots 7, 8, 9 and 10, of said Block 37, to 
the South line of W. Madison Street; thence Northerly to the Southwest corner of Lot 
6, Block 38, Original Plat – West Side; thence Northerly along the West line of said 
Lot 6, and continuing Northerly along the West line of Lots 7, 8, 9, and 10, of said 
Block 38, to the South line of Emmet Street; thence Northerly to the Southwest corner 
of Lot 6, Block 39, Original Plat – West Side; thence Northerly along the West line of 
said Lot 6, and continuing Northerly along the West line of Lots 7 and 8, of said 
Block 39, to the Northwest corner of said Lot 8; thence Easterly along the North line 
of said Lot 8, to a point 22 feet West of the West line of Lot 10, of said Block 39; 
thence Northerly, along a line, parallel to the West line of said Lot 10, to the South 
line of W. Main Street; thence Easterly along the South line of W. Main Street, to the 
West line of S. Water Street; thence Northerly, along the West line, of S. Water Street 
extended and N. Water Street, to the North line of W. Cady Street; thence continuing 
Northerly, along the West line of N. Water Street, 117 feet, to a point; thence Easterly 
to a point in the East line of N. Water Street, said point being 11 feet South of the 
Northwest corner of Lot 3, Block 43, Original Plat – West Side; thence Easterly, 
parallel with the North line of said Lot 3, 141.9 feet; thence Northerly, parallel with 
the East line of N. Water Street, 9 feet; thence Easterly, parallel with the North line of 
said Lot 3, 15 feet; thence Northerly, parallel with the East line of N. Water Street, 51 
feet, to the North line of Lot 2, Block 43, Original Plat – West Side; thence Easterly 
along the North line and North line extended, of said Lot 2, to the middle of the Rock 
River; thence Northerly along the middle of the Rock River, to the Jefferson/Dodge 
County Line; thence Easterly along the Jefferson/Dodge County Line, to the East line 
of N. Second Street; thence Southerly along said East line, to the South line of E. 
Cady Street; thence continuing along the East line of N. Second Street, 150 feet; 
thence Easterly, parallel with the South line of E. Cady Street, 40 feet; thence 
Southerly, parallel with the East line of N. Second Street, 66 feet, to the North line of 
Jones Street; thence Westerly along said North line, to the East line of N. Second 
Street; thence Southerly along said East line, to the South line of Jones Street; thence 
Westerly along said South line, to the West line of N. Second Street; thence Southerly 
along said West line, 136 feet; thence Westerly, parallel with the South line of Jones 
Street, 66.67 feet, to the West line of Lot 6, Block 3, Original Plat – East Side; thence 
Northerly, along the West line of said Lot 6, to the Northwest corner of said Lot 6; 
thence Westerly along the South lines of Lots 2 and 3, in said Block 3, Original Plat – 
East Side, to the East line of N. First Street; thence Southerly along said East line, and 
East line extended, to the South line of E. Main Street; thence continuing southerly 
along the East line of S. First Street, to the North line of Dodge Street; thence Easterly 
along said North line, to the East line of N. Second Street; thence Southerly along said 
East line, to the South line of Spring Street; thence Westerly, along said South line, to 
the Northeast corner of Lot 2, Block 29, Original Plat – East Side; thence Southerly, 
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along the East lines of said Lot 2, and Lots 3, 6 and 7, of said Block 29, and East line 
extended of said Lot 7, to the South line of Wisconsin Street; thence Westerly along 
said South line, to the East line of S. First Street; thence Southerly along said East 
line, to the North line of Western Avenue; thence Easterly along said North line, to 
the East line of S. Second Street; thence Southerly along said East line and East line 
extended, to the North line of Hyland Street; thence Southwesterly to the Northeast 
corner of Lot 3, Block 5, Cole, Bailey and Co. Addition; thence N 88°25’ W, along 
the North line of said Lot 3, 30 feet; thence S 16°48’30” W, 51.80 feet; thence S 
88°25’ E, 22.89 feet; thence S 76°50’ E, 8.08 feet; thence S 37°57’ W, 71.68 feet; 
thence N 61°23’40” W, 9.50 feet; thence Southwesterly along the Easterly lot line of 
the property located at 115 Hyland Street, Parcel No. 28-291-0815-0434-002, across 
Lots 7, 8, 9 and 10, of said Block 5, to a point in the South line of said Lot 10, which 
point is 155 feet West of the West line of River Drive; thence continuing 
Southwesterly across Lots 11, 12 and 13, of said Block 5, to a point in the South line 
of said Lot 13; which point is 184.17 feet West of the West line of River Drive; also 
being the Northeast corner of the property located at 112 Stimpson Street, Parcel No. 
28-291-0815-0434-004; thence Southwesterly along the Easterly property line of said 
property located at 112 Stimpson Street, to the North line of Stimpson Street; thence 
Westerly along said North line, to the East line of S. Church Street (STH 26); thence 
Northerly, along said East line, and East line extended, to the North/West shoreline of 
the Rock River; thence Easterly and Northerly along said North/West shoreline, to the 
South line of the Chicago, Milwaukee, St. Paul and Pacific Railway; thence 
Northwesterly along said South line, to the East line of S. Church Street (STH 26); 
thence Southerly along said East line and East line extended, to the South line of 
Bernard Street; thence Westerly along said South line, to a point in said line, where 
the West line extended of Lot 1 of CSM No. 4478, Rec. in V. 22 P.273, Doc. No. 
1134713, intersects the same; thence Northeasterly along said West line, and West 
line extended, to the Northwest corner of said Lot 1, the same being the Southwest 
corner of Lot “C”, of CSM No. 1167, Rec. in V. 4 P. 38, Doc. No. 753220; thence 
Northeasterly along the West line of said Lot C, to the Southwest corner of Lot D, of 
said CSM No. 1167; thence Northeasterly along the West line of said Lot D, 26.87 
feet; thence Northwesterly to the Northeast corner of Lot 1, of a CSM Rec. in V.3, 
P.125, Doc. No. 729051; thence Southwesterly along the East line and East line 
extended, of said Lot 1, to the South line of Bernard Street, and the Southeast corner 
of Lot 3, of CSM No. 2112, Rec. in V.7 P. 87, Doc. No. 839617; thence N 37°10’ W, 
110.00 feet, to the Northeast corner of said Lot 3; thence Northeasterly to the 
intersection of the North line of Bernard Street and the West line of Milford Street; 
thence Northeasterly along the West line of Milford Street, to the South line of West 
Street; thence Northwesterly, to a point, where the North line of West Street intersects 
the South line of the CP Rail System (Soo Line); thence Northwesterly, along said 
South line to the point of beginning. 
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Redevelopment Objectives 

The objectives of this redevelopment plan are to create a physically and economically 
vital Riverfront and Downtown area by eliminating blight, ensuring appropriate land 
uses specifically, but not restricted to, the establishment of a comprehensive 
Riverfront walking/biking pathway system with accompanying seawall and river edge 
improvements, redevelopment of the manufacturing and distribution properties into 
uses that are more conducive to revitalization of the Downtown, improving both 
vehicular and pedestrian traffic and enhancing the environmental attributes and 
historical character of the Riverfront and Downtown. More specifically, the goals 
identified below are from The Riverfront Plan and are defined as follows. 

Goal #1: Elevate the role and profile of the river in the civic, cultural and 
economic life of the community. 

Objectives: 

1. Promote redevelopment of underutilized riverfront sites. 

2. Stage more public and/or ceremonial events along the river. 

3. Symbolize the City’s connection to the river in promotional materials and 
programmed events. 

3.4. Eliminate blighting influences along the west and east sides of the river 
between Milwaukee St. and Cady St. 

Goal #2: Increase activities and access along the Riverfront.  

Objectives: 

1. Build a riverwalk system.  

2. Promote mixed land uses along the riverfront. 

3. Facilitate river use among elderly and disabled persons. 

Goal #3: Redevelop the river corridor as a center for regional recreation.  

Objectives: 

1. Develop a centralized, multi-use public space (art festivals, dances, beer-n-
brats, farmers’ market) in the form of a town square on the south side of 
the 100 block of West Main Street.. 

2. Tie riverfront improvements into regional trail system. 

3. Capitalize on the central location of Watertown within the Rock River 
Shed. 
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4. Develop a whitewater sluice and fish ladder at the dam. 

5. Offer a variety of recreation alternatives: biking, rollerblading, walking, 
kayaking, canoeing, fishing, paddle boating, etc. 

6. Provide a balance of engineered vs. natural riverfront areas to 
accommodate recreational variety. 

Goal #4: Integrate art, education and ecological improvements into 
redevelopment of the riverfront recreational corridor. 

Objectives: 

1. Include public art in riverfront redevelopment. 

2. Develop “education stations” along the riverfront. 

3. Give place to the existing local art collection. 

4. Encourage local heritage and art festivals. 

5. Use the dam to generate hydrogen energy (education/ecotourism/ 
economic development). 

Goal #5: Integrate and coordinate public and private investment in Riverfront 
redevelopment. 

Objectives: 

1. Identify riverfront improvements on both sides of the Riverfront. 

2. Phase development such that public improvements can be developed and 
funded incrementally. 

3. Identify and pursue redevelopment opportunities, specifically capitalizing 
on the urban riverfront and redevelopment of Riverfront parking lots. 

4. Improve riverfront security through effective lighting, activities, natural 
surveillance and design. 

Goal #6: Promote economic stability of downtown Watertown through 
Riverfront redevelopment. 

Objectives: 

1. Locate events such that they tap into the economic synergy of the existing 
downtown commercial area. 

2. Locate new commercial uses in areas that capture riverfront recreational 
users as well as local traffic. 
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3. Develop a balance of riverfront land uses, including residential, 
commercial and public open space. 

Other goals and objectives: 

1. A final project goal is to improve the general condition of the riverbanks 
where postponed repairs and public improvements may be impeding 
private development. These include both engineered improvements to the 
urban riverfront and shoreline restoration and debris removal in the more 
naturalized parts of the river. Many of the existing seawalls need to be 
replaced or reinforced. The Milwaukee St. bridge is scheduled for 
replacement in 2007. Ideally, much of this work should be done with an 
eye to how it can accommodate or advance the creation of a continuous 
riverwalk/river-trail system. Repairs should be coordinated with private 
development efforts whenever possible. 

2. Eliminate blight. 

3. Encourage private investment in residential, commercial and retail projects 
in the redevelopment area. 

4. Diversify the local economy through tax base and job creation. 

5. Create a well-planned and safe area. 
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Consistency with Local Plans 

This redevelopment plan is consistent the recommendations contained in the City of 
Watertown Master Plan and,  City of Watertown Riverfront Plan, and Watertown 
Riverfront/Downtown Redevelopment Initiative. It is also consistent with the Tax 
Increment Finance District Number Five Project Plan and Boundary Description. 
These plans may be amended from time to time. This redevelopment plan is intended 
to be consistent with any changes or modifications in the City’s plans as amended and 
adopted.  

These documents are available for inspection during normal business hours. Contact 
City of Watertown City Clerk, (920) 262-4009. 

 

Existing Conditions 

Existing Land Use and Zoning 

Existing land use (2005) in the redevelopment area is depicted on Map Two and 
Table One. 

Existing zoning (2005) in the redevelopment area is depicted on Map Three. 

 

Existing Conditions 

A majority, but not all, of the structures within the boundaries of the redevelopment 
area are considered aged and deteriorating. Several of the historic uses are no longer 
viable businesses and have vacated or will vacate their places of operation. A few of 
the existing buildings may be feasibly rehabilitated. However, a large portion of the 
existing manufacturing buildings are obsolete, may have environmental concerns and 
potentially are not economically feasible for reuse. Some of the historic structures 
have been “updated” to such an extent that their historic character has been lost. Most 
of the land along the Riverfront is totally underutilized and needs to be redeveloped.  

The current mix of land uses in the redevelopment area does not allow for the highest 
and best use within the context of a downtown area because it includes industrial, 
commercial, retail, and residential uses. While most of the industrial uses are located 
on the south side of Main Street, they are in close proximity to residential 
development and are co-mingled with commercial and retail uses. Residential pockets 
are located along Water St. with entire neighborhoods fronting on First and Second 
Streets. 

The redevelopment area is currently divided into the following zoning districts: 

• General Business 
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• Central Business 

• Single Family Residential 

• Multi-Family Residential 

• Neighborhood Business 

• Neighborhood Office 

• Planned Office & Institutional 

• Heavy Industrial 

• General Industrial 

• Two Family Residential  

In some instances the zoning cannot accommodate the kind of future redevelopment 
needed to revitalize the Downtown.  

The current streetscape, traffic patterns and parking throughout the Downtown area 
are not as conducive to pedestrian activities as would be ideal for a Downtown 
district. Heavy vehicular traffic flows through Downtown via STH 19 or Main Street. 
The intersections at Main Street and Highway 26 as well as Market Street and Water 
Street experience both vehicular and heavy truck traffic that further exacerbates the 
pedestrian safety issue. 



ID Parcel Owner Name Parcel Address Class

1 28-291-0815-0412-029 Johnsonville Sausage LLC 100 E. Division Street MAN
2 28-291-0815-0412-030 Thomas J And Lynda L Frakes 100 E. Cady Street COM
3 28-291-0815-0412-031 Frank J Adamo Sr. 112 E. Cady Street RES
4 28-291-0815-0412-032 Orfanel Regalado 114 E. Cady Street RES
5 28-291-0815-0412-033 Ronald W Ziwisky 118 E. Cady Street RES
6 28-291-0815-0412-034 John F And Brenda S Hoover 404 N. Second Street RES
7 28-291-0815-0412-035 Robert J & Linda A Drebenstedt 414 N. Second Street RES
8 28-291-0815-0412-036 Victor M Heredia 416 N. Second Street RES
9 28-291-0815-0412-093 City Of Watertown 106 Jones Street EXR

10 28-291-0815-0431-011 Wrensch Enterprises LLC 101 Western Avenue COM
11 28-291-0815-0431-012 Wrensch Enterprises LLC 803 S. First Street COM
12 28-291-0815-0421-021 Watertown Bowl Inc 102 W. Cady Street COM
13 28-291-0815-0421-022 City Of Watertown 204 N. First Street EXR
14 28-291-0815-0421-023 Chas Fischer And Son Co 2 E. Main Street COM
15 28-291-0815-0421-024 David T And Anita Quanbeck 14 E. Main Street COM
16 28-291-0815-0421-027 M Hertel And Sons Inc 103 W. Cady Street COM
17 28-291-0815-0421-028 Niels C III Nielsen 109A W. Cady Street COM
18 28-291-0815-0421-029 Niels C III Nielsen 109 W. Cady Street COM
19 28-291-0815-0421-030 Glenn C And Rita Achammer 113 W. Cady Street RES
20 28-291-0815-0421-031 Douglas A And Polly J Braatz 223 N. Water Street RES
21 28-291-0815-0421-032 Colleen V Sindermann 219 N. Water Street RES
22 28-291-0815-0421-033 Lance J Jochims II 217 N. Water Street RES
23 28-291-0815-0421-034 City of Watertown Housing Authority 201 N. Water Street EXR
24 28-291-0815-0421-095 Jerry R And Donna M Zautner 120 W. Main Street COM
25 28-291-0815-0421-096 Susan M Schramm 118 W. Main Street COM
26 28-291-0815-0421-097 MarySue Mariani 116 W. Main Street COM
27 28-291-0815-0421-098 Dale T & Cheryl A Henning 114 W. Main Street COM
28 28-291-0815-0421-099 Lebanon State Bank 104 W. Main Street COM
29 28-291-0815-0421-100 Thomas C Moss 121 N. Water Street COM
30 28-291-0815-0421-101 Randall G And Gloria A Kuckkan 125 N. Water Street COM
31 28-291-0815-0421-106 Wethonkitha Realty Co 116 S. First Street COM
32 28-291-0815-0421-107 City Of Watertown 112 S. First Street EXR
33 28-291-0815-0421-108 Kevin L Mitchell 13 E. Main Street COM
34 28-291-0815-0421-109 Kevin L Mitchell 11 E. Main Street COM
35 28-291-0815-0421-110 Cheryl A Heiman 9 E. Main Street COM
36 28-291-0815-0421-111 Cheryl A Heiman 7 E. Main Street COM
37 28-291-0815-0421-112 James A Abplanalp 5 E. Main Street COM
38 28-291-0815-0421-113 City Of Watertown 1 E. Main Street EXR
39 28-291-0815-0421-114 Kim B Peterson 101/103/105 W. Main Street COM
40 28-291-0815-0421-115 Cutsforth Properties LLC 107 W. Main Street COM
41 28-291-0815-0421-116 Charles W Doerr 109 W. Main Street COM
42 28-291-0815-0421-117 Neil And Leonora Stolsmark 111 W. Main Street COM
43 28-291-0815-0421-118 Times Publishing Co 115 W. Main Street MAN
44 28-291-0815-0421-119 Times Publishing Co Inc 121 W. Main Street MAN
45 28-291-0815-0421-120 City Of Watertown 111 S. Water Street EXR
46 28-291-0815-0421-122 City Of Watertown 100 S. Water Street EXR
48 28-291-0815-0421-147 Empire Globe Properties LP 210 S. Water Street COM
49 28-291-0815-0421-148 Empire Globe Properties LP 204 S. Water Street COM
50 28-291-0815-0421-149 Emily L Vanden Heuvel 200 S. Water Street RES
51 28-291-0815-0421-150 Bergin Bros Inc 203 Emmet Street COM
52 28-291-0815-0421-151 Joanne Mistele 201 S. Water Street COM
53 28-291-0815-0421-152 Joanne Mistele 205 S. Water Street COM
54 28-291-0815-0421-153 Joanne Mistele 209 S. Water Street COM

CITY OF WATERTOWN
REDEVELOPMENT DISTRICT #2
TABLE NO. 1 PARCEL AND USE LISTING



ID Parcel Owner Name Parcel Address Class

CITY OF WATERTOWN
REDEVELOPMENT DISTRICT #2
TABLE NO. 1 PARCEL AND USE LISTING

55 28-291-0815-0421-154 Seven/Up Bottling Co 220/222 S. First Street COM
56 28-291-0815-0421-155 Joseph C Marceil 218 S. First Street COM
57 28-291-0815-0421-156 City Of Watertown 212 S. First Street EXR
58 28-291-0815-0421-157 Carol L Bohlman 208 S. First Street COM
59 28-291-0815-0421-158 Pitterle/Beaudoin Post 206 S. First Street COM
60 28-291-0815-0421-159 Wethonkitha Realty Co. Inc. 202 S. First Street COM
61 28-291-0815-0423-106 Applied Molded Products Corp. 510 S. Church Street MAN
62 28-291-0815-0424-008 Seven/Up Bottling Co 410 S. First Street COM
63 28-291-0815-0424-009 City Of Watertown 410R S. First Street EXR
64 28-291-0815-0424-010 Seven/UP Bottling Co Of 416 S. First Street COM
65 28-291-0815-0424-011 City Of Watertown 514 S. First Street EXR
66 28-291-0815-0424-012 City Of Watertown 600 S. First Street EXR
67 28-291-0815-0424-013 Joanne Mistele 211 S. Water Street COM
68 28-291-0815-0424-014 City Of Watertown 301 S. Water Street EXR
69 28-291-0815-0424-015 Empire-Globe Properties LP 321 S. Water Street COM
70 28-291-0815-0424-016 Empire-Globe Properties L.P. 401 S. Water Street COM
71 28-291-0815-0424-017 Oconomowoc Investments LLP 409 S. Water Street COM
72 28-291-0815-0424-018 Oconomowoc Investments LLP 415 S. Water Street COM
73 28-291-0815-0424-032 Agnes L Pirkel 318 S. Water Street RES
74 28-291-0815-0424-033 Empire Globe Properties LP 300 S. Water Street COM
75 28-291-0815-0424-082 Keck Furniture Co 101 W. Milwaukee Street COM
76 28-291-0815-0424-083 Watertown Water Commission 806 S. First Street EXR
77 28-291-0815-0431-013 City Of Watertown 810 S. Second Street EXR
78 28-291-0815-0431-014 Watertown Water Commission 814 S. First Street EXR
79 28-291-0815-0431-015 W.E.P. Co. 100 Clyman Street EXR
80 28-291-0815-0431-016 Wisconsin Electric Power 1002 S. Second Street EXR
81 28-291-0815-0431-017 W.E.P. CO. 1004 S. Second Street EXR
82 28-291-0815-0431-018 Fisher Barton Inc 603 S. Water Street MAN
83 28-291-0815-0431-019 Richard L Wilkey 201 Frederick Street MAN
84 28-291-0815-0431-020 Fisher/Barton Inc 205 Frederick Street MAN
85 28-291-0815-0431-021 Fisher/Barton Inc 211 Frederick Street MAN
86 28-291-0815-0431-022 Trim Specialists Inc. 602 S. Water Street COM
87 28-291-0815-0431-023 Fisher/Barton Inc 612 S. Water Street MAN
88 28-291-0815-0431-050 Soo Line Railroad Co DBA Canadian Pacific RR 1006 S. Second Street EXR
89 28-291-0815-0431-051 Loeb And Company 1014 S. Second Street COM
90 28-291-0815-0432-006 Fisher/Barton Inc 616 S. Washington Street MAN
91 28-291-0815-0432-012 PH Limited Partnership 600 S. Church Street COM
92 28-291-0815-0432-013 Nicky A And Carla J Witte 533&535 Milford Street RES
93 28-291-0815-0432-015 Fatmir Suloja 504 Bernard Street COM
94 28-291-0815-0432-016 Bruce E & Jane F Tecza 500A Bernard Street COM
95 28-291-0815-0432-017 Fatmir Suloja 500 Bernard Street COM
96 28-291-0815-0433-001 Felton/Lehmann Enterprises 110 Stimpson Street COM
97 28-291-0815-0433-002 Felton/Lehmann Enterprises 108 Stimpson Street COM
98 28-291-0815-0433-003 Felton/Lehmann Enterprises 106 Stimpson Street COM
99 28-291-0815-0433-004 Bisbee Investments LLC 104 Stimpson Street COM
100 28-291-0815-0433-005 Terry A Zastrow 102 Stimpson Street COM
101 28-291-0815-0433-006 Riverside Partners LLC 100 Stimpson Street COM
102 28-291-0815-0433-021 Riverside Partners LLC 38 Stimpson Street COM
103 28-291-0815-0434-001 Leona M Strege 105 Hyland Street RES
104 28-291-0815-0434-002 Helen L Grimmenga 115 Hyland Street RES
105 28-291-0815-0434-003 Ronald Boeder EtAl 1132R River Drive RES
106 28-291-0815-0434-004 Watertown Leased Housing 112 Stimpson Street COM
107 28-291-0815-0423-058 Applied Molded Products Corp 426 S. Montgomery Street MAN
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108 28-291-0815-0423-109 Michele L Martin 405 W. Milwaukee Street RES
109 28-291-0815-0423-112 Oscar A And Cecelia Espitia 413 W. Milwaukee Street RES
110 28-291-0815-0423-111 Daniel N Kiesow 409/411 W. Milwaukee Street RES
111 28-291-0815-0423-110 James R & Donna G Harshbarger 407 W. Milwaukee Street RES
112 28-291-0815-0423-108 Marie Draeger 403 W. Milwaukee Street RES
113 28-291-0815-0423-107 Michael T Muehrcke 401 W. Milwaukee Street RES
114 28-291-0815-0412-088 Barry R Draeger 301 N. Second Street COM
116 28-291-0815-0431-010 Ronald O & Anna M Drebenstedt 800 S. Second Street RES
117 28-291-0815-0424-034 Watertown Unified School 111 Dodge Street EXR
118 28-291-0815-0424-044 Seven/Up Bottling Co 501 S. First Street COM
119 28-291-0815-0424-043 City Of Watertown 507 S. First Street EXR
120 28-291-0815-0424-042 City Of Watertown 515 S. First Street EXR
121 28-291-0815-0412-094 City Of Watertown 204 N. Second Street EXR
122 28-291-0815-0412-095 City of Watertown 113 Jones Street EXR
123 28-291-0815-0412-096 Patrick A & Jacqueline M Arpin 109 Jones Street COM
124 28-291-0815-0412-097 City Of Watertown 107 Jones Street EXR
A 291-0815-0421-092 Jerold J. Frank 3013 Ashford Ln COM
B 291-0815-0421-091 Carol L Bohlman 214 East Water St COM
C 291-0815-0421-082 Ronald R Luepke 212 W Main St COM
D 291-0815-0421-080 Matthew O Atkinson PO BOX 336 COM
E 291-0815-0421-081 Dennis John Paul Lynch 119 N Church St COM
F 291-0815-0421-084 Kenneth G. Zindars 402 Carl Schurz COM
G 291-0815-0421-085 Elaine A. Kraus 755 Nelson Ln COM
H 291-0815-0421-086 Bergin Bros Inc 206 W Main St COM
I 291-0815-0421-087 Kenneth A. Grugel 204 W Main St COM
J 291-0815-0421-088 Dale E. Hella 606 E Madison St COM
K 291-0815-0421-089 St Listle LLC W2668 Gopher Hill Rd COM
L 291-0815-0421-083 Ronald R Luepke 212 W Main St COM
M 291-0815-0421-129 Main Street Caterers LLC 223 W Main St COM
N 291-0815-0421-130 Main Street Caterers LLC 223 W Main St COM
O 291-0815-0421-131 Main Street Caterers LLC 223 W Main St COM
P 291-0815-0421-132 Main Street Caterers LLC 223 W Main St COM
Q 291-0815-0421-133 Dean A Lenus 534 Humboldt St COM
R 291-0815-0421-121 G&K Jonas Trust 1340 Erick St COM
S 291-0815-0421-039 Harvey H Hrobrosky Jr 222 N Water St COM
T 291-0815-0421-038 Charlotte Pelsner 1006 Mary St COM
U 291-0815-0421-037 David D. Stertz 216 N Water St COM
V 291-0815-0421-036 Marvin A Meunier Trust 6678 CW Smith Rd COM
W 291-0815-0421-035 Chad Haase 200/202 N Water St COM
X 291-0815-0421-093 Loeb & Co PO BOX 229 COM
Y 291-0815-0412-098 Hsueh Min Lee 100 E Madison St COM
Z 291-0815-0412-099 Watertown Community 106 E Madison St EXR

AA 291-0815-0421-092 Jerold J. Frank 3013 Ashford Ln COM
BB 291-0815-0412-100 Tammie J. Probst 200 N Second St COM
CC 291-0815-0421-091 Carol L Bohlman 214 E Water St COM
DD 291-0815-0421-079 Timothy J Rupprecht 1309 Oak St COM
EE 291-0815-0421-090 Timothy J Rupprecht 1309 Oak St COM
FF 291-0815-0432-011 Karma Inc 500 Milford St MAN



CITY OF WATERTOWN
REDEVELOPMENT DISTRICT #2, AMENDMENT #1
TABLE 1A: 2015 PARCEL AND USE LISTING (100 BLOCK WEST MAIN STREET)

ID Parcel Owner Name Class

39 291-0815-0421-114 KIM B PETERSON 101 W MAIN ST COM
40 291-0815-0421-115 CUTSFORTH PROPERTIES LLC 107 W MAIN ST COM

41 291-0815-0421-116 LINDA V DOERR 109 W MAIN ST COM

42 291-0815-0421-117 NEIL AND LEONORA STOLSMARK 111 W MAIN ST COM
43 291-0815-0421-118 TIMES PUBLISHING CO 115 W MAIN ST MFG
44 291-0815-0421-119 WP PROPERTY INVESTMENTS LLC 121 W MAIN ST COM

Parcel Address

Note: Any data changes reflected in Tables 1A-3A, any related maps and/or text are limited
only to the Amendment No.1 focus area (the 100 block of West Main Street), and supersede
corresponding data in Tables 1-3. This amendment is not intended to be an exhaustive
update, nor has a complete survey of current conditions within the District been conducted. All
original tables are included in the Amendment No. 1 Project Plan as adopted in 2006, and
have not been updated as a result of this amendment.
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Redevelopment Area Parcels 

Map Four identifies the Redevelopment Area Parcels. These parcels have been 
identified as potential public and/or private sector redevelopment projects. Public 
sector projects could include assistance in property assemblage, relocation of current 
owners and/or tenants, demolition of existing structures, assistance in environmental 
clean-up and site preparation, and construction of public gathering spaces. Additional 
public sector projects could consist of assistance through redevelopment funding 
including, but not limited to, interest write-down, establishment of a redevelopment 
revolving loan fund, and similar redevelopment funding activities.  

Private sector activities could include assemblage of property, demolition, site 
preparation, and construction of new development. Additional private sector activities 
could include rehabilitation of existing buildings. 

It is possible that public/private sector cooperative activities will take place to 
comprehensively implement this Redevelopment Plan. Developer agreements will be 
entered into in order to assure the quality of development and the fulfillment of the 
public purpose of this Redevelopment Plan and TID No. 5 project plan. 
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Proposed Uses of the Area 

 

Proposed Land Uses and Zoning 

The Redevelopment Area has been divided into the following land use districts (See 
Map Six): 

• The Central Riverwalk District (Main St. on north; Milwaukee St. on south) 

• The Upper Riverwalk District (Main St. on south; Division St. on North) 

• The Lower Riverwalk (Milwaukee St. on north; Highway 26 on southwest) 

• General Redevelopment  

Specific redevelopment sites have been identified within each district (See Map 
Four). The proposed land uses are consistent with the City of Watertown Master Plan, 
the City of Watertown Riverfront Plan and the City of Watertown TID No. 5 Project 
Plan. Any modifications or amendments to these documents will be incorporated into 
this document. 

For ease of discussion, all districts are broken into areas called the East and West 
Banks. Further discussion of these districts may be found in The City of Watertown 
Riverfront Plan. 

The Central Riverwalk District  

This district is bounded on the north by Main Street and on the south by Milwaukee 
Street. One could refer to this water frontage as the “Gold Coast” of Downtown 
Watertown. It contains highly visible and accessible river frontage that could be the 
development stimulus for redeveloping both the east and west banks. In addition, this 
area could be seen by potential residential developers as not actually living in the very 
heart of downtown but having all of the benefits of living on the immediate fringe. 

East Bank 

From Main Street south to the 7-up property, a spattering of different types of land 
uses take up each individual lot. A mixture of parking, commercial, office and open 
space do not provide for cohesive and logical mixture of businesses and uses. 
Redevelopment of vacant lots (including public and private parking lots) with 
buildings that could house entertainment-types of uses would greatly affect the vitality 
of this part of the East Bank. Parking should be consolidated and relocated to the old 
A&P store currently used by the School District. 

The 7-Up property is prime for redevelopment into housing. It is conveniently located 
just far enough off Main St. to avoid lots of traffic noise and provide picturesque 
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strolls along the Riverfront and the dam that is located at the southern end of the 
current plant. The original tobacco warehouse portion of the 7-Up facility contributes 
valuable riverfront architecture and could be preserved as a community center or other 
type of public space. It could also be a location for future expansion of the senior 
center. This structure should be adaptively reused for a mixture of uses including 
retail, commercial, or residential activities. The later additions to the original 
warehouse could be torn down to provide more pedestrian oriented open spaces 
surrounding the building. Next door access to the Senior Center would also be an 
inviting feature for those who may not yet use the facility but will in the not too 
distant future. 

The Senior and Community Center provides a wonderful opportunity for the City of 
Watertown and surrounding areas and their residents. Convenient to parking and 
access to the facility, the Senior and Community Center could act as a multi-use type 
facility with the potential for future expansion to the south. The location of new 
residential developments and redevelopments would further enhance the location of 
the Senior and Community Center. 

The East Bank area around the Senior and Community Center also presents an 
opportunity to build a public fishing pier and a public canoe landing area. Both of 
these new uses will encourage more lively use of the riverfront and will draw more 
people to the riverfront area. 

West Bank 

The majority of the West Bank is vacant or tremendously underutilized property along 
the Riverfront. Redevelopment of all of the West Bank (inexcluding the south face 
block along Main St.) into uses that would take advantage of the Riverfront , 
businesses located in the Downtown and the Senior Center would serve to benefit the 
entire City of Watertown. A mixture of commercial development with residential 
above and parking behind (Water St. frontage) would greatly enhance this area and 
improve the views from the East Bank and vice versa. 

Creation of a town square and development of riverbank amenities including an 
amphitheater in conjunction with a library expansion and commercial development 
(on city owned property between Market St. and the river) would add significantly to 
the vitality of the downtown and Riverfront. 

Potential for Library expansion over Water St. and onto the Riverfront would greatly 
enhance the already excellent facility that is one of the solid anchors of the 
Downtown. Inclusion of a small gift and coffee shop would make the Library the 
focal gathering place every day of the week. 

Another exciting potential for redevelopment is the expansion of The Market on 
properties owned by the same owner. The buildings could have first floor retail (with 
stores opening up to both the street and riverwalk) with residential properties above 
the retail. Some of the commercial establishments on this property could be retail or 
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rental stores focusing on recreational river uses, such as kayaking, canoeing, biking, 
fishing, and other outdoor sports. Restaurants with seasonal outdoor seating could 
also be incorporated into this development. If more parking is required, development 
of an off-site parking structure should be explored. 

The City of Watertown Riverfront Plan also details out recommendations on the 
Lower Dam and the potentials, if properly redeveloped, that could greatly enhance 
this part of the district.  

The Upper Riverwalk District 

This district is bounded on the north by Division Street and on the south by Main 
Street. It includes a significant amount of publicly-owned property (City Hall and 
parking lots) and also private parking lots and uses that front on N. Water Street and 
totally ignore the Riverfront itself. In addition, there are other commercial and 
industrial uses north of City Hall that do not take advantage of the river frontage. 

East Bank 

The front footage devoted to parking north of Fischer’s Department Store is, indeed, a 
lost opportunity for tax base and synergy creation in this part of the Redevelopment 
District. Consolidation of parking could take place immediately across from City Hall 
in the two lots surrounding the two brick homes. Consolidation and, potentially, a 
structured lot would serve City Hall visitor and employee needs as well as downtown 
shoppers. Use of the Riverfront for attached row houses and/or stacked 
condominiums would bring tremendous tax base to a “hard-to-build on” lot. 
Development of this type would be a win-win for the City and residents. 

Redevelopment of the Department Store in cooperation with the new owner could 
extend the walkway through an open or enclosed arcade with establishment of new 
businesses on the first floor. Redevelopment of the upper floors into loft apartments 
would again, greatly increase tax base and downtown residents through appropriate 
density of development, thus ensuring the economic vitality and feasibility of new 
restaurants and other retail-related businesses in the Downtown and Riverfront areas. 

Extension of the Riverwalk with potential redevelopment of industrial uses on the 
extreme north end of the East Bank would provide for a more compatible use with 
surrounding residences. Redevelopment of this site with potential relocation to TID 
#4 should be researched and considered. 

West Bank 

The West Bank has an interesting mix of types of uses that have absolutely no 
orientation to the river. Parking, loading, storage or walls greet the Riverfront on the 
majority of properties along the West Bank in this District. Redevelopment and/or 
reuse of properties that would focus on the river would greatly enhance both sides of 
the river. In fact, extensions of residential uses on the West Bank to take advantage of 
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the Riverfront with consolidation of parking and/or more pedestrian-types of 
amenities amidst parking would enhance this area.  

There are a few prime redevelopment spots of underutilized or poorly maintained 
properties. Assemblage may be necessary in order to have a redevelopment site of 
significant enough size to accomplish the goals and objectives of this and other plans 
pertinent to this District. 

The City of Watertown Riverfront Plan also makes mention of a potential boat ramp 
at the end of Cady Street on the West Bank. Incorporation of publicly-used facilities 
(including a pocket park a block south of this) would help to maintain the pedestrian 
flow along the entire Riverfront walkway system. 

The Wisconsin DNR has identified an intrusive property to the river’s natural flow at 
103 W. Cady St. and has informed the City of a need for remediation prior to or in 
conjunction with reconstruction of the Cady St. Bridge. 

The Lower Riverwalk District 

The City of Watertown Riverfront Plan contains many specific and exciting 
opportunities for this area. The Lower Riverwalk District is bounded on the north by 
Milwaukee Street and on the southwest by Highway 26. It is a very natural 
environment and prime for row houses or loft condos with reuse of older buildings 
mixed in with new development.  

East Bank 

There is significant publicly-owned property on the East Bank in this district. The 
strategy of TID #5 was to relocate much of the industrial or publicly-owned property, 
especially in the Lower Riverfront District, to either TID #4 or into a few of the 
remaining lots in the existing “heavier” industrial park.  

A new Public Works facility was constructed in 2008, remaining in its previous 
location on South First Street. As of 2015, the City is in the process of designing and 
updating the Water Central Plant located there, which cannot be physically relocated 
but are architecturally very significant and can be incorporated into the long-range 
vision for this area.  

In addition, the utility company’s property is on the market and, subject to potential 
environmental clean-up, provides yet another extension of an excellent opportunity 
for redevelopment in this area and, consequently, better fit for the surrounding 
neighborhood. In addition, extension of the Riverwalk would open up this area to the 
ever-growing Riverwalk path system. 

The Loeb property presents challenges as previous and current uses on the property 
seem to indicate environmental concerns. This property is totally underutilized but 
will need to be carefully examined prior to any public/private redevelopment. Again, 
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redevelopment of this site will take away one of the more blighted properties within 
the district and encourage cohesiveness with the rest of the neighborhood. 

The path would need to be located on public access easements where privately-owned 
residential property fronts on the river. The City will need to negotiate with each 
landowner for the easements in order to provide a continuous and connected pathway 
loop system along both sides of the river. 

Development of vacant land along Highway 26 and potential inclusion of 
underutilized commercial property will create a new and interesting visual entryway 
to the south end of the beginning of the City center as well as increase tax base and 
provide more uses for residents in that area. It will also provide a pedestrian link to 
new and redeveloped sites north along the East Bank of this District to the bigger 
box-type uses along Highway 26. 

West Bank 

While quite small in area, the West Bank in The Lower Riverwalk District provides a 
significant challenge for redevelopment. Home to “heavier” types of industrial uses 
and/or indoor storage space for a Downtown retail use, there is significant outdoor 
storage and, upon visual inspection, concern for environmental issues due to current 
uses of the properties on the West Bank. Potential relocation for Fisher Barton should 
be discussed with the business owners to determine if consolidation in a newer 
building would benefit the business as well as more easy access on a transportation 
level. Potential relocation to TID #4 should be examined on a financial feasibility 
level and discussions begin. Complete longer-term residential redevelopment of this 
area seems to be the most appropriate and realistic approach if redevelopment occurs 
at any level. 

Added to the TID #5 boundary in 2011 (Amendment No. 2), the former Pick ‘n Save 
and current Shopko plaza plays a major role in redevelopment of the Lower 
Riverwalk Area by providing much needed services that can be accessed on a 
pedestrian level. It is the real “entryway” to the City center and should be viewed as a 
potential redevelopment area once TID #5 is totally redeveloped.  

General Redevelopment District 

Two major areas were included in the TID #5 boundary that are not actually within 
any of the above three Riverfront Districts. Neither area fronts on the Riverfront but 
are key to redevelopment in this major entryway to the City. 

The first redevelopment area includes the former Kohl’s property and surrounding 
structures. This area has been redeveloped and is now the new Pick ‘n Save and Bank 
of Lake Mills properties.   

The first property is the vacant Kohl’s property and other buildings on that entire site. 
Potential for redevelopment could include high density housing with some retail 
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establishments that would serve the residents within the development as well as 
commuters passing through on Highway 26. These types of commercial uses could 
include dry cleaning, video/DVD store, food and beverage, convenience, etc.  

A comparable project could be Cannery Square in downtown Sun Prairie. The 
Watertown site has considerably more land, so a phased approach would need to be 
taken to comprehensively and successfully address this redevelopment and not 
compete with Riverfront development. It would offer a different, more transportation-
related development than the riverfront redevelopment. 

The second major area is the manufacturing facility on the north side of the rail 
corridor with its large empty parking lot that actually fronts on Highway 26. Inclusion 
of these properties in TID #5 was made to address the reuse of the vacant facility and 
lessen the blighted condition. Residential redevelopment with some commercial along 
Highway 26 is probably the best reuse. Careful consideration on phasing will need to 
be made to not put too many new products on the market and impact cash flow of new 
redevelopment projects. 

Due to the location of both properties along the rail corridor and the potential for high 
speed commuter trains, consideration in redevelopment should be made for a 
commuter rail station and accompanying retail convenience types of stores that would 
serve the commuter. 
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Standards of Population Density, Land Coverage and Building 
Intensity after Development 

Properties in the redevelopment area will be developed in accord with applicable 
municipal zoning, subdivision and other land use regulations relating to population 
density, land coverage and building intensity.  

 

Present and Potential Equalized Value 

As of January 1, 2005, the total equalized value of the parcels in the redevelopment 
area is an estimated $18,796,800. (Table 2). 

Potential Equalized Value 

The potential equalized value has been projected based on the Proposed Land Uses 
Map (Map Six). 

It is projected that the new total equalized value of the redevelopment area could total 
a potential approximate $106,040,000 (2005). This represents a new tax base increase 
of approximately $100,000,000 in equalized value for anticipated redevelopment 
projects. 

The loss of tax value resulting from demolition has been accounted for in these 
projections. 

 

Proposed Changes in Zoning, Building Codes, Ordinances, and 
Maps 

Zoning 

Redevelopment in this area will be implemented according to the City of Watertown 
Master Plan and the City of Watertown TID #5 Project Plan. Rezoning will be 
requested on a parcel-by-parcel or project-by-project basis as part of developer 
agreements.  

Building Codes and Ordinances 

This redevelopment plan anticipates no requested changes to City of Watertown 
building codes or other ordinances. 
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Maps 

This redevelopment plan anticipates no significant changes to the City of Watertown 
official map.  

 

Proposed Site Improvements and Utilities 

Potential project public sector activities include, but are not limited to: 

• Site assemblage, clean-up and preparation 

• Relocation of displaced individuals and businesses, if applicable 

• Public infrastructure improvements (utility construction and/or relocation, 
streets, bridge reconstruction, rail depot improvements, parking, etc.) 

• Public space improvements (e.g., pedestrian plazas, riverwalks and zones) 

• Seawall improvements 

• Redevelopment Funding 

• Administration 

A detailed list of project activities is shown in the TID No. 5 project plan, Table One, 
which is incorporated herein by reference.  

Central to this redevelopment plan are public improvements for the redevelopment of 
vacant or underutilized properties, business stimulation and support, public 
circulation and safety, way finding and streetscape, landscaping and private 
redevelopment. Aesthetics of the area are a high priority for improvement. 

In conclusion, improvements will meet or exceed those for the City as a whole, on a 
dollars per square foot basis. This emphasis is based on the need for small-site 
business stability and the opportunity for historic revitalization of the redevelopment 
district. This plan anticipates a public financial commitment in project spending for 
streetscape, lighting enhancements, signage and way finding, and property 
assemblage, clean-up and site preparation. 
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Project Financing 

Financing can be accomplished in different ways. One potential method of financing 
includes CDA bonding as provided in Wis. Stat. § 66.1333(5). Principal and interest 
on the CDA bonds might be paid through the following three methods:  

1. Revenues generated from the sale or lease of the property;  

2. Payments made to the CDA from tax increment revenues from the City 
received from increased taxes on new development within TID #5;  

3. Receipt of revenues from the Economic Development Master Fund 
expenditures.  

However, the City may choose to bond separately for improvements through their 
normal borrowing channels. 

 

Performance Standards 

Throughout the project, developers and contractors will adhere to the provisions of 
applicable municipal ordinances and codes including, but not limited to, the zoning 
ordinance, subdivision and platting ordinance, building and construction codes, traffic 
ordinances, site plan review regulations and deed restrictions. 

 

Plan Amendments 

This plan may be amended or modified at any time in accordance with the provisions 
of Wis. Stat. § 66.1333(6)(d) or (11). If the plan is modified, a public hearing will be 
conducted by the CDA. All modifications to the plan must be recommended by the 
CDA, reviewed by the Plan Commission, and approved by the City Council by a two-
thirds majority. 

 

Relocation of Displaced Persons and Businesses 

Persons and businesses displaced by project activities will be relocated in accordance 
with applicable federal and state laws and regulations. Relocation plans for the project 
will be filed with the Department of Commerce, Relocation Unit,Administration,  
Division of Community DevelopmentHousing. These plans will be the basis for all 
relocation payments made as part of this project. 
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Land Disposition 

It is anticipated that either the City or the CDA will acquire land as a result of 
implementation of this plan. All negotiations will follow the legal requirements 
imposed on the City and CDA for land acquisition.  

 

Termination 

This redevelopment plan and area will terminate on the date of retirement of TID No. 
5. The redevelopment area may remain in effect for a longer period upon decision by 
the CDA and Common Council. 

 

Blighted Area Finding 

Urban redevelopment is done to effect removal of blight and to promote economic 
development, enhance community character and increase quality of life. 

Vandewalle & Associates, a Madison-based urban planning and economic 
development consulting firm, evaluated the property proposed for inclusion in the 
redevelopment plan and determined that the properties contained in the 
redevelopment area meet the statutory requirement of a redevelopment district.  

This redevelopment plan finds that not less than a preponderance or substantial 
number of the properties within the proposed redevelopment area are blighted and in 
need of rehabilitation within the meaning of the criteria set forth in Wis. Stat. § 
66.1333, in that they demonstrate deteriorating architecture, obsolete and vacant 
buildings that are a physical hazard, inappropriate land uses, economically obsolete 
uses, environmental concerns, poor or unsafe access and circulation for vehicles and 
pedestrians or other statutory factors meeting the definition of blight that do not 
comply with adopted City planning documents. 

Some properties that are in good physical condition, are properly maintained and meet 
the land uses appropriate for the area may be included in the district. The purpose for 
inclusion of these “non-blighted” properties is to comprehensively address the 
redevelopment district in the long-range planning process and encourage other 
property owners to upgrade their properties in order to accomplish the goals and 
objectives of this redevelopment district. 
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The criterion for defining conditions of blight in this analysis is the statutory 
definition of "blighted area" appearing in Wis. Stat. § 66.1333, which reads as 
follows: 

Wis. Stat. § 66.1333(2m)(b) 

 “Blighted area” means any of the following: 

1. An area, including a slum area, in which there is a predominance of 
buildings or improvements, whether residential or non-residential, 
which by reason of dilapidation, deterioration, age or obsolescence, 
inadequate provision for ventilation, light, air sanitation, or open 
spaces, high density of population and overcrowding, or the existence 
of conditions which endanger life or property by fire and other causes, 
or any combination of such factors is conducive to ill health, 
transmission of disease, infant mortality, juvenile delinquency, or 
crime, and is detrimental to the public health, safety, morals or 
welfare. 

2. An area which by reason of the presence of a substantial number of 
substandard, slum, deteriorated or deteriorating structures, 
predominance of defective or inadequate street layout, faulty lot layout 
in relation to size, adequacy, accessibility or usefulness, unsanitary or 
unsafe conditions, deterioration of site or other improvements, 
diversity of ownership, tax or special assessment delinquency 
exceeding the fair value of the land, defective or unusual conditions of 
title, or the existence of conditions which endanger life or property by 
fire and other causes, or any combination of such factors, substantially 
impairs or arrests the sound growth of a city, retards the provision of 
housing accommodations or constitutes an economic or social liability 
and is a menace to the public health, safety, morals or welfare in its 
present condition and use. 

3. An area which is predominantly open and which because of obsolete 
platting, diversity of ownership, deterioration of structures or of site 
improvements, or otherwise, substantially impairs or arrests the sound 
growth of the community. 

(bm) “Blighted property” means any property within a city, whether 
residential or nonresidential, which by reason of dilapidation, 
deterioration, age or obsolescence, inadequate provisions for 
ventilation, light, air or sanitation, high density of population and 
overcrowding, or the existence of conditions which endanger life or 
property by fire and other causes, or any combination of such factors, 
is conducive to ill health, transmission of disease, infant mortality, 
juvenile delinquency or crime, and is detrimental to the public health, 
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safety, morals or welfare, or any property which by reason of faulty lot 
layout in relation to size, adequacy, accessibility or usefulness, 
unsanitary or unsafe conditions, deterioration of site or other 
improvements, diversity of ownership, tax or special assessment 
delinquency exceeding the fair market value of the land, defective or 
unusual conditions of title, or the existence of conditions which 
endanger life or property by fire and other causes, or any combination 
of such factors, substantially impairs or arrests the sound growth of a 
city, retards the provisions of housing accommodations or constitutes 
an economic or social liability and is a menace to the public health, 
safety, morals or welfare in its present condition and use, or any 
property which is predominantly open and which because of obsolete 
platting, diversity of ownership, deterioration of structures or of site 
improvements, or otherwise, substantially impairs or arrests the sound 
growth of the community. 

 

General Description of Site 

The following pages include a parcel-by-parcel analysis of the general condition of 
existing structures and improvements as documented in 2005 except as noted. A 
detailed physical analysis has been undertaken as a part of the redevelopment process. 
Implementation of the redevelopment plan, including such activities such as 
appraisals and environmental examinations, may identify additional information that 
will substantiate the blight findings found in this analysis. The blight finding made in 
this report is primarily based on the broader conditions within the overall district. 
These conditions emphasize inconsistent land use patterns, properties not being used 
to their highest and best use, visually and/or physically blighted properties, 
environmental concerns, obsolete land ownership, substandard buildings that are 
hazardous to the public welfare and transportation problems that are substantially 
impairing the sound growth and expansion of this area of the community. Some or all 
of these areas of blight, as defined above, may be present in the redevelopment area.  

 

Parcel Analysis and Assessment 

The following (Table 3) is a review of the parcels within the redevelopment area. 
Parcels have been reviewed and critiqued on an individual ownership basis. 
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Conclusions 

Based on the above findings, it is determined that a preponderance or substantial 
number of properties within the redevelopment area are blighted and in need of 
rehabilitation within the meaning of the criteria set forth in Wis. Stat. § 66.1333 for 
the following reasons: 

• Economic blight due to properties not developed for their highest and best use. 

• Inadequate street lay out that impedes internal circulation and access through the 
redevelopment area. 

• Vacant and/or obsolete manufacturing facilities. 

• Potential of environmental concerns due to historical uses. 

• Physical and/or visual deterioration of the structures and site improvements of a 
significant number of properties. 

• Inappropriate land use within the context of the surrounding area for a significant 
number of properties including, but not limited to, properties located on both sides 
of the River. 

It is determined that physical and economic conditions exist that, if left unattended, 
would continue to impair and impede the sound and safe growth of the City of 
Watertown. Only through comprehensive redevelopment of a majority of this area, 
will the deterioration of the subject properties substantially slow down and reverse, 
thereby contributing to the overall vitality of the community. 
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