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Sample Narrative for Housing Section of Choice Neighborhoods Implementation Grant 

 

G.1 Overall Housing Strategy 

 

This is a Choice Neighborhoods Implementation Grant application for the transformation 

of the College Court Public Housing Development, which has received a CHAP but not an 

RCC, and is designated as a “mixed” building for seniors and persons with disabilities, in 

Milwaukee, Wisconsin. College Court consists of two 13- story apartment buildings that are 

severely distressed and in need of comprehensive rehabilitation. There are currently 248 public 

housing units on site.  

HACM has a demonstrated track record of nationally acclaimed success in revitalization 

and rehabilitation, has a Standard and Poor’s A+ rating, and is fully capable of implementing the 

College Court Transformation Plan. 

The Transformation Plan builds on the community’s significant existing assets through 

partnerships with stakeholders such as Near West Side Partners, which includes Marquette 

University, Aurora Sinai Medical Center, Harley- Davidson, Miller Coors, Forest County 

Potawatomi, Penfield Children’s Center, Neighborhood House and City on a Hill who are 

involved in several revitalization efforts within the CNI boundary. The ongoing catalytic 

neighborhood improvements by the stakeholders combined with the revitalization of College 

Court will create opportunities for public and private reinvestment in distressed pockets of the 

neighborhood. These improvements will promote safety and security, mixed- income housing, 

access to good education, and access to neighborhood commercial uses that meet the daily needs 

of the community residents and businesses. 

The overall housing strategy builds on neighborhood assets, leverages the on-going work 

in the neighborhood by key institutional partners, meets the needs and improves the housing for 
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existing residents of College Court, reflects the opportunities identified in the Market 

Assessment, and furthers the goals of the CNI program to improve housing, uplift people and 

transform the neighborhood. 

The off-site housing plan includes 35 new off- site dwelling units within the Choice 

neighborhood. These are comprised of 31 affordable rental units in a 3-story apartment building 

(12 1 BR RAD/LIHTC Public Housing Replacement units) and 19 (2BR LIHTC units), and 4 

3- bedroom townhomes for market rate home ownership. This plan builds a mix of household 

incomes within the neighborhood while meeting the need for subsidized rental units. 

HACM is proposing to rehabilitate all of the public housing units and create 24 

apartments for persons who are mobility impaired by converting three units to two UFAS 

compliant apartments on 12 floors of one of the towers. This will result in the loss of 12 

apartments that will be replaced in a newly constructed three story apartment building located 

off-site approximately 10 blocks from College Court. The Housing Authority intends to leverage 

the Choice funds by using low-income housing tax credits for all 248 RAD units.   

College Court has 248 apartments, and HUD requires one-for-one replacement, which 

limited options for developing unsubsidized housing and reducing the number of 1 bedroom 

apartments in the neighborhood, as suggested by the market study.  Representatives of the 

neighborhood identified the area around 25th Street and Wells as a location that would benefit 

from better housing, and this is also substantiated by the MVA in Attachment 19. Development in 

that location would also complement other nearby redevelopment activities, including the 

transformation of the 27th Street corridor and the development at City on a Hill, both of which are 

two blocks away.  The off- site location on N 25th Street also leverages surrounding neighborhood 

resources such as Penfield Children Center, 27
th 

Street Commercial uses, City on a Hill, and a 
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mixed -use revitalization node that is planned by Near West Side Partners is a 5 minute walk 

away from the site. 

For these reasons, HACM decided to build 1- BR replacement, and 2 bedroom affordable 

apartments in a new building on N 25th Street. The market study noted the need for more owner 

occupied residences; therefore, the housing strategy includes development of 4 – 3BR townhomes 

priced at $100,000 - $150,000. 

HACM’s housing plan furthers HUD’s core housing goals of the CNI program. It is based 

on an inclusive process and responds to the profile and housing needs of existing residents. The 

rehabilitation of College Court and the proposed off- site housing within the neighborhood 

incorporates resident and stakeholder input, includes an appropriate mix of incomes and 

building types, addresses the need for affordable housing, responds to existing market conditions 

and anticipated demand, and incorporates sustainable design principles for revitalization. 

One of HACM’s key objectives for College Court is to make it a “disabled friendly” 

community. Although there are 17 residents at College Court who are mobility impaired, there are 

no accessible units. To this end, the rehabilitation plan accommodates 24 new fully accessible 

units within the development. In addition the renovation plan includes significant upgrades to 

address the resident’s needs for storage, pest control, thermal comfort, safety, and amenities. The 

renovation design includes enhancing existing amenities as well as adding new amenities.   

HACM’s revitalization proposal for College Court evolved after careful consideration of 

many different options for the site based on independent cost estimates and input and feedback 

from the residents, and included the four options described below. 

Option 1: Demolish both existing towers and build new apartments on site. 

 

HACM considered demolishing both towers and replacing them with a new 7 story apartment 
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building on site that would accommodate 224 units. The net loss of 24 public housing units 

would then be accommodated off- site in another new apartment building. This option proved 

to be prohibitively expensive due to the substantial demolition and new construction cost. It also 

had the challenges of leveraging funding for neighborhood improvements or off- site housing, 

and would require a complex relocation process. All the above reasons made this option 

unsuitable for the overall housing strategy. 

Option 2: Rehabilitation in Place: upgrade all units in one tower within their shell, create 

ADA units in one tower, demolish the second tower and build new apartments on site.  

HACM considered an option to demolish one tower and build a new tower that would be 

designed to provide more livable and accessible units. This approach would result in a net loss 

of 12 one-bedroom Public Housing Replacement units. These units plus the 113 other public 

housing apartments from the tower to be demolished were proposed to be accommodated in a 

new 7 story building on site that would accommodate 125 units, along with a parking garage.  

Due to the cost to demolish the existing 13 story tower and the cost for new construction on 

site, this option proved to be very expensive and impractical to leverage funding for any 

neighborhood improvements or off- site housing. Also, it would make the relocation process 

and the logistics of living on the site during construction very challenging. Most importantly, 

even after completion this would present a situation where half the residents would get to live 

in a new building on site while the other half would not. All the above reasons made this option 

unsuitable for the overall housing strategy. 

Option 3: Rehabilitation in Place: upgrade all units within their shell, create ADA units in 

both towers, and build 24 replacement units off- site.  

This rehabilitation approach would result in a net loss of 24 one bedroom Public Housing 
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Replacement units for the introduction of 48 accessible units – 24 in each tower. The 24 - 1BR 

replacement units were proposed to be accommodated in an off- site apartment building.  The 

market study for this off- site area shows an abundance of existing 1BR units and studios and a 

need for 2BR units. So, in this option, the opportunity for expanding the income mix off- site is 

minimized. Also, the renovation costs on- site proved to be greater due to the conversion of a 

larger number of existing units in both towers to achieve 48 accessible units. This cost increase 

made it challenging to fund Homeownership and other affordable housing opportunities on the 

off- site parcel. Also, the substantial unit reconfiguration in both towers would result in more 

disruption for the College Court residents and make the relocation process more difficult. All the 

above reasons made this option less attractive for the overall revitalization strategy. 

After careful consideration of options 1-3, HACM decided to pursue option 4. 

Option 4: Rehabilitation in Place: upgrade all units within their shell, create ADA units in one 

tower, and construct 12 new replacement units off- site.  

This rehabilitation approach results in a net loss of 12 units to accomplish the introduction 

of 24 Accessible units. All of the replacement units are proposed to be 1BR apartments to meet 

the needs of the existing senior and disabled residents of College Court. Working with the City 

and Redevelopment Authority HACM obtained site control of an off-site property within the 

neighborhood. This was achieved through an assembly of vacant parcels and the CORPS House 

parcel that currently has 10 - 2BR units in a two story walk up apartment building. The existing 

CORPS House (825 N 25th Street) is a building that is in need of substantial repairs, is energy 

inefficient, is not accessible to persons with disabilities and is adjacent to 3 vacant lots for which 

HACM has an Option to Purchase from the City/Redevelopment Authority.   By demolishing this 

building and using the 3 vacant parcels there is an opportunity to replace it with a structure that is 
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more energy efficient, fully accessible and also designed to improve the architectural character of 

the neighborhood. The market study for this area shows an abundance of 1BR units and studios 

and a need for larger units. So, in this option HACM proposes that the 12 Replacement 1BR units 

(one-for-one replacement requirement) be accommodated in a new 31 unit apartment building 

along with 19 other 2BR LIHTC units. In addition to this, the design for the adjacent parcels 

includes 4 market-rate 3 BR townhomes with detached garages to promote Home Ownership 

opportunities. 

The renovation design includes enhancing existing as well as adding new amenities.  On 

the first floor the proposed plan will modify the existing Resident Lounge to become a 

Convenience Store.   Seating will be provided within the space, as well as within the adjacent 

Common Corridor area where it will become an extension of the “front porch-type” resident 

gathering that currently occurs at the main vestibule.   This space provides the opportunity to team 

with an outside provider to add a coffee shop with convenience foods.  The existing Community 

Room is well used, but is also the game room.  The renovation plan proposes to reconfigure the 

existing kitchen and inefficient corridor space to add resident access to a separate game room and 

a small conference room.  The plan also proposes to improve accessibility throughout all the 

common areas, including remodeling the existing first floor toilet rooms to have (4) single user 

fully-accessible toilet rooms.   

Ultimately, this emerged as the most appropriate option as described in this application 

because it is the most cost efficient and least disruptive for the College Court residents, takes 

advantage of market opportunities to expand the income mix of the neighborhood and will turn 

underutilized properties into neighborhood assets.  

Relocation strategy 
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 Staff realize that moving can be very stressful, especially for seniors and disabled, so the 

relocation strategy is designed to minimize the disruption to residents of College Court. It is 

anticipated that the renovation work will be done floor-by-floor, which will give most of the 

residents an opportunity to move directly into a renovated apartment. Residents will be given the 

option to remain in the renovated apartment or return to their original apartment when the 

renovation of that unit is done. Residents in the existing off-site apartment building will be given 

at least a 90-day written notice and provided relocation assistance in conformance with the URA.  

G.2Phasing and Mixed-Income Development by Building 

The proposed development schedule is:  

 Phase 1: Property acquisition, building demolition and construction of 31-units off-

site6/30/18 – 6/30/20  

 Phase 2: Renovation of 224 units in College Court towers: 5/1/19 – 12/31/20 

 Phase 3: Construction of 4 townhomes: 7/1/20-6/30/23 

 The rationale for the proposed phasing and unit mix by phase is based on the market 

study, HUD requirements, available funding, and the need to develop trust within the 

neighborhood. It is the Housing Authority’s intent to submit an application for tax credits to 

support the construction of the new midrise and the rehab of College Court. The two-year 

requirement for placing a LIHTC project in service sets the deadline for construction 

completion. In addition Residents became excited about the possibility of renovation, and 

therefore HACM wanted to improve their housing as quickly as possible. HACM also wanted 

to show the neighborhood residents that we will work with them to improve housing 

conditions in the overall community.  As a result the phasing plan moves the on-site 

renovation and off-site new construction along simultaneously.  
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G.3. Mixed Income Development by Total Units 

 Information about our proposed income mix by type of unit is provided below. 

 

 

 

 

  

 

G.4 Property Management 

The Housing Authority of the City of Milwaukee (HACM) has selected FOH of Housing 

(FOH) to manage the College Court development in the Choice Neighborhood application.  FOH 

was established in 1996 as a subsidiary of HACM, with the mission of assisting HACM in 

carrying out its mandates.  FOH can operate more flexibly than HACM in certain areas, such as 

procurement and hiring, including employment of residents.  HACM created FOH partly to take 

advantage of these benefits, and partly to create competition for its own management operation, to 

push its own staff to learn, grow, and improve. In 1998, FOH became a completely independent 

organization, with several HACM staff and commissioners resigning their seats on FOH’s Board. 

Today, FOH as an independent non-profit continues to manage 10 HACM sites.  

      FOH is a highly capable and experienced property management entity. Its current portfolio 

consists of 2,149 apartments/ homes located in 23 properties. The properties which FOH manage 

include a wide variety of housing types: units subsidized with low income housing tax credits, 

project-based Section 8, Section 202, public housing, both family and elderly, as well as market-

rate units. FOH’s annual operating budget is approximately $8.7 million. 

The following properties show the extent of FOH’s knowledge and capability in managing 

multi-family housing as well as different types of programs. 

 PH/RAD/LIHTC LIHTC Market 

Rate 

Total 

1 BR at College Court 236   236 

1 BR in midrise apt. bldg.  12 19   31 

4 Townhomes for HO   4 4 

Total 248 19 4 271 
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Convent Hill – 80 elderly units consisting of 42 public housing units and 38 straight tax credit units.  

All units are tax credit funded augmented by public and private funds. 

Convent Hill Gardens -40 elderly units, 36 of which are Section 202 funded housing.  All 40 units 

are tax credit funded. 

Lapham Park – 201 elderly units, 131 of which are public housing units, 70 are project based rent 

assistance. All units are tax credit funded augmented by public funds. 

Highland Gardens – 114 family units, 46 of which are public housing units, 46 are project based 

rent assistance, and 22 are straight tax credit units with no subsidy. All 114 units are tax credit 

funded augmented by public and private funds. 

Cherry Court – 120 family units, 70 of which are public housing units, 50 are project based rent 

assistance units. All units are tax credit funded augmented by public and private funds.  

Westlawn Renaissance – 250 total units, 203 of which are family units and 47 are elderly units. 

The 47 elderly units are public housing. Additionally there are 17 family public housing units. 166 

project based rent assistance units and 20 straight tax credit units. All 250 units are tax credit funded 

and public funds. 

Olga Village – 37 public housing elderly units. All are tax credit funded. 

Scattered Sites I – 24 public housing family units. All are tax credit funded.  

Scattered Sites II – 24 family units, 12 units are public housing, 12 units are project based rent 

assistance. All 24 units are tax credit funded.  

Townhomes at Carver Park – a mixed financed family development.  This property managed 

by FOH since 2001 consists of 51public housing units, 51 straight public housing units and 20 

market rate units funded through tax credits, and public and private funds.  

Rev. Davila Village – a 13 unit family development funded through the Section 8 program. 
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Project Restore – a 49 unit family supportive housing program for the chronically homeless funded 

through HUD supportive housing funding. All units are tax credit funded.  

In addition to the above units funded through various public and private programs, FOH currently 

manages 1005 market rate units.  All of the tax credit properties are monitored regularly by the 

state housing agency, and there has never been a significant finding.  

  FOH’s’ Executive Director has more than 35 years of property management experience, 

including 16 years in public housing management, the Deputy Director has 10 years of public 

housing management experience and the organization’s property management staff also includes 

four site managers with a combined 60 + years of experience in public housing There are currently 

four FOH staff members that are certified as tax credit specialist, eleven others are certified 

occupancy specialist.  

FOH emphasizes training and transitioning staff upward either within the organization or 

outside. Many of FOH clerical staff  have been promoted into management positions.  

One third of FOH current staff have been or are current residents of the Housing Authority of the 

City of Milwaukee properties, and some staff have relatives living in the properties managed by 

FOH. Living in properties where they also work helps in understanding the issues that residents of 

public housing face.  

Ongoing training for staff includes program requirements, customer service, and fair 

housing. Staff are sensitive to the special needs of the elderly and disabled. FOH is a member of 

the Continuum of Care consortium, and managers work closely with SET Ministry, Milwaukee 

County, and Hope House to ensure that residents receive the resources needed to live in 

affordable, quality housing. Living on a fixed income can be quite challenging, especially if their 

health declines or they become ill and need special medication.  For elderly and disabled who are 
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compliant with their lease but miss a rent payment, the manager will talk to them to determine the 

need for a referral or additional contact with the caregiver or family member. In addition to the 

referral, the manager will serve the notice as required but make special accommodations, 

including a payback agreement if needed.  

G.5 Design 

Rehabilitation at College Court: 

The rehabilitation at College Court is centered on making it a safe and healthy 

environment for senior and disabled living to benefit all of its residents. First and foremost, in the 

renovation is the creation of accessible apartments.  Twenty-four (24) new accessible units will be 

created by converting three existing units to two accessible units per floor on 12 floors in one of 

the two towers. This will result in 24 out of 236 total units or 10% being fully accessible and the 

remaining units being renovated to be visitable or adaptable.   

In response to the other critical needs, several improvements will be made within the 

buildings.  Improvements to the First Floor will include the renovation of the existing front entry 

vestibule to enhance security.  Because the vestibule is so small, it is very common for a non-

resident to be able to “draft” in behind a person using their key card.  In the renovation this front 

vestibule will be enlarged enough to allow the exterior door to close completely and require a non-

resident to use an intercom to request entry into the Lobby.  Additional First Floor improvements 

will enhance aging in place design strategies.  Key to this is remodeling the existing space SET 

Ministries is occupying to better accommodate the services they are providing to the residents of 

College Court.  SET Ministries currently uses residential units on the first floor, but the units have 

not been modified from their original layout as apartments.  The remodeled design will merge (2) 

units to meet the needs for medical and therapy treatments and examinations.  A third unit will be 
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located adjacent to the Medical & Therapy space, within the footprint of the original apartment to 

provide space for the resident organization. 

Renovations of the individual units will address the critical need for the building and 

address the concerns for resident comfort and safety.  The 24 fully accessible units are designed to 

reconfigure the kitchen space to be large enough for a person in a wheelchair, or motorized 

scooter to prepare meals.  These units will also have the ability to include cabinetry with a more 

comfortable reach for seniors or persons with physical disabilities.  The bathrooms will also be 

redesigned to allow the adequate space for maneuvering in a wheelchair, as well as space for a 

caregiver to assist if necessary.   

The balance of the resident units will be fully renovated to provide accessibility 

enhancements, pest control and thermal comfort.  Each apartment will be renovated with a focus 

on the kitchen and bathroom.  These spaces will be “gutted” and rebuilt to provide increased 

lighting at a color temperature that supports the body’s natural circadian rhythm.  Grab bars will 

be added at an ADA height toilet.  The traditional bathtub will be replaced with a walk-in shower, 

also with grab bars.  The kitchen space will be renovated to provide cabinetry that can be accessed 

by persons with limited reach and will include lever style faucets. The proposed design will 

correct the current imbalance in the HVAC system in several ways.  One of the most effective 

remedies to this will include replacing the existing inefficient single pane aluminum windows 

with thermally insulated windows.  This will have an enormous impact, allowing for a more 

consistent, comfortable environment throughout the building.  A complimentary improvement to 

the window replacement will be the inclusion of air conditioning to the mechanical system.   

The site design improvements include reconfiguring the existing parking lot by 

consolidating parking at the rear off the alley and improving the front of the building with an 
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inviting lawn and serenity garden. This will enhance the streetscape along Highland Boulevard by 

making it more pedestrian and disabled friendly. The proposed improvements respond to resident 

need for additional landscape areas in addition to the “front porch”. Residents specifically desired 

landscape park-like areas where they could be outside, in a more natural setting, near the building, 

with access to the building and the street.  The consolidation of the parking along the alley and 

separating where cars move into and out of the parking lot will provide better site access 

control.  Residents who have limited mobility and drive will be able to have confidence that their 

reserved parking stalls are not used by an unauthorized person.   

The new front yard landscape and tree lined streetscape would create a defensible, 

programmed outdoor space that the residents will enjoy replacing  the  current curb-cut, access 

drive and parking lot. Outdoor amenities  including additional park seating, vegetable and flower 

labyrinth, and more traditional raised bed planters – all at accessible heights - will be added 

throughout the site  to provide diversity to amenity spaces.  The site improvements will also 

enhance the current heavily-used outdoor patio area along the east side of the building and a more 

quiet and calming labyrinth garden will be added to the west.   

Neighborhood Improvements: 

Neighborhood improvements are envisioned to be implemented in collaboration with 

stakeholders such as Near West Side Partners and will build on work they have already 

undertaken.  Improvements to the commercial corridors is an integral part of the Transformation 

Plan that is a necessary, complementary component to the housing and people elements.  35th 

street often referred to as “The Iconic Way”, is proposed to be strengthened as a Commercial 

Corridor. Strategic acquisition of foreclosed properties and City owned properties available for 
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potential neighborhood improvements in the area will be assembled, and then in collaboration 

with other stake holder partners, neighborhood improvement projects would be carried over.  

Store front rehabilitation and adaptive re-use, business incubation, streetscape 

improvements and public art improvements are a few of the on- going initiatives aimed at 

strengthening the 35th street corridor. The 35th Street Corridor is proposed for street resurfacing in 

the next several years, making it an ideal time to incorporate traffic calming and streetscape 

improvements.  An earlier NWSP Design Charrette indicated a focus location of 35th and State 

Street for an iconic bus stop, theming and additional landscape/parklet improvements.  Overall, 

strategies of the CNI grant implementation goals of elderly, pedestrian and disabled access for the 

35th street commercial corridor dovetail nicely into earlier and ongoing efforts to promote, 

incubate and attract businesses along the corridor. 

Streetscape improvements are envisioned to promote walkability and safety. These include 

making adjacent 35th street and Highland Boulevard intersection and potentially other major 

intersections within the CNI boundary, safer, with bulb-outs, accessible side-walks, improved 

cross walks, auditory signals at street lights for visually impaired persons, tree strips etc. There is 

much neighborhood and College Court resident concern about the number of cars running red 

lights and accidents at the intersection, and what can be done to calm traffic and create a 

pedestrian and disabled friendly crosswalk. The design team will work with the City DPW and 

study best practices and national precedents. These improvements would be instituted through 

City’s collaboration with local stakeholders such as Milwaukee Center of Independence, and 

Independence First.  

Off- Site Housing, new construction: 

The City, Redevelopment Authority and HACM identified and achieved strategic site 
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control of a group of parcels including the CORPS House parcel and adjacent vacant land that will 

be used for off- site housing at Kilbourn Avenue and N. 25th Street in the Concordia 

neighborhood.  One of Milwaukee’s richest historic neighborhoods, Concordia is home to some of 

Milwaukee’s finest Victorian Style homes which is undergoing stabilization.  Significantly a 

mixed-use development has been proposed by Near West Side Partners at 27th Street and Wells 

Street, located a block away from the identified site for off- site Housing.  

The off- site housing design will be contextual with the scale of the homes in the 

neighborhood and will enliven the intersection of Kilbourn Avenue and 25th Street. This will 

introduce new mixed income housing responsive  to the Market needs and will take advantage 

of the site’s proximity to neighborhood assets such as Penfield Children Center and commercial 

activities along 27th street. The proposed buildings in this block will substantially contribute to 

neighborhood transformation by building value in under- utilized parcels, enhancing community 

pride and identity, and supporting the local economy.  

The Transformation Plan includes 35 total new (off- site) dwelling units, comprised of 31 

affordable rental units in a 3-story apartment building (12 RAD/LIHTC Public Housing 

Replacement units (1BR) and 19(2BR) LIHTC units) on the CORPS House Parcel and 4 

market- rate units (home ownership) on the adjacent vacant parcels. This will improve the 

mixed-income make-up of households within the neighborhood while meeting the need for 

subsidized rental units. The existing CORPS House (825 N 25th) will be demolished to enable 

the redevelopment on this site. The form and siting of the proposed buildings will conceal the 

parking off the existing alley at the rear of the property and activate the street frontage with 

building entries and a tree lined street scape. The building will be architecturally 

indistinguishable from the area’s market rate housing.  
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The apartment building will be a double-loaded corridor building with an elevator and 

designed to accessibility standards prescribed in federal regulations. The units will be designed to 

sufficient sizes to accommodate the contemporary needs of single residents and families with 

ample storage, laundry facilities, and common areas within the building. The architectural 

character will embrace a traditional style, evoking some of the architectural elements and 

proportions in the Concordia neighborhood, including the corner entry tower and bay-windows.   

The taller ceiling and store-front window treatment reflects along the ground floor the amenity/ 

non- residential program in the building, similar to that of typical ground-floor retail space. 

The single family homes will have a street-facing front and rear doors with a spacious 

backyard, patio and side- by- side one car garages accessed from  the rear alley. Design elements 

such as porches, stoops and bays will distinguish the public and private realm, provide safe and 

sheltered entries to the buildings and at the same time create a rich character. These units will 

have a basement and will meet ‘visitability’ standards with flush entrance from the rear while 

having a few steps along the front by the sidewalk matching the character of homes in the 

neighborhood. 

All buildings will be designed to achieve Energy Star and Enterprise Green Community 

planning and design standards. Cost effective methods and Best management Practices for 

landscape, and storm water management will also be incorporated to ensure a comprehensive 

approach to sustainable design and development.  

The design strategies and principles described in this section directly align with the goals 

set out in the CNI for a comprehensive neighborhood, people, and housing transformation, 

leveraging a strong partnership with all the stakeholders, residents of College Court and the 

surrounding community. 


