
 
 
 

PLANNING COMMISSION
JANUARY 13, 2016

6:30 P.M.
 
 
 

PLANNING COMMISSION AGENDA
 

1. Call to Order
 

2. Minute Approval
• November 11, 2015 - minutes of the nov 11 2015 planning commission mtg 12-23-2015
• November 18, 2015 - minutes of the nov 18 2015 planning commission mtg 12-23-2015
• December 15, 2015 - minutes of the dec 15 2015 planning commission mtg 12-23-2015

 
3. Public Comment

 
4. Discussion and Possible Action

• Comprehensive Plan 
a. Review of Final Draft - 2015 St Francis Comp Plan Update
b. Resolution Recommending Adoption of an Updated City of St. Francis Smart Growth Plan - 

Plan Commission Comp Plan Resolution 113015 mkd edit
• Bear Development – Next Steps - bear next steps-reduced size
• St. Francis Animal Hospital – Letter of Intent - Letter of intent SFAH
• 4235 South Nicholson Avenue Site – RFP Review - St Francis RFP-Bear 1   Final RFP Submission - 

St Francis - Brinshore
a. Sherman and Associates Introduction

• Clarification of roles of the Planning Commission in economic development issues in relation to 
that of the Community Development Authority - Mayor PC-CDA ltr 121215
 

5. Adjourn
 

Upon reasonable notice, a good faith effort will be made to accommodate the needs of individuals to 
participate in public meetings, who have a qualifying disability under the Americans with Disabilities Act.   
Request should be made as far in advance as possible, preferably a minimum of 48 hours.   For additional 
information or to request this service, contact the St. Francis City Clerk at 481-2300.  The meeting room is 
wheelchair accessible from the East and West entrances. 
 
Note:  There is the potential that a quorum of the Common Council may be present. 

 



MINUTES OF THE PLANNING COMMISSION MEETING 

HELD NOVEMBER 11, 2015, 7:00 PM 

 
The meeting was called to order by Mayor St. Marie-Carls at 7:02 PM. 

 

Members present: Mayor St. Marie-Carls, Commission Members Eric Stemwell, Rick Grubanowitch, 

Charles Buechel, Eric Manders and Tom Kiepczynski. 

 

Excused:  Alderperson Debbie Fliss 

 

Also present:  Alderman Ray Klug, City Engineer/Director of Public Works Melinda Dejewski, Building 

Inspector/Zoning Administrator Craig Vretenar, Darrick Dysland of Certified Environmental Services, Inc., 

PJ Early and Robert Zingara. 

 

1. Public Comment 

Alderman Ray Klug stated that he would like to have in the developers agreement for the Bear 

Development on S. Lake drive that the development cannot change from high-end, market rate apartments. 

 

Mayor St. Marie-Carls stated that her memo on the PUD process will be on the next agenda for discussion.  

She also reported that the Bus Route 51 extension was approved.  In addition, WHEDA still has tax credits 

available for development and that the demolition of the former City Hall site on Nicholson Avenue was 

approved. 

 

2. Minutes Approval 

A motion was made by Commissioner Grubanowitch, seconded by Commissioner Kiepczynski to approve 

the minutes of the October 28, 2015 Planning Commission meeting.  Motion carried. 

 

3. Discussion and Possible Action – 2040 E. St. Francis Avenue – Plan of Operation 

City Engineer Dejewski gave an overview of the proposed changes to the project.  Mr. Dysland is 

requesting that the space that had originally been proposed for commercial lease space be used by himself 

for indoor, climate controlled self-storage.  Mr. Dysland added that when he began to look for tenants, he 

was concerned about the residents of the area and wanted to have as much control over the property as 

possible.  He reviewed the area for indoor self-storage units and found that there was a need.  He believed 

that by changing to the indoor self-storage units which are owned and operated by him, he would have the 

most control and keep the traffic lower than a retail or commercial use.   

 

Commissioner Grubanowitch questioned how the units would be heated.  Mr. Dysland replied that the unit 

walls would not extend all the way to the ceiling and the air flow would be open.  It also would eliminate 

the need for individual fire suppression for each unit.  Commissioner Kiepczynski asked if the west side of 

the building would continue as the proposed office space and Commissioner Buechel inquired about how 

the entrance to the indoor units would work.  Mr. Dysland stated that he would continue to use the west 

side of the building as originally proposed as his office space.  He also stated that the indoor storage would 

have the same hours of operation as the outdoor storage.  The front hallway would be carpeted with 

furniture and maybe a TV.  There are no changes to the exterior.  He continued that he wanted the space to 

look like an office from the outside.  Building Inspector Vretenar added that there are exterior access 

bathrooms in addition to the interior access bathrooms for use when the office area is closed.  Building 

Inspector Vretenar also stated that he has had only one complaint regarding the project which was when all 

the equipment for the construction was being dropped off.  A motion was made by Commissioner 

Grubanowitch, seconded by Commissioner Kiepczynski to recommend to the Common Council to accept 

the changes to the lease space as proposed with the indoor self-storage units having the same hours of 

operation as the outdoor storage units. 

 



 

4. Discussion and Possible Action – Comprehensive Plan Update 

Mayor St. Marie-Carls reported that the open house was successful.  There were many people who 

attended.  There will be another open house to increase publicity of the plan.  There was general discussion 

on the draft plan.  One concern was that the acknowledgement page needed to be updated.  Another was 

that the plan seemed to be too negative, that the plan seemed to present itself as “the cup is half empty and 

then the cup is half full” instead of the presenting the positive first.  The Commissioners would bring their 

mark-ups to the next meeting focusing on new chapters 6, 7, and 9 presented for this meeting. 

 

5. Discussion – Eco Square Development 

Mayor St. Marie-Carls stated that the proposed development was before the CDA that same night at an 

earlier meeting.  The CDA is recommending to continue discussions with the developer of the project with 

2 CDA members voting no.  The proposed development is for a 61unit elderly apartment complex in the 

rear of the property with 8 single family lost which would abut E. Norwich Avenue.  The developer has 

indicated that they would provide a PILOT for the senior housing component of the development.  

Currently the site is zoned R3.  The land would be sold without a TIF incentive.  There was general 

discussion regarding the aesthetics of the single family homes and the senior housing building; if the 

project could be changed from senior housing to government housing; and what percentage of the City is 

already senior housing.  This item was place in Unfinished Business for discussion at the next meeting. 

 

6. Discussion and Possible Action – Certified Survey Map – St. Francis Brewery/Municipal 

Parking Lot (Not in Packet) 

No discussion or action was taken on this item.  It will be on the next agenda. 

 

7. Adjourn 

The  next meetings will be November 18 at 6:30pm and December 16 at 6;30pm.  A motion was made by 

Commissioner Stemwell, seconded by Commissioner Buechel to adjourn. Motion carried.  Meeting 

adjourned at 8:20pm. 



MINUTES OF THE PLANNING COMMISSION MEETING 

HELD NOVEMBER 18, 2015, 6:30 PM 

 
The meeting was called to order by Mayor St. Marie-Carls at 6:37 PM. 

 

Members present: Mayor St. Marie-Carls, Commission Members Eric Stemwell, Rick Grubanowitch, 

Charles Buechel, Eric Manders and Tom Kiepczynski. 

 

Excused:  Alderperson Debbie Fliss 

 

Also present:  City Engineer/Director of Public Works Melinda Dejewski, Building Inspector/Zoning 

Administrator Craig Vretenar, Karen Lynn, Kelly Cronin, Operations Manager representing Saint Francis 

Animal Hospital, PJ Early and Robert Zingara. 

 

1. Public Comment 

Karen Lynn of 3021 E. Norwich Avenue 

She is attending to get information on the proposal for the vacant land across the street from her property.  

She is concerned about getting more apartments especially by her.  The City has too many old age 

apartments.  She thinks the City should draw a more diverse community.  Apartments long term don’t 

retain the initial clients.  The land is ideal for single family homes. 

 

2. Correspondence 

 A. Memo from Mayor St. Marie-Carls and City Attorney Alexy 

 Re:  Bear Development – PUD Approval Outline 

Mayor St. Marie-Carls reviewed the memo and stated that Bear will have their application and 

documentation for the December Planning Commission meeting. 

 

3. Discussion and Possible Action – St. Francis Animal Hospital on S. Kinnickinnic Avenue 

Mayor St. Marie-Carls introduced Kelly Cronin, Operations Manager for the St. Francis Animal Hospital 

currently located on S. Kinnickinnic Avenue in St. Francis.  The Mayor stated that the hospital is interested 

in expanding.  Ms. Cronin stated that they have 7 hospitals in the Milwaukee area including some in 

Waukesha.  They provide all types of services including special, and very limited boarding but none of the 

boarding is outdoor.  They are always concerned with noise pollution.  They limit the boarding done at 

their facilities to medically necessary boarding.  The reason they want to expand is that they are doing too 

well for their current space. They have 3 doctors and 3-4 technicians but only 2 exam rooms.  They want to 

add a new digital x-ray machine to keep up on current veterinary practices.   

 

Commissioner Grubanowitch asked how many square feet they have now and how many they need.  Ms. 

Cronin responded they are considering approximately 3500 square feet of space but can adapt to a site if 

necessary.  They have been looking at the site to the north and investigating a total remodeling of both sites 

but the Mayor had reached out and suggested that they consider the northeast corner of E. Howard/S. 

Kinnickinnic Avenues.  St. Marie-Carls stated that the corner site is lower than the adjacent sidewalk but it 

is probable that the site could accommodate a 3500 square feet development.  Another consideration might 

be the close proximity to the Nojoshing Trail. 

 

Building Inspector Vretenar stated that the existing building has a special use zoning in the B1 zoning and a 

special use would be required to have the animal hospital in other existing building.  If the hospital wanted 

to combine the parcels, it would need to be done by a CSM.  The corner property under consideration 

would also need to be rezoned.   

 

There was discussion regarding other sites that had been considered by the animal hospital.  The animal 

hospital cannot relocated too far from their present location since their clients come from a 3-5 mile area.  



Ms. Cronin asked about the process to move forward with the corner location.  There was discussion on 

several items that would need to be done but the first step was a letter of intent and s preliminary building 

footprint to understand how the facility would fit on the corner site.  There was no further action on this 

item. 

 

A motion was made by Commissioner Manders, seconded by Commissioner Grubanowitch to suspend the 

agenda and go to Item 6A – Unfinished Business – Eco Square Development.  Motion carried. 

 

6A. Unfinished Business– Eco Square Development 

Mayor St. Marie-Carls stated that the proposed development is for 61 units of senior housing and 8 single 

family homes.  The single family homes would be market rate.  The Mayor had visited other senior housing 

sites that the developer has done in West Allis.  She presented pictures of each complex.  There was 

discussion on the proposed development.  There were concerns that the senior housing aspect of the 

development did not meet the comprehensive plan goals.  The comprehensive plan indicates that the City 

has a significant amount of senior housing already and that the City needs to develop younger attracting 

developments.  The discussion then centered on why the entire site is not being proposed for single family 

housing.  From discussions with developers, the cost of the necessary infrastructure is cost prohibited for 

the entire site to be single family homes. 

 

The Commissioners discussed the benefits and detriments to having low/moderate income housing on the 

proposed site as it relates to the comprehensive plan.  While the plan is specific in that the City has enough 

of low/moderate income housing, the City needs revenue and the site does not appear to lend itself to all 

single family homes.   

 

A motion was made by Commissioner Kiepczynski, seconded by Commissioner Grubanowitch to 

recommend to the CDA and Common Council to not pursue further discussions on the proposed Eco 

Square Development based upon the Planning Commission review of the Comprehensive.  Motion carried. 

 

4. Discussion and Possible Action – Certified Survey Map – St. Francis Brewery/Municipal 

Parking Lot 

City Engineer Dejewski stated that the CSM was necessary for the Brewery to own the land for the 

stormwater management, entrance from Howard Avenue and some of the necessary additional parking for 

their development and to be able to sell the City the northern part so the City can construct a municipal 

parking lot.  The municipal parking lot will not start construction until build-out of the second building is 

completed by the Brewery and occupancy is issued.  A motion was made by Commissioner Buechel, 

seconded by Commissioner Kiepczynski to recommend to the Common Council approval of the CSM for 

the St. Francis Brewery.  Motion carried. 

 

5. Discussion and Possible Action – Comprehensive Plan Update 

Mayor St. Marie-Carls began and lead the discussion regarding the updates to the comprehensive plan.  The 

Commission went through the chapters focusing on the implementation chapter, making comments which 

were to be provided to  Graef so that the final version can be presented to the Planning Commission at the 

December Planning Commission meeting.  Again, the tone of the plan was overall too negative.  There was 

no action on this item. 

 

7. Adjourn 

The  next meeting will be December 15 at 5:30pm.  A motion was made by Commissioner Stemwell, 

seconded by Commissioner Buechel to adjourn. Motion carried.  Meeting adjourned at 9:29pm. 



MINUTES OF THE PLANNING COMMISSION MEETING 

HELD DECEMBER 15, 2015, 5:30 PM 

 
The meeting was called to order by Mayor St. Marie-Carls at 5:30 PM. 

 

Members present: Mayor St. Marie-Carls, Alderperson Debbie Fliss, Commission Members Eric Stemwell, 

Rick Grubanowitch, Charles Buechel, and Tom Kiepczynski. 

 

Excused:  Eric Manders. 

 

Also present:  Alderpersons Steve Wattawa, Mike McSweeney, Ray Klug, and Sue Bostedt, City 

Administrator Tim Rhode, City Attorney Paul Alexy, Fire Chief Frank Lockwood, Police Chief Tom 

Dietrich, City Engineer/Director of Public Works Melinda Dejewski, Building Inspector/Zoning 

Administrator Craig Vretenar, PJ Early, Robert Zingara, Ann Carter-Drier, Richard Adamczewski, and 

other interested citizens. 

 

1. Call to Order 

 

2. Minute Approval 

There were no minutes to be approved.  The previous meetings minutes will be at the January meeting. 

 

3. Public Comment 

Alderwoman Sue Bostedt 

She is speaking regarding the Clarification item on the agenda.  She has read the opinion of by the City 

attorney and has some questions for the City Attorney.  Mayor St. Marie-Carls requested that she hold her 

questions until that specific agenda item.   

 

Robert Zingara of 4049 S. Lake Drive 

He would like to know if there have been any more plans submitted by Bear Development.  Mayor St. 

Marie-Carls replied that there were and they are on the agenda for discussion. 

 

4. Discussion and Possible Action – Comprehensive Plan Update 

City Engineer Dejewski stated that there had been changes but many of the changes recommended by the 

Planning Commission had not been made.  She would be reaching out to Graef for clarification on why the 

changes were not made and have responses for the next meeting.  

 

4. Discussion and Possible Action – Bear Development – South Lake Drive 

A. PUD Amendment 

Mayor St. Marie-Carls stated that Bear had provided an extensive plan for their development.  She will let 

Building Inspector Vretenar and City Engineer Dejewski provide their review comments to the 

Commission.   

 

Building Inspector Vretenar stated that the information provided was basically complete.  He reviewed 

specifically the parking.  In 1996 when the PUD was originally approved, the required parking ratio was 

1.8 parking spaces per unit.  The proposed development today has 1.9 parking spaces per unit therefore it 

exceeds the standard.  Also, the Aesthetic Control Board will need to review the building plans.  City 

Engineer Dejewski stated that the lighting photometric plan had yet to be submitted for review as does all 

the civil site plans.  She reviewed the landscape plan which was good at showing where plantings would be 

provided but vague in the types of plants that were going to be utilized.  The parking lot along S. Lake 

Drive did not show any screening for the vehicles which would face westerly and could potentially shine 

headlights into the homes on the west side of S. Lake Drive.  Lastly, the developer is working with 

WISDOT to secure the second entrance to S. Lake Drive at the south end of the site. 



 

Commissioner Grubanowitch asked if the 619 spaces being provided were enough.  Building Inspector 

Vretenar stated that it meets the PUD requirement and that Park Shore has more only due to the townhomes 

with garages.  

 

Commissioner Stemwell asked about the site work at Tesch – whether it had been done yet and what the 

plans showed.  City Engineer Dejewski stated that a detailed grading plan had not been submitted yet.  

Mayor St. Marie-Carls stated that it would not be like Park Shore with a hill going down toward Lake 

Michigan, but the artificially created berm was intended to be removed.  Commissioner Stemwell then 

inquired which building would be constructed first.  His concern was if built the center building first and 

the marketing did not prove out, then the site would be “stuck”.  Lastly he was concerned about the roof 

lines being very flat.  The adjacent sites roof lines were more angular. 

 

There was general discussion on the aesthetics of the buildings.   

 

Kathy Carey of 4069 S. Lake Drive 

She stated that Park Shore and the Landing look timeless.  In her opinion, this proposal looks like a prison.  

She would like to see a design more complementary to the adjacent properties. 

 

Administrator Rhode stated that the PUD amendment process is a long process and this was just the start.  

The possible action before the Commission was to amend the PUD site plan and parking and to set the 

public hearing date.  The other documents were submitted more so to get comments early in the process.  

The Mayor requested Bear to be more informative and proactive yet the actual action for the Planning 

Commission to consider is if the Commission is interested in recommending to the Common Council to 

ament the PUD to allow this development or not  

 

City Attorney Alexy added that the initial recommendation would be to amend the PUD zoning to allow for 

a 3 – 4 story, 105 unit apartment complexes, a swimming pool, pool house, walking trail and parking.  The 

detailed PUD plan is the second step and still need to come before the Planning Commission, Aesthetic 

Control Board and the Common Council.   

 

Mayor St. Marie-Carls then read the list of amenities proposed with the plan and stated that the current 

PUD does not have these in it and therefore the PUD needs to be amended to allow all of the amenities 

listed. 

 

Alderwoman Bostedt questioned if acceptance of the PUD means that the parking is fixed.  Attorney Alexy 

stated that the approval is for the global concept of the parking, not the specific layout. 

 

Alderman Klug asked about the protection from the development changing after all the approvals to not be 

the market rate apartments as proposed.  Administrator Rhode stated that the CDA approved the term sheet 

for the financial incentive which was the first step.  The lakefront has been zoned with the current PUD for 

a long time which did not get built.  The City Attorney has drafted a developers agreement for this proposal 

and the developers agreement will go to all the appropriate committees once the two parties come to terms 

on the language of the agreement. 

 

A question was asked about the financial incentive and how that worked.  Administrator Rhode stated that 

the City is returning a portion of the new taxes and there is no City funding up front. City Attorney Alexy 

added that the will be a TID agreement which will have a deed restriction for the future use of the property 

consistent with the term sheet.  Also the detailed PUD plans have specific requirements which must be met. 

 



A motion was made by Alderwoman Fliss, seconded by Commissioner Kiepczynski to recommend to the 

Common Council to accept the application for the PUD amendment and project plan as presented and to 

schedule the public hearing.  Motion carried. 

 

4. Discussion and Possible Action – Bear Development – South Lake Drive 

B. Next Steps – Discussion Only 

Mayor St. Marie-Carls stated that the documentation presented for the next steps was provided for 

information only that there would be no action on this information.   

 

There was general discussion on the aesthetics of the design.  Most comments reflected the feeling that the 

buildings were too modern looking to be between to classical designs. 

 

Mr. Bruce Peacock of 3930 S. Lake Drive 

He stated that he did not think the design fit with Park Shore.  Also, there would be hundreds of HVAC 

units on the roofs of the buildings but there would be screening which does not show on the renderings.  He 

was also concerned with the construction of the buildings – that the developer would know all the rules. 

 

Mr. Scott Uecker of 4120 S. Lake Drive 

He stated that he agreed with the comments that the plans need work.  It does not appear that the 

construction appears durable.  The Landing also had construction issues. 

 

John Sidoff of 3930 S. Lake Drive, Unit 508 

He asked if there was a representative of Bear Development at the meeting.  If not, he thought that was in 

appropriate and could someone from their company be at the next meeting. 

 

There was no action taken on the next steps item. 

 

4. Discussion and Possible Action – St. Francis Animal Hospital Letter of Intent 

Mayor St. Marie-Carls stated that the St. Francis Animal Hospital had submitted their letter of intent.  A 

motion was made by Alderwoman Fliss, seconded by Commissioner Kiepczynski to place the letter on file 

and place on Unfinished Business for the January 13, 2016 meeting.   

 

There was discussion regarding if the Planning Commission could hold a closed session on this issue. 

 

Motion carried. 

 

5. Correspondence to the Commission from the Mayor – RFP’s for 4235 S. Nicholson Ave 

Mayor St. Marie-Carls stated that this item was on the Council agenda for referral to the Planning 

Commission so there is no action to be taken.   

 

Commissioner Grubanowitch asked if the developers would be willing to develop market rate apartments 

and move forward without WHEDA funding.  Mayor St. Marie-Carls stated that her understanding was that 

it was a mix of market rate and low/moderate income apartments.  Commissioner Grubanowitch stated he 

would prefer all market rate and he was not in favor of 4 stories of apartments. 

 

Administrator Rhode stated that the City did an RFI and most of the ideas that came back were multifamily 

apartments.  Then the City did an RFP which was publically advertised and Special Projects/Code 

Compliance Coordinator Todd Willis personally called developers and the City only got 2 proposals back. 

 

Commissioner Stemwell asked if the City told the developers that the City would assist with funding. 

 



Administrator Rhode stated that the City let the developers know that the site was in a TIF district.  Both 

proposals work with WHEDA and the RFPs deserve consideration.  Both proposals are a mix of submarket 

and market rate apartments. 

 

Mayor St. Marie-Carls stated that the Planning Commission and Municipal Development Committee both 

looked at what to do with the site to get it back on the tax rolls.  The City is trying to move forward to get 

the site back on the tax rolls.   

 

Commissioner Grubanowitch stated that a few meetings ago, the Planning Commission recommended to 

not pursue senior housing which is submarket rate.  He is concerned with how the City will present not 

pursuing one but recommending to accept another.   

 

Mayor St. Marie-Carls stated that this item will be on the January 13, 2016 agenda for discussion and 

possible action.  No action was taken on this item. 

 

5. Correspondence to the Commission from the Mayor – Clarification on the Roles of the 

Planning Commission in economic development issues in relation to that to the Community 

Development Authority 

This item will be on the January 13, 2016 agenda. 

 

6. Adjourn 

The  next meeting will be January 13, 2016 at 6:30pm.  A motion was made by Alderwoman Fliss, 

seconded by Commissioner Kiepczynski to adjourn. Motion carried.  Meeting adjourned at 6:42pm. 
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City of St. Francis – COMPREHENSIVE PLAN UPDATE                         
 
 

1. Issues and Opportunities  |  December 2015  IO:1 

1 Issues and Opportunities 
 
Boasting a host of amenities – quality schools, lakefront access, 
proximity to the metropolitan region’s commercial core, and 
attractive live-work potential, the city of St. Francis is uniquely 
positioned as a “community of choice” along the South Shore in 
Southeastern Wisconsin.  To achieve the City’s goals and 
effectively implement this plan, leaders and citizens must 
continue to carry forward their visionary, multi-generational 
outlook.  Implementing symbiotic efforts in economic 
development, efficient land use management, and the 
maintenance of community amenities will strengthen the city’s 
foundation and build its capacity to innovate, attract a talented 
and diverse workforce, and reinvest in its neighborhoods. 
 
1.1 Purpose of the Comprehensive Plan 
 
In 1999, the State of Wisconsin’s “Smart Growth” legislation 
provided the framework for developing comprehensive plans 
and connecting municipalities to other local planning activities.  
This legislation, simply put, required municipalities to adopt a 
comprehensive plan in order to make zoning changes. 
 
Since January 1, 2010, the “Smart Growth” legislation dictates 
that programs and actions of local governmental units affecting 
land use must be guided by, and “consistent” with, that locale’s 
adopted comprehensive plan.  The meaning of the word 
“consistent” in the context of this legislation has been 
interpreted differently by a variety individuals and 
organizations.  Regardless of how the legislation is interpreted, 
this Plan serves an important purpose for the St. Francis 
community.  The 2015 St. Francis Comprehensive Plan Update 
(“Plan”) should be used as a template to review changes in land 
use, zoning decisions (including conditional uses), land divisions, 
building permits, and other changes, which according to 

statutes, are supposed to be consistent with the Plan.  This Plan 
is also to be reviewed first before instituting other policies, 
programs, and regulations such as Tax Incremental Districts 
(TID), building code modifications, economic development 
programs, and similar City-based actions.   
 
Comprehensive plans in Wisconsin are required to address nine 
elements:  
 

 Issues and Opportunities 
 Housing 
 Transportation 
 Utilities and Community Facilities 
 Agricultural, Natural and Cultural Resources 
 Economic Development 
 Intergovernmental Cooperation 
 Land Use 
 Implementation 
 
Since the legislation was adopted in 1999, comprehensive plans 
across Wisconsin have evolved from including only these 9 
elements to incorporating holistic, creative, solutions-oriented 
planning principles.  While the structure of this Plan for St. 
Francis follows the 9 elements, it incorporates approaches in 
each chapter that expand upon the simple requirements in State 
Statutes. 
  
The 2003 Comprehensive Plan for the City of St. Francis 
updated the 1963 City Comprehensive Plan.  This 2015 Plan 
provides a progressive update, which started in 2013 with the 
updating of three chapters: the Economic Development, Land 
Use, and Intergovernmental Cooperation chapters.  Now, the 
2015 Plan is the roadmap for the City in making future 
decisions.   
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Comprehensive Planning Checklist 
As part of the initial Wisconsin comprehensive planning legislation passed in the early 
2000s, municipalities were required to address 14 goals established by the State: 
 

1. Promotion of the redevelopment of lands with existing infrastructure and public 
services and the maintenance and rehabilitation of existing residential, commercial and 
industrial structures. 
 

2. Encouragement of neighborhood designs that support a range of transportation 
choices. 
 

3. Protection of natural areas, including wetlands, wildlife habitats, lakes, woodland, 
open spaces and groundwater resources. 
 

4. Protection of economically productive areas, including farmland and forests. 
 

5. Encouragement of land uses, densities and regulations that promote efficient 
development patterns and relatively low municipal, state government and utility costs. 
 

6. Preservation of cultural, historical and archeological sites. 
 

7. Encouragement of coordination and cooperation among nearby units of government. 
 

8. Building of community identity by revitalizing main streets and enforcing design 
standards. 
 

9. Providing an adequate supply of affordable housing for individuals of all income 
levels throughout each community. 
 

10. Providing adequate infrastructure and public services and an adequate supply of 
developable land to meet existing and future market demand for residential, commercial 
and industrial uses. 
 

11. Promoting the expansion or stabilization of the current economic base and the 
creation of a range of employment opportunities at the state, regional and local levels. 
 

12. Balancing individual property rights with community interests and goals. 
 

13. Planning and development of land uses that create or preserve varied and unique 
urban and rural communities. 
 

14. Providing an integrated, efficient and economical transportation system that affords 
mobility, convenience and safety and that meets the needs of all citizens, including transit-
dependent and disabled citizens. 

  
 
1.2 Comprehensive Plan Update: Mission 

Statement 
 
The Comprehensive Plan Update seeks to provide a 
coordinated framework to guide public and private 
investment for long-term revitalization, development and 
redevelopment in the city of St. Francis.   
 
This framework includes: 
 
 Create a collective vision that represents the contemporary 

values of residents, business owners, and broader 
community interests for future generations.   

 Enhance the community’s identity as a dynamic destination 
along the Great Lakes. 

 Maintain [and enhance] the character and identity of 
existing neighborhoods. 

 Establish priorities for public investment in transportation, 
recreational, institutional and cultural assets. 

 Identify key opportunities for public and/or private 
investments. 

 Prioritize and coordinate capital improvements. 
 Facilitate tax base growth to minimize negative impacts and 

maximize positive impacts on the community. 
 Emphasize high-quality design and physical planning. 
 Provide practical implementation strategies. 
 Identify a coordinated framework of regulatory tools to 

assist the City. 
 Guide all parties (elected officials, staff, business people, 

and citizens) responsibly for proper implementation. 
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1.3 Planning Area and Background 
 
St. Francis is situated on the western shore of Lake Michigan in 
Milwaukee county, just south of the city of Milwaukee (Figure 
1.1).  Milwaukee County encompasses 241.6 square miles and 
is home to nearly one million residents (2013).  Much of the land 
in Milwaukee county is developed, but development 
opportunities still exist.  While the city of Milwaukee is the 
metropolitan hub of the region (and the largest city in 
Wisconsin), the surrounding 18 municipalities in Milwaukee 
County form a collective inner ring of highly-desirable 
metropolitan communities.   
 
According to the Wisconsin Department of Workforce 
Development, the leading economic sectors of Milwaukee 
County based on total employment are:  
 
 Education and Health;  
 Trade, Transportation and Utilities;  
 Professional and Business Services; and  
 Manufacturing.   
 
In addition to the 19 municipalities, 18 school districts and other 
special purpose districts provide public services in the 
metropolitan area.   
 
Natural assets in the county include more than 140 parks and 
parkways developed and maintained by the Milwaukee County 
Park System and local and state agencies.  In addition, the 
county is home to over 20 miles of Lake Michigan shoreline 
(some private and some public).  
 
Within this metropolitan region, the city of St. Francis is located 
in the southeastern portion of Milwaukee County.  St. Francis’ 

location along the shores of Lake Michigan is minutes away 
from essential Milwaukee county amenities, such as downtown 
Milwaukee and General Mitchell International Airport.  The 
cities of Milwaukee and Cudahy immediately border St. Francis 
(Figure 1.3). 
 
 
1.4 The St. Francis Community 
 
Native Americans were the earliest inhabitants in the area that 
is now known as the city of St. Francis. They called the land 
along the lakeshore Nojoshing, which means “land projecting 
into a body of water.” In 1838, Town of Lake was established, 
which included the area of Nojoshing. In the mid-1830s, settlers 
from the East came to settle the area and were followed by 
European settlers in the 1840s. The Franciscan Sisters founded 
their order in Nojoshing in 1849. Then in 1856, Bishop Henni 
founded the St. Francis De Sales Seminary that today continues 
to serve Catholics in the greater Milwaukee area.  
 
St. Francis Seminary Post Office was established in 1867. This 
institution, as well as the railway station named “St. Francis 
Station,” gave the community its current identity. The area 
continued to be called St. Francis until July 1951 when the 
neighborhood succeeded in its attempt to incorporate as the 
City of St. Francis (Figure 1.1.1).  Some of the earliest 
neighborhoods that were established during this period were 
closer to the city’s borders and were extensions of existing 
neighborhood developments in Cudahy and Milwaukee.  The 
oldest neighborhoods can be found along E. Allerton Avenue 
and E. Van Norman Avenue to the south, and along E. Howard 
Avenue and E. Elizabeth Avenue to the north. 
 
The City of St. Francis boasts state-of-the-art services in a small 
town environment.  This combination makes the city a place that  
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Figure 1.1  
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St. Francis Civic Center Dedication, October 2014. Source: GRAEF 

is desirable for individuals, families, businesses, and newcomers 
to visit, locate, and live.   The amenities are diverse and 
abundant, safety and security are unmatched, and, the 
atmosphere is picturesque on the nearly two miles of Lake 
Michigan shore.   
 
Transportation corridors have made a significant impact on the 
connectivity of St. Francis.  The location of the Chicago 
Northwestern Railway split the community into three separate 
areas.  Later the State Trunk Highway 794 was built along one 
of the railway lines located to the west.  The railway lines and 
highway limit the number of streets that connect the east and 
west City limits. Howard Avenue is the only street that connects 
the City beyond both railways.  This division in the City’s 
structure is clearly shown in the figure ground diagram (Figure 
1.2). 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The City of St. Francis built a new Civic Center along Howard 
Avenue in October 2014, which houses the City administrative 
services, the police department, the fire department, and the St. 
Francis Historical Society.  The rotunda creates a welcoming 
environment with eight permanent displays maintained by the 
Historical Society.  Within this building, a Mayor and Common 
Council govern St. Francis in conjunction with a City 
Administrator.  Within its jurisdiction, St. Francis has 2 county 
and 3 municipal parks encompassing 63 acres, of which 23 
acres are situated along the Lake Michigan shoreline. These 
parks provide direct access to the Oak Leaf Trail, a 116-mile 
county bicycle and walking trail, and the City’s Nojoshing Trail.   
In addition, the St. Francis Public Library on Nicholson Avenue 
hosts a vast collection of print and digital items and provides 
enrichment and educational programming for children and 
adults.
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In this historical map, St. Francis appears as a part of Lake Township before its incorporation in 1951.  Source: Sanborn Map Company 

Figure 2.1.1 
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The St. Francis School District operates three schools: Willow 
Glen Primary School (Gr. K3-3), Deer Creek Intermediate 
School (Gr. 4-8), and St. Francis High School (Gr. 9-12). In 
addition, the community also supports a college preparatory, 
parochial high school, St. Thomas More, and college-level 
education at the St. Francis Seminary. The St. Francis Public 
Library is a participant in the Milwaukee County Federated 
Library System.  Several other institutions and related agencies 
on the northeast side of the city are owned and operated by 
the Archdiocese of Milwaukee and the Sisters of St. Francis: 

 Cousin’s Center, 
 St. Francis Seminary, 
 Clare Hall, 
 St. Ann Center for Intergenerational Care, and 
 the Marian Center for Non-profits. 

 
The industrial base in St. Francis contains both light and heavy 
manufacturing. These companies produce an assortment of 
goods such as food products, candy, machine parts, barrels, 
spices, and paints.  Other commercial and service businesses 
are comprised of industrial supply, service professions, and a 
variety of retail shops and restaurants.  The local economy of 
St. Francis is part of a vital and growing “South Shore” 
commerce area (Figure 1.3). The South Shore Chamber of 
Commerce (SSCC) is primarily comprised of business members 
within and around the cities of St. Francis, Cudahy and South 
Milwaukee. The Chamber focuses on marketing, communications, 
networking and programming to promote the Chamber and its 
business members.  
 
We Energies decommissioned its Lakeside Power Plant in 1983, 
freeing up 140 acres for high-quality, mixed-use developments.  
Developed areas of this land today include the site east of 
Lake Drive (which now houses the regional office of the FBI), 

commercial operations along Packard Avenue, and the Civic 
Center on Howard Avenue.  Together with future development, 
the former Power Plant land represents a vibrant tax base for 
the City. 
 

St. Francis Civic Center Dedication, October 2014. Source: GRAEF 



City of St. Francis – COMPREHENSIVE PLAN UPDATE 
 
 

IO:8  1. Issues and Opportunities  |  December 2015 

Figure 1.2 
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Figure 1.3 
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1.5 The Ongoing Planning Process 
 
In preparation of this Comprehensive Plan Update, the planning 
team reviewed past studies and plans undertaken by the City, 
the Southeastern Wisconsin Regional Planning Commission 
(SEWRPC), and other agencies.  It must be understood by 
readers of this Plan that no single plan has authority over the 
others.  Typically, the relationships between different City, 
County, State and Federal agencies represent a complex 
system of plans, regulations, and permits which need to be 
analyzed as new projects are proposed.  Within this milieu, 
however, the City’s Comprehensive Plan Update can play a 
major role and should be used as the basis for requesting 
others to modify or change their plans, policies, and 
strategies to be consistent with those of the City of St. 
Francis. 
 
The Comprehensive Plan Update may be amended by the 
Common Council as needed.  It is recommended that, at a 
minimum, the City review the plan each year and identify 
changes that should be made in order to maintain relevance 
with contemporary needs.  By amending the plan in this 
incremental fashion, it can remain current and usable by the 
broader community. 
 
The planning process for this Plan and prior plans was 
established by the Common Council and the Planning 
Commission.  The overall update began in 2013, with the 2015 
Comprehensive Plan Update specifically taking place between 
January 2015 and October 2015. 
 
2013 – 2014:  Ongoing public participation and information 
gathering during chapter update process 
 

1. August 2013:  The City kicked off public information 
and participation efforts by bringing plan update 
concepts to the Planning Commission, and posted a 
notice of the Planning Commission meeting on the City of 
St. Francis’ Website Agenda Center. 

 
2. January/February 2014:  The City posted an on-line 

survey for completion by citizens, business owners, and 
employees to inform the Comprehensive Plan Update.  
Businesses received postcards asking them to respond.  
Personal emails were sent to residents asking them to 
complete the survey with a hyperlink.  A work group of 
citizens, formed by the Mayor, reviewed the data from 
the surveys and reported it to the Planning Commission.  
Commissioners also received all of the detailed survey 
data for review. 
 

3. August 2014:  A review of the Comprehensive Plan was 
done for a group of St. Francis business people, City 
officials, and officials from WEDA and WHEDA at 
Wixon industries.  Common Council and Planning 
Commission members received a binder with the 3 
chapters that were updated in the Comprehensive Plan. 
 

2015:  Process toward completion and adoption of all new 
chapters in the Comprehensive Plan Update 

 
4. Website:  The City posted on its website the 

Comprehensive Plan Update and planning process 
information.  This information included the project 
schedule, agendas, draft plan elements and reports, 
maps, photographs, updates and survey results.  The 
City also provided a hyperlink through which written 
comments could be submitted for distribution to the 
Planning Commission and the Common Council. 
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St. Francis Civic Center Gala, December 2014. Source: GRAEF 

 
5. November 11th:  The City hosted a Comprehensive Plan 

Public Open House from 5:00p.m. - 6:00p.m.  Written 
comments were solicited at this time.  
The City held a special Planning Commission Meeting at 
6:30p.m. to hold discussion and possible action on the 
Comprehensive Plan Update, and to solicit Public 
comment. 
 

6. November 18th:  The City held a Planning Commission 
Meeting at 6:30p.m., and solicited Public comment as 
the first item on the agenda.  Written comments were 
also requested.  The agenda included discussion and 
possible action on the Comprehensive Plan Update.  
 

7. December 1st:  The City held an Open House for public 
review of the Comprehensive Plan Update from 6p.m. to 
7p.m., prior to the Common Council meeting.  Responses 
to written comments from the public were provided at 
the Council’s meeting on this date. 
 

8. December 15th:  The City held a second Open House for 
public review of the Comprehensive Plan Update. 

 
2016:  Completion and adoption of all new chapters in the 
Comprehensive Plan Update 
 

9. January 19th: The City held its Public Hearing for the 
Comprehensive Plan Update. 
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Figure 1.4 

1.6 General Demographic Data  
 
In past decades, St. Francis has seen a variety of trends as 
depicted in Figures 1.4 to 1.8.  There are several important 
observations that need to be considered as these trends change 
over the next few decades: 
 
 While there is an increasing aging population seeking senior 

housing, this may only last another decade or two (i.e., to 
2025 or 2035). 

 Over time, the need for senior housing may decline and the 
supply of units will outstrip the demand – therefore, 
designing these places for 2nd and 3rd generation uses is 
critical. 

 The need for Young Professional housing (apartments and 
homes for persons just entering the workforce) will remain 
steady, as the Millennial generation will continue to 
constitute approximately 20% of St. Francis’ population. 
Over the next decades, this population will demand higher-
quality apartment units and freestanding homes suitable for 
new families. 

 

Young Professionals (also known as “Millennials” and/or 
“Generation Y”) are generally born between 1980 and 2000.  
As this generation matures and market demand shifts, St. Francis 
may become more diverse in terms of lifestyle, age, and racial 
and ethnic diversity.  This is a natural progression which is likely 
to occur in many metropolitan, inner-ring suburbs – in the 
Milwaukee region and elsewhere.  The existing housing stock, 
especially the quality of the structures, is for the most part 
preserved to accommodate future markets where many people 
may be seeking smaller homes that are low maintenance. 
 
1.7 Critical Issues and Opportunities leading to 

the Comprehensive Plan Update 
 
Throughout the development of this Plan, residents and 
community leaders regularly engaged in discussions about the 
issues and opportunities facing St. Francis.  The following 
general issues emerged from these discussions (more detailed 
goals related to these issues are found in following chapters). 
 
 
 

No. % No. % No. % No. % No. %

Total Population 9,446 100% 18,299 100% 34,580 100% 21,163 100% 950,527 100%

Age
0-5 387 4.1% 1,391 7.6% 2,612 7.6% 1,164 5.5% 69,388 7.3%
6-19 1,001 10.6% 3,111 17.0% 6,121 17.7% 3,915 18.5% 195,809 20.6%
20-29 1,360 14.4% 2,434 13.3% 4,910 14.2% 2,751 13.0% 155,886 16.4%
30-39 1,426 15.1% 2,196 12.0% 4,910 14.2% 2,540 12.0% 130,222 13.7%
40-49 1,171 12.4% 2,562 14.0% 5,360 15.5% 3,132 14.8% 120,717 12.7%
50-59 1,577 16.7% 2,891 15.8% 4,945 14.3% 3,471 16.4% 124,519 13.1%
60-79 1,889 20.0% 2,781 15.2% 4,807 13.9% 3,196 15.1% 119,766 12.6%
80+ 623 6.6% 915 5.0% 968 2.8% 1,037 4.9% 36,120 3.8%

Median Age (years) 45.5 40.1 37.7 40.6 33.8
Source: U.S. Census Bureau, 2009-2013 5-Year American Community Survey

Population by Age

City of St. Francis City of Cudahy City of Oak Creek City of South Milwaukee Milwaukee County
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Figure 1.5 

 
 
Figure 1.6 

No. % No. % No. % No. % No. %

Total Population 9,446 100% 18,299 100% 34,580 100% 21,163 100% 950,527 100%
  One race 9,217 98% 17,763 97.1% 34,066 99% 20,547 97% 919,564 96.7%
  Two or more races 229 2.4% 536 2.9% 514 1.5% 616 2.9% 30,963 3.3%
White 8,397 88.9% 16,238 88.7% 31,165 90.1% 19,840 93.7% 593,691 62.5%
Black or African American 303 3.2% 466 2.5% 732 2.1% 301 1.4% 251,082 26.4%
American Indian & Alaska 165 1.7% 200 1.1% 121 0.3% 152 0.7% 5051 0.5%
Asian 180 1.9% 341 1.9% 1,481 4.3% 129 60.0% 33,244 3.5%
Native Hawaiian & Other Pacific 0 0.0% 0 0.0% 0 0.0% 0 0.0% 270 0.0%
Latino 906 9.6% 2,331 12.7% 2,928 8.5% 1,681 7.9% 128,643 13.5%
Source: U.S. Census Bureau, 2009-2013 5-Year American Community Survey

Population by Race

City of St. Francis City of Cudahy City of Oak Creek City of South Milwaukee Milwaukee County

No. % No. % No. % No. % No. %

Population 25 years & over 7,234 100% 12,470 100% 23,775 100% 14,796 100% 610,181 100%
Less than 9th grade 254 3.50% 416 3.3% 513 2.2% 432 2.9% 30,699 5.0%
9th to 12th grade, no diploma 761 10.40% 1,143 9.2% 1,092 4.6% 1,163 7.9% 55,601 9.1%
High school graduate (includes equivalenc 2,181 29.80% 4,246 34.0% 7,293 30.7% 5,463 36.9% 177,948 29.2%
Some college, no degree 1,567 21.40% 3,011 24.1% 5,358 22.5% 3,593 24.3% 130,234 21.3%
Associate's degree 699 9.50% 870 7.0% 2,423 10.2% 1,471 9.9% 44,066 7.2%
Bachelor's degree 1,340 18.30% 2,267 18.2% 4,923 20.7% 1,934 13.1% 111,141 18.2%
Graduate or professional degree 522 7.10% 517 4.1% 2,173 9.1% 740 5.0% 60,492 9.9%

Percent high school graduate or higher 86.1% 87.5% 93.2% 89.2% 85.9%
Percent Bachelor's degree or higher 25.4% 22.3% 29.8% 18.1% 28.1%
Source: 2009-2013 5-Year American Community Survey

Educational Attainment

City of St. Francis City of Cudahy City of Oak Creek City of South Milwaukee Milwaukee County
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Redevelopment Pressures  
 
Issue: The community still faces redevelopment pressures for 
which it still needs to complete pre-planning work and put 
processes in place for fostering high-quality development.  St. 
Francis is well developed, yet the community still houses a few 
areas “susceptible to change” or areas with extant infill 
redevelopment opportunities.   
 
 
 

 

 
Opportunity: Over the past decade, the City has facilitated an 
incremental redevelopment process through tax incremental 
financing districts (TID) and, through this Plan, selected “catalytic 
districts” whereby the City will focus its resources to promote 
development and physical change to grow the economic base 
for St. Francis.  Chapter 5 (Land Use) describes and illustrates 
these specific redevelopment scenarios in each Catalytic District 
– some of which are already seeing development in 2015, as 
the Land Use chapter was updated in 2014. 
 
 

No. % Change No. % Change No. % Change No. % Change No. % Change

Total Population
1980 10,095 - 19,547 - 16,932 - 21,069 - N/A -
1990 9,245 -8.4% 18,659 -4.5% 19,513 15.2% 20,958 -0.5% N/A -
2000 8,662 -6.3% 18,429 -1.2% 28,456 45.8% 21,256 1.4% 940,164 -
2010 9,365 8.1% 18,267 -0.9% 34,451 21.1% 21,156 -0.5% 947,735 0.8%
2015 9,327 -0.4% 17,932 -1.8% 34,144 -0.9% 20,490 -3.1% 939,707 -0.8%
2020 9,419 1.0% 17,907 -0.1% 34,262 0.3% 20,349 -0.7% 944,122 0.5%
Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri forecasts for 2015 and 2020.

Population Growth Trends

City of St. Francis City of Cudahy Milwaukee CountyCity of South MilwaukeeCity of Oak Creek

Figure 1.7 

Figure 1.8 

No. % of total pop. % Change No. % of total pop. % Change No. % of total pop. % Change

Millennial Population (20-34)
2000 1,720 19.9% - 3,910 18.4% - 3,177 23.1% -
2010 2,180 23.3% 3.4% 4,184 19.8% 1.4% 3,467 26.3% 3.3%
2015 1,971 21.1% -2.1% 4,241 20.7% 0.9% 3,528 26.6% 0.3%
2020 1,842 19.6% -1.6% 4,164 20.5% -0.2% 3,692 27.5% 0.9%
Source: U.S. Census Bureau, 2009-2013 5-Year American Community Survey

Millennial Population Growth Trends

City of St. Francis City of South Milwaukee Village of Shorewood
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Residential / Community Character 
 
Issue: St. Francis is not yet “on the map” regionally for its 
strong housing stock and community character. 
 
Opportunity: St. Francis enjoys a strong housing market due to 
proximity to downtown Milwaukee, especially in light of the 
Lake Parkway arterial which has improved access into and out 
of downtown Milwaukee.  Single-family units which were 
judged as relatively small in prior decades are being 
reconsidered as “right-sized.” Additionally, many St. Francis 
residents bought their “starter home” and never left it.  At the 
same time, higher-quality apartment units, including both rentals 
and condominiums, are appealing to several generations of 
individuals and families seeking shoreline views and more urban 
lifestyle amenities.  Fortunately, St. Francis developed in a way 
that accommodates this wide range of residential market 
demands, and it will be up to the City’s commissions and Council 
to make approvals which allow for this wide range. 
 

Transportation 
 
Issue: St. Francis’ circulation patterns still predominantly 
accommodate automobile transportation in a changing region. 
 
Opportunity: While transportation options in the metropolitan 
region have been weighted heavily toward automobile 
dominance, other modes continue to regain popularity, such as 
transit, bicycling, and walking.  St. Francis’ location between 
downtown Milwaukee and the General Mitchell International 
Airport, and its location within Milwaukee County, affords the 
City several opportunities to expand bicycling (including bike 
sharing) and transit options. 
 
Commercial and Economic Development 
 
Issue: St. Francis has a changing foundation of industrial and 
commercial activity to afford employment opportunities and to 
fulfill everyday needs.   
 
Opportunity: St. Francis does not have a municipal economic 
developer, but could garner such a resource in order to secure 
the City’s future.  Residents and community leaders recognize 
the need for more diverse and walkable shopping destinations.  
This need can be fulfilled as the City focuses on redeveloping 
the aging retail nodes in St. Francis to become higher-density 
centers of commerce. 
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1.8 St. Francis – “Community of Choice” 
 
St. Francis occupies a unique and highly valuable geographic 
position within the Milwaukee region.  This set of circumstances 
can help St. Francis become a stronger “community of choice” 
along the south shore of Milwaukee county.  The four conditions 
which establish the foundation for the future prominence and 
success of St. Francis are:  
 

1. The Lakefront Opportunity 
Its position on Lake Michigan provides an amenity 
(cultural, physical, and economic) that is matched only 
by a few other coastline communities.  Such value goes 
beyond the simple creation of a bike path or walking 
trail.  That is, St. Francis has not yet fully used this 
opportunity and is not perceived as a premier lakefront 
community of choice.  It can and should become the 
lakefront community of choice in the region.  There are 
only five other inner-ring suburbs – Cudahy, South 
Milwaukee, Oak Creek, and Shorewood – that could 
offer comparable values and, of these, very few 
currently take advantage of the lakefront proximity.  
The essential key to successful lakefront utilization is the 
creation of prolonged water views versus short, less 
impactful views jammed between development.  Put 
another way, the issue is not whether a view is possible, 
but whether the view is meaningful, celebrated, and 
integrated with a broad range of experiences. 

 
2. The Seminary 

The history of St. Francis is inextricably linked to the St. 
Francis Seminary.  The seminary is more than just a local 
historic landmark; it is a regional icon that represents 
much of the shared cultural history of the community.  
Here too there are opportunities to increase cultural and 

economic values that will benefit both the Seminary and 
the larger community. 

 
3. The Kinnickinnic Corridor 

St. Francis does not stand alone along the shoreline.  It is 
actually a key link in a chain of revitalized 
neighborhoods that begins in downtown Milwaukee and 
extends along the Kinnickinnic Avenue commercial 
corridor southwards into Oak Creek.  This corridor will 
grow over the coming decades and, as it passes through 
St. Francis, can and should be linked to surrounding 
neighborhoods and districts.   

 
4. Live-Work Potential 

St. Francis’ industrial history is not a liability but a major 
asset.  Proximity to the airport adds to this value.  
Increasingly, intermodal industry is bringing prominence.  
So too is the idea of “maker places” that view 
manufacturing and industry as an asset to 
neighborhoods – especially since such places can be 
designed in environmentally friendly ways that are 
good neighborhood institutions. 

 
These four opportunities can become the hallmark of St. Francis 
long-term planning.  Each new proposal brought to St. Francis 
commissions, committees, and the Council should be judged as to 
how it supports these 4 conditions.   
 
1.9 Goals and Implementation 
 
The remaining sections of this Plan contain the specific goals and 
recommendations for St. Francis.  Chapter 9, the final chapter, 
presents an implementation plan through prioritized actions, 
suggested timelines and responsible parties for realizing the 
enclosed goals and recommendations. 
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2 Housing  
 
Residential properties constitute a core component of the local 
live-work environment, the majority of St. Francis’ land area, 
and the majority of the property tax base.  The health, quality, 
and integrity of residences help to operationalize social and 
economic development goals because they strengthen the 
community and neighborhood fabrics.  This chapter provides a 
framework for evaluating and improving the housing stock in St. 
Francis over time.  The following charts and tables describe the 
overall conditions and key attributes of the housing stock and of 
occupancy patterns. 
 
Over the last decade, demand for housing has been difficult to 
forecast given the dynamics of the housing market.  For 
example, just 10 years ago in 2005, the “Great Recession” had 
not started, the housing bubble had not burst, and the demand 
for higher-end rental apartments had not been fully imagined.   
Prior plans had little inkling that the rental housing boom would 
fuel the urban renaissance of Milwaukee and many of its 
surrounding inner-ring neighborhoods and communities.  
 
 
Figure 2.1 

The next 10 years could bring an equally broad range of 
changes – some anticipated and others surprising.  
Consequently, plans for housing in St. Francis must maintain a 
robust strategy that balances firm guidelines to provide 
stability and certainty, while allowing for flexibility to respond 
to markets as trends unfold. 
 
2.1 Existing Housing Supply Inventory  
 
According to U.S. Census data through 2013, the city of St. 
Francis is home to 4,907 housing units.  Owner-occupied units 
account for approximately 46 percent, or 2,278, of the total 
number of units.  The median value per unit is $157,500 (U.S. 
Census Bureau American Community Survey, 2013).  Tables in 
this chapter – Figures 2.1 to 2.3 – depict these conditions 
alongside comparable conditions in surrounding communities. 
 
Renter-occupied housing units account for 49 percent of all 
housing units in the city of St. Francis.  Approximately half of 
these units are found in larger multi-family structures.  Among 
the occupied rental units, the median contract rent was $685 
(U.S. Census Bureau American Community Survey, 2013). 
 

No. % No. % No. % No. % No. %
Total households 4,388 7,591 14,066 8,571 379,637
Total family households 1,950 41.6% 4,412 58.1% 8,602 61.2% 5,294 61.8% 216,535 57.0%

Average household size 1.97 2.40 2.45 2.44 2.45
Average family size 2.97 3.17 3.17 3.09 3.23
Source: U.S. Census Bureau, American Community Survey

Households

 
City of St. Francis City of Cudahy City of Oak Creek

City of South 
Milwaukee Milwaukee County
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Figure 2.1.1 
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Figure 2.2 

 
Figure 2.3 

 

# % # % # % # % # %
Total Housing Units 4,907 100% 8,099 100% 14,628 100% 9,232 100% 417,415 100%

Owner-Occupied 2,278 46.4% 4,444 54.9% 8,585 58.7% 5,357 58.0% 194,837 46.7%
  Owner-occupied with mortgage 1,620 71.1% 2,898 65.2% 6,190 72.1% 3,615 67.5% 136,428 70.0%
  Owner-occupied without a mortgage 658 40.6% 1,543 34.7% 2,395 27.9% 1,743 32.5% 58,409 30.0%
Rental 2,410 49.1% 3,147 38.9% 5,481 37.5% 3,214 34.8% 184,800 44.3%
Vacant housing units 219 4.5% 508 6.3% 562 3.8% 661 7.2% 37,778 9.1%
Single-Family 2,329 47.5% 4,182 51.6% 8,473 57.9% 5,548 60.1% 217,523 52.1%
Duplex 409 8.3% 1,505 18.6% 308 2.1% 1,100 11.9% 66,455 15.9%
Multi-Family 2,169 44.2% 2,325 28.7% 5,501 37.6% 2,584 28.0% 131,051 31.4%
Source: U.S. Census Bureau, 2009-2013 American Community Survey

Housing Unit Charateristics

City of St. Francis City of Cudahy City of Oak Creek
City of South 
Milwaukee

Milwaukee County

# % # % # % # % # %
Total Housing Units 4,907 100% 8,099 100% 14,628 100% 9,232 100% 417,415 100%
  Built 2010 or later 13 0.3% 0 0.0% 134 0.9% 0 0.0% 796 0.2%
  Built 2000 to 2009 531 10.8% 590 7.3% 2,615 17.9% 392 4.2% 19,813 4.7%
  Built 1990 to 1999 385 7.8% 857 10.6% 3,922 26.8% 1,016 11.0% 23,503 5.6%
  Built 1980 to 1989 129 2.6% 493 6.1% 2,092 14.3% 571 6.2% 22,871 5.5%
  Built 1970 to 1979 904 18.4% 786 9.7% 2,135 14.6% 834 9.0% 44,043 10.6%
  Built 1960 to 1969 502 10.2% 1,163 14.4% 1,431 9.8% 1,310 14.2% 46,882 11.2%
  Built 1950 to 1959 1,407 28.7% 1,508 18.6% 1,411 9.6% 2,328 25.2% 85,861 20.6%
  Built 1940 to 1949 419 8.5% 507 6.3% 354 2.4% 784 8.5% 41,885 10.0%
  Built 1939 or earlier 617 12.6% 2,195 27.1% 534 3.7% 1,997 21.6% 131,761 31.6%
Median Year Structure Built 1960 1959 1987 1958 1954
Source: U.S. Census Bureau, 2009-2013 American Community Survey

Housing Age

City of St. Francis City of Cudahy City of Oak Creek
City of South 
Milwaukee

Milwaukee County
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This average is less than averages in surrounding municipalities 
and Milwaukee County as a whole. Rental rates and purchase 
prices for newer units are substantially higher, and more of this 
trend can be expected in the future. 
 
Sixty percent of the housing units in St. Francis were built before 
1960.  This is fairly consistent with surrounding municipalities 
that developed concurrently.  For all decades of residential 
construction in St. Francis, examples exist of contemporary 
renovations that marry period design with modern amenities. 
 
According to the U.S. Census Bureau, in 2002, the largest 
percentage of multi-family units consisted of structures that 
contained 20 or more units (28.3 percent).  This was 
significantly different than surrounding communities (8 to 15 
percent) and the County (13 percent). Communities in the 
immediate area show a much higher percentage of structures 
with fewer units, such as duplexes. 
 
Identifying ‘Subsidized and Special Needs Housing’ is also 
important to ensure a true understanding of the existing housing 
supply.  Currently, there are 311 subsidized and special needs 
housing units in St. Francis.  Figure 2.4 details these relevant 
projects in the St. Francis community. 
 
Figure 2.4 

 
2.2 Housing Affordability  
 
The City of St. Francis has roughly 1,784 households with an 
annual income below $35,000 (see Figure 3.11).  This 
represents a significant percentage (41 percent of 4,388) of 
households comprised of low- and moderate-income families.  
The City should focus on ensuring the quality and maintenance 
of the housing stock that supports these households. 
 
Regionally, housing affordability is provided for community 
members through a number of avenues, e.g. a) tax credits to 
developers, b) vouchers or subsidies to individuals and 
households, and c) the preservation of modest unit or building 
footprints.  The City of St. Francis should continue to 
accommodate all aforementioned forms of housing 
affordability, and maintain its focus on the quality of the 
building stock.  Maintaining a focus on building quality means 
that City committees (and the Council) should not approve or 
deny applications based solely on a) the financing package or 
b) the subsidies that support a proposed housing development 
or housing rehabilitation project.  Approvals and denials should 
instead be based on the ability of the proposal to provide a 
long-term, high-quality place within the community. 

 

Name of Housing Development Address Type of Units Number of Units
Current Tax 

Credit Property
Section 8 
Property

Offer Assisted 
Living

Juniper Court 3209 S. Lake Drive All Elderly 52 No No No
Faircrest Apartments 1920 E. Tripoli Avenue All Elderly 43 No No No
Thompson Meadows Apartments 3120 E. Norwich Avenue Majority Elderly 100 No No No
Sacred Heart Senior Apartments 3627 S. Kinnickinnic Avenue All Elderly 68 Yes No No
Canticle Court 3221 S. Lake Drive All Elderly 48 No Yes No
Source: Wisconsin Housing & Economic Development Authority (WHEDA), accessed October 5, 2015. 

Subsidized & Special Needs Housing in St. Francis
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The Southeastern Wisconsin Regional Planning Commission 
(SEWRPC) has a “Regional Housing Plan for Southeastern 
Wisconsin: 2035” which reported that 25 percent of the 
households have incomes less than $26,000 (less than 50 
percent of the region median) for the combined areas of the 
cities of St. Francis, Cudahy, and South Milwaukee.  St. Francis is 
an affordable place to live with both quaint and quality 
housing stock available. New housing choices are on the rise 
and will influence supply and upgrades of current properties.  
 
2.3 Housing Demand 
 
St. Francis has experienced fluctuation in population growth 
from 1990 through 2015 (as indicated in Figure 1.4).  
However, as implied previously, younger individuals and 
families (currently “Millennials”) – alongside empty nesters 
(currently “Boomers”) – are looking to downsize or locate near 
the lake.  Numerous new housing units along Lake Michigan 
have been constructed over the past decade, and more are in 
the design phase.  Moreover, the population growth just to the 
north (in the southeast corner of the city of Milwaukee) is a 
trend currently moving southward to St. Francis.  In sum, it is 
observable that St. Francis, like other metropolitan inner-ring 
communities, is experiencing a generational shift that is 
positively impacting the occupancy and maintenance of the 
local housing stock. 
 
To satisfy current demand and meet projected future demand, 
the City must commission residential design guidelines that 
would allow owners to flexibly make property improvements 
while still meeting the City’s expectations.  Striving to be a 
“community of choice,” St. Francis would greatly benefit from 
this kind of tool. 
 

Exterior of 2701 E Van Norman Avenue, For Sale as of August 26, 2015.  Source: Zillow 

Interior of 2701 E Van Norman Avenue, For Sale as of August 26, 2015.  Source: Zillow 
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Interior of 3842 S Lake Drive, For Sale as of August 26, 2015.  Source: Zillow 

 
 

Exterior of 4045 S Lipton Ave, For Sale as of August 26, 2015. Source: Zillow 

Exterior of 3207 E Koenig Ave, For Sale as of August 26, 2015. Source: Zillow 

Exterior of 4110 S Lake Drive, For Sale as of August 26, 2015. Source: Zillow 
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2.4 Developable Land 
 
The City of St. Francis currently has significant development 
opportunities as indicated in Chapter 5 (Land Use).  These 
development opportunities are shown in the section on Catalytic 
Districts.  Collectively, these development opportunities could 
provide well over 1,500 new housing units in St. Francis.  
These potential housing units will catalyze new office and retail 
activity, energizing restaurant and commercial development 
that appeals to employees and residents regionally.   
 
2.5 Condition of Existing Housing Stock  
 
Housing in St. Francis is generally well maintained, as evident in 
the imagery throughout this chapter.  There are isolated 
instances where owners could better maintain their property, 
and the City could create a package to encourage these and 
other owners to make improvements.  Such a package could 
include residential design guidelines and small exterior 
improvement grants for owners (one which should include 
roofing as an eligible expenditure).  Maintaining current 
housing conditions and improving any faltering conditions 
through intervention strategies through the aforementioned 
strategy is strongly recommended.  The City should also revisit 
its code enforcement / inspection processes to provide non-
punitive incentives as opposed to traditional punitive 
requirements. 

Exterior of 4272 S Packard Avenue as of November 6, 2015.  Source: Zillow 

Exterior of 2300 E Eden Place as of November 6, 2015.  Source: Zillow 
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The Nojoshing Trail.  Source: City of St. Francis 

A tree-lined, neighborhood street in St. Francis.  Source: City of St. Francis 

 
2.6 Housing Goals  
 
Based on the data shown in this chapter and discussions with 
City staff and officials, the following housing goals should be 
adopted.  In comprehensive planning, goals are intended to 
be broad statements outlining general community desires, 
while the implementation strategies provide actionable detail 
for the City and community partners.  
 
 Rehabilitate and maintain the existing housing stock. 
 Develop grant or loan programs that will encourage new 

renters to choose St. Francis as their “starter community,” 
thus becoming homeowners and long-term residents. 

 Partner to develop new and refurbished high-quality 
housing choices for residents. 

 Manage the balance of owner-occupied and renter-
occupied housing in the city. 

 
2.7 Housing Implementation Strategies 
 
Based on the aforementioned goals and data, the following 
implementation strategies must be undertaken by several 
parties (see Chapter 9 for responsible parties): 
 
 Establish one short-term City incentive program, and one 

friendly, competitive grant program to promote exterior 
maintenance and aesthetic improvements to residences. 

 Create neighborhood-specific informational materials about 
the aforementioned City housing improvement incentives, 
and about regional grants and tools, to generate higher 
usage.  

 Identify available parcels, and rezone those parcels if 
needed, for infill single-family housing development (to own 

or rent), promote it to developers, and create associated 
incentive programs. 

 Only permit higher-density condominium housing along or 
near major community corridors. 
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Source: City of St. Francis Source: GRAEF 

3 Economic Development 
 
St. Francis committed itself to a continued and determined 
economic development strategy following the acceptance of the 
2003 Comprehensive Plan.  As a result, the City strategically 
positioned itself to capitalize on existing strengths and create 
location-based opportunity.  This work enabled future success 
because it valued the City’s comprehensive set of amenities, 
identified areas susceptible to change, and actively engaged 
customers and business owners in a collective and informed 
effort to further development. 
 
To maintain this level of activity and scale efforts, the City looks 
to remain a committed communicator and partner in the 
development process.  The City anchors the ongoing cross-
sectoral collaboration between the government, the business 
community, and residents.  To build additional capacity, a 
permanent or contracted urban planner and/or economic 
development specialist could support City efforts, anticipate 
need at a finer level of detail, and better serve residents and 
business owners. 
 

 
 

This Comprehensive Plan chapter provides a blend of baseline 
data and creative approaches to economic development – 
specific to St. Francis.  Local trends in commercial and 
residential redevelopment, and the unique opportunities of 
Milwaukee’s South Shore, position St. Francis for catalytic 
developments that can result in economic progress.  Intent on 
seeing sustained growth in employment opportunities, tax base, 
and investment, the City’s active leadership should provide 
certainty and stability through quality and accurate information 
and a forward-thinking approach.  
 
 
3.1 Existing Conditions 
 
Doing Business in the City of St. Francis  
 
The City of St. Francis is home to a comprehensive mix of retail, 
office, industry, and dining that range from national chains to 
local operations.   St. Francis also offers a unique mix of 
developable sites and high value redevelopment opportunities.  
 
 

 
 
 

“Business Owners Find 
Value Here” 
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Figure 3.1 summarizes the distribution of business types within 
the City. The information is based on the 2011 U.S. Census: Zip 
Code Business Patterns for Zip Code 53235, which nearly 
matches the municipal boundary for the City (see Figure 3.2).  
The industry codes listed in Figure 3.1 refer to the North 
American Industrial Classification System (NAICS).  
 

For a city of its size, the City of St. Francis has a substantial 
amount of industrial and manufacturing businesses contributing 
to its economic base.  The majority of industrial businesses are 
located in the St. Francis Industrial Park, north of Bolivar Avenue 
and east of Clement Avenue.  Industries include a mix of 
machinery, food products, paint, chemical and fabricated metal 
businesses.   
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Source: USNaviguide.com 

 Figure 3.2 
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Source: SEWRPC, 2013 

Manufacturing (22 businesses, including 3 with over 100 
employees), health care and social assistance (19 businesses), 
and retail trade (18 businesses) are shown as the most 
prevalent industry types in 2011. 
 
Many businesses in the City are tailored operations that employ 
one to four employees, reflecting a market capture that 
provides unique, local services at a community scale.  This 
small business size is an advantage for the City, as it shows 
market responsiveness to community needs, and the opportunity 
for larger businesses to locate in the City and connect to a 
scaled supply chain of related products and services. 
 
The City provides complementary services to support a positive 
business environment, specifically through its business-friendly 
permitting and approval process.  As a mid-sized community 
with an appropriately-scaled municipal staff, the City of St. 
Francis can convene the Plan Commission and City Council on an 
as-needed basis to approve plans.  Development reviews in St. 
Francis over the last five years have moved quickly, and at a 
pace that meets or exceeds that of the developer’s.  City codes 
are adjusted for specific developments if the plans align with 
long-term goals for the surrounding area.  While larger 
communities can utilize six to eight months for the development 
review process, the City of St. Francis can work more diligently. 
 
 
Existing and Forecasted Employment 
 
Employers in the City of St. Francis offered 3,945 jobs in 2000 
– an increase from 3,760 jobs in 1990 (Figure 3.3).  Based on 
forecasts for Milwaukee County and the region, St. Francis is 
predicted to house at least 4,188 jobs by 2035. 
 

Of note is the projection that St. Francis will be responsible 
for 81% of the job growth in Milwaukee County from 2000 
to 2035.  Milwaukee County and Southeastern Wisconsin saw a 
decrease between 2000 and 2010 in the number of jobs.  As a 
result, Milwaukee County is projected to have a net growth of 
300 jobs between 2000 and 2035.  St. Francis is projected to 
house 243 of those 300 jobs, representing a significant share of 
the total job growth in the County.  This projection further 
solidifies that regionally, St. Francis is expected to outpace 
other communities in growing its economic base through the 
recruitment of new business and expansion of existing business.  
 
As of 2012, the City of St. Francis had 5,411 individuals in the 
labor force.  See Section 4.2 for labor force data. Simply put, 
St. Francis is exporting workers – meaning that the 
community is marketable to new businesses and expanding 
businesses that need to pull from the area labor force. 
 
Figure 3.3 

City of Milwaukee Southeastern
St. Francis County Wisconsin

Actual (2000) 3,945             624,600         1,222,800      

Actual (2010) N/A 575,400        1,176,600     

Projected (2035) 4,188             624,900         1,368,300      

2000 to 2035 243               300               145,500        

Jobs by Geography

 
 

 
Assessed Value of  
Residential Real Estate  
 
From November 2012 to November 2013, 128 residential, 
commercial and vacant properties sold in the City.  Figure 3.4 
represents a detailed breakdown.  The median selling price of 

“We Have a Strong 
Employment Base” 

“There’s a High Value 
in Owning Here” 
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Source: GRAEF 

a single family home was $109,000, while the median sale 
price for condominium units sat higher at $187,400.  As seen 
nationally, sale prices at the lower end of the spectrum were 
influenced by foreclosures, thus lowering the median prices.  
With this said, median selling prices in St. Francis represent a 
strong retention of property value relative to downward 
trends from the economic recession. 
 

Single-Family Residential 89 $225,500 $109,000 $25,500
Condo 30 $332,000 $187,400 $70,000
Duplex 2 $118,000 $106,500 $95,000
Commercial/Industrial 7 $3,740,000 $453,000 $225,000

Real Estate Transactions in City of St. Francis, Nov. 2012 - Nov. 2013

Type of Property High Sales Price
Number of 

Listings Sold
Median Sales Price Low Sales Price

Source: Zillow

Figure 3.4 

Figure 3.5 
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3.2 Labor Force and Economic Base 
 

Employment 
 
Approximately 68% of St. Francis residents are in the labor 
force (U.S. Census Bureau, 2012).  This is comparable to the 
City of Cudahy, the City of South Milwaukee (Figure 3.5), and 
Milwaukee County, whose populations in the labor force are 
66%, 68%, and 66%, respectively, as shown in Figure 3.6.  The 
City of Oak Creek has a slightly higher percentage (74%) of its 
population in the labor force.   
 

Figure 3.6 

 
 
 

 
 
The labor force in St. Francis represents a full range of talents 
and occupations, the majority of whom are in positions which 
require an advanced education (Figure 3.8).  New and 
expanding businesses have an opportunity to capitalize on 
the talented employment base in St. Francis. 

“Our Community has 
a Strong Work Ethic” 

No. % No. % No. % No. % No. %

Population, 16 and older 7,918 100.0% 14,639 100.0% 26,951 100.0% 16,881 100.0% 742,939 100.0%
In Labor Force 5,411 68.3% 9,613 65.7% 20,062 74.4% 11,419 67.6% 489,813 65.9%
  Civilian Labor Force 5,377 67.9% 9,613 65.7% 19,949 74.0% 11,387 67.5% 489,702 65.9%
    Employed 4,748 60.0% 8,871 60.6% 18,699 69.4% 10,453 61.9% 438,957 59.1%
    Unemployed 629 7.9% 742 5.1% 1,250 4.6% 934 5.5% 50,745 6.8%
  Armed Forces 34 0.4% 0 0.0% 113 0.4% 32 0.2% 111 0.0%
Not in Labor Force 2,507 31.7% 5,026 34.3% 6,889 25.6% 5,462 32.4% 253,126 34.1%
Source: U.S. Census Bureau, American Community Survey

Employment Status, City of St. Francis & Vicinity, 2012

City of St. Francis City of Cudahy City of Oak Creek City of South Milwaukee Milwaukee County

Employed
60.0%

Unemployed
7.9%

Armed 
Forces
0.4%

Not in 
Labor 
Force
31.7%

Employment Status - City of St. Francis 
(2012)

Figure 3.7 

No. % No. % No. %

Civilian employed population 16 years and over 4,748 100.0% 438,957 100.0% 2,844,814 100.0%

Management, business, science, and arts occupations 1,594 33.6% 152,271 34.7% 982,822 34.5%

Service occupations 642 13.5% 91,858 20.9% 478,727 16.8%

Sales and office occupations 1,474 31.0% 101,464 23.1% 666,408 23.4%

Natural resources, construction, and maintenance 
occupations

325 6.8% 24,426 5.6% 236,595 8.3%

Production, transportation, and material moving                  
occupations

713 15.0% 68,938 15.7% 480,262 16.9%

Source: U.S. Census Bureau, American Community Survey

City of St. Francis Milwaukee County Wisconsin

Distribution by Occupation, City of St. Francis & Region, 2012

Industry

Figure 3.8 
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The employment opportunities that currently exist in the City 
offer residents a variety of choices within the fields that 
currently employ them.  The 2012 American Community Survey, 
prepared by the U.S. Census Bureau, shows that ‘Educational, 
Health Care, and Social Assistance Services’ is the most 
prevalent field of employment in St. Francis, with 21.5% 
percent of employed residents working in that industry. 
‘Manufacturing’ is the second most common employer for St. 
Francis residents at 14.2% of the employed labor force. Other 

industries employing more than 10% of residents were 
‘Professional, Scientific, and Technical Services,’ and ‘Finance, 
Insurance, and Real Estate.’  These employment figures provide 
a snapshot for the City of St. Francis, and businesses considering 
St. Francis, as to the skill sets of the local employment base. 
 
 
 
 
 
 
   

 Civilian employed population 16 years and over, total 4,748 100%
  Agriculture, forestry, fishing and hunting, and mining 137 2.9%
  Construction 123 2.6%
  Manufacturing 675 14.2%
  Wholesale trade 69 1.5%
  Retail trade 435 9.2%
  Transportation and warehousing, and utilities 336 7.1%
  Information 123 2.6%
  Finance and insurance, and real estate and rental and leasing 507 10.7%
  Professional, scientific, and management, and administrative and waste management services 500 10.5%
  Educational services, and health care and social assistance 1,023 21.5%
  Arts, entertainment, and recreation, and accommodation and food services 385 8.1%
  Other services, except public administration 243 5.1%
  Public administration 192 4.0%
Source: U.S. Census Bureau, American Community Survey

Industry for Employed Civilian Population, 16 & Over, City of St. Francis, 2012

Industry % of TotalNo. of Employees

Figure 3.9 
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Income 
 
Household incomes in St. Francis represent the economic 
value that exists in the community (Figure 3.10).  For a 
community of 2.57 square miles (1,646 acres), St. Francis boasts 
a strong level of purchasing power.  Standard market analyses 
conducted by retail outfits capture data for St. Francis that 
often reference 0.25-, 0.5-, or 1-mile radii around a St. Francis 
development site – most of which include the Seminary and the 
General Mitchell International Airport (i.e., areas with no 
“rooftops” or household income to measure).  Special sites like 
these skew the results of commercial real estate analyses for St. 
Francis.  The existing “selective” retail outfits in St. Francis have 
left a gap in the market on the south side. St. Francis retains 
purchasing power despite significant areas of open land.  
Figure 3.11 illustrates the range of household incomes for St. 
Francis vis-à-vis the County and other South Shore communities. 
 

 “Purchasing Power 
Exists Here” 

No. % No. % No. % No. % No. %

  Total households 4,388 100.0% 7,855 100.0% 13,378 100.0% 8,520 100.0% 383,291 100.0%
    Less than $10,000 254 5.8% 485 6.2% 706 5.3% 496 5.8% 37,605 9.8%
    $10,000 to $14,999 386 8.8% 512 6.5% 566 4.2% 351 4.1% 30,067 7.8%
    $15,000 to $24,999 519 11.8% 997 12.7% 753 5.6% 976 11.5% 53,998 14.1%
    $25,000 to $34,999 625 14.2% 873 11.1% 1,001 7.5% 891 10.5% 41,793 10.9%
    $35,000 to $49,999 656 14.9% 1,175 15.0% 1,766 13.2% 1,140 13.4% 52,447 13.7%
    $50,000 to $74,999 693 15.8% 1,851 23.6% 2,806 21.0% 1,915 22.5% 67,562 17.6%
    $75,000 to $99,999 571 13.0% 1,091 13.9% 2,125 15.9% 1,322 15.5% 44,503 11.6%
    $100,000 to $149,999 542 12.4% 705 9.0% 2,915 21.8% 1,039 12.2% 36,170 9.4%
    $150,000 to $199,999 100 2.3% 126 1.6% 504 3.8% 259 3.0% 10,435 2.7%
    $200,000 or more 42 1.0% 40 0.5% 236 1.8% 131 1.5% 8,711 2.3%
 Median household income (dollars) $43,500 - $48,864 - $67,384 - $54,679 - $42,381 -
Source: U.S. Census Bureau, American Community Survey

Income, City of St. Francis & Vicinity, 2012

City of St. Francis City of Cudahy City of Oak Creek City of South Milwaukee Milwaukee County

Figure 3.11 

Figure 3.10 
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3.3 Local Economic Opportunities  

 

Location-Based Opportunities 
 
The City of St. Francis has numerous advantages when it comes 
to retaining and attracting businesses.  Few places nationally 
are positioned in a fashion similar to St. Francis.  With direct 
access to the Lake Michigan shoreline, the Port of Milwaukee, 
General Mitchell International Airport, Interstate 94 and 
Interstate 794, a skilled labor force, and established businesses, 
St. Francis offers the most comprehensive set of amenities in 
the Milwaukee region for employers.   
 
Freight Priority Network 
 
The City of St. Francis is an advantageous location in the region 
for freight. This is due to the array of businesses located within 
St. Francis, as well as the City’s proximity to many 
transportation amenities. The Wisconsin Department of 
Transportation (WisDOT) Freight Priority Network can be used 
to address funding gaps in the City’s short term freight 
transportation, transportation investment, and freight needs. The 
WisDOT Network is not intended to be used as a long range 
plan.  
 
There are two north-south rail corridors in the City of St. Francis. 
Efforts could be made to work with businesses that utilize the 
railroad, along with businesses that are located adjacent to the 
railroad corridors that may not, in order to find opportunities 
for improvement and utilize the connections at a greater 
capacity. Freight connections can be made at this time on the 
Lake Parkway, as well as the nearby Interstate-94/43 trucking 
corridor.  
 

 
 

 
Relationship-Based Opportunities 
 
The City of St. Francis has strong ties to its business community.  
City employees work closely with business owners to find the 
best fit for their needs – both in terms of real estate and in 
terms of access.  Owners and operators of existing businesses 
have a history of good communication with the City, and 
businesses interested in locating in St. Francis can look forward 
to a community open to new relationships. 
 
The City of St. Francis is an active partner in the newly-
assembled South Shore Chamber of Commerce.  This promotes 
the Cities of Cudahy, South Milwaukee, and St. Francis. Local 
leaders meet on an annual basis for a South Shore Option 
event where each community presents recent developments, 
what’s on the horizon, and development opportunities.  The 
former St. Francis Association of Commerce is likely to be the 
“Friends of St. Francis” group in the future.  As an active partner 
in the South Shore Chamber, the City of St. Francis can continue 
to leverage marketing opportunities for greater community 
benefit. 
 
The recently concluded 2014 business survey, outlined in the 
next section, is a testament to the City’s commitment.  The City 
conducted the online business survey to better understand the 
current desires of area business owners.  
 
The City chose to conduct a set of surveys in 2014 to pair with 
the Comprehensive Plan Update.  One of the two sets was 
distributed to approximately 50 businesses via postcard.  The 
20 percent response rate, from owners of predominantly 
manufacturing and finance industries, produced several 
comments to help guide the City in making investments that 

“No Other Place Like 
This Exists” 
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matter to business owners.  These comments are categorized 
below.  The businesses represented have been in their current 
location from as few as four years to as long as 54 years. 
 

 Incentivize infill retail/office along Layton Avenue to 
keep the corridor active and attractive for businesses. 

 Invest in street maintenance that centers on road repair, 
and minimize the installation of new traffic signals. 

 Get sites in St. Francis (whether land only or land with 
improvements) to “move-in ready” status, as business 
owners feel limited in terms of room for expansion. 

 
Of note is Figure 3.12, which illustrates that the majority of 
business owners are seeing their sales increase.  Additionally, 
86% of respondents, when asked “what do you like BEST 
about your property and/or building?”, answered with one 
word: LOCATION. 
 
A few business owners referenced the desire to have a bus stop 
closer to their actual stores, and to see a grocery retailer locate 
in St. Francis.  (These and other survey results are available at 
City Hall.) 
 
Site-Based Opportunities 
 
The City continuously reviews its real estate to ensure that the 
community offers a variety of facility types and sizes, as 
evident in the “Areas Susceptible to Change” outlined in a 
subsequent section.  The “Areas Susceptible to Change” point to 
where the City of St. Francis should focus its resources in the 
coming years: in the 5 Catalytic Areas outlined in the Land Use 
chapter.  Sixteen of the 49 Areas Susceptible to Change fall 
within a Catalytic Area, as shown in Figure 3.15 in the next 
section. 
 

 
Additionally, the City operates three Tax Incremental Financing 
(TIF) districts, which help to spur private investment within those 
areas (Figure 3.13).  These processes and tools speak to the 
City’s proactive approach to building local economic 
opportunities. 

Figure 3.12 
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 Figure 3.13 
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Market-Specific Opportunities: Aerotropolis 
 
An aerotropolis is an urban development model that centers on 
an airport and seeks to ignore traditional geopolitical 
(municipal, county, and state) boundaries.  In 2013, 
stakeholders and municipal leaders around the General Mitchell 
International Airport released the name “Aerotropolis 
Milwaukee” for the collaborative group.  Aerotropolis 
Milwaukee is led by the Milwaukee Gateway Aerotropolis 
Corporation (MGAC), which is managed by the Gateway to 
Milwaukee.  Participants in Aerotropolis Milwaukee include:  
 
 General Mitchell International Airport 
 Milwaukee County 
 Port of Milwaukee 
 WDNR, WEDC, WHEDA, and WisDOT 
 Southeastern Wisconsin Regional Planning Commission 
 City of Franklin 
 City of Greenfield 
 City of Milwaukee 
 City of Oak Creek 
 City of South Milwaukee 
 City of St. Francis 
 Village of Greendale 
 Village of Hales Corners 
 Private Business Owners and Developers 
 
St. Francis, with its position on the north end of the Airport 
(Figure 3.14), will directly benefit from marketing and 
development endeavors that take place through Aerotropolis 
Milwaukee.  The City should continue to steer the strategies 
behind Aerotropolis Milwaukee to increase its development 
potential with regard to freight- and cargo-focused industries. 

 
 

Figure 3.14 
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Figure 3.14: Aerotropolis Material 

Source: AerotropolisMKE.com 
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3.4 Identification of Areas Susceptible to Change 
 
Since the completion of the original Comprehensive Plan in 
2003, the City of St. Francis has utilized the following map 
(Figure 3.15) and table to review specific sites in the community 
– those areas which are “susceptible to change.”  Sites and 
areas that are susceptible to change come in many forms.  
Some are developed and occupied, while some are vacant.  
Some are in excellent physical condition, while others would 
likely require redevelopment.  The common thread is that the 
community’s desire to see these sites evolve is high.  
Continual growth and change in St. Francis prompted the City 
Plan Commission in 2013 to identify new sites and update 
specific sites.  The identification of these sites allows the City to 
make informed decisions about local development. 
 
The following map and table illustrate those areas susceptible 
to change, and offer a summary of various site features.  It 
should be noted that the sites are generally numbered from 
west to east, not in order of priority.  Level of priority is 
indicated in the map legend. 
 
What does it mean if a property is identified as susceptible to 
change?  It means that changes on these sites have the 
potential to greatly increase the economic value of St. Francis.  
For a property owner of one of these sites, it means the City 
recognizes a specific need to work with you on changes in the 
development pattern over the next 10 years.  What does it 
mean if a property is not listed as susceptible to change?  For 
an owner of one of these sites, it means the City anticipates 
your property will likely remain stable (by way of use or 
development pattern) for the coming 10 years. 

Source: City of St. Francis 

Source: City of St. Francis 
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Figure 3.15 
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Area ID TIF
Catalytic 

Area
Urgency for 

Change
Notes

1 4 Airport 
Gateway

High
This area is in the airport crash zone; any development must conform to strict height and safety standards.  The Board of Public Works is deciding 
whether to move the abutting Brust Avenue to the west of the current location between Whitnall and Bolivar to create buildable lots. The City has 
heard some discussion about creating a parking lot on the south side of Bolivar to be used by Wixon Spice.

2 Low
Development of manufacturing in this area is consistent with the surrounding area and can increase the tax base. Any development should provide 
access from Clement Avenue and minimize disruption of residential areas.

3 4
Airport 

Gateway
High

Milwaukee County has indicated interest in selling their parcels to the City. The City has considered combining the many, small abutting lots into a larger 
developable parcel. Any redevelopment of this area should be inclusive of all frontage along Layton Avenue from Kansas Avenue to Brust Avenue, 
improving the gateway to the community.

4 4 Low
A recent owner remodeled and cleaned up the property.  The site is now part residence and part business. If redevelopment were proposed, a 
manufacturing use would provide compatibility with surrounding uses.

5 / 5a 4 Low
Development challenges include limited access and its proximity to the railroad right of way and Lake Parkway.  Past proposed developments have 
been rejected due to opposition and access concerns.  Any development should provide a suitable transition between the residential uses to the west 
and the transportation corridor to the east.

6 4 Very Low
Redevelopment of this site could involve a costly relocation.  If the municipal services building and associated functions could be relocated elsewhere in 
the city, this site could be developed in combination with #5. 

7 Medium Improvements should be made to the visual character of this highly visible corner.

8 / 8a Medium
The City has part of the necessary right-of-way to construct a roadway and the Board of Public Works will be reviewing the area to determine if a 
roadway would be beneficial.  

9 Very Low
This site is owned by the Union Pacific RR and is often used by neighbors.  While development of this site is unlikely, the City should pursue a plan for 
the routine maintenance of this property, as it is often littered and could use some landscape adjustments.  

10 Medium
Limited access and irregular site shape make unique redevelopment options.  The City should consider the possibility of redeveloping adjacent sites in 
tandem to increase the likelihood of redevelopment.  Past proposals for duplexes and self-storage have failed.  Although this site is located within a 
residential neighborhood, its location along the railroad corridor makes this site more suitable for light manufacturing or business uses.

11 4 Low Any development or redevelopment of this site must improve the access to the site.  

12 Removed from list by Plan Commission in 2013

13 Medium Land is remediated and development has not yet started.  Appropriate uses include small manufacturing and business.

Areas Susceptible to Change

City of St. Francis
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 Area ID TIF

Catalytic 
Area

Urgency for 
Change

Notes

14 3 High
Past activities include a DNR grant and Phases I and II.  Owners are open to selling.  The City considered abandoning E. Norwich Avenue but there 
were utilities and other businesses abutting the roadway.  Appropriate uses include small manufacturing and business.

15 Medium
Northern edge of this site should be configured to buffer manufacturing uses. Some of the land could be sold to the adjoining land owner.  Appropriate 
uses include manufacturing and business.

16 Low
This site is known to be contaminated per a Phase I.  The site also has access limitations.  Combining this parcel with the parcel to the east may improve 
its redevelopment potential.  

17 / 17a 3
Kinnickinnic 

Corners
High

Both sites are highly visible and are adjacent to a key intersection in the community.  Development should reflect the prominence of the intersection 
and not be limited to future parking for the St. Francis Brewery.

18 Removed from list by Plan Commission in 2013

19 3
Kinnickinnic 

Corners
High

Development should buffer the view of the We Energies substation from Howard Avenue.  This site is adjacent to a key intersection in the community.  
Development should reflect the prominence of the intersection and should include gateway features.

20 3 Medium
Redeveloped into Hidden Ponds, and is roughly halfway developed.  Remaining development is best suited for condominiums or infill single-family 
homes.

21 4
Layton 
Square

High Redevelop as commercial and mixed use structures that maximize connections between Whitnall Square and Layton Mart Shopping Center.

22 4
Layton 
Square

High
Full-scale redevelopment of this site would increase the functionality and value.  Otherwise, façade and parking lot landscape improvements would 
substantially improve the visual character of this shopping center.  

23 4 Low
Development of this site is difficult due to the high tension wires that run through the site.  The potential for development is low. A proposal for public 
gardens has been discussed at various municipal committees, and could work well at this location.

24 4 Low If redevelopment occurs, small scale manufacturing or business uses would be compatible with adjoining uses in Cudahy.  Combining this site with #25 
would improve its redevelopment potential. 

25 4 Low
If redevelopment occurs, small scale manufacturing or business uses would be compatible with adjoining uses in Cudahy.  This is part of a parcel which 
crosses into Cudahy.  Combining this site with #24 would improve its redevelopment potential.  

26 Low Land has been remediated, and currently serves as a car lot.  Could house higher value commercial uses if redevelopment is proposed.

27 Low Could house infill single-family homes; the City desires to vacate and delete any right-of-way as time permits.

27a High As the former City Hall site, this new occupancy or redevelopment opportunity should maximize the parcel by building on the parking lot portion.
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Area ID TIF

Catalytic 
Area

Urgency for 
Change

Notes

28 Low
This area is to the east of the chiropractor and to the west of S. Barland Avenue where E. Betz Avenue is a right-of-way. The City should, as time 
allows, vacate and delete the cul-de-sac portion of the right-of-way (Betz Avenue). The part of Betz Avenue off of Barland needs to be further 
examined to determine if there are still land-locked parcels and if that right-of-way could also be vacated and deleted.

29 3
Kinnickinnic 

Corners
High

This is a City-owned site on E. Norwich Avenue for which a developer has come forward in the past with a desire to develop into side-by-side 
duplexes. It has also been determined by the CDA that this land cannot be combined with #30 due to the extreme expense of relocating different 
utilities.

30 3
Kinnickinnic 

Corners
High A past proposed multi-family development was denied.  The site is suited for a mix of retail, restaurant, and residential uses.

31 3

Garden 
District / 

Kinnickinnic 
Corners

High Note that the "high" priority pertains to the developable areas of this site, which are suited for a mix of uses.

32 High
This single family home is still occupied, but the access is poor. It is recommended that the City purchase this house when it becomes available and 
combine the land with #31.

33 Medium The City would consider acquiring the property when it is marketed.  The site could house infill single-family homes.

34 3 Low This site could house business or office uses if redeveloped.

35 3 Medium While no changes are being seriously considered to the site as of 2013, the site could house infill single family homes.

36 Medium This site could house single family homes.

37 3 Medium
The Plan Commission recommends that a market analysis is performed for this site once the housing market returns.  This site could house infill single-
family homes.

38 3 High This site includes vacant land on the corner of S. Packard Avenue and E. Howard Avenue, and an existing 3-family home. Development should be 
complementary to #44, and is suited for a mix of uses.

39 Removed from list by Plan Commission in 2013
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Area ID TIF

Catalytic 
Area

Urgency for 
Change

Notes

40 3 Very Low
This site should be considered for redevelopment if the School District identifies the need for a new facility elsewhere in the City or the need to 
consolidate services with other surrounding municipal school districts.

41 3 Lake Drive Medium This site could house infill single-family homes.

42 3 Lake Drive Medium This site could house infill single-family homes.

43 3 Lake Drive Low Development should be complementary to #44, and is suited for a mix of uses.

44 3 High Streetscape has been installed on the perimeter, and development plans have already been reviewed.

45 3
Garden 
District

High This site could provide retail fronting Lake Drive with supporting institutional or business uses.

46 Medium This site is a gateway from Cudahy into St. Francis, and is currently a vacant commercial structure.  Redevelopment of the site should complement the 
neighborhood-scale retail to the north, and the residential scale to the south and east.

47 3 Lake Drive Medium
This high-value development opportunity is adjacent to Lake Michigan and has some identified site constraints.  Development should incorporate high-
quality materials, and should be compatible with surrounding office uses.  This site should also provide appropriate view corridors to the Lake that align 
with the development of #44.

48 Lake Drive Medium This high-value development opportunity is adjacent to Lake Michigan and also serves as a gateway to the community from Cudahy.  This site could 
house a mix of uses, and could be maximized with the inclusion of office, retail, or lake-oriented recreational operations.

49 Lake Drive Medium
This high-value development opportunity is adjacent to Lake Michigan and lies between two multi-family residential developments.  In keeping with 
surrounding uses, this site could be best fashioned as a multi-family development which orients buildings both to Lake Michigan and to Lake Drive.
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3.5 Economic Development Programs 
 
Several existing programs can leverage resources from the City 
of St. Francis to secure economic growth in the community.  The 
following list, gathered in late 2013, includes some of these 
programs.  City employees should become conversant in this 
information, make periodic updates to the information, and use 
the listing to recruit and retain businesses.   
 
Milwaukee Economic Development Corporation (MEDC) 
(Source: www.medconline.com)  414.286.5840 
 
 Milwaukee County Revolving Loan Fund 

Provides low interest loans to finance business projects. 
Funding is available for 40% of project cost up to 
$250,000. Businesses must be for-profit and located in 
Milwaukee County. 
 

 M7 Venture Debt Program 
Provides debt financing in collaboration with equity 
investment from accredited investors. The program is 
intended to increase the ability of emerging growth 
companies to access capital that will increase liquidity, as 
well as their ability to reach cash flow to breakeven and 
beyond. The maximum loan amount is $300,000.  Among 
other requirements, businesses must be located in the 
Milwaukee 7 region. 

 
Wisconsin Business Development (WBD) 
(Source: www.wbd.org)  414.383.8600 
 
Wisconsin Business Development has 4 components: the WBD 
Finance Corporation (operates the SBA 504 program), the 
WBD Service Company (provides staffing support to economic  

 
 
 
development groups), the Wisconsin Business Growth Fund, and 
the Lincoln Opportunity Fund, LLC.  The Wisconsin Business 
Growth Fund works with New Market Tax Credits (NMTC) 
allocations, while the Lincoln Opportunity Fund is a certified 
Community Development Financial Institution (CDFI) that 
operates the Capital Access Program. 
 
 Capital Access Program 

Provides financing for Wisconsin companies, especially 
start-ups and small businesses. The program encourages 
lending to businesses which have a more difficult time 
accessing conventional bank financing. Bank, borrower, and 
MEDC each set aside funds to offset the bank’s risk of 
default. 
 

Wisconsin Economic Development Corporation (WEDC) 
(Source: www.inwisconsin.com) 855.469.4249 
 
The Wisconsin Economic Development Corporation was created 
in 2011 as a public-private partnership to replace the State’s 
Department of Commerce in spearheading Wisconsin’s 
economic development efforts. WEDC offers numerous 
incentives and programs for businesses. The following is a 
partial list of programs that may be relevant to St. Francis. 
Contact WEDC or visit their website to review the complete list 
of programs.  
 
 Relocated Business Tax Credit 

Provides a two-year tax credit equal to the amount of 
income or franchise tax liability for businesses that move at 
least 51% of business or $200,000 in payroll from another 
state or country to Wisconsin. 

“We Can Leverage 
Resources” 
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 Manufacturing & Agriculture Credit 

Tax credit available for income derived from manufacturing 
or agricultural property located in Wisconsin.  It is intended 
to offset a significant share of Wisconsin income taxes. 
 

 Economic Development Tax Credits 
Allocated for creation or retention of full-time jobs, based 
on wage range, number of jobs, amount of capital 
investment, and training costs. 
 

 Training Grant 
Assists businesses in workforce retention and expansion into 
new markets by upgrading or improving job-related skills 
of full-time employees. It is intended for businesses making 
a firm commitment to locate in Wisconsin, or to expand an 
existing facility to update a product, process, or service that 
requires training in new technological or industrial skills. 

 
 Certified in Wisconsin 

Certifies building sites to minimize risk to investors. Program 
coordinators work with local communities to identify 
development ready sites for major projects. 
 

 Main Street Program & Connect Communities 
Two distinct programs that offer technical assistance to 
communities for economic and community development 
efforts. 
 

 Capacity Building Grants 
Provides grants to local economic development 
organizations to leverage their ability by assisting with 
economic assessments and strategy. 
 

 
 Community Development Investment Grant 

Supports urban, small city, and rural community 
re/development efforts by providing financial incentives for 
shovel-ready projects with emphasis on, but not limited to, 
downtown community-driven efforts. Grant recipients must 
demonstrate significant, measurable benefits in job 
opportunities, property values, and/or leveraged 
investment by local and private partners. This grant 
opportunity is available on a continual basis without specific 
application deadlines. 
 

 Idle Industrial Sites Redevelopment Program 
Offers grants to Wisconsin communities for the 
implementation of redevelopment plans for large industrial 
sites that have been idle, abandoned, or underutilized for 
at least five years. Grants may be made to government 
entities for sites over 10 acres where redevelopment is 
impeded due to existing site conditions. An approved 
redevelopment plan demonstrating strong potential for 
significant measurable economic benefits, such as increased 
generation of property taxes and the creation of full-time 
permanent jobs, will increase the competitiveness of a 
proposed project. 
 

 Wisconsin Coastal Management Grant Program 
Dedicated to preserving and improving access to the 
natural and historic resources of Wisconsin’s Great Lake 
coasts. Grants are available for coastal wetland protection 
and habitat restoration, nonpoint source pollution control, 
coastal resource and community planning, Great Lakes 
education, public access, and historic preservation. 
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 Brownfield Program & Site Assessment Grant 
Brownfield Program helps convert contaminated sites into 
properties that are ready for redevelopment by providing 
grant funds to assist local governments, businesses, and 
individuals with assessing and remediating environmental 
contamination of abandoned, idle, or underused facilities or 
sites. Wisconsin’s Brownfield Site Assessment Grant (SAG) 
Program provides grant funds to assist local governments 
with conducting initial environmental assessment and 
demolition activities on an eligible abandoned, idle, or 
underutilized industrial or commercial site. 
 

 Business Opportunity Loan Fund 
Provides financing options through loans or loan guaranties 
to businesses that are investing funds to expand or relocate 
to Wisconsin. WEDC investments generally are based on 
need, quality, and quantity of jobs and other requirements. 
 

 Impact Loan Program 
Provides forgivable loans to businesses with expansion 
projects having significant impact on job creation, job 
retention, capital investment, and on the surrounding area. 
Forgiveness of principal and accrued interest is based on 
meeting specific contracted-for deliverables, such as job 
creation, job retention, and/or capital investment. 

 

Additional Tools for Brownfield Redevelopment 
(Source: http://dnr.wi.gov/files/pdf/pubs/rr/rr539.pdf) 
 
The City of St. Francis has, as of March 2014, 13 “open status” 
brownfield sites according to the WDNR (Figure 3.16).  These 
sites may or may not require funding assistance to “boost” on-
site remediation activities.  Numerous federal and state 
departments offer programs to assist communities and private 
parties in the cleanup and redevelopment of brownfield sites.  
The following “Quick Reference Chart” summarizes and 
organizes these programs by eligible expenses.  The chart is an 
excerpt from “The Financial Resource Guide for Cleanup and 
Redevelopment” (Guide) published by the WDNR in 2013.   
 
The Guide is divided into sections on grants, reimbursements, 
loans, tax incentives, and waterfront revitalization programs. 
Within each section are one-page summaries which offer 
detailed information about who may apply, eligibility criteria, 
and other factors. Many of the financial tools can be used in 
conjunction with one another and with private funding from 
traditional sources. 

Source: City of St. Francis 
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Figure 3.16 

Source: Wisconsin Department of Natural Resources 
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Figure 3.17 

Source: Wisconsin Department of Natural Resources 
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 Figure 3.17 continued 

Source: Wisconsin Department of Natural Resources 
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3.6 INTERVIEW SPOTLIGHT:  INTERNATIONAL 
RESTAURANT CHAIN 

 
August 2014 
 
Understanding the perspectives of local, regional, national, and 
international restaurant operators is a critical component to 
carrying out solid economic development strategies in St. 
Francis.  This chapter includes input from both a local 
retail/restaurant operator and an international restaurant 
representative who lives in southeastern Wisconsin.  Takeaways 
from the latter interview are summarized here. 
 
What are the standout characteristics of St. Francis?  The City 
of St. Francis has good rooftop density, but it is linear.  
(Generally speaking, 45% of our business comes from the 
rooftops we capture in a trade area.)  Lake Michigan cuts off 
the trade area, making it difficult when modeling expected 
revenue generation.  Additionally, it is difficult to pinpoint the 
center of activity for a) families at home, b) the local working 
population, and c) those traveling to a local shopping 
destination. 
 
The City of St. Francis should: 
 
 Create a focal point for commercial activity, not four 

miniature focal points (e.g., prioritize where staff will pour 
its resources into economic development initiatives), 

 Continue to “go vertical” with development so that the local 
rooftop counts, traditionally crippled by the Seminary, the 
Airport, and Lake Michigan can be countered, and 

 Adopt the notion of being more “commercially aggressive”, 
that is, committing to a confident vision of what the City 
wants for commercial activity and where it should be 
focused. 

 
When you have an older community (in terms of platting and 
parcel sizes), commercial real estate development often 
requires an assembly of numerous parcels.  Many times, this 
assembly results in a purchase equivalent to an entire city block.  
Doing so impacts the character of part of a community, which 
can then generate concern from residents.  In turn, transition 
zones or buffer areas become needed between the newly 
assembled parcel and the surrounding residences.  Having the 
City as a strong communicator to both the real estate 
representative and community members is essential to creating 
a successful development. 
 
Ultimately, some of the biggest elements that can slow the 
development process in communities like St. Francis is 1) zoning 
(or rezoning) and 2) the cost of acquisition and, if needed, 
demolition of existing buildings.  If the City staff can keep a 
good handle on the specific interests of existing and speculative 
businesses, staff can keep the development process rolling so 
that both the businesses and community members are happy 
with the outcome. 
 
Knowing the specific desires of existing and speculative 
businesses, and keeping tabs on those specific desires, can 
help City staff facilitate the growth of commercial and retail 
activity in St. Francis. 
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3.7 INTERVIEW SPOTLIGHT:  LOCAL 
RETAIL/RESTAURANT OPERATOR 

 
August 2014 
 
Understanding the perspectives of local, regional, national, and 
international restaurant operators is a critical component to 
carrying out solid economic development strategies in St. 
Francis.  This chapter includes input from both a local 
retail/restaurant operator and an international restaurant 
representative who lives in southeastern Wisconsin.  Takeaways 
from the former interview are summarized here. 
 
How can St. Francis capitalize on its assets to attract 
additional commercial activity?  Additional retail and 
restaurant opportunities are highly desired by St. Francis 
residents. The City needs to keep a current list of available 
properties and businesses hoping to expand, know the brokers 
and owners for those sites and businesses, understand existing 
limitations, and have a list of state and local financial incentives 
that could be utilized at each site or for each business.  In short, 
the City can capitalize on its assets by being a knowledgeable 
and active partner alongside business owners.   
 
The City of St. Francis should: 

 
 Allocate administrative time to building economic 

development opportunities, 
 Closely evaluate where and when streetscape costs have 

been passed to adjacent property owners, and where that 
may occur in the future,  

 Secure administrative and financial resources for site 
readiness, 

 Focus on infill in St. Francis to bring more buying power, and  

 Promote increased density and value on the lakefront. 
 
The City, residents, and business owners want to keep pace with 
the surrounding economic development efforts of Cudahy and 
Milwaukee.  Yet the population and service needs in St. Francis 
yield the need for essential service positions at the City.  The 
City does not have a designated staff person for economic 
development, and business owners feel that having a primary 
contact for economic development would enhance retail and 
commercial activity tenfold.  Local retail and restaurant 
operators are looking for business champions at City Hall who 
can help navigate the complexities that come with maintaining 
and/or growing a business. 
 
St. Francis can be more competitive by partnering with 
entrepreneurs and businesses to provide them with technical 
assistance and resources.  
 

Source: GRAEF 
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3.8 Economic Development Goals 
 
Comprehensive planning goals are intended to be broad-
based statements which are supported by subsequent 
implementation strategies.  As such, the following economic 
development goals can be timed or measured by referencing 
the supporting implementation strategies in Section 3.9. 
 
 Pursue the expansion and maintenance of existing 

businesses, and recruit new businesses to St. Francis. 
 Improve the quality of retail businesses within St. Francis by 

incentivizing a) site and building improvements and b) 
strengthened business operations. 

 Sustain a variety of retail, office, and manufacturing 
facilities that accommodate companies of various sizes. 

 Facilitate the rehabilitation of vacant retail, office, and 
manufacturing facilities that push sites to “move-in ready” 
status. 

 Actively market St. Francis in digital and print media as a 
good location to live, work, shop, and recreate. 

 
3.9 Economic Development Implementation Strategy  
 
 Streamline the PUD approval process to reduce the number 

of months and amount of resources needed for applicants to 
get approved. 

 Develop citywide design standards for commercial and 
multi-family properties to ensure that high-quality materials 
and design details are incorporated into all developments. 

 Develop a site due diligence process to proactively prepare 
for proposed new developments. 

 Pursue site enhancements (e.g., building rehabilitation, 
environmental remediation – if needed, and landscape 

installation) on the Areas Susceptible to Change listed as 
“High” priority. 

 Focus business attraction to the City’s three Tax Incremental 
Financing districts.  

 Work collaboratively with other municipalities and the 
Aerotropolis to develop a corridor plan for the commercial 
district along Layton Avenue.  

 Develop an economic development master plan for the 
Kinnickinnic Avenue corridor between the City limits to the 
north and the City limits to the south. 

 Develop a comprehensive list of businesses interested in 
relocating to, or expanding in, St. Francis, and connect with 
the owners of those businesses to find them a location in St. 
Francis. 

 Tailor business recruitment to attract dining establishments, 
particularly breakfast locations, to St. Francis. 
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4 Natural & Cultural Resources 
 
4.1 Context 
 
Natural and cultural resources are a hallmark of living in St. 
Francis and have become increasingly important as defining 
features which give the community value, quality and character.  
Residents and employees value these resources as community 
amenities because they add to the quality of life of the City.  
As St. Francis – through its economic development, housing, and 
land use strategies – is continuing to position itself as an ideal 
live-work community, attention to its current natural and cultural 
resources is fundamental.  The integrity of the City’s social and 
economic fabrics is paramount, and these community amenities 
reinforce their foundation.  
 
When assessing these resources for a comprehensive plan, St. 
Francis’ urban context frames the analysis with a focus on 
certain types: groundwater, forests, environmentally sensitive 
areas, threatened and endangered species, stream corridors, 
surface water, floodplains, wetlands, wildlife habitat, parks, 
open spaces, historical and cultural resources, community design, 
and recreational resources.  This focus provides the perspective 
necessary to develop strategies that maintain and enhance 
these resources to encourage social interaction, physical activity, 
and access to green space. 
 
Natural and cultural resources are not solely a tangential 
amenity that communities should view as supplementary to 
essential governance.  These resources create an attractive 
environment for residents and families, which in turn cultivates a 
dynamic and diverse workforce.  This then feeds a healthy 
community economy and becomes a reason why businesses 
would see St. Francis as an ideal location. 
 

4.2 Water Resources 
 
Both the Lake Michigan and Kinnickinnic River watersheds are 
influenced by past, present, and future changes made in the 
City of St. Francis.  Some of the streams found within the City 
have been extensively modified (examples of modification are 
channelizing and enclosing).  All wastewater flows to the 
Milwaukee Metropolitan Sewerage District (MMSD). 
 
Lake Michigan is arguably the most influential water feature of 
the City.  Its erosion potential was analyzed in 1984 by the 
Southeastern Wisconsin Regional Planning Commission 
(SEWRPC).  Measures were recommended to increase shoreline 
protection and reduce the impacts of erosion.  Several of these 
measures have been performed since then and have 
significantly stabilized the shoreline.  Lake Michigan water 
levels, water quality, and the Lake as an ecosystem continue to 
be a primary focus of agencies concerned with health and long-
term sustainability of the region’s water-based communities. 
 
Wetlands (Figure 4.2) account for a small percentage of the 
land within the community.  The health and quality of 
environmental features like wetlands, however, often correlates 
with the health and quality of other natural systems.  Wetlands 
serve to provide habitat for amphibians and insects, migrating 
birds, and spawning habitat for fish, while simultaneously aiding 
in nutrient cycling and water filtration.  Most wetlands located 
within the municipal boundaries are found within the St. Francis 
Seminary lands and open urban lands (Figure 4.1) north of 
Howard Avenue.  Although wetland maps from public agencies 
are generally accurate, precise boundaries require more 
detailed site investigation.  Groundwater contours confirm the 
predominant flow toward Lake Michigan. 
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Figure 4.1 
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4.3 Mapped Environmental Areas  
 
Two significant environmental corridor features (Figure 4.2) 
include approximately 7 acres of Isolated Natural Resource 
Area (INRA) and 433 acres of Primary Environmental Corridor 
(PEC), as identified by SEWRPC’s Regional Natural Areas and 
Critical Species Habitat Protection and Management Plan for 
Southeastern Wisconsin (Planning Report, December 2010).  The 
PEC essentially consists of a large portion of the St. Francis 
Seminary lands, and the entire Lake Michigan Bluff zone.  The 
37-acre St. Francis Seminary Woods located in the PEC is 
identified as Natural Area 2 (NA-2) having Countywide or 
regional significance and was once recommended for purchase 
by Milwaukee County, according to the SEWRPC natural areas 
planning report.  This area potentially supports rare, 
threatened, or endangered species.  Mature woodlands were 
located on site consisting of beech and a variety of oaks.  
Finally, the INRA – located within the City – adjoins with the 
western edge of Greene Park and consists of a large stand of 
deciduous trees (primarily oaks). 
 
Bedrock and soil conditions can be found in a variety of sources 
from SEWRPC and the DNR. The soils generally located within 
the City of St. Francis are primarily of the Ozaukee-Morley-
Mequon association and have a thickness between 20 to over 
100 feet thick.  This association is generally found in glaciated 
uplands where the soils formed in a thin layer of loess and the 
underlying glacial till.  The association extends westward from 
Lake Michigan and consists of a narrow sand beach and 
intermittent “clay” bluffs and of gently sloping to rolling 
morainic ridges that roughly parallel the shoreline.   
 

 
 
4.4 Habitat 
 
Wildlife habitat is generally limited to the St. Francis Seminary 
Woods, urban open lands located north of Howard Avenue and 
south of the Seminary property, small areas of wetlands, as 
well as the beach and bluff areas along Lake Michigan.  This 
area is potential habitat for a variety of mammals, birds, and 
various amphibians and reptiles.  Scattered stands of mature 
trees throughout the City also play a habitat role for squirrels 
and a variety of adapted urbanized birds.  In addition, Lake 
Michigan is home to a number of fish species and shoreland 
bird nesting habitats along the beaches and bluffs.   
 
4.5 Cultural Resources 
 
Cultural resources in the City of St. Francis are of great value to 
the community.  These include both structures recognized 
formally through historic preservation groups as well as those 
buildings and urban landscapes which form the foundation of 
the City’s long-term history as a live-work industrial community. 
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Figure 4.2 
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Lake Michigan must not only be considered a natural resource 
but also a primary cultural resource which established much of 
the identity of the community. Residents have identified the Lake 
as a key asset of living in the community.  Consequently, the 
shoreline must be preserved as part of the community 
experience.  
 
St. Francis Seminary and the Sisters of St. Francis of Assisi 
Convent/Marion Center and their associated grounds are 
perhaps the most recognized historic areas in the City.  These 
buildings and grounds are strong, long-term landmarks for the 
City of St. Francis.  Many other historic structures and buildings 
have not been documented.   
 
 
4.6 Parks and Public Places 
 
The park system in Milwaukee County represents another major 
resource that combines both cultural and natural elements.  The 
City supports parks and associated public places. Examples of 
this include park enhancements and a new trail system in recent 
years. 
 
Within the City of St. Francis are two county and three 
municipal parks. 
 
 Citizen Municipal Park: Outdoor recreational facilities at 

Citizen Municipal Park include a playground, children’s sand 
area, and picnic areas.  

 Milton Vretenar Memorial Park: Milton Vretenar Memorial 
Park provides a picnic shelter, bathrooms, playground, 
patio, baseball diamond, volleyball court, horseshoe pits, 
and bandshell.  Many community events are hosted in this 

park, including regular family movie nights, St. Francis Days, 
the 4th of July, and events by the Arts Council. Since 1995, 
the park has hosted the award-winning National Night Out 
event.  

 Bombay Tot Lot: This facility consists of a playground along 
Lake Parkway 794, just south of the pedestrian overpass 
and the parking area. 

 Greene Park (County): Greene Park amenities include three 
baseball diamonds, three tennis courts, two soccer fields, a 
football field, a concession area, a wading pool, basketball 
court, and playground and trail system. 

 Bay View Park (County): Most of Bay View Park lies in St. 
Francis (the northern remainder lies in Milwaukee).  The park 
includes a beach, soccer field, picnic areas, and a 
connection to the Milwaukee County Oak Leaf Bicycle Trail.  
This park consists of 39.5 acres along Lake Michigan. 

 
In addition to these five parks, St. Francis benefits from the 
following recreational amenities:  
 
 Nojoshing Trail: This municipal trail system features a 

natural area from Trestle Creek to the City-owned portion 
of the Seminary Woods. This growing trail system connects 
to the Civic Center, E. Howard Avenue, and off of S. Lake 
Drive, north of S. Packard Avenue (see Transportation 
chapter for additional details). 

 Oak Leaf Trail (County): This County-wide bike and 
walking trail system traverses the lakefront with connections 
to Bay View Park, as well as neighborhoods and corridors 
in St. Francis. 

 
 



City of St. Francis – COMPREHENSIVE PLAN UPDATE 

NC: 58  4. Natural and Cultural Resources  |  December 2015 

Nojoshing Trail looking west towards residential subdivision, October 2015. Source: GRAEF 

Nojoshing Trail looking west, October 2015. Source: GRAEF 

In addition to the parks that create the social setting for the 
interaction of people in the community, there are numerous 
“informal” public meeting and recreation places.  For many 
planners, the “best management” practice for public places 
focuses more on the character of the streets, hardscape plazas, 
and the creation of high-activity pedestrian zones.  In addition 
to the physical attributes that are often provided in “pedestrian 
friendly” designed spaces, future public places should look to 
enhance the social and economic potential of different public 
places. 
 
4.7 Open Land 
 
Open urban land exists in St. Francis, including areas along the 
Lake, the St. Francis Seminary, regulated airport land, former 
We Energies land that is now City-owned, and the We Energies 
corridor.  The preservation of the City’s non-urbanized open 
space helps preserve the quality of life in St. Francis by 
providing public benefits such as wildlife habitat, a rest from 
urban development, and an increase in property values.  
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Figure 4.3 
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Figure 4.4 
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4.8 Natural and Cultural Resource Goals 
 
Based on the data and observations discussed in this chapter, 
the following goals are the focus for St. Francis with regard to 
Natural and Cultural Resources.  As mentioned in prior chapters 
regarding goals and implementation strategies, goals are 
intended to be broad statements outlining general 
community desires, while the implementation strategies 
provide actionable detail for the City and community 
partners.  

 Construct vegetative buffers to prevent contaminants, 
fertilizers, and silts from entering surface waters by way of 
mowed lawns, roadways, and other exposed or 
contaminated lands.  

 Preserve existing wetlands, as they are important to ground 
water and surface water quality, and provide valuable 
wildlife habitat.   

 Direct heavy truck traffic to the main streets and outside the 
residential areas wherever possible.   

 Protect and preserve the limited surface water located in 
the St. Francis Seminary Woods and throughout the 
community.  The St. Francis Seminary Woods and the INRA 
should be monitored, maintained, and preserved with the 
completion of a natural areas restoration and enhancement 
plan. 

 Spur the creation of options for the continued use and 
enhancement of the former We Energies land owned by the 
City.  

 
 

 Preserve the several small woodland tracts that exist 
throughout the community by including them in a natural 
areas restoration and enhancement plan. 

 Protect the portion of the PEC located along the Lake 
Michigan bluff zone, and continue to protect it against bluff 
toe erosion that occurs more rapidly during high water 
periods. 

 Develop cultural resources to maintain and enhance the 
community’s character and maintain or enhance public high-
activity places. 

 Maintain and maximize visual, physical, and social access to 
the bluff from the local streets to encourage use by many 
community users and preserve the community’s identity as a 
Lake Michigan shoreline community.   

 Work with the Diocese to increase connectivity through the 
Seminary Woods.  

 
 



City of St. Francis – COMPREHENSIVE PLAN UPDATE 

NC: 62  4. Natural and Cultural Resources  |  December 2015 

 
4.9 Natural and Cultural Resources 

Implementation Strategies 
 
Based on the aforementioned goals and observations, the 
following implementation strategies must be undertaken by 
several parties (see Chapter 9 for responsible parties): 

 Meet with Milwaukee County Parks' officials to review 
physical and management changes in bluff conditions along 
Lake Michigan. 

 Participate with SEWRPC in reviewing and revising the 
Milwaukee County Park and Open Space Plan.   

 Install new features at, and boost maintenance in, existing 
County Parks within St. Francis.  Consider establishing 
“Friends of” groups to further this strategy. 

 Prepare a concept plan for the We Energies sites around 
Howard Avenue to identify open lands for restoration, 
environmentally-sensitive areas for preservation, and 
developable areas. 

 Continue detailed shoreline protection through existing and 
new regulations to ensure long-term preservation of the 
shoreline as an active, highly-visible, and defining feature 
of the community.   

 Ensure that the design of future development protects, 
preserves, and reflects cultural resources within the City (see 
section 5.6).  

 Develop Historic Preservation guidelines to promote the 
integration of historic design elements into modifications and 
maintenance. 

 Establish a working group of key stakeholders to discuss the 
future protection and enhancement of open lands in St. 
Francis, such as Seminary Woods.  

 Perform ongoing monitoring of the Seminary Woods for 
property maintenance. 

 Weigh development proposals by how they maximize the 4 
conditions listed in Section 1.8 in Chapter 1: St Francis – 
“Community of Choice”. 
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5 Land Use 
 

5.1 Introduction 
 
Living, working, shopping, and recreating all have a home in St. 
Francis. The community’s existing land use pattern provides 
these amenities to residents and visitors, alike.  As the City 
implements this Comprehensive Plan and continues to develop, it 
must maintain a high standard for efficient and effective land 
use management.  When land use is managed appropriately in 
communities, a balance is struck between the needs of residents 
and the needs of businesses.  Frequently and successfully, land 
use management has operationalized strategies in housing and 
economic development agendas.  When that control is 
exercised judiciously, housing management stimulates and 
supports a vibrant community and workforce, while 
simultaneously creating an enticing, business-friendly 
environment. 
 
The data and site plans set forth in this chapter utilize essential 
land use management and planning concepts to create a guide 
for existing uses, while also planning for future development in 
the Catalytic Districts.  St. Francis will continue to benefit from 
the recognition that effective land use management is 
inextricably linked to the success of the City’s housing, 
commercial, and industrial real estate markets. 
 
 
5.2 Land Use Approach 
 
The land use plan must honor traditional and timeless principles 
while responding to contemporary challenges.  The ‘Land Use 
Approach’ for the City of St. Francis centers on a series of 
Neighborhoods, Districts and Corridors – a practiced method 
which views the community as a mix of places rather than as 

isolated land uses. The Charter for the New Urbanism offers a 
definition set for Neighborhoods, Districts, and Corridors: 
 
 Neighborhoods are urbanized areas having a balanced 

range of human activity.  
 Districts are urbanized areas organized around a 

predominant activity such as a campus.  
 Corridors are linear systems of transportation or green 

space that connect or separate neighborhoods and districts. 
 
St. Francis must guide future land use and zoning decisions via 
this Land Use chapter. The Land Use Plan map (Figure 5.3) is 
the starting point for guiding these decisions. The City should be 
the liaison for a 3-step process in guiding land use and zoning 
decisions on a site-by-site basis: 
 

1. Look at the Land Use Plan map to locate the area in 
question and determine the name of the Neighborhood, 
District, or Corridor in which it falls. 

2. Turn to the text in this chapter for that Neighborhood, 
District, or Corridor to review what uses and strategies 
are outlined for the area. 

3. Confirm what can and can’t happen on the site in 
question.  

 
The Land Use Plan can guide St. Francis through 2034.  While 
the State recommends that a 20-year projection be broken into 
five-year increments, this Land Use Plan is not rooted in major 
departures from existing land use designations.  Rather, the 
Land Use Plan seeks to refine local character and reinforce a 
set of guidelines for each Neighborhood, District, and Corridor.  
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Figure 5.1 
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Figure 5.2 
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Figure 5.3 
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Aerial photography looking northwest over St. Francis.  Source: GRAEF/Ryerson Aircraft 
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5.3 Neighborhoods – Guidelines 

 
Residential Neighborhoods generally consist of diverse housing types coupled with 
complementary activities that support the surrounding neighborhood.  Seven Residential 
Neighborhoods are identified within St. Francis: 
 
Library Acres 
Gateway North 
Gateway West 
Parkway Acres 
Packard West 
Deer Park 
Lake Terrace 
Parkway Overlook 
 
The Land Use Recommendations chart describes general recommendations to be applied 
to all Residential Neighborhoods.  The chart also lists special considerations for specific 
neighborhoods.   
 
5.4 Districts – Guidelines 
 
Districts are comprised primarily of a single use with secondary and tertiary supporting 
uses.  Eight Districts are identified within the City of St. Francis, five of which are Catalytic 
Districts*.  
 
Airport Gateway * 
Civic Garden * 
Kinnickinnic Corners * 
Lake Shore * 
Layton Square * 
Parkway View 
Seminary 
Airport Industrial 
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The Land Use Recommendations chart describes general recommendations to be applied 
to all Districts.  The chart also lists special considerations for specific districts. 
 
Catalytic Districts: The City must continue making face-to-face contacts with key 
developers and investors.  These representatives are the key driving force behind 
redevelopment, and it will be essential to continue meeting with these individuals, one on 
one, to find and initiate the first key redevelopment project.  As such, the City needs visual 
tools to communicate its visions for the five Catalytic Districts.  The site designs outlined 
for each Catalytic District are intended to provide conversation pieces for rough square 
footages, parking space, access, and circulation.  These concepts do not take into 
account specific restrictions such as utilities or required minimum distances between curb 
cuts.  By focusing on conceptual square footages, parking space, access, and circulation, 
St. Francis officials can more knowledgably discuss general site options in each Catalytic 
District.  Consult the Appendix for larger versions of the District maps and site plans for 
key sites. 
 
This is not a committee task, nor is it one that should be handled through an RFP. The most 
successful developers and investors typically do not respond to RFPs (in fact, the 
developers who do respond are often facing financial challenges and need new 
opportunities). Consequently, the City should pursue the types of investment projects 
identified in the next section. Ideally, it would be useful for the City to pursue at least one 
project in each of these categories. 
 
Catalytic Districts 
 
Five Catalytic Districts are identified in St. Francis: 
 
Airport Gateway 
Layton Square 
Civic Garden 
Kinnickinnic Corners 
Lake Shore 
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Airport Gateway 
 
HISTORICAL BACKGROUND 
 
In 1836, Theodore L. Worthington, a native of Vermont, was the first settler to file a claim 
for the 160 acres bounded by E. Layton, S. Pennsylvania, E. Bolivar, and S. Clement 
Avenues.  The land transferred ownership in 1837 to Hiram Person, a native of New York.  
By 1876, the 160 acres had been subdivided into 12 lots (see 1876 plat map). 
 
SITE DESIGN 
 
This area offers the greatest opportunity to develop additional industrial and/or 
manufacturing space in St. Francis. This site boasts high values given its location within the 
Aerotropolis, and along the major Layton Avenue arterial.  The City is currently 
reconfiguring it’s roadway network along E. Bolivar Avenue and S. Whitnall Avenue to 
maximize future industrial growth in this area (see Chapter 6-Transportation for details of 
this reconfiguration).  Since engineering is currently ongoing, development scenarios are 
not shown in this subarea of the Airport District.  Instead, two site design options are shown 
to the south along Layton Avenue. 
 
Option 1 
Five new, one-story buildings can be accommodated in this option. It is important to 
maximize visibility of these businesses for potential customers, clients, and to bring more 
prominence to the burgeoning Aerotropolis. All the buildings portrayed have footprints 
that easily fit in with surrounding buildings, and would sufficiently allow for a broad mix 
of uses. The two new, one-story structures adjacent to S. Whitnall and S. Brust Avenues 
would be best for industrial use, to complement the existing industrial buildings in the area 
and address any local need for additional industrial properties. Given the diversity of 
companies in the immediate area, these properties can accommodate a wide range of 
companies with different specialties. A vegetation buffer between the new parking lot 
and the residential properties east of the site is highly recommended to screen the 
different uses.   
 
 
 

Source: City of St. Francis 
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Three new, 7,000-square-foot one-story retail/office structures are along the northern edge of E. Layton Avenue between S. Brust and 
S. Kansas Avenues. The possibility of a shared parking configuration is identified. The building closest to S. Brust and E. Layton Avenues 
could incorporate a gateway feature for St. Francis, either through a public space, building design, or both, that mimics the adopted 
2008 City of St. Francis Conceptual Streetscape Master Plan.   
 
Option 2 
Similar to the first option, Option 2 depicts industrial buildings along S. Brust Avenue and retail/office buildings along E. Layton 
Avenue.  The three, separate buildings that were shown along Layton as part of Option 1 have been combined into two buildings with 
a slightly larger overall square footage showing the possibility of different retail/office configuration while still maintaining strong 
street edge presence. 
 

Figure 5.4 Option 1 Figure 5.5 Option 2 
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Layton Square 
 
HISTORICAL BACKGROUND 
 
In 1839, Joseph Williams purchased the quarter section of land along E. Layton Avenue.  
By 1879, Williams had subdivided the land into a number of lots (see 1879 plat).  A 
1900 plat map shows land as being further subdivided into more than 34 lots. 
 
SITE DESIGN 
 
The existing Whitnall Square and Layton Mart Shopping Center areas present a unique 
and important opportunity to transform the retail landscape along E. Layton Avenue, the 
surrounding neighborhoods, and the overall image of St. Francis. Based on surveys of 
residents, there is a strong desire for the following improvements of Layton Square: 
overall image, enhanced storefronts and signage, and more attractive streets, sidewalks 
and streetscaping. Whitnall Square is currently under the management of Regency 
Centers – a national shopping center owner and operator with only one other site in 
Wisconsin – presenting St. Francis with a partnership opportunity. Redevelopment of this 
area can be done in phases, could increase access points, make internal connections 
between the separate commercial developments, and incorporate green infrastructure. A 
stormwater feature and tree buffering between these commercial uses and the adjacent 
residential area to the north should be incorporated during redevelopment.  
 
Option 1 
Eleven new, one-story commercial buildings can complement and strengthen the current 
uses and area’s identity as a destination in St. Francis. All buildings and design elements 
would define the street edge, improve visibility for potential customers of these retail 
areas, and establish the area as a high-quality prominent retail node in St. Francis.  
 
The existing structure on the triangle between S. Pennsylvania, S. Whitnall, and E. Layton 
Avenues could be replaced with two new, one-story structures, each with footprints of 
6,000 and 6,500 square feet, ideal for restaurant use. Incorporating the gateway 
element  proposed in the adopted 2008 City of St. Francis Conceptual Streetscape 
Master Plan could help characterize this area as a significant place in St. Francis.  

Source: City of St. Francis 

Source: City of St. Francis 
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Three new, one-story buildings are shown in the outlots of Whitnall Square, the area along the northern edge of S. Whitnall Avenue. 
These buildings complement the existing 132,500 square feet of existing retail, including anchor tenant Pick ‘n Save and the adjacent 
retail including Family Tree and Fashion Bug. One of these buildings could be built to accommodate a footprint of approximately 
18,000 square feet, and two buildings up to 14,000 square feet in place of underutilized parking spaces along S. Whitnall Avenue. 
This would maximize the commercial development opportunity along this major St. Francis corridor. Additional parking would be added 
to accommodate the new retail at the corner site of S. Pennsylvania and S. Whitnall Avenues. Were the daycare to leave, 
redevelopment and modification would be recommended for commercial use.  
 
Two new buildings of 9,000-square-feet each can replace four existing commercial and residential structures between Whitnall Square 
and the Layton Mart Shopping Center. These buildings could be ideal for retail/office and would stitch the existing shopping areas into 
a stronger and more cohesive commercial corridor in St. Francis and Cudahy. Parking is shown in the rear to maximize the visibility of 
the businesses and create more continuity along the corridor.  
 
The largest area for a redevelopment opportunity in this option is Layton Mart Shopping Center, the commercial area on the northwest 
corner of E. Layton and S. Nicholson Avenues. Five new, one- or two-story commercial buildings, with a total of 60,500 square feet, 
ranging from 6,500 to 16,000 square feet per building are shown for this site. These buildings would continue the theme of retail space 
that hug the street edge to increase visibility to potential customers. These buildings could also accommodate second floor office space.  
Existing access points into the site are retained, with shared parking, and a central public square added to create a unique open 
landscaped space for shoppers.  
 
 
 

Figure 5.6 Option 1 
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Option 2 
This option depicts a more intense pattern of redevelopment than Option 1 and would have more potential to transform the corridor. 
Here the triangular island lot, between S. Pennsylvania, S. Whitnall, and E. Layton Avenues is incorporated into Whitnall Square. This 
option addresses past accident issues at S. Whitnall and S. Pennsylvania Avenues. Six new, one-story buildings could be developed, 
perhaps even incrementally as demand increases, in place of the two existing buildings and the section of S. Whitnall Avenue that runs 
between S. Pennsylvania and E. Layton Avenues. These new buildings would have combined footprints of up to 38,600 square feet, and 
could range in size from 4,200 to 8,000 square feet per building.  
 
The other difference would be in the area of the current Layton Mart Shopping Center on the northwest corner of S. Nicholson and E. 
Layton Avenues.  In this option, four one- or two-story buildings are shown rather than five as in Option 1, equaling a slightly larger 
total square footage (500 square feet greater).  These building footprints could accommodate up to 61,000 square feet, ranging from 
11,000 to 18,000 square feet per building. Second story office space could be accommodated to increase density and traffic to the 
corridor. This option also reflects a public use area in the middle to increase opportunities for public engagement and create a 
“square” in St. Francis.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 5.7 Option 2 
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Source: Pictometry. Date accessed: May 2014. 

Figure 5.8 Catalytic District: Layton Square  
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Civic Garden 
 
HISTORICAL BACKGROUND 
 
In 1839, Thomas Brock purchased the land to the west of the intersection of Lake and 
Packard.  In 1840, Brock sold the land to Samuel Sexton.  In 1865, Sexton sold 71 acres 
to Peter Welbes, a lumberman, who was living in Manistee, Michigan at the time.  Welbes 
moved to the Town of Lake in the 1880s and built a large home on the Catalytic Project 
Site.  His land extended to the St. Francis Seminary property; the Cousin’s Center 
(formerly De Sales Preparatory) sites on former Welbes land.  In 1890, the South Point 
Park Company was buying up the lakeshore property, and they purchased Welbes’ land.  
In 1917, the land was sold to the Wisconsin General Railway and then to the Wisconsin 
Electric Power in 1920.  The house was razed in the early 1920s. Concrete sidewalks, 
which once graced the front and back of the house, are still visible and mark the former 
site of the Welbes’ house. 
 
SITE DESIGN 
 
This Catalytic District at the corner of S. Lake Drive and S. Packard Avenue provides a 
unique opportunity to add a complementary use to the existing commercial and residential 
uses in the district. While new buildings and uses can take different forms, the most 
successful developments complement current scale and function. The triangular site, 
bounded by S. Lake Drive, and E. Howard and S. Packard Avenues, could be developed 
into office and supporting retail. A survey of St. Francis residents indicates that 
respondents would be interested in seeing additional grocery, restaurant, specialty retail, 
recreation opportunities, and professional office space in this area. The site has long been 
held for this type of development and is a particularly challenging development given its 
history as a power plant facility.  

 
Option 1 
A one- or two-story building could be accommodated on this site, with a footprint of 6,000 square feet of retail and/or office space to 
strengthen the mixed commercial and residential uses of the Civic Center area. This development would further complement the existing 
St. Francis gateway monument on the western corner of S. Lake Drive and S. Packard Avenue, and improve connectivity with the 
surrounding residential communities by becoming a prominent entry point for the existing trails of the Civic Garden green space that 
connect to E. Koenig Avenue, as well as an impetus for formalizing these trails in the Civic Garden community.  

Source: City of St. Francis 
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Option 2 
A larger opportunity for development at this site is shown in this option. The northern building could be one- to three-stories, and 
accommodate a footprint of approximately 12,000 square feet for office space. The southern building shows a footprint of 
approximately 9,270 square feet, and would be well-suited for retail, restaurant, and/or office uses. Each building shows a rear 
surface parking lot to maximize building visibility along this major corridor. This option provides flexibility for development as market 
conditions and demand for space along the S. Lake Drive corridor grows. 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 

 

Figure 5.9 Option 1 Figure 5.10 Option 2 
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Kinnickinnic Corners 
 
HISTORICAL BACKGROUND 
 
The northeast corner of the intersection of E. Howard and S. Kinnickinnic Avenues was part 
of Zebedee Packard’s 160-acre claim in 1837.  After an 1839 government land sale 
purchase, Packard proceeded to divide and sell the land.  The northeast corner of the 
intersection was sold to William J. Langson and became part of Langson’s celery farm.  
The southeast corner of the intersection was purchased by Jared Thompson in 1839.  By 
1879, this land was in the hands of Thompson’s son, Hayden, and became part of his St. 
Francis Nurseries business.  The southwest corner of this intersection was owned by Daniel 
Packard, son of Zebedee (as was shown on an 1858 plat map).  By 1879, this land was 
owned by William J. Langson and was part of his celery farm.  Langson’s mansion stood 
on the northwest corner of the intersection on the present site of the St. Francis Brewery.  
By the early 1920s, all three of these corners were owned by the Wisconsin Electric 
Company. 

 
SITE DESIGN 
 
While Civic Gardens will likely be the primary focus of resources in St. Francis in the short term, Kinnickinnic Corners is a critical site for 
retail and office development in the short- and mid-term.  This Catalytic District is significant to the image of St. Francis and presents a 
unique opportunity to strengthen two prominent St. Francis major thoroughfares – S. Kinnickinnic and E. Howard Avenues. Currently, S. 
Kinnickinnic Avenue contains a series of uses, structures, and visual features that do not present an appealing atmosphere of high value 
and quality retail. In a survey of St. Francis residents, respondents shared that they desire more restaurants and specialty retail in this 
area. The overall image of this intersection was also seen as a priority for improvement. New developments at this site could connect 
existing commercial properties on S. Kinnickinnic Avenue and create a high value, quality, and cohesive commercial corridor through St. 
Francis. Current traffic counts for this intersection should not be seen as a limitation. The investment and expansion of S. Kinnickinnic 
Avenue in Bay View will move south and overcome any existing market limitations.  
 
Developments built tightly around all three vacant corners of this intersection could complement the existing mix of commercial and 
residential areas and increase the visual appeal and value of the intersection and adjacent areas. This could potentially create a highly 
visible central destination for retail and restaurants in St. Francis. All structures would feature minimal setbacks from the street to define 
the street edge, parking in the rear or between the buildings to maximize visibility of the businesses to potential customers, and create 
connectivity with the surrounding residential communities.  

Source: City of St. Francis 
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Building compatibility is important at this intersection and incremental 
development of the different sites and projects should be managed 
accordingly. Given the importance of S. Kinnickinnic and E. Howard 
Avenues in St. Francis, strong streetscape treatments will be needed to 
establish this area as a place, increase the value and activity, and 
create a pedestrian-friendly experience that will enhance restaurant, 
retail, and residential uses.   
 
Three corners of the E. Howard and S. Kinnickinnic Avenue intersection 
are currently vacant land, and present multiple development 
opportunities for retail and/or restaurants that could harmonize with 
the existing St. Francis Brewery and Restaurant. The northeast corner 
shows a one-story building approximately 8,000 square feet and 
sufficient parking for retail or a restaurant. The southwest corner shows 
a one-story building approximately 5,700 square feet and parking for 
retail.    
 
The most critical site, on the southeast corner of the intersection, could 
feature a gateway with a unique architectural design feature on the 
corner, as proposed in the adopted 2008 City of St. Francis 
Conceptual Streetscape Master Plan. This site shows a one-story 
building approximately 9,500 square feet for a restaurant, and two- 
or three-story mixed-use residential structures with a footprint of 
approximately 16,000 square feet (32,000 to 48,000 square feet in 
total), in addition to sufficient parking. This building could feature retail 
and/or offices on the ground floor.  
 
A two- or three-story multi-family residential development (32,000 to 
48,000 square feet) could be accommodated on the northeast corner 
of E. Norwich and S. Kinnickinnic Avenues, along with parking, and 
could connect to the existing development on the southwest corner of S. 
Caufield and E. Norwich Avenues.  
 

Figure 5.11  
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Lake Shore 
 
HISTORICAL BACKGROUND 
 
Both the northern and southern catalytic sites along S. Lake Drive were part of George H. 
Wentworth’s quarter section, 160-acre claim in 1836.  Wentworth built his home on S. 
Lake Drive on the present-day site of the St. Francis High School.  The northern catalytic 
site is part of the 40 acres that Wentworth sold to James Bonniwell in 1866.  The southern 
catalytic site changed hands a number of times.  By 1874, William Disch owned the 
property.  Also of note in this area was the plan by a group of Chicago developers to 
extend Sheridan Road in Illinois northward along the Lake Michigan shoreline through 
Kenosha, Racine, and the Town of Lake, ending at E. Oklahoma Avenue and develop the 
lakeshore with resorts, parks, and marinas. The Wentworth and Bonniwell farms were 
purchased as part of this process.  By 1916, the Sheridan Road project was abandoned.  
By 1920, the land was owned by the Wisconsin Electric Power Company who rented out 
the Wentworth farmhouse. 

 
SITE DESIGN 
 
This Catalytic District can capture the value of the lakefront in St. Francis while respectfully 
providing public access to the lake. Development strategies should incorporate input from 
the Thomson Companies and Cushman and Wakefield, and focus on complementing the 
landscape, existing uses, and building scales, in addition to maximizing the views of Lake 
Michigan and S. Lake Drive from the new developments.   

 
Option 1 
The northern site of this Catalytic District is suitable for high-value development, specifically as a high-quality multi-family development 
that echoes, but does not replicate, the character and texture of the existing adjacent residential development north of the site. Similar 
to the adjacent site, this area could contain a variety of residential structures, including different housing types. This visual and social 
diversity is essential in avoiding the image and feeling of a single block of housing type and style. Housing diversity and increased 
density is instrumental in maintaining and increasing value on S. Lake Drive. Twenty-eight townhome units are housed within seven 
building structures along S. Lake Drive to maintain continuity with the neighboring development. Units would include private entries and 
attached garages or covered parking.   
 

Source: City of St. Francis 

Source: City of St. Francis 
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Just east of the townhomes, three-story multi-family residential 
structures with a combined area of 228,000 square feet could be 
accommodated and designed thoughtfully to maximize views of 
Lake Michigan. Building height could potentially be higher.  
 
The primary entry point into the site shows an extension of E. Tesch 
Avenue and would provide direct and physical access to Lake 
Michigan, as well as a public space feature, such as an 
amphitheater or a pavilion to capture views of the lakefront. 
Ample surface parking could be accommodated behind the 
buildings and new road infrastructure could potentially be 
connected to the adjacent development to increase connectivity.  
 
The southern commercial development shows four office structures, 
just north of the St. Francis / Cudahy boundary, where E. Lunham 
Avenue and Lake Drive meet. These structures could be a minimum 
of two-stories high with footprints of approximately 21,000 
square feet each, with a combined area potential of 84,000 total 
square feet. These buildings would be designed to complement the 
adjacent residential development and high school, and to optimize 
views of Lake Michigan. The buildings could be centered around 
two vehicular entry points, with parking areas behind the buildings 
to maintain continuity on S. Lake Drive. This site will have a 
gateway feature, situated at the St. Francis/Cudahy border.  
 
 
 
 
 
 
 
 
 
 
 

Figure 5.12 Option 1 
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Option 2 
This option is similar to the first, however, with slightly adjusted 
residential ratios and a layout that could maximize views of Lake 
Michigan for more of the units shown. The northern residential 
development shows multi-story apartment structures along S. Lake 
Drive with townhouse structures located along the two entry roads 
leading into the site. A total of twenty-four townhouse units are 
shown within six structures that would each feature private entries 
and covered parking.  The three-story multi-family residential 
buildings have a slightly larger combined footprint of 82,700 
square feet, totaling approximately 248,100 total square feet. 
The public space feature in this option is more modest than in 
option 1, however the layout allows for more open space, 
potentially for recreational use or even connections to the Oak 
Leaf Trail below. The southern commercial development in this 
option is very similar; however, the buildings are oriented 
differently, with the parking facing S. Lake Drive and ultimately 
fewer lake views from the interiors of the office buildings.  

 
 
  

Figure 5.13 Option 2 
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Figure 5.14 Catalytic Districts: Civic Garden & Lake Drive 

Source: Pictometry. Date accessed: May 2014. 
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5.5 Corridors – Guidelines 
 
The Land Use Recommendations chart describes general recommendations to be applied 
to all Corridors (both Regional Thoroughfares and Community Corridors).  The chart also 
lists special considerations for specific corridors.   
 
Regional Thoroughfares 
 
Four regional thoroughfares are identified in St. Francis: 
 
Lake Parkway (STH 794) 
Layton Avenue 
South Lake Drive  
Union Pacific Rail 

 
Lake Parkway  
 
Lake Parkway moves traffic from the central and southern portions of the Milwaukee region directly through St. Francis.  The corridor 
impacts St. Francis in three main ways: 1) it acts as a barrier between the east and west sides of the City, 2) it offers higher traffic 
volumes to Howard Avenue and Layton Avenue, and 3) it provides development opportunities at specific sites adjacent the parkway.  
 
Commercial, office, and light industry should be focused in areas where the infrastructure and utilities can support the development.  
This includes the Rail Corridor.  By focusing this type of land use in these corridors, local residential neighborhoods and retail centers 
will be better utilized and protected. 
 
Layton Avenue 

 
Layton Avenue is a major thoroughfare traveling east and west to S. 124th Street and serves as one of the boundaries between St. 
Francis and Cudahy. The corridor impacts St. Francis by serving as a barrier between St. Francis and Cudahy between S. Burst Avenue 
and S. Nicholson Avenue, a high trafficked primary commercial area in St. Francis and Cudahy with some commercial redevelopment 
opportunities between S. Burst Avenue and S. Kansas Avenue, as well as S. Pennsylvania Avenue and S. Nicholson Avenue, at Whitnall 
Square and the Layton Mart Shopping Center. Redevelopment opportunities have the potential to strengthen areas along this corridor 
at destination points and increase the high quality retail in St. Francis and bordering Cudahy. Efforts should continue to be coordinated 
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with Cudahy, Milwaukee, and the Greater Milwaukee Aerotropolis Committee. This high visibility public/private partnership will 
successfully carry Layton Avenue into the future.  
 
South Lake Drive 
 
This scenic corridor runs the length of St. Francis along Lake Michigan, from the boundary between the Bay View neighborhood in the 
City of Milwaukee and St. Francis, to the Sister of St. Francis-Assisi campus just south of E. Rhode Island Avenue to E. Lunham Avenue, 
which serves as the boundary between St. Francis and Cudahy. This corridor widens just north of the business district area. This corridor 
also includes a corridor extension, which encompasses the land east of S. Lake Drive to the lake from the City of Milwaukee and St. 
Francis boundary to just south of the Milwaukee FBI field office, before the Civic Center District.  
 
The South Lake Drive corridor encompasses mixed institutional, recreational, commercial, industrial, and residential uses, in addition to 
open space, with the potential for development of expanded residential and commercial uses, particularly in the southern portion of the 
corridor. These developments could have the potential to increase the value of the parcels and the corridor in general.  
 
Union Pacific Rail 
 
The intent of the Union Pacific Rail thoroughfare is to maximize unique development opportunities along the corridor that are created 
from unique, angular properties ideally-suited for business and light industrial uses.  The Union Pacific Rail thoroughfare can support the 
continuation of viable businesses and sites for new businesses that are responsive to market demands. 
 
Manufacturing and light industrial uses should be focused in areas where infrastructure and utilities can support development and where 
they minimize any negative impact to residential communities.  Focusing manufacturing and light industrial in this corridor is 
complementary to existing land use patterns.  Additionally, residential neighborhoods and retail centers will be better preserved.  
Industrial development along the Union Pacific Rail corridor can actually capitalize off of the physical barrier the corridor can create 
(i.e., privacy), and if developed with high-quality site design, can buffer aesthetically unpleasing views of the rail line itself.   
 
Community Corridors 
 
Community Corridors in St. Francis include Howard Avenue and Kinnickinnic Avenue.  These corridors stitch together area neighborhoods 
in a way that offer local retail and civic opportunities.  They are relatively well-trafficked corridors that support a variety of land uses.  
Guidelines for these corridors, in the Land Use Recommendations chart, give direction to the pattern of development along these 
corridors as properties are upgraded and/or redeveloped.  As they evolve, these community corridors should see greater visual 
harmony and compatibility between sites.   
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5.6 Land Use Goals 
 
Comprehensive Planning goals are intended to be broad-
based statements which are supported by subsequent 
implementation strategies.  The Land Use chapter follows a 
different format than other chapters in this Plan with regard to 
goals and implementation strategies.  The Land Use Plan 
Recommendations Chart in subsequent pages exists to provide 
the City and community partners with the goals and guidelines 
for positive impacting community land use over time. 
 
 
 
 
 
 
 
 
 

5.7 Land Use Implementation Strategies 
 
In addition to the implementation strategies referenced in the 
subsequent Land Use Plan Recommendations Chart, the City and 
community partners should undertake the following actions: 
 
 Budget to hire an in-house or contracted planning position 

(part time to start) to increase the City’s performance in 
land use planning and economic development. 

 Require all new developments to address the Land Use Plan 
Recommendations Chart in regards to the following: 
Activities and Uses, Redevelopment Process, Physical 
Characteristics, and Traffic and Circulation. 

 Rezone land where appropriate to conform to the land use 
characteristics identified in the Neighborhoods, Districts, and 
Corridors section of the Land Use Plan Recommendations 
Chart. 
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Activities and Uses Redevelopment Process Physical Characteristics Traffic and Circulation
Design for shared open spaces that attract home buyers who value a 
connection with neighbors and the natural environment.

At the beginning of the process, discuss preservation 
and enhancement of existing natural environmental 
features.  Use deed restrictions and easements that 
guarantee land control and management of 
significant environmental features.

Create a uniform street edge.  Design 
lots and layout buildings to form a 
cohesive, harmonious street face with 
uniform setbacks,  evenly spaced 
buildings, built-up corners, and similar 
(but not identical) architectural details. 

Design new streets to slow traffic and create vistas 
within the development.  Discourage traffic 
hierarchies by maximizing street connections and 
avoiding cul-de-sacs.  Use traffic calming techniques 
and signage within low-traffic residential areas.

Allow a variety of residential building types that are constructed with 
high-quality, appealing materials.  When zoning allows, new 
residences should be designed in such a manner that they comfortably 
integrate themselves with single-family residential neighborhoods.  

Require common property maintenance through 
property owner associations to guarantee 
maintenance of common areas.  Establish 
regulations for public intervention, at the cost of the 
homeowners, if homeowners and/or their 
association fail to maintain the land.

When designing streets, ensure that the 
visual character of both sides harmonize, 
rather than create excessive contrasts.  
Create a modest level of balance or 
symmetry of buildings on both sides of 
each street.  One street edge need not 
be identical to its opposite street edge, 
but they should be visually compatible 
and have similar visual features.  New 
developments and modifications to 
existing structures should be carefully 
scrutinized from the standpoint of 
matching both adjacent structures and 
structures across the street. 

Allow for street parking through parallel parking 
where the right-of-way allows.

Facilitate the creative, high-design reuse of any existing building or 
structure.  Ensure that existing structures are assessed for their merit 
and value before being demolished for new construction.

Establish standards for dedication of parkland. 
Where substantial amounts of open space exist, 
require developers to dedicate park and open 
space in residential developments.  The location 
and size of these areas will become an important 
element of the site plan approval process.

Provide similar setbacks - Establish 
setback requirements which should not 
vary more than five feet between 
adjacent properties and properties 
across the street form one another.  This 
will help create a continuous edge along 
the street.

Link streets together - Connect streets with one 
another and link to streets in adjacent 
developments.  Plan for future road expansion and 
preserve connection points.  Include sidewalks or 
create walking and hiking trails.

Garages shall not be the prominent 
feature and where feasible shall have a 
side entry.  Alternatively, the garage 
may be detached and located in the 
rear.  

Use dense plantings to create strong edges around 
parking courts.

Create a strong, harmonious visual order 
by using rhythmic plantings of shade 
trees and streetlights to reinforce the 
continuous street façade.  

Apply architectural regulations, 
suggestions, and/or guidelines in a 
manner that harmonizes new construction 
with existing housing.  Features of new 
buildings need not be identical to 
existing structures, but they should have 
a similar scale, texture, orientation, and 
composition in relation to surrounding 
houses.  

Incentivize property owners to install 
native, groomed, high-visibility 
landscaping on residential lots.
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ST. FRANCIS - LAND USE PLAN RECOMMENDATIONS CHART

All Residential
Neighborhoods        

Incorporate uses which are supportive of residential living, such as 
open space, schools, daycare facilities, and other family-scale 
businesses.  

Reinvigorate City programs that not only enforce, 
but also incentivize, exterior maintenance of 
residential units.  

Create pedestrian and bicycle linkages along 
existing neighborhood corridors.
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Individual 
Neighborhoods - 
Additional 
Recommendations

Activities and Uses Redevelopment Process Physical Characteristics Traffic and Circulation

Parkway Acres Encourage infill development that is complementary 
to existing single-family homes.  

Library Acres Utilize the new City Hall and the surrounding open space to entice 
building on remaining open lots.

Encourage trail connections between the 
neighborhood and the open space to the 
east.

Deer Creek Rezone land as necessary to allow infill single-family residential 
development.

Packard West Allow infill of single-family homes where appropriate, and support 
small-scale retail or home offices along Kinnickinnic Avenue and 
Packard Avenue.

Seek support from the County to 
creatively enhance the facilities in 
Greene Park (the only County park in St. 
Francis).  Work with the Park People to 
attract in-kind and financial resources for 
the Park, and to help build a new Friends 
of Greene Park group.

Provide pedestrian connections across Howard 
Avenue to City Hall and to the public places and 
environmental features north of Howard.

Lake Terrace Restrict new multi-family buildings (including both condominiums and 
apartments) to the Lake Drive and Packard Avenue corridors.
Allow small-scale neighborhood retail or home offices along Packard 
Avenue.

Parkway Overlook Incentivize owners of vacant manufacturing facilities 
to reach "move-in ready" status by cleaning up 
building exteriors, maintaining off-street parking 
lots, and installing low-maintenance, native, high-
quality landscaping.
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Allow development of infill residential uses where 
appropriate, reserving the southeast portion of the 
neighborhood for office or institutional uses should 
the school relocate.

Create artistic multi-modal connections to existing 
recreational areas, such as Memorial Park and the 
Oak Leaf Trail.
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Activities and Uses Redevelopment Process Physical Characteristics Traffic and Circulation

Facilitate and incentivize the redevelopment of properties along 
Layton Avenue for expanded retail and office uses.  

Develop a master plan in concert with the City of 
Cudahy for future redevelopment in Layton 
Square.

Establish gateways or signature buildings 
at the entry to each district.  

Link existing commercial nodes within the district 
through visual cues, off-corridor bicycle linkages, 
and pedestrian connections.

Conduct a market study in concert with the 
Gateway to Milwaukee with the goal of attracting 
desirable retail businesses.

Create design guidelines for 
redevelopment of business properties to 
ensure quality architectural and site 
design.  

Setup agreements for long-term maintenance by 
the landowners.

Require landscaped and buffered 
parking courts in all retail and office 
developments. 

Reduce the need for major maintenance in this 
area by selecting landscaping and screening 
elements that are durable and thus low 
maintenance.

Promote development along the street 
edge with parking in the rear or in 
between business uses. 

Kinnickinnic 
Corners 

Encourage smaller scale uses consistent with the character of 
Kinnickinnic Avenue further north.  Encourage redevelopment as a 
continuation of the urban revitalization occurring in the Bay View area 
and southward.  Encourage a new identity for this area as a "creative" 
urban enclave in St. Francis that will attract a younger demographic to 
the City.

Seek businesses that wish to relocate from 
comparable neighborhood retail districts, 
especially local non-franchise businesses that 
enjoyed success adjacent to comparable residential 
areas.

Promote development along the street 
edge with parking in the rear or in 
between business uses. 

Encourage traffic calming and active pedestrian 
movement across Kinnickinnic Avenue.

Utilize the new City Hall and the surrounding open space to entice 
building on remaining open residential lots in the Civic Center 
Neighborhood.

Work with We Energies to clean and improve the 
developable area. Establish clear criteria and 
expected standards for remediation of the 
contaminated areas on the site.

Create meaningful, artistic public places 
within any new development.

Allow retail development along Packard Avenue to create a more 
active urban center where community members want to utilize a mix 
of uses.  Allow development of office and supporting services on the 
northeastern portion of the district.  

Following the completion of City Hall, create and 
follow detailed design guidelines for any new 
development or redevelopment in this area.

Preserve existing natural features and 
maintain on-site pedestrian and bicycle 
trails.

Lake Shore Create a public gathering space between South Lake Drive and the 
Oak Leaf Trail at the gateway to the public easement.  Allow 
development of small-scale, specialty retail and office spaces (on 
upper floors) to activate the street edge in the triangle defined by 
Packard Avenue, South Lake Drive, and Howard Avenue.

Reserve the developable lands between South 
Lake Drive and Lake Michigan for a financially-
solvent developer or tenant who can provide only 
the highest-quality office, private recreation, or 
residential development that fits with the City's long-
term vision of lakefront development.  Consider the 
use of an overlay district that incentivizes high-
quality construction and façade guidelines that 
support the pedestrian scale.

Enhance the impact of new development 
along the lakefront by creating district 
design standards that existing and new 
property owners must follow.  Create a 
strong street edge along Packard Ave. 
and Lake Dr. creating an urban “main 
street”.  Require preservation of view 
corridors from Packard Avenue 
eastward to Lake Michigan.

Provide public access between South Lake Drive 
and the Oak Leaf Trail at the north end of the 
district via a public easement.  Maintain sidewalks 
throughout the district, and linkages to surrounding 
neighborhoods and the lakefront.  Encourage street 
level pedestrian activity. Require front entry 
conditions for the general public, but allow other 
additional side or rear entry conditions for the 
public.  Use on-street parking wherever possible to 
supply parking for existing and new uses.  When 
additional parking is needed, place parking behind 
buildings, in mid-block courtyards, or underground.
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Airport Gateway / 
Layton Square         

Civic Garden 

Discourage continued residential uses along Layton Avenue. As part of a master plan for these districts, establish 
guidelines for specific access points into various sites 
and require easements between sites to allow off-
corridor linkages.  

Make pedestrian connections across Howard 
Avenue to the Greene Park and Lake Terrace 
Neighborhoods.
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Activities and Uses Redevelopment Process Physical Characteristics Traffic and Circulation

Parkway View Encourage business and mixed use, especially uses which will be 
consistent with the concept of the Aerotropolis.

Plan for redevelopment consistent with the 
Aerotropolis and the goal of attracting desirable 
retail businesses, should the site be redeveloped.

Maximize the district's location as a 
gateway to St. Francis for travelers on 
Lake Parkway and along Layton Avenue 
by requiring higher quality design 
features and appearance for  
retail/office uses.

For future retail/office development, ensure that 
access is provided to both Layton and Whitnall 
Avenues for drivers, pedestrians, and bicyclists.

Encourage light manufacturing, business, or office uses.  Incentivize uses 
that are supportive of the Aerotroplis concepts.

Facilitate the expansion of existing industry within 
the district to retain those industries in St. Francis.

Promote development along the street 
edge with parking in the rear or in 
between business uses. 

Encourage new/ revitalized outdoor spaces within the district to 
promote pedestrian movement (i.e., bikeways, outdoor eating, or 
seating areas).

Identify sites in which new businesses can locate, 
and market them through the South Shore Chamber 
of Commerce.

Require landscaped and buffered edges 
along all industrial properties. 

Seminary Allow uses that will provide services to the surrounding community.  
Develop a detailed redevelopment master plan for this area that 
evaluates existing environmental conditions, existing structures, and a 
value analysis, so that if the district is ever redeveloped, the City has 
an approved plan for how to maximize that site as a regional 
amenity.  While redevelopment is not being considered by the 
Seminary, such changes are possible, especially those which would 
include partial redevelopment.  Modified or new uses should match 
and fit with each of the surrounding and abutting neighborhood and 
district uses.   Ensure that any redevelopment preserves and enhances 
the potential for significant outdoor uses and activities.

Promote development or uses that will contribute 
tax base or impact fees to the City.   

Any redevelopment of existing or future 
uses should preserve the aesthetic 
character of existing environmental 
features.  This aesthetic value contributes 
to the image of St. Francis and should be 
preserved not only for the immediate 
area but for the City. 

As a current campus-like setting, the district is 
oriented toward vehicular access.  Should the 
predominant use change, ensure that multi-modal 
transportation avenues are designed to and on the 
site.

Minimize impacts of industrial traffic in residential 
neighborhoods by analyzing trucking routes and 
funneling truck traffic to specific streets.
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Airport Industrial 
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Activities and Uses Redevelopment Process Physical Characteristics Traffic and Circulation

South Lake Drive South Lake Drive uses should be consistent with those identified in the 
surrounding neighborhood and districts.  Redevelopment should take 
advantage of transit opportunities along South Lake Drive by 
encouraging uses that can promote ridership and minimize the use of 
automobiles.

South Lake Drive should be considered a primary 
opportunity for branding St. Francis as a high value 
community with excellent access and amenities.  

New development should maintain the 
continuity of the street edge, provide 
views eastward - through property 
redevelopment - to Lake Michigan.

Parking lots should be prohibited in front of 
buildings along the street edge.

Howard Avenue Uses at the Howard Avenue interchange should create an attractive 
gateway into the community and be compatible with surrounding uses.  
Uses should be consistent with those identified in the surrounding 
neighborhood and districts.  

While the review process should not be overly 
burdensome to investors and developers, 
additional scrutiny should be given to design 
quality.  The new projects which are developed in 
the short term will set the standard for the 
character and value of the corridor.

New buildings should reinforce the 
continuity of the street edge.

As existing uses evolve or change, require the 
creation of links for shared access in front of 
commercial structures.  Use such easements to 
reduce the frequency of curb cuts.  Surface parking 
in the front of buildings should be prohibited.

Layton Avenue Commercial, mixed-use development and light industry should be 
focused in areas where infrastructure and utilities can support 
development.  Consideration should be given to creating property 
redevelopment which complements redevelopment along Layton in 
other communities.  For the long-term redevelopment of Layton to be 
successful in St. Francis, it also needs to successful in Milwaukee and 
Cudahy.  Uses should be consistent with those identified in the 
surrounding neighborhood and districts.

While the review process should not be overly 
burdensome to investors and developers, 
additional scrutiny should be given to design 
quality.  The new projects which are developed in 
the short term will set the standard for the 
character and value of the corridor.

New buildings should reinforce the 
continuity of the street edge.

As existing uses evolve or change, require the 
creation of links for shared access in front of 
commercial structures.  Use such easements to 
reduce the frequency of curb cuts.  Surface parking 
in the front of buildings should be prohibited.

Kinnickinnic 
Avenue

The Kinnickinnic corridor offers St. Francis a unique opportunity.  It is 
one of the few urbanizing corridors that connects Milwaukee to 
traditional urban suburbs like St. Francis.  As  new investment occurs in 
Milwaukee, it will spread southward and provide new opportunities 
for uses and activities in St.  Francis.  Redevelopment should take 
advantage of transit opportunities along Kinnickinnic by encouraging 
uses that can promote ridership and minimize the use of automobiles. 
Uses should be consistent with those identified in the surrounding 
neighborhood and districts.

Seek businesses that wish to relocate from 
comparable neighborhood retail districts, 
especially local non-franchise businesses that 
enjoyed success adjacent to comparable residential 
areas.

Promote development along the street 
edge with parking in the rear or in 
between business uses. 

Encourage traffic calming and active pedestrian 
movement across Kinnickinnic Avenue.

Lake Arterial Encourage a mix of uses that will create an active environment 
throughout the day. For example, offices, shops, and residential units 
all have peak activities at different times of the day and week.  Such 
diversity is likely to spread out traffic patterns and opportunities for 
shared parking.  Uses should be consistent with those identified in the 
surrounding neighborhood and districts.

The interchanges along the Lake Arterial provide 
opportunities for major auto-oriented businesses 
that derive value from high traffic volumes.  St. 
Francis should add value as these opportunities 
arise, but should require higher design quality that 
is often found in similar investments.

As new traffic impacts and patterns emerge, 
consideration should be given to maintaining 
pedestrian quality, and using traffic calming 
techniques to maintain the community's quality of 
life.  Higher volume traffic provides value but it must 
be balanced with creating a traditional urban 
community.

Rail Corridor Concentrate industrial developments along the Union Pacific Rail 
thoroughfare.

If needed, the redevelopment process should make 
exceptions for new industrial uses that can use rail 
access as part of their proposed project.

Traffic and circulation may require adjustments from 
City standards to accommodate truck movements 
for new industry.

Lake Michigan 
Shoreline

Over time, the most valuable redevelopment asset will be visual and 
physical access to the Lake Michigan shoreline.  St. Francis should 
encourage higher intensity uses which maximize the value provided by 
the Lake Michigan shoreline without minimizing or diminishing public 
access, both visual and physical.

The redevelopment process must require visual and 
physical access to the Lake Michigan shoreline as 
part of any redevelopment.  

Long-term protection of the Lake 
Michigan bluffs will be critical.  St. Francis 
should consider cooperative projects with 
neighboring communities to seek funds 
that will stabilize and protect the bluffs.

Pedestrian and bicycle circulating should be 
required wherever physically feasible as part of 
any shoreline redevelopment.
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Aerial photography looking south along Lake Drive in St. Francis.  Source: GRAEF/Ryerson Aircraft 
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6 Transportation  
 
The transportation component of the Comprehensive Plan 
Update reflects on the community’s existing multi-modal 
transportation systems available on both the local and regional 
level.  It ties together the various destinations within and around 
the community between home and work, and recreational and 
shopping excursions.  A complete transportation system 
provides access to all individuals within the community.  The 
transportation plan also looks to establish links between new 
and redeveloped areas under the Land Use Plan with the rest 
of the community.  The City of St. Francis strives on meeting the 
needs of its residents and businesses, and continues to be 
flexible with its transportation plan in order to meet the needs 
and desires of the community – both now and in the future. 

 
6.1  Inventory and Analysis  

  
This section identifies the existing transportation systems within 
and surrounding the City of St. Francis.  
  
Regional Roadway Network includes STH-794, STH 32, and 
CTH Y within the City limits.  Freeway access is also provided 
through I-94 to the west of the City.  The regional 
transportation system is shown in Figure 6.1. 

 
Local Roadway Network is shown in Figure 6.2.  The Wisconsin 
Department of Transportation (WisDOT) provides functional 
classifications for different roadways according to the character 
of service they intend to provide.  The functional classifications 
include: 

 

 Principal Arterials – Urban roadways providing a high 
degree of mobility and connectivity within and outside town.  
They provide access to major traffic generators, such as 
business parks and downtown areas. 

 Minor Arterials – Urban roadways providing more access, 
but less mobility, than the principal arterials. 

 Collector Streets – Surface streets providing more access 
but less mobility than the minor arterial streets, and 
providing direct travel paths in town. 

 Local Streets – Surface streets providing the highest level of 
access, but the least mobility.  They connect principal 
residences and businesses to adjacent land uses. 

 
The arterials traverse the community well and provide access to 
the lakefront as well as employment and recreational 
destinations outside the City limits.   

 
 

 

Source: City of St. Francis 
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Figure 6.1 
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Figure 6.2 
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A number of state, county, and local roadways have seen 
recent improvements within the City including Layton Avenue, 
Lake Drive, Howard Avenue, and Nevada Avenue.  In an effort 
to improve overall circulation and maximize land area for 
private development, the City is currently moving forward on a 
number of roadway and trail improvements including: 

 
 The extension of Nevada Avenue south to Whitnall 

Avenue. 
 The removal of E. Bolivar Avenue from Clement Avenue to 

Nevada Avenue.  
 The removal of Brust Avenue from Whitnall Avenue to 

Bolivar Avenue.  Properties along Brust Avenue that 
currently use the street as access points will shift entries to 
Kansas Avenue. 

 Creation of shared-use path along the new extension of 
Nevada Avenue and along the south side of Bolivar Avenue 
from Nevada to Iowa Avenues (see Figure 6.3).  This path 
will connect the industrial park area to the existing sidewalk 
network to the east. 

 
The City of St. Francis is aware of perceived traffic and 
circulation problems identified by the community and, when 
appropriate, responds accordingly to address these issues.  As 
part of the planning process, City staff identified several 
existing areas of concern: 

  
 The area bounded by STH-794, Layton Avenue, and 

Whitnall Avenue experiences several problems with access 
to local businesses, and short distances between intersections 
create undesirable queue lengths.  The Land Use chapter 
shows an alternative roadway circulation pattern to 
potentially alleviate some of these problems. 

 S. Kinnickinnic Avenue and St. Francis Avenue at the two 
schools and senior center (St. Thomas More High School, 
Deer Creek Elementary School, and Sacred Heart Senior 
Center and Church) is heavily congested during peak travel 
times.  Intersection geometry limits the capacity at peak 
travel times.  

 The close proximity of two major intersections (STH-794 & 
Howard Avenue and Pennsylvania Avenue & Howard 
Avenue) creates signalization issues.  The City will conduct 
a signal coordination review to address these issues. 

 At-grade railroad crossings at St. Francis Avenue, 
Crawford Avenue, and Denton Avenue.  The City is 
currently working with the Federal Railroad Administration 
(FRA) to implement tiger stripes at the intersections of St. 
Francis and Crawford in order to establish St. Francis as a 
‘quiet zone’. 

 
Existing Pedestrian and Bicycle Network  

  
The existing pedestrian and bicycle network includes elements 
such as sidewalks, crosswalks, wide roadway lanes that allow 
for bicycle use, and multi-use or shared-use trails.  Sidewalks 
are located on almost every street within the City, providing 
safe and convenient connections to local community facilities 
and destinations. 
  
St. Francis has made significant strides in the expansion of its 
bicycle and shared-use path network.  The Oak Leaf Trail runs 
along the entire lakefront and connects St. Francis to 
communities to the north and south.  Exploration of additional 
public access points to the Oak Leaf Trail from Lake Drive 
should be encouraged as private development continues along 
the lakefront.  The City has recently invested in the Nojoshing 
Trail that runs within the large open land area of the Civic 
Garden Catalytic District.  This trail connects Lake Drive (and 
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the Oak Leaf Trail) to the intersection of Howard and 
Kinnickinnic.  Figure 6.3 shows the existing pedestrian and 
bicycle network. 
 
Existing Public Transit  
  
Accessible public transit is provided by Milwaukee County 
through the City of St. Francis, which includes bus transportation 
and Milwaukee County Transit Plus (door-to-door service for 
individuals with disabilities that prevent those individuals from 
using the bus).  Figure 6.4 shows the existing bus routes.   

  
 
 
 
 
 
 

Existing Airport  
  
The City of St. Francis is on the northern border of General 
Mitchell International Airport, which is Wisconsin’s largest 
airport located in the southwest City limits and in the City of 
Milwaukee.  The City of St. Francis’ location provides excellent 
access for travelers and employees at the airport.  There are 
bus transit links, in addition to the roadway network, available 
to the airport.  
 
Existing Passenger Rail  
  
Amtrak provides passenger rail service across the country, with 
the regional stations located in downtown Milwaukee and 
General Mitchell International Airport.  
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Figure 6.3 
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Figure 6.4 
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6.2 Regional Transportation Plans  
 

A Regional Transportation System Plan for Southeastern 
Wisconsin: 2035 (SEWRPC) – SEWRPC’s 2020 Plan called for 
the extension of the Lake Parkway (STH-794) from Layton 
Avenue to Edgerton Avenue in 2004.  The updated 2035 Plan 
calls for a further extension of the arterial highway all the way 
south to Ryan Road (Hwy 100).  While this extension is 
physically located outside of City of St. Francis limits, the 
construction will assist in reducing the congestion that currently 
exists and better connect St. Francis and the South Shore 
communities to the regional transportation network.  There are 
no additional capacity improvements to the arterial system 
shown in the 2035 plan for St. Francis.  
  
Transit – As previously mentioned, accessible public 
transportation for the City of St. Francis is provided by 
Milwaukee County as a part of the regional system.  Milwaukee 
County Transit System (MCTS) has extended Route 51 to 
continue south on Lake Drive and complete a loop around the 
Packard Triangle.  This extension will help provide a valuable 
link from catalytic development sites at Packard Triangle and 
the Lakefront to the regional transportation system. 
 
Regional Bicycle Network – A number of signs exist that reflect 
an increasing positive trend for bicycling in the South Shore and 
region in general.  The implementation of Milwaukee’s Bublr 
Bikes bike sharing system is one such example.  While currently 

only located in the City of Milwaukee, several inner ring 
suburbs have seen the early success of the bike share system 
and have expressed interest in locating stations within their 
communities.  St. Francis has been very strategic with its 
expansion of trails and bike accommodations and promotes 
additional transportation options such as a bike sharing system.  
  
6.3 Related Elements of this Plan Update 
 
Land Use Plan – The Land Use Plan can and will have a 
significant impact on the transportation system in St. Francis.  
Narrow roadway rights-of-way can lead to long queues and 
delays.  The existing roadway network can handle the traffic 
with some areas of concern. 
 
Intersection of Kinnickinnic Avenue and Howard Avenue – 
Future developments proposed at any corner of this intersection 
will be required to conduct a traffic impact analysis to 
determine the effects of the two major roadways within St. 
Francis. 
 
Lake Drive – The current roadway configuration along Lake 
Drive north of Packard Avenue in St. Francis will need to be 
evaluated.  Existing adjacent uses would suggest the need for a 
2-lane roadway with parking on each side with the space for 
turn lane configurations.  
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Nojoshing Trail Bridge connecting to Civic Center, October 2015. Source: GRAEF 

6.4 Transportation Goals  
  
As outlined in prior chapters, comprehensive planning goals 
are intended to be broad-based statements which are 
supported by subsequent implementation strategies.  The 
following transportation goals reflect the general desires of the 
St. Francis community over the coming years.  Multi-modal 
connectivity between the various destinations within and outside 
the city of St. Francis is a focus of these goals.  
  
 Maintain and improve arterial capacity to service the 

Catalytic Districts outlined in this Plan.  
 Encourage all new development and redevelopment to 

conduct a Traffic Impact Analysis (TIA) to identify public 
improvement needs due to the proposed development.  

 Continue to grow the diverse, established bike 
accommodations (on- and off-street) in St. Francis, 
especially along preferred biking routes throughout the city: 
e.g. Kinnickinnic Avenue, the Nojoshing Trail, and lakefront 
trails. 

 Seek to accommodate new transportation services for 
multiple modes of transportation (i.e. a bike share system) 
to connect destination residential, commercial, and industrial 
areas of the city. 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: GRAEF/Ryerson Aircraft 
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6.5 Transportation Implementation Strategies  
 
Implementation strategies are the specific tools used to achieve 
the goals identified in the prior section.  Some of the 
implementation strategies here are purposefully general to 
address future needs as identified by City staff.  

 
 Install wayfinding signage (pedestrian and vehicular scale) 

at strategic locations throughout the City to improve 
connections to local destinations. 

 Address arterial congestion with an engineering study that 
would determine where construction, if any, is needed.   
 
Examples include:  

o Howard Avenue and Kinnickinnic Avenue intersection 
improvements.  

o Kinnickinnic Avenue and St. Francis Avenue 
intersection improvements.  

 Continue to coordinate with transportation agencies who 
have control over infrastructure located in St. Francis to 
ensure the needs of residents are reflected in future 
projects. 

 Continue discussions relating to the conversion of established 
rights-of-way to dedicated rights-of-way within the City. 

 Encourage developers to make public improvements where 
traffic/transit impacts are projected (via a traffic impact 
analysis). 

 Work with Milwaukee County Transit System to 
update/review transit needs on a regular 2- to 4-year 
cycle. 
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7 Utilities and Community Facilities 
 
The Utilities and Community Facilities chapter catalogues some 
of St. Francis’ most valuable amenities: the library, the school 
district, health and wellness resources, and government services 
– including public safety.  These assets serve as magnets to 
attract and retain residents, as they form a critical part of the 
city’s foundation.  When combined with sound and robust 
economic development and land use management strategies, 
utilities and community facilities strengthen and reinforce 
individual neighborhoods, which strengthen the city overall.  The 
maintenance of these resources and their accompanying 
implementation strategies should be afforded the same care, 
time, and attention as the other elements: healthy residents 
create a vibrant workforce, which builds a thriving community. 

 
7.1 Community Facilities  

 
Community Facilities Inventory 
 
City Administration and City Services: St. Francis City 
Administration includes a Mayor and Common Council with a 
full-time City Administrator and supporting staff.  The City of St. 
Francis is well served by many community facilities, notably the 
City’s new Civic Center.  City administration, fire, and police 
are all located in the Civic Center, which the St. Francis 
Historical Society also shares. 
 
Through its fire and police departments, the City provides fire 
suppression, emergency medical, and police services.  The fire 
department employs 15 full-time personnel, while the police 
department employs 21 full-time personnel.   
 
Library: As a member of the Milwaukee County Federated 
Library System, the St. Francis Public Library is a popular 

destination for residents of all ages.  After adding 6,000 
square feet of space in a 2007 renovation, the library 
increased its capacity for a larger collection of books, 
audiovisual materials, and technology. In 2014, the Children’s 
Area was redesigned and features an inviting, warm 
atmosphere for reading and special activities. 
 
With annual circulation surpassing 140,000 items, patrons take 
advantage of the library’s diverse collection: 41,231 items for 
adults and 24,676 items for children and young adults.  Among 
numerous program offerings, residents can attend summer 
reading programs (youth and adults), adult literacy and English 
language learner (ELL) tutoring sessions, and computer classes. 
 

 
 

Source: City of St. Francis 

St. Francis Public Library.  Source: GRAEF 
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Schools:  The St. Francis School District operates three schools: 
Willow Glen Primary School (Gr. K3-3), Deer Creek 
Intermediate School (Gr. 4-8), and St. Francis High School (Gr. 
9-12).  With an emphasis on family and community 
engagement, students in the District receive a personalized 
education.  A myriad of offerings are available to students, 
including curricula in foreign language (Spanish), music (band, 
choir), athletic teams (intermediate and high school), visual arts, 
theater, technical education, and business education.  Parents 
are active in the school community through booster clubs and the 
parent-teacher organization. 
 
In addition, the area supports St. Thomas More High School, a 
college preparatory, parochial school operated by the 
Archdiocese of Milwaukee. 
 
Tables 7.1 and 7.2 compare the St. Francis School District to 
surrounding municipalities, and to national statistics that reflect 
current enrollment patterns.  Generally, St. Francis’ 
characteristics resemble those of neighboring communities.  
When considered with the District’s diverse program offerings 
and engaged families, the City’s schools should be viewed as a 
valuable amenity and important part of the community fabric. 
 
 

 
 
 
 
 
 
 
 
 

 
 

Table 7.1: Comparison of School District Characteristics – St. Francis with Surrounding Municipalities and the Nation 

 St. Francis Cudahy South Milwaukee Oak Creek/Franklin Nation 

Total Schools 3 7 6 10 - 
Total Students 1,256 2,599 3,302 6,447 - 

Classroom Teachers (FTE) 72.04 180.40 204.32 372.84 - 
Student/Teacher Ratio 17.43 14.41 16.16 17.29 16.0 

Source: National Center for Education Statistics, Institute of Education Sciences, 2013-2014 school year 

St. Thomas More High School.  Source: GRAEF 
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Health and Community Services:  The community is served by 
regional and local facilities including:  
 
Medical Facilities: Regional medical centers in the Metropolitan 
Milwaukee area serve the City, including Aurora St. Luke’s 
South Shore.  Specifically, several medical offices provide care 
to residents within the community; the largest of which is the 
Aurora Lakeshore Medical Clinic.   
 

Day Care Facilities: The Sisters of St. Francis of Assisi operate 
the St. Ann Center for Intergenerational Care, which provides 
day care services and activities for both children and senior 
citizens.   
 

Table 7.2: Comparison of School Enrollment Statistics within the St. Francis School District 

  Willow Glen Primary 
School 

Deer Creek Intermediate 
School St. Francis High School 

Total Students 317 377 562 
Total Teachers (FTE) 18.10 23.20 30.36 

Student/Teacher Ratio 17.51 16.25 18.51 
Source: National Center for Education Statistics, Institute of Education Sciences, 2013-2014 school year 

Source: City of St. Francis 

Willow Glen Primary School.  Source: GRAEF Deer Creek Intermediate School.  Source: Pictometry 
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Senior Housing: For a City of its size, St. Francis is well-served 
with housing options for senior citizens.  There are several senior 
housing complexes within the City. These include Howard 
Village, Thomson Meadows, Faircrest Apartments, Canticle 
Court, Juniper Court, Windsor House, South Shore Manor, and 
Sacred Heart Senior Apartments. In addition, housing for retired 
Catholic Clergy and Nuns is provided on the Archdiocesan 
property as described below.   
 
Archdiocese of Milwaukee: The Cousins Center houses the 
offices of the Archdiocese of Milwaukee.   In addition to office 
space, the facilities include a retreat center, housing for 
approximately 25 priests, and play fields that are used by a 
variety of parishes.  The Milwaukee Bucks occupy a space in the 

Cousins Center for their corporate offices and practice facilities.  
The St. Francis seminary provides housing for approximately 12 
retired priests in Meyer Hall and also several units for retired 
faculty and nuns.  The Archbishop resides in the Brother House 
at the Seminary. 
 
Park and Open Space:  The parks and open spaces within a 
community can be considered both a community facility as well 
as a cultural resource.  For the purposes of this planning 
process, a detailed discussion of the existing park and open 
spaces in the City of St. Francis is located in the Natural and 
Cultural Resources chapter.   

Sacred Heart Senior Apartments.  Source: GRAEF Archdiocese of Milwaukee.  Source: GRAEF 
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Figure 7.1 
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7.2 Utilities 
 
Utility Inventory  
 
The City of St. Francis is fully served by We Energies for 
electric power and natural gas.  The electric power facilities 
include substations and major overhead and underground 
transmission lines.  The natural gas service is provided from 
various diameter distribution mains buried in city street rights-
of-way. 
 
Potable water is available to all properties within the City and 
is provided on a retail basis by the Milwaukee Water Works.  
The City of St. Francis receives full water service from the 
Milwaukee Water Works, including customer billing and 
distribution system maintenance. 
 
The City’s stormwater drainage system is a fully operational 
system and adequately services existing developments within 
the City.  New stormwater sewers are constructed as part of 
any major road reconstruction project.   
 
The City’s sanitary sewer system is separated and provides 
service to all properties within the City.  Sanitary sewers range 
in pipe diameter from 6-inch to 24-inch.  The City’s sanitary 
sewer system is tributary to the Milwaukee Metropolitan 
Sewerage District’s interceptor sewer system and the two 
wastewater treatment plants at Jones Island and South Shore.   
 
 
 
 
 
 

Utility Service to Potential Development 
 
The existing utility systems provide the network for service 
extensions to the potential development areas.  All power, 
communication, water, wastewater and drainage systems 
provide a point of connection for future development.  In most 
cases, the services abut the properties that could potentially 
develop and, in others, short service extensions may be 
required to provide the utility service. 
 
The City is not responsible for providing electric power, gas, 
communications, cable television, and potable water.  These are 
provided by public and private utility companies.  The City of 
St. Francis provides the basic system for storm drainage and 
sanitary sewage collection and conveyance. 
 
Storm water drainage from potential developments will be 
controlled to limit runoff from sites.  The City is thinking 
proactively for new development at the St. Francis Industrial 
Park.  The City is currently investigating the creation of a 
stormwater facility (dry pond) near the southwest corner of 
Bolivar Avenue and Brust Avenue (soon to be vacated as 
described in the Transportation chapter).  This new stormwater 
facility will be designed to provide adequate storage for 
future development sites within the industrial park. 
 
Runoff for other future development sites will be limited to the 
amount presently tributary to the City’s system in the property’s 
undeveloped state.  The Milwaukee Metropolitan Sewerage 
District’s Rules and Regulations, Chapter 13, and the Wisconsin 
Department of Natural Resources Administrative Rules NR151 
through NR155, as well as NR216, must be met in order to 
obtain approval of site developments for storm water runoff 
control.  These rules and regulations will control the quantity 
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and quality of the surface water runoff from all developing 
sites, both public and private.  Therefore, the City’s present 
storm drainage system should be adequate to handle the 
development of potential sites. 
 
The City’s storm water utility will provide the fiscal and 
administrative authority to operate and maintain the City’s 
storm water drainage and management systems.  This would 
include, for example, cleaning the system, maintaining 
structures, and completing capital improvement projects for 
repair or extension of the infrastructure system to benefit the 
City as a whole.  Any extensions required to the system to 
benefit individual parcels would be the responsibility of the 
developing landowner. 
 
The present City sanitary sewer system should in general be 
able to accommodate potential development.  Increased 
capacity was added along Lake Drive to accommodate higher-
density development that is planned for the future.  Other 
catalytic sites identified by the City should also be able to 
handle any future development.  The City continues to work with 
the Milwaukee Metropolitan Sewerage District to coordinate 
future land use and potential increased capacity needs.

 
7.3 Utility and Community Facility Goals 

 
In comprehensive planning, goals are intended to be broad 
statements outlining general community desires.  The St. 
Francis community enjoys a full set existing community facilities.  
The following are general goals to promote and enhance these 
facilities: 
 
 Maintain or enhance City services to residents. 
 Work cooperatively with the School District to maintain and 

enhance the quality of the School District. 
 Provide support for youth, senior, and inter-cultural 

community activities.   
 
In general, the City’s utility system is capable of supporting 
existing and future development.  The following are general 
goals to be considered for providing adequate future utility 
service: 
 
 Continue to have residents monitor laterals. 
 Continue to monitor system integrity. 
 Coordinate with the MMSD for future development 

connections. 
 Promote expansion of the utility systems to meet the needs 

of the developing areas. 
 Promote the use of green infrastructure. 
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7.4 Utility and Community Facility Implementation 
Strategies 

 
Implementation strategies provide actionable detail for the 
City and community partners.  The following implementation 
strategies are for the St. Francis community to undertake with 
regard to utilities and community facilities: 
 
 Promote programs that meet the City’s, MMSD’s, and DNR’s 

requirements for utility extensions to encourage green 
initiatives at future development sites. 

 Annually monitor the capacity, maintenance, operations, and 
management of utility systems. 

 Annually evaluate the services and communications provided 
by police, fire, and emergency medical services in order to 
ensure prompt and efficient response to emergencies. 

 Continue to explore cooperative agreements with other units 
of government in the area to determine the possibilities for 
cost savings and improved service delivery. 

 Assign representatives from the City and School District to 
serve as active liaisons between the City and School District 
to address issues of mutual concern.
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8 Intergovernmental Cooperation 
 
8.1 Introduction 
 
Wisconsin’s comprehensive planning statute suggests that such 
plans address issues of intergovernmental relations.  The 
rationale behind this recommendation stems from typical 
problems that occur in communities where there are major 
property development conflicts between abutting jurisdictions.  
Typically this generates plans and local policies related to 
boundary agreements, incorporations, annexations, 
extraterritorial zoning, and related sources of conflict. 
 
There is, however, a series of alternative issues which have 
emerged in the last several years as a more important and 
potentially more relevant intergovernmental planning issue.  
Specifically, there are opportunities for sharing services, 
revenues, and – significantly in the case of St. Francis – 
strategies for economic development.  Consequently, this 
element of the Comprehensive Plan, rather than focusing on 
jurisdictional competition between municipalities, focuses on a 
broader set of goals for economic development in terms of both 
a) property development (that increases property taxes) and b) 
business development, which creates new jobs for local residents 
and new customers for local entrepreneurs. 
 

Intergovernmental cooperation includes any agreement by 
which officials of two or more jurisdictions communicate visions 
and coordinate plans, policies, and programs to address and 
resolve issues of mutual interest.  The agreements between 
municipalities can range from simple communication and sharing 
of ideas to formal agreements, sharing of resources, or 
consolidation of services.   
 
Benefits of Intergovernmental Cooperation include: 
 
 Reduced costs, 
 Resolved local issues that are regional in nature, 
 Early identification of issues and/or conflicts, 
 Reduced litigation, 
 Consistency across jurisdictional boundaries,   
 Predictable pathways to development, 
 Mutual understanding of needs and priorities,   
 Improved track record of getting things done, and 
 Strengthened service to citizens.   
 
The City of St. Francis can further strengthen its communication 
with surrounding municipalities and thereby discover many of 
these benefits.  The Intergovernmental Cooperation chapter 
outlines specific actions to strengthen this communication. 
 
 

Source: Pictometry 
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8.2 St. Francis and its Governmental Context 
 
Opportunities to improve overall economic development often 
require coordinated strategies and actions among nearby 
governmental agencies and organizations.  For St. Francis, the 
most relevant organizations with which strategic economic 
development coordination might be fruitful include those shown 
in Figure 8.1 and outlined below: 
 
1. The City of Cudahy, with regard to: 

a. The redevelopment of Layton Avenue and the degree to 
which non-competitive land uses can be prioritized by 
both communities, 

b. Marketing efforts via the South Shore Chamber of 
Commerce, and 

c. Concerted development efforts through the Aerotropolis. 

 
2. The City of South Milwaukee, with regard to: 

a. Concerted development efforts through the Aerotropolis, 
and 

b. Marketing efforts via the South Shore Chamber of 
Commerce. 

 
3. The City of Milwaukee, with regard to: 

a. The continued trend of property redevelopment 
southward from Bay View along the Kinnickinnic Avenue 
corridor and the Lake Drive corridor, and 

b. Concerted development efforts through the Aerotropolis. 

 
4. The City of Oak Creek, with regard to: 

a. Navigating the next steps of the Dispatch Services 
Agreement, and 

b. Concerted development efforts through the Aerotropolis. 

 
5. Milwaukee County, with regard to: 

a. Ongoing provision of mass transit service, 
b. Future growth and expansion of the airport (under 

County jurisdiction) and the ensuing impacts on local 
economic value,  

c. Concerted development efforts through the Aerotropolis, 
d. Sale of airport lands for private development, and 
e. Increased support of the South Shore as a key 

opportunity for investment (this is a key issue elaborated 
subsequently). 

 
6. State Agencies, with regard to the specific entities that can 

improve the economic well being of St. Francis.  These 
agencies are described in the section on economic 
development, and include: 

 
a. WHEDA with regard to financing and investments which 

can help leverage desirable development (including 
through the Aerotropolis), 

b. WEDC with regard to investments in new businesses, 
especially in terms of industrial growth (including 
through the Aerotropolis), 

c. WDNR with regard to regulatory decisions which can 
help or hinder the way in which St. Francis maximizes 
the social and economic value of the natural 
environment, especially the Lake Michigan shoreline, and 

d. WisDOT with regard to decisions that 1) indirectly 
impact the airport and thereby St. Francis, as well as 2) 
the functionality and design of key business arterials. 

The following 2 interview spotlights each include suggestions as 
to what the City of St. Francis should do in the future.  These 2 
subsections are the “Implementation Strategies” for this chapter. 
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Figure 8.1 
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INTERVIEW SPOTLIGHT: CONGRESSWOMAN MOORE 
March 2014 
 
How can St. Francis capitalize on federal resources?  This 
question produced the following discussion with Congresswoman 
Moore, the representative for Wisconsin’s 4th Congressional 
District (Figure 8.2). 
 
The City of St. Francis should: 
 Continue to put time and resources into enhancing the South 

Shore Chamber of Commerce, 
 Capture retail along S. Kinnickinnic Avenue that spills over 

from Milwaukee’s Bay View neighborhood, 
 Make room for Milwaukee’s water industry / R&D efforts 

along the shoreline, and 
 Cater economic development efforts to the industry types 

that align with the Aerotropolis model (aerodynamics, JIT 
manufacturing, freight and logistics). 

 
Federal opportunities like the Promise Zone Initiative are not to 
be overlooked by the Milwaukee region.  The Promise Zone 
Initiative is intended to create a better bargain for the middle-
class by partnering with local communities and businesses to 
create jobs, increase economic security, expand educational 
opportunities, increase access to quality, affordable housing 
and improve public safety. The first five “Promise Zones” in the 
United States were announced in January 2014: San Antonio, 
Philadelphia, Los Angeles, Southeastern Kentucky, and the 
Choctaw Nation of Oklahoma.   
 
Each Zone assembled a plan on how they would partner with 
local business and community leaders to make local investments.  
Designees in exchange receive certain resources needed to 
achieve their goals.   
 

 
 
 
Fifteen new Promise Zones will be announced over the next 
3 years. St. Francis should seek this designation, possibly 
through a regional approach that addresses industry 
development stemming from the Airport, Aerotropolis, and 
Port of Milwaukee. 
 

Figure 8.2 

Source: gwenmoore.house.gov/4th-district/ 
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INTERVIEW SPOTLIGHT: STATE AGENCY STAFF  
May 2014 
 
How can St. Francis capitalize on state resources?  St. Francis 
has a great story to tell.  The community has incredible assets 
like proximity to the lakefront, the airport, the Port of 
Milwaukee, and the people.  State agencies need local 
representatives to succinctly present investment opportunities to 
WHEDA and WEDC.  Additionally, local representatives can 
serve as a liaison between state agencies and the business 
owners who are looking to expand. 
 
The City of St. Francis should: 
 Present the Catalytic Districts and site details to WHEDA 

and WEDC (this has been completed since May 2014), 
 Partner with WHEDA to conduct a tour of the five Catalytic 

Districts (this has been completed since May 2014), 
 Determine which existing loans from WHEDA, WEDC, and 

other partners are applicable for new development and/or 
existing businesses citywide, and 

 Decide if new incentives and/or programs should be 
created through partnerships between the City and 
WHEDA. 

 
There is great opportunity in the natural traction around the 
Aerotropolis, the lakefront and the South Shore. This is most 
apparent in the prominent growth trend moving in the direction 
of St. Francis from Bay View, as well as from General Mitchell 
International Airport and the growing Aerotropolis. The City of 
St. Francis is in a prominent position to make a significant 
economic impact in the City and the adjacent communities 
through its collaboration with the City of Milwaukee, City of 
Cudahy, Aerotropolis Milwaukee, and the Gateway to 
Milwaukee.  
 

 
St. Francis should be an active partner in the Aerotropolis 
planning, lakefront development, and the South Shore 
Chamber of Commerce.  

Aerial photography of available property on South Lake Drive.  
Source: GRAEF/Ryerson Aircraft 

Street view of available property on South Lake Drive (same property 
as above).  Source: GRAEF 
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Growth and Economic Options - The South Shore Strategy 
 
Many community leaders (from all parties and at multiple levels 
of government) have acknowledged that the future of the 
region depends on the long-term success of the urban 
metropolitan core of that region – Milwaukee.  However, this 
simplistic analysis does not reflect the more complex structure of 
the region in which traditional older suburbs abutting the City of 
Milwaukee have become a key to that long-term success.  
Simply put, the strength of St. Francis greatly impacts the 
strength of the region.  There have been dramatic increases in 
the social and economic vitality of Milwaukee’s downtown and 
surrounding districts (like the Third Ward, North Avenue, Bay 
View, and other neighborhoods).  In today’s market, some of 
this exuberance has moved into surrounding older suburbs like 
Shorewood, Wauwatosa, and, to a more limited extent, St. 
Francis and other parts of the South Shore. 
 
Enhancing and supporting this economic trend requires higher 
levels of coordination and non-competitive alliances, especially 
with regard to property development opportunities.  St. Francis, 
Cudahy, Oak Creek, and South Milwaukee are all currently 
undertaking redevelopment projects, some of which are 
compatible and some of which are competitive.  Recently, it 
appears that these communities have recognized their common 
opportunities (and challenges).  Consequently, the concept of 
collectively branding the “South Shore” holds strong promise to 
economically lift these communities based on specific major 
assets: 
 
 A world-renowned natural resource in the Lake Michigan 

shoreline, which is broadly accessible to the public through 
the trails’ and parks’ systems, 

 
 

 
 
 Superb transportation access to downtown Milwaukee from 

both Lake Parkway (794) and three business arterials – 
Howell Avenue, Kinnickinnic Avenue, and Lake Drive, 

 Potential value in the railroad corridors, 
 Healthy and functional neighborhoods with strong housing 

stock, and 
 Solid community services with regard to safety, schools, 

public works, parks, and related government services. 
 
While a comprehensive list would be much longer, many new 
businesses (and their employees) seemingly do not recognize 
that the assets of the South Shore are stronger and more 
desirable than many other areas within the metropolitan 
Milwaukee region.  Consequently, a key intergovernmental 
cooperation initiative for St. Francis should be the ongoing 
promotion and strengthening of alliances with the surrounding 
local governments for the promotion of the “South Shore.” 
 

 
 
 

Source: City of St. Francis 
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9  Implementation 
 
The Comprehensive Plan Update sets forth an agreed-upon 
“road map” for community improvement and development 
within the City of St. Francis during the next ten to twenty 
years.  In many ways, the planning process has just begun.  The 
formal adoption of the City of St. Francis Comprehensive Plan 
Update is the first step, not the last.  Without continuing action 
to implement plan recommendations, the City’s efforts up to this 
point will have little lasting impact.  The implementation tools 
provided in this chapter will assist the City in realizing the plans 
and potentials outlined in the Plan.   
 
This section lists several implementation tools that can be used 
by the City and local partners to achieve the goals set forth in 
this plan.  In addition, this section summarizes the detailed 
recommendations made throughout this Plan, identifies the 
parties responsible for completing the recommendation, and 
assigns a priority level to each recommendation.   
 
9.1 Official Controls  
 
This Comprehensive Plan Update provides guidance for making 
zoning and other regulatory decisions in the community.  The 
standards and development goals established in this Plan 
should a) direct the revision of any ordinances and their 
contents, and b) guide the development of detailed designs and 
guidelines.  Official controls that should be created or revised 
in keeping with the Comprehensive Plan Update include the 
following: 
 
Zoning 
The Land Use Plan Recommendations Chart in Chapter 5 (Land 
Use) is statutorily the predecessor to zoning ordinance 
language.  That is, the zoning code must be consistent with the 
Comprehensive Plan Update and therefore the Land Use Plan 

Recommendations Chart.  Following adoption of this Plan, the 
City should conduct a careful analysis of the Land Use Plan 
Recommendations Chart and incorporate necessary ordinance 
and/or map revisions into the zoning code. 
 
Illustrated Architectural Design Guidelines 
St. Francis does not currently have a set of architectural design 
guidelines (for either residential or commercial properties), and 
should prepare one in the short term.  These guidelines should 
establish such elements as design details and standards for 
building form and fenestration, materials, signage, lighting, site 
furniture, and details.  Creating these guidelines will meet an 
overarching desire voiced by the community during the creation 
of this Plan: to maintain a higher standard of quality for the 
building stock in the St. Francis community.  
  
City Center Development Plan 
As plans continue to foster a City Center for the community, the 
City should commission a clear development plan to provide 
guidelines for land use, build-to zones, building heights, 
materials, style, fenestration, parking, and circulation details.  
Creating this development plan will maximize the long-term 
economic value of the City Center to the community. 
 
City Landscape Standards 
Landscaping is an important factor in creating a desirable 
environment. In 2008, the City approved a Conceptual 
Streetscape Master Plan Study to reinforce its image and 
upgrade the overall appearance and identity for St. Francis.  
This study should be continually used to guide future landscape 
standards, and incentives, for all arterials and public places in 
the city.  The standards should also be used to make future 
decisions on operation, maintenance, and management of 
landscaped areas. 
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9.2 Staff Activities 
 
This Comprehensive Plan Update will serve to guide future 
actions taken by multiple parties. Many of these actions will 
include planning activities, such as those outlined below: 
 
Development Applications 
City staff, the Planning Commission, and the Common Council 
should refer to the maps, objectives, and policies in this Plan 
when reviewing applications for rezoning, conditional use 
permits, land subdivision, or site plan approval.   
 
Neighborhood, District, and Corridor Plans 
The City should prepare more detailed plans for 
neighborhoods, districts, and corridors within the city that are 
consistent with the objectives and policies in this Comprehensive 
Plan Update.  (This Plan can be amended to incorporate the 
detailed concepts generated in such future plans.)  This type of 
corridor plan is especially critical for the Howard Avenue and 
Layton Avenue corridors.   
 
9.3 Specific Implementation Plan  
 
The following table summarizes the detailed 
recommendations made throughout this Plan, identifies the 
parties responsible for completing the recommendation, and 
assigns a priority level to each recommendation.   
 
Priority and Timing 
 

PRIORITY 1: Short-term projects should be undertaken 
immediately (within the next one to two years).  Many 
of these are projects entail enacting a public policy or 
administrative action, and will not require a significant 
new allocation of funds.  Others may require significant 

investment, but are necessary actions to help ensure 
successful revitalization. 

 
PRIORITY 2: Mid-term projects should be undertaken 
during the next five years, although many could begin 
immediately.  While these are considered just as critical 
as short-term projects, they will likely require more time 
and effort to implement.   

 
PRIORITY 3: Long-term projects should be undertaken 
over the next six to 15(+) years.  These include projects 
which appear to be more difficult or costly to achieve, 
represent ongoing initiatives, or need additional local 
support.  These projects could move forward if market 
conditions or local priorities change during the next few 
years.   

 
Roles 

 
Lead role: Staff member, agency, or organization leads 
efforts to implement the strategy and serves as the 
primary point of contact. 

 
Shared lead: Two or more staff members, agencies, or 
organizations work together to share leadership 
responsibilities to implement the strategy. 

 
Coordination role: Staff members, agencies, or 
organizations work collaboratively with other 
stakeholders to implement the strategy.  Responsibilities 
are distributed throughout the stakeholder groups. 
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Roles 

  

Timeframe 
2 Housing Implementation Strategies                     L  = Lead role 

 
P1 Short-term (1-2 years, 

begin 2016) 

 Identify available parcels, and rezone those parcels if 
needed, for infill single-family housing development 
(to own or rent), promote it to developers, and create 
associated incentive programs. 

  C S   S     C       P1 

 

S  = Shared lead 

 

P2 Mid-term (3-5 years) 

 
Only permit higher-density condominium housing along 
or near major community corridors.   C   C L     C   5, 6   P3 

 

C  = Coordination 
role 

 

P3 Long-term (6+ years) 

 Establish one short-term City incentive program, and 
one friendly, competitive grant program to promote 
exterior maintenance and aesthetic improvements to 
residences. 

  C C C L         8   P1 

 

 
Action 

   

 Create neighborhood-specific informational materials 
about the aforementioned City housing improvement 
incentives, and about regional grants and tools, to 
generate higher usage.  

  C C C S S C     8   P2 

 
Program/regulatory 
actions 

   

  
                         1 sign code    

3 Economic Development Implementation Strategies   
                    

 
2 

maintenance 
agreements, 
assessments 

   

 
Streamline the PUD approval process to reduce the 
number of months and amount of resources needed 
for applicants to get approved. 

  

C C S S         7   P1 

 

3 new parking 
regulations 

 

6 
zoning district 
standards and 
boundaries 

 Develop citywide design standards for commercial 
and multi-family properties to ensure that high-quality 
materials and design details are incorporated into all 
developments. 

  

C S   S     C   7,8   P1 

 

4 
new 
redevelopment 
plan overlay 

 

7 

change 
review or 
administrative 
process 

 Develop a site due diligence process to proactively 
prepare for proposed new developments. 

  
  C S S   C C   7,8   P1 

 
5 zoning overlay 

districts 

 
 
 

 
8 
 

new program 
or operational 
procedure 
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3 Economic Development Implementation Strategies 

(continued) 
 

                    
 

  
   

 
Pursue site enhancements (e.g., building rehabilitation, 
environmental remediation - if needed, and landscape 
installation) on the Areas Susceptible to Change listed 
as “High” priority. 

  

  C C S S   C   2   P2 

 

  

   

 Focus business attraction to the City’s three Tax 
Incremental Financing districts.  

  
C S   S C C C       P1 

 
  

   

 
Work collaboratively with other municipalities and the 
Aerotropolis to develop a corridor plan for the 
commercial district along Layton Avenue.  

  

S C   S C C     4,5   P1 

 

   

   

 
Develop an economic development master plan for 
the Kinnickinnic Avenue corridor between the City 
limits to the north and the City limits to the south. 

  

    C L C   C   8   P3 

 

  

   

 
Develop a comprehensive list of businesses interested 
in relocating to, or expanding in, St. Francis, and 
connect with the owners of those businesses to find 
them a location in St. Francis. 

  

  S   S S C     8   P1 

 

  

   

 Tailor business recruitment to attract dining 
establishments, particularly breakfast locations, to St. 
Francis. 

  
C C C S S   C   8   P2 
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4 Natural and Cultural Resources Implementation 

Strategies 
 

                    
 

    

   

 Meet with Milwaukee County Parks' officials to review 
physical and management changes in bluff conditions 
along Lake Michigan. 

  

    S C   S     2   P3 

 

    

   

 Participate with SEWRPC in reviewing and revising 
the Milwaukee County Park and Open Space Plan.   

  
  C C S   S     2   P2 

 

  

   

 Install new features at, and boost maintenance in, 
existing County Parks within St. Francis.  Consider 
establishing “Friends of” groups to further this strategy. 

  
    S C   S     2   P1 

 
  

 
   

 
Prepare a concept plan for the We Energies sites 
around Howard Avenue to identify open lands for 
restoration, environmentally-sensitive areas for 
preservation, and developable areas. 

  

  C S S   C C   4   P1 

 

  

   

 
Continue detailed shoreline protection through existing 
and new regulations to ensure long-term preservation 
of the shoreline as an active, highly-visible, and 
defining feature of the community. 

  

    C L   C     5,6,7,8   P3 

 

  

   

 
Ensure that the design of future development protects, 
preserves, and reflects cultural resources within the 
City (see Section 5.6). 

  

C C S S     C       P3 

 

  

   

 
Develop Historic Preservation guidelines to promote 
the integration of historic design elements into 
modifications and maintenance. 

  

      L C   C   7,8   P3 
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4 Natural and Cultural Resources Implementation 

Strategies (continued) 
 

           
 

     

 
Establish a working group of key stakeholders to 
discuss the protection and enhancement of open lands 
in St. Francis, such as Seminary Woods. 

  

C S C L C C  C    8   P3 

 

  

   

 Perform ongoing monitoring of the Seminary Woods 
for property maintenance. 

  
    S L     C   2   P3 

 

  
   

 Weigh development proposals by how they maximize 
the 4 conditions listed in Section 1.8 in Chapter 1: St 
Francis – “Community of Choice”. 

 
 C C L   C  8  P1 

 
  

   

 
 

                      
  

   
5 Land Use Strategies                       

  
   

 Budget to hire an in-house or contracted planning 
position (part time to start) to increase the City’s 
performance in land use planning and economic 
development. 

 

S S            8  P2 

 

  

   

 
Require all new developments to address the Land 
Use Plan Recommendations Chart in regards to the 
following: Activities and Uses, Redevelopment Process, 
Physical Characteristics, and Traffic and Circulation. 

 

C   C L     C  8  P1 

 

  

   

 Rezone land where appropriate to conform to the 
land use characteristics identified in the 
Neighborhoods, Districts, and Corridors section of the 
Land Use Plan Recommendations Chart. 

  

C     L     C   6,7   P2 
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6 Transportation Implementation Strategies                       

  
 

Install wayfinding signage (pedestrian and vehicular 
scale) at strategic locations throughout the City to 
improve connections to local destinations. 

  

C   L C   C         P3 

 

  

 Address arterial congestion with an engineering study 
that would determine where construction, if any, is 
needed. 

  
    L C             P3 

 

  
 

Continue to coordinate with transportation agencies 
who have control over infrastructure located in St. 
Francis to ensure the needs of residents are reflected 
in future projects. 

  

  C L C   C         P3 

 

  

 Continue discussions relating to the conversion of 
established rights-of-way to dedicated rights-of-way 
within the City. 

  
  C L C     C       P3 

 

  
 

Encourage developers to make public improvements 
where traffic/transit impacts are projected (via a 
traffic impact analysis). 

  

  C L C         7   P1 

 

  

 Work with Milwaukee County Transit System to 
update/review transit needs on a regular 2- to 4-
year cycle. 

  
    S S   S         P1 
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7 Utilities and Community Facilities Implementation 

Strategies 
 

                    
 

  
 Promote programs that meet the City’s, MMSD’s, and 

DNR’s requirements for utility extensions to encourage 
green initiatives at future development sites. 

  

    L C     C   7,8   P3 

 

  

 Annually monitor the capacity, maintenance, 
operations, and management of utility systems. 

  
  S S C            P1 

 

  
 Annually evaluate the services and communications 

provided by police, fire, and emergency medical 
services in order to ensure prompt and efficient 
response to emergencies. 

  

  L                 P1 

 

  

 Continue to explore cooperative agreements with 
other units of government in the area to determine the 
possibilities for cost savings and improved service 
delivery. 

  

C L C C             P3 

 

  

 
Assign representatives from the City and School 
District to serve as active liaisons between the City 
and School District to address issues of mutual concern.   

  

  L                 P2 

 

  

8 Intergovernmental Cooperation Implementation 
Strategies 

 
                    

 
    

  

 Continue to put time and resources into enhancing the 
South Shore Chamber of Commerce. 

  
 C C    L  C    P1 

 
    

  

 
Capture retail along S. Kinnickinnic Avenue that spills 
over from Milwaukee’s Bay View neighborhood. 

  

  S  S C  C    P2 
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8 Intergovernmental Cooperation Implementation 

Strategies (continued) 
 

           
 

  

 Make room for Milwaukee’s water industry / R&D 
efforts along the shoreline. 

 
 C C C  S S    P2 

 
  

 Cater economic development efforts to the industry 
types that align with the Aerotropolis model 
(aerodynamics, JIT manufacturing, freight and 
logistics). 

 

 S  S C C     P3 

 

  

 Determine which existing loans from WHEDA, WEDC, 
and other partners are applicable for new 
development and/or existing businesses citywide. 

 
 L  C C      P1 

 
  

 Decide if new incentives and/or programs should be 
created through partnerships between the City and 
WHEDA. 

 
S S  C     8  P2 
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9.4 Plan Monitoring, Amendments and Updates 
 
The City should regularly evaluate its progress towards 
achieving the recommendations of this Comprehensive Plan 
Update and amend and update the Plan as appropriate.  As 
mentioned in Chapter 1, the Comprehensive Plan Update may 
be amended by the Common Council as needed.  It is 
recommended that, at a minimum, the City review the plan 
each year and identify changes that should be made in order 
to maintain relevance with contemporary needs.  By 
amending the plan in this incremental fashion, it can remain 
current and usable by the broader community. 
 
The following paragraphs suggest recommended criteria and 
procedures for monitoring, amending and updating the Plan:   
 
Plan Monitoring 
The City should consistently evaluate its decisions on private 
development proposals, public investments, regulations, 
incentives, and other actions vis-à-vis the recommendations in 
this Comprehensive Plan Update.  The recommendations and 
priorities assigned to each action in the Implementation 
Strategies table should provide a starting point for budget and 
work program planning.   
 
 

Plan Amendments 
Amendments may be appropriate in the years following the 
initial Plan adoption, particularly in instances where the Plan is 
becoming irrelevant, where the Plan becomes contradictory to 
emerging policy or trends, or when new data are available.  
“Amendments” are generally defined as minor changes to plan 
maps or text.  This Plan should be specifically evaluated for 
potential amendments every 5 years.  Frequent amendments 
to accommodate specific development proposals should be 
avoided.   
 
Plan Updates 
The Comprehensive Plan Update should be formally and 
holistically updated at least once every 10 years.  An update 
results from revisiting the entire plan document.  As opposed to 
an amendment, an update is often a substantial rewrite and 
redraw of text and maps. 
 
9.5 The Years to Come 
 
Comprehensive plans, with or without legislation, have merit 
when they are based in community desires and can guide the 
community in making decisions.  In the years to come, the St. 
Francis community should utilize this Plan for such guidance with 
or without a statutory requirement to do so.  The City of St. 
Francis put a sizable amount of resources into this Plan between 
2013 and 2015, as did community members and elected 
officials.  Therefore, this Comprehensive Plan Update must be 
regarded – and used – as the primary community master 
plan to guide St. Francis into the next two decades. 
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Appendix 
 
Site plans for each of the five Catalytic Districts are represented in this Appendix.  These plans can be found in “Chapter 5: Land Use,” 
and are presented here in a larger format for ease of understanding and investigation. 
 

Figure 5.3 
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Airport Gateway 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 5.4 Option 1 Figure 5.5 Option 2 
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Layton Square 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

Figure 5.7 Option 2 

Figure 5.6 Option 1 
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Civic Garden 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 5.9 Option 1 Figure 5.10 Option 2 
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Kinnickinnic Corners 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 5.11  
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Lake Shore 
 

Figure 5.12 Option 1 Figure 5.13 Option 2 
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 PLAN COMMISSION 
STATE OF WISCONSIN CITY OF ST. FRANCIS MILWAUKEE COUNTY 
 

RESOLUTION NO. 
 
 A RESOLUTION RECOMMENDING 

ADOPTION OF AN UPDATED CITY OF ST. FRANCIS 
SMART GROWTH PLAN 

PURSUANT TO SECTIONS 62.23 AND 66.1001 OF THE WISCONSIN STATUTES 
 

WHEREAS, Section 62.23(2) and (3) of the Wisconsin Statutes provide that it is the 
duty of the Plan Commission to adopt a master plan for the physical development of the City 
which, together with the accompanying maps, plats, charts, and descriptive and explanatory 
matter, shall show the Plan Commission's recommendations for such physical development; 
and 

 
WHEREAS, Section 62.23(3)(a) of the Wisconsin Statutes provides that the master 

plan shall be made “with the general purpose of guiding and accomplishing a coordinated, 
adjusted and harmonious development of the municipality which will, in accordance with 
existing and future needs, best promote public health, safety, morals, order, convenience, 
prosperity or the general welfare, as well as efficiency and economy in the process of 
development”; and 

 
WHEREAS, the City of St. Francis adopted its current comprehensive “Smart Growth” 

plan in 2003; and 
 
WHEREAS, in 1999, the Wisconsin Legislature enacted a comprehensive planning law, 

which is set forth in Section 66.1001 of the Wisconsin Statutes, that requires that master plans 
(which are referred to under Section 66.1001 as “comprehensive” plans) be completed and 
adopted by local governing bodies by January 1, 2010, in order for a county, city, village, or 
town to enforce its zoning, subdivision, or official mapping ordinances; and 

 
WHEREAS, Section 66.1001(2) of the Wisconsin Statutes sets forth specific 

requirements affecting the contents and procedures for adoption of a master plan under 
Section 62.23(2) or (3) of the Wisconsin Statutes; and 

 
WHEREAS, as of January 1, 2010, Sections 62.23(3)(b) and 66.1001(3) of the 

Wisconsin Statutes require cities engaging in any of the following actions to take such actions 
in accordance with their master plan: 

 

 Official mapping established or amended under Section 62.23(6) of the 
Wisconsin Statutes; 

 Local subdivision regulation under Section 236.45 or 236.46 of the Wisconsin 
Statutes; 

 City zoning ordinances enacted or amended under Section 62.23(7) of the 
Wisconsin Statutes; and/or 

 Zoning of shorelands or wetlands in shorelands under Sections 62.231 or 62.233 



 2 

of the Wisconsin Statutes; and 
 

WHEREAS, the City of St. Francis intends to continue to engage in the foregoing 
activities and, therefore, desires to have a master plan that fully complies with Sections 62.23 
and 66.1001 of the Wisconsin Statutes; and 

 
WHEREAS, Section 62.23(2) of the Wisconsin Statutes provides that the Plan 

Commission may, from time to time amend, extend, or add to the master plan or carry any part 
or subject matter into greater detail; and 

 
WHEREAS, the Plan Commission has developed a revised, amended, master plan for 

the City of St. Francis, which is attached hereto and incorporated by reference as the “City of 
St. Francis Smart Growth Plan”; and  

 
WHEREAS, the Plan Commission has determined that the City of St. Francis Smart 

Growth Plan complies with the requirements of Sections 62.23 and 66.1001 of the Wisconsin 
Statutes; and 

 
NOW, THEREFORE, BE IT RESOLVED that: 
 
1. Pursuant to Section 66.1001(4)(b) of the Wisconsin Statutes, the Plan 

Commission of the City of St. Francis hereby recommends adoption of the 
attached City of St. Francis Comprehensive “Smart Growth” Plan, including the 
maps included therein, following notice and a public hearing, in the manner 
provided for in Section 66.1001(4) of the Wisconsin Statutes; and 

 
2. Upon approval of this Resolution by a majority vote of the entire Plan 

Commission, a copy of the City of St. Francis Smart Growth Plan shall be sent 
to the Common Council for the City of St. Francis and, following its adoption, 
to each entity listed in Section 66.1001(4)(b) of the Wisconsin Statutes. 

 
3. The vote of the entire Plan Commission concerning this Resolution shall be 

recorded in the official minutes of the Plan Commission. 
 

Dated this ________ day of January 2016. 
 

CITY OF ST. FRANCIS 
PLAN COMMISSION 

 
 

 
__________________________________________ 
CoryAnn St. Marie-Carls, Chair 

 
ATTEST: _______________________________ 

Anne B. Uecker, City Clerk/Treasurer 
/USERS/PAULALEXY/DOCUMENTS/USERS/PAUL/DOCUMENTS/MY DOCUMENTS/MYFILES/ST FRANCIS/COMPREHENSIVE PLAN/PLAN COMMISSION COMP PLAN RESOLUTION 113015.DOC 
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KEYED NOTES
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GENERAL NOTES - FLOOR PLAN
1 VERIFY DIMENSIONS, CONDITIONS AND FINISHES BEFORE

PRICING AND/OR PROCEEDING WITH WORK.  DO NOT SCALE
FROM DRAWINGS.  BRING ANY DISCREPANCIES TO THE
ARCHITECT'S ATTENTION IMMEDIATELY.

2 COORDINATE LOCATIONS AND QUANTITY OF WORK WITH
MECHANICAL, ELECTRICAL AND PLUMBING DRAWINGS

3 PIPING, CONDUIT AND RELATED MECHANICAL AND
ELECTRICAL ITEMS SHALL BE CONCEALED WITHIN GYPSUM
BOARD FURRING IN FINISHED AREAS WHETHER SHOWN ON
THE DRAWINGS OR NOT, UNLESS NOTED OTHERWISE.

4 STAIR, ELEVATOR, MECHANICAL AND OTHER SHAFT WALLS
TO HAVE 2-HOUR RATING. CORRIDOR WALLS TO HAVE
1/2-HOUR RATING. WALLS BETWEEN ADJACENT UNITS TO
HAVE 1-HOUR RATING.

5 REFER TO ENLARGED PLANS FOR FURTHER DESCRIPTION,
DIMENSIONS AND WALL TYPES

6 ALL INTERIOR PARTITIONS TO BE 0HD UNLESS OTHERWISE
NOTED

7 BASEMENT BUILDING TO BE TYPE 1A CONSTRUCTION
PROTECTED WITH NFPA 13 SPRINKELER SYSTEM SEPERATED
FROM BUILDING ABOVE BY 3 HOUR RATED HORIZONTAL FIRE
SEPERATION

8 FIRST THROUGH FOURTH FLOORS INCLUDING THE ROOF TO
BE TYPE VA CONSTRUCTION PROTECTED BY NFPA TYPE 13R
SPRINKELER SYSTEM

9 RESIDENTIAL FLOORS TO BE SEPERATED BY A CONTINUOUS
FIRE SEPERATION WALL - SEE PLANS

UNIT MIX TOTAL
TYPE UNIT TYPE %

UNIT TYPE
COUNT

0BR STUDIO 10% 10
0BR STUDIO ADA 1% 1
1BR 35% 37
1BR/DEN 17% 18
2BR 25% 26
2BR-ADA 1% 1
2BR/DEN 8% 8
3BR 4% 4
TOTAL: 105 100% 105

UNIT MIX / 1ST FLOOR
TYPE UNIT TYPE %

UNIT TYPE
COUNT

0BR STUDIO 8% 2
1BR 42% 10
1BR/DEN 13% 3
2BR 25% 6
2BR/DEN 8% 2
3BR 4% 1
FLOOR TOTAL: 24 100% 24

KEYED NOTES
100 REFUSE CHUTE - COORDINATE FLOOR OPENING WITH

STRUCTURAL DRAWINGS
101 METAL PAN STAIR WITH CONCRETE TREADS
102 ORNAMENTAL STAIR
104 BALCONY - CANTILEVERED WOOD FRAME W/ TOPPING SLAB

METAL FACSIC AND WOOD PANEL SOFFIT
105 CAST IN PLACE CONCRETE ENTRY STAIR AND PATIO.
107 RAILING - PERFORATED METAL PANEL
109 PLAZA DECK INSULATION AND WATER PROOFING SYSTEM
111 PLANTER 1' GROWING MEDIUM DEPTH - TURF
112 PLANTER 2' GROWING MEDIUM DEPTH - PERRENIALS &

SHRUBS
113 PLANTER 3' GROWING MEDIUM DEPTH - TREE
116 PAVED PLAZA DECK - 4" CONC ON RIGID INSULATION /

PAVERS ON PEDESTALS - TBD
118 GAS FIRED OUTDOOR FIRE PIT
119 EXTERIOR MODULAR FURNITURE
128 FIRE WALL - VERTICAL BUILDING SEPERATION FROM LEVEL 1

TO ROOF

AREA - GROSS BUIDLING
Level BUILDING AREA

00-BASEMENT FIRE AREA - A 42961 SF
42961 SF

01-FIRST FLOOR FIRE AREA - A 14503 SF
01-FIRST FLOOR FIRE AREA - B 18321 SF
01-FIRST FLOOR FIRE AREA - A (POOL) 4837 SF

37661 SF

02-SECOND FLOOR FIRE AREA - A 12910 SF
02-SECOND FLOOR FIRE AREA - B 19005 SF

31915 SF

03-THIRD FLOOR FIRE AREA - B 19005 SF
03-THIRD FLOOR FIRE AREA - A 12910 SF

31915 SF

04-FOURTH FLOOR FIRE AREA - A 12904 SF
04-FOURTH FLOOR FIRE AREA - B 19061 SF

31965 SF
176417 SF

UNIT MIX - ADA
TYPE UNIT TYPE %

UNIT TYPE
COUNT

0BR STUDIO ADA 50% 1
2BR-ADA 50% 1
TOTAL: 2 100% 2
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FLOOR PLAN -
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BEAR DEVELOPMENT

DECEMBER 9, 2015

215048.00

4000 SOUTH LAKE DRIVE
ST FRANCIS WISCONSIN, 53235

SOUTH LAKE DRIVE

INITIAL PUD PLAN
SUBMITTAL

Copyright © 2015 Kahler Slater, Inc. All rights reserved. 3/32" = 1'-0"1 02-SECOND FLOOR PLAN

UNIT MIX TOTAL
TYPE UNIT TYPE %

UNIT TYPE
COUNT

0BR STUDIO 10% 10
0BR STUDIO ADA 1% 1
1BR 35% 37
1BR/DEN 17% 18
2BR 25% 26
2BR-ADA 1% 1
2BR/DEN 8% 8
3BR 4% 4
TOTAL: 105 100% 105

UNIT MIX / 2ND FLOOR
TYPE UNIT TYPE %

UNIT TYPE
COUNT

0BR STUDIO 11% 3
1BR 33% 9
1BR/DEN 19% 5
2BR 22% 6
2BR-ADA 4% 1
2BR/DEN 7% 2
3BR 4% 1
FLOOR TOTAL: 27 100% 27

0

SCALE: 3/32" = 1'-0"

8 16 24

GENERAL NOTES - FLOOR PLAN
1 VERIFY DIMENSIONS, CONDITIONS AND FINISHES BEFORE

PRICING AND/OR PROCEEDING WITH WORK.  DO NOT SCALE
FROM DRAWINGS.  BRING ANY DISCREPANCIES TO THE
ARCHITECT'S ATTENTION IMMEDIATELY.

2 COORDINATE LOCATIONS AND QUANTITY OF WORK WITH
MECHANICAL, ELECTRICAL AND PLUMBING DRAWINGS

3 PIPING, CONDUIT AND RELATED MECHANICAL AND
ELECTRICAL ITEMS SHALL BE CONCEALED WITHIN GYPSUM
BOARD FURRING IN FINISHED AREAS WHETHER SHOWN ON
THE DRAWINGS OR NOT, UNLESS NOTED OTHERWISE.

4 STAIR, ELEVATOR, MECHANICAL AND OTHER SHAFT WALLS
TO HAVE 2-HOUR RATING. CORRIDOR WALLS TO HAVE
1/2-HOUR RATING. WALLS BETWEEN ADJACENT UNITS TO
HAVE 1-HOUR RATING.

5 REFER TO ENLARGED PLANS FOR FURTHER DESCRIPTION,
DIMENSIONS AND WALL TYPES

6 ALL INTERIOR PARTITIONS TO BE 0HD UNLESS OTHERWISE
NOTED

7 BASEMENT BUILDING TO BE TYPE 1A CONSTRUCTION
PROTECTED WITH NFPA 13 SPRINKELER SYSTEM SEPERATED
FROM BUILDING ABOVE BY 3 HOUR RATED HORIZONTAL FIRE
SEPERATION

8 FIRST THROUGH FOURTH FLOORS INCLUDING THE ROOF TO
BE TYPE VA CONSTRUCTION PROTECTED BY NFPA TYPE 13R
SPRINKELER SYSTEM

9 RESIDENTIAL FLOORS TO BE SEPERATED BY A CONTINUOUS
FIRE SEPERATION WALL - SEE PLANS

KEYED NOTES
100 REFUSE CHUTE - COORDINATE FLOOR OPENING WITH

STRUCTURAL DRAWINGS
101 METAL PAN STAIR WITH CONCRETE TREADS
102 ORNAMENTAL STAIR
104 BALCONY - CANTILEVERED WOOD FRAME W/ TOPPING SLAB

METAL FACSIC AND WOOD PANEL SOFFIT
107 RAILING - PERFORATED METAL PANEL
128 FIRE WALL - VERTICAL BUILDING SEPERATION FROM LEVEL 1

TO ROOF

AREA - GROSS BUIDLING
Level BUILDING AREA

00-BASEMENT FIRE AREA - A 42961 SF
42961 SF

01-FIRST FLOOR FIRE AREA - A 14503 SF
01-FIRST FLOOR FIRE AREA - B 18321 SF
01-FIRST FLOOR FIRE AREA - A (POOL) 4837 SF

37661 SF

02-SECOND FLOOR FIRE AREA - A 12910 SF
02-SECOND FLOOR FIRE AREA - B 19005 SF

31915 SF

03-THIRD FLOOR FIRE AREA - B 19005 SF
03-THIRD FLOOR FIRE AREA - A 12910 SF

31915 SF

04-FOURTH FLOOR FIRE AREA - A 12904 SF
04-FOURTH FLOOR FIRE AREA - B 19061 SF

31965 SF
176417 SF

UNIT MIX - ADA
TYPE UNIT TYPE %

UNIT TYPE
COUNT

0BR STUDIO ADA 50% 1
2BR-ADA 50% 1
TOTAL: 2 100% 2
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FLOOR PLAN - THIRD
FLOOR

BEAR DEVELOPMENT

DECEMBER 9, 2015
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4000 SOUTH LAKE DRIVE
ST FRANCIS WISCONSIN, 53235

SOUTH LAKE DRIVE

INITIAL PUD PLAN
SUBMITTAL

Copyright © 2015 Kahler Slater, Inc. All rights reserved.

UNIT MIX TOTAL
TYPE UNIT TYPE %

UNIT TYPE
COUNT

0BR STUDIO 10% 10
0BR STUDIO ADA 1% 1
1BR 35% 37
1BR/DEN 17% 18
2BR 25% 26
2BR-ADA 1% 1
2BR/DEN 8% 8
3BR 4% 4
TOTAL: 105 100% 105

UNIT MIX / 3RD FLOOR
TYPE UNIT TYPE %

UNIT TYPE
COUNT

0BR STUDIO 7% 2
0BR STUDIO ADA 4% 1
1BR 33% 9
1BR/DEN 19% 5
2BR 26% 7
2BR/DEN 7% 2
3BR 4% 1
FLOOR TOTAL: 27 100% 27

GENERAL NOTES - FLOOR PLAN
1 VERIFY DIMENSIONS, CONDITIONS AND FINISHES BEFORE

PRICING AND/OR PROCEEDING WITH WORK.  DO NOT SCALE
FROM DRAWINGS.  BRING ANY DISCREPANCIES TO THE
ARCHITECT'S ATTENTION IMMEDIATELY.

2 COORDINATE LOCATIONS AND QUANTITY OF WORK WITH
MECHANICAL, ELECTRICAL AND PLUMBING DRAWINGS

3 PIPING, CONDUIT AND RELATED MECHANICAL AND
ELECTRICAL ITEMS SHALL BE CONCEALED WITHIN GYPSUM
BOARD FURRING IN FINISHED AREAS WHETHER SHOWN ON
THE DRAWINGS OR NOT, UNLESS NOTED OTHERWISE.

4 STAIR, ELEVATOR, MECHANICAL AND OTHER SHAFT WALLS
TO HAVE 2-HOUR RATING. CORRIDOR WALLS TO HAVE
1/2-HOUR RATING. WALLS BETWEEN ADJACENT UNITS TO
HAVE 1-HOUR RATING.

5 REFER TO ENLARGED PLANS FOR FURTHER DESCRIPTION,
DIMENSIONS AND WALL TYPES

6 ALL INTERIOR PARTITIONS TO BE 0HD UNLESS OTHERWISE
NOTED

7 BASEMENT BUILDING TO BE TYPE 1A CONSTRUCTION
PROTECTED WITH NFPA 13 SPRINKELER SYSTEM SEPERATED
FROM BUILDING ABOVE BY 3 HOUR RATED HORIZONTAL FIRE
SEPERATION

8 FIRST THROUGH FOURTH FLOORS INCLUDING THE ROOF TO
BE TYPE VA CONSTRUCTION PROTECTED BY NFPA TYPE 13R
SPRINKELER SYSTEM

9 RESIDENTIAL FLOORS TO BE SEPERATED BY A CONTINUOUS
FIRE SEPERATION WALL - SEE PLANS

KEYED NOTES
100 REFUSE CHUTE - COORDINATE FLOOR OPENING WITH

STRUCTURAL DRAWINGS
101 METAL PAN STAIR WITH CONCRETE TREADS
102 ORNAMENTAL STAIR
104 BALCONY - CANTILEVERED WOOD FRAME W/ TOPPING SLAB

METAL FACSIC AND WOOD PANEL SOFFIT
107 RAILING - PERFORATED METAL PANEL
128 FIRE WALL - VERTICAL BUILDING SEPERATION FROM LEVEL 1

TO ROOF

 3/32" = 1'-0"1 03-THIRD FLOOR PLAN
0

SCALE: 3/32" = 1'-0"

8 16 24

AREA - GROSS BUIDLING
Level BUILDING AREA

00-BASEMENT FIRE AREA - A 42961 SF
42961 SF

01-FIRST FLOOR FIRE AREA - A 14503 SF
01-FIRST FLOOR FIRE AREA - B 18321 SF
01-FIRST FLOOR FIRE AREA - A (POOL) 4837 SF

37661 SF

02-SECOND FLOOR FIRE AREA - A 12910 SF
02-SECOND FLOOR FIRE AREA - B 19005 SF

31915 SF

03-THIRD FLOOR FIRE AREA - B 19005 SF
03-THIRD FLOOR FIRE AREA - A 12910 SF

31915 SF

04-FOURTH FLOOR FIRE AREA - A 12904 SF
04-FOURTH FLOOR FIRE AREA - B 19061 SF

31965 SF
176417 SF

UNIT MIX - ADA
TYPE UNIT TYPE %

UNIT TYPE
COUNT

0BR STUDIO ADA 50% 1
2BR-ADA 50% 1
TOTAL: 2 100% 2
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FLOOR PLAN -
FOURTH FLOOR

BEAR DEVELOPMENT

DECEMBER 9, 2015

215048.00

4000 SOUTH LAKE DRIVE
ST FRANCIS WISCONSIN, 53235

SOUTH LAKE DRIVE

INITIAL PUD PLAN
SUBMITTAL

Copyright © 2015 Kahler Slater, Inc. All rights reserved. 3/32" = 1'-0"1 04-FOURTH FLOOR PLAN
0

SCALE: 3/32" = 1'-0"

8 16 24

KEYED NOTES
100 REFUSE CHUTE - COORDINATE FLOOR OPENING WITH

STRUCTURAL DRAWINGS
101 METAL PAN STAIR WITH CONCRETE TREADS
102 ORNAMENTAL STAIR
104 BALCONY - CANTILEVERED WOOD FRAME W/ TOPPING SLAB

METAL FACSIC AND WOOD PANEL SOFFIT
107 RAILING - PERFORATED METAL PANEL
128 FIRE WALL - VERTICAL BUILDING SEPERATION FROM LEVEL 1

TO ROOF

GENERAL NOTES - FLOOR PLAN
1 VERIFY DIMENSIONS, CONDITIONS AND FINISHES BEFORE

PRICING AND/OR PROCEEDING WITH WORK.  DO NOT SCALE
FROM DRAWINGS.  BRING ANY DISCREPANCIES TO THE
ARCHITECT'S ATTENTION IMMEDIATELY.

2 COORDINATE LOCATIONS AND QUANTITY OF WORK WITH
MECHANICAL, ELECTRICAL AND PLUMBING DRAWINGS

3 PIPING, CONDUIT AND RELATED MECHANICAL AND
ELECTRICAL ITEMS SHALL BE CONCEALED WITHIN GYPSUM
BOARD FURRING IN FINISHED AREAS WHETHER SHOWN ON
THE DRAWINGS OR NOT, UNLESS NOTED OTHERWISE.

4 STAIR, ELEVATOR, MECHANICAL AND OTHER SHAFT WALLS
TO HAVE 2-HOUR RATING. CORRIDOR WALLS TO HAVE
1/2-HOUR RATING. WALLS BETWEEN ADJACENT UNITS TO
HAVE 1-HOUR RATING.

5 REFER TO ENLARGED PLANS FOR FURTHER DESCRIPTION,
DIMENSIONS AND WALL TYPES

6 ALL INTERIOR PARTITIONS TO BE 0HD UNLESS OTHERWISE
NOTED

7 BASEMENT BUILDING TO BE TYPE 1A CONSTRUCTION
PROTECTED WITH NFPA 13 SPRINKELER SYSTEM SEPERATED
FROM BUILDING ABOVE BY 3 HOUR RATED HORIZONTAL FIRE
SEPERATION

8 FIRST THROUGH FOURTH FLOORS INCLUDING THE ROOF TO
BE TYPE VA CONSTRUCTION PROTECTED BY NFPA TYPE 13R
SPRINKELER SYSTEM

9 RESIDENTIAL FLOORS TO BE SEPERATED BY A CONTINUOUS
FIRE SEPERATION WALL - SEE PLANS

UNIT MIX / 4TH FLOOR
TYPE UNIT TYPE %

UNIT TYPE
COUNT

0BR STUDIO 11% 3
1BR 33% 9
1BR/DEN 19% 5
2BR 26% 7
2BR/DEN 7% 2
3BR 4% 1
FLOOR TOTAL: 27 100% 27

UNIT MIX TOTAL
TYPE UNIT TYPE %

UNIT TYPE
COUNT

0BR STUDIO 10% 10
0BR STUDIO ADA 1% 1
1BR 35% 37
1BR/DEN 17% 18
2BR 25% 26
2BR-ADA 1% 1
2BR/DEN 8% 8
3BR 4% 4
TOTAL: 105 100% 105

AREA - GROSS BUIDLING
Level BUILDING AREA

00-BASEMENT FIRE AREA - A 42961 SF
42961 SF

01-FIRST FLOOR FIRE AREA - A 14503 SF
01-FIRST FLOOR FIRE AREA - B 18321 SF
01-FIRST FLOOR FIRE AREA - A (POOL) 4837 SF

37661 SF

02-SECOND FLOOR FIRE AREA - A 12910 SF
02-SECOND FLOOR FIRE AREA - B 19005 SF

31915 SF

03-THIRD FLOOR FIRE AREA - B 19005 SF
03-THIRD FLOOR FIRE AREA - A 12910 SF

31915 SF

04-FOURTH FLOOR FIRE AREA - A 12904 SF
04-FOURTH FLOOR FIRE AREA - B 19061 SF

31965 SF
176417 SF

UNIT MIX - ADA
TYPE UNIT TYPE %

UNIT TYPE
COUNT

0BR STUDIO ADA 50% 1
2BR-ADA 50% 1
TOTAL: 2 100% 2
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SOUTH LAKE DRIVE
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Copyright © 2015 Kahler Slater, Inc. All rights reserved.

 1/8" = 1'-0"1 WEST

 1/8" = 1'-0"2 NORTH

ASSEMBLIES & COMPONENTS
BRICK 01 BRICK MASONRY - MODULAR STACKED BOND (COLOR

TBD)
GLAZING
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STOREFRONT - 6" FORWARD-GLAZED FRAMING w/1"
INSULATED GLAZING UNITS COLOR TBD
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ALUMINUM WINDOW - OPERABLE w/ 1" INSULATED
GLAZING UNITS COLOR TBD
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MTL PANEL 02 FORMED METAL WALL PANELS - CORRUGATED (COLOR
TBD)
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ASSEMBLY 02

PERFORATED METAL PANEL

WD ACCENT
PANEL 01

PHENOLIC RESIN PANELS - WOOD PATTERN RAIN
SCREEN PANELS

GENERAL NOTES - ELEVATION
1 ALL EXPOSED METAL SURFACES EXPOSED TO VIEW

(INCLUDING MISCELLANEOUS METALS, PIPING, COLUMNS,
MECHANICAL EQUIPMENT, LADDERS, STAIRS, RAILING,
PLATFORMS, ETC.) SHALL BE PAINTED
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 1/8" = 1'-0"1 EAST

 1/8" = 1'-0"2 SOUTH

GENERAL NOTES - ELEVATION
1 ALL EXPOSED METAL SURFACES EXPOSED TO VIEW

(INCLUDING MISCELLANEOUS METALS, PIPING, COLUMNS,
MECHANICAL EQUIPMENT, LADDERS, STAIRS, RAILING,
PLATFORMS, ETC.) SHALL BE PAINTED
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GENERAL NOTES - ELEVATION
1 ALL EXPOSED METAL SURFACES EXPOSED TO VIEW

(INCLUDING MISCELLANEOUS METALS, PIPING, COLUMNS,
MECHANICAL EQUIPMENT, LADDERS, STAIRS, RAILING,
PLATFORMS, ETC.) SHALL BE PAINTED
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MTL PANEL 02 FORMED METAL WALL PANELS - CORRUGATED (COLOR
TBD)

RAILING
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GENERAL NOTES - ELEVATION
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St. Francis Animal Hospital 
3805  S. Kinnickinnic Ave. 

St. Francis , WI 53235

Planning Commission 

City of St. Francis, Wisconsin

This letter has been prepared by the Advanced Animal Hospital Group to announce our intention to 
pursue relocation of the St. Francis Animal Hospital to 3876 S. Kinnickinnic Ave. St. Francis, WI pending 
purchase and granted use allowances.  

We would be using the property as a veterinary clinic and indoor day boarding facility.1.

We would be looking to build a facility approximately 3500-5000 sq. ft. 2.

The new building would be built with noise and smell control as a priority.3.

Pets outside of our clinic building would be under the control of owners and/or trained 4.
veterinary staff. 

A new building would allow for creation of additional parking spaces as defined by the code. 5.

Our current building would either be rented or sold as a business, allowing for additional 6.
business development along KK.  

Kelly Cronin, Operations Manager

Dr. Vikramjit Dhillon, Owner 





DEVELOPMENT PROPOSAL: 
FORMER CITY HALL SITE

4235 S. NICHOLSON AVENUE
ST. FRANCIS, WI 

Submitted to: 
Todd Willis 

Special Projects Coordinator 
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3400 E. Howard Avenue 
St. Francis, WI  53235 

Submitted By: 
Bear Development, LLC 

4011 80th St 
Kenosha, WI 53142 

(262) 694-2327 

Submitted: 

December 3, 2015 



Project Narrative 

Introduction.  Bear Development, LLC is please to respond to the Statement of Interest 
request on the former City Hall property.  Given our current involvement development 
efforts on a large multifamily project in the city, we feel that our understanding of the 
market and the parties provides a great chance for a win-win outcome for the city, its 
residents and Bear. 

Background.  As a result of the recent construction of a new city hall, the old facility 
located at 4235 S. Nicholson Avenue is now surplus property.  Due to the age and 
condition of the building, the city will demolish the structure and is offering the cleared 
site (“Site”) without environmental issues for development. 

Highest and Best Use.  Bear has reviewed the Site, municipal codes and surrounding 
neighborhood.  In addition, Bear has completed a market summary and demographic 
overview.  Our efforts in developing the Thomson property have also provided us with 
additional insight related to the specific sub market.  It is our conclusion that the Site’s 
highest and best use is for approximately 60 units of affordable multifamily 
development. The Site is well positioned with linkages to employment, schools, 
shopping and transportation.  The demographics are such that there should be sufficient 
demand for affordable housing. 

Project Description.  Without formal detailed study, and without input from city staff 
and neighbors, we currently envision one single three to four story building on the Site.  
Since the Site is located on an intersection, there are opportunities to position the 
building such that it can meet the planning goals of the city.  Parking will be provided by 
combination of underground and surface stalls.  Based on preliminary analysis we 
envision a total parking count of between 90 and 120 stalls which results in a parking 
ratio of between 1.5 and 2.0 stalls per unit. 

Our initial concept sketches envision holding the street edge along Nicholson (we hope 
to discuss our proposal in a meeting next week if possible, and will bring along a 
concept plan).  Building design will be compatible with surrounding structures and 
particular attention will be paid to compatibility with the public library across Nicholson. 
The building exterior will be comprised of a mix of masonry and cement board siding 
and fully comply with St. Francis’s Design Guidelines.   

The building will have a central controlled access point opening into a common double-
loaded corridor.  There will be townhome units located on the first floor that will have 
individual exterior entrances.  Amenities will include a community room (with kitchen), 
work out room, individual storage lockers and a management office.  The building will 
be energy efficient, ranges, refrigerators and heating/cooling will all be Energy Star 
rated. 



The building will have a unit mix intended to attract a variety of residents.  The unit mix 
was developed based on Bear’s experience with similar projects (including Layton 
Square, a 57-unit project in Cudahy) and preliminary market research.    The unit mix is 
also designed to maximize WHEDA scoring by including three bedroom units with 
individual entrances. These three-bedroom units have historically been very desirable 
for workforce housing. 

Proposed Unit Mix 
Bedrooms Bathrooms Number Units* Square Feet*
One 1.0 24 725
Two 1.0 27 1,050
Three 2.0 9 1,400
Total 60
*Note – unit mix and square footages are approximate at 
this time as detailed design drawings have not been 
completed. 

Program Description.  Under our proposal, the Site will be developed under the Low 
Income Housing Tax Credit (“LIHTC”) program administered by the Wisconsin Housing 
& Economic Development Authority (“WHEDA”).  Under the LIHTC program, a 
developer agrees to set aside a certain percentage of units to households earning 
between 30 and 60 percent of Area Median Income (“AMI”).  By way of example, a 2-
person household earning 30 percent AMI could earn no more than $16,470, while the 
income limit for 60 percent AMI is $32,940.  In addition to 51 affordable workforce units 
the project will also contain nine market-rate units.  In return for restricting the rents on 
the 51 units, an investor will receive tax credits that off-set on a dollar-for-dollar basis 
federal income tax liability. 

The WHEDA allocation process is highly competitive.  In order to prepare an application 
that will score sufficiently high enough, WHEDA looks toward “leveraging” outside 
financial resources.  We are happy to describe the LIHTC program in greater detail if so 
desired.   

Sources and Uses of Funds.  As noted earlier, the primary driver of financing for the 
project will be the LIHTC program.  In addition to the equity raised through the sale of 
the tax credits, a first mortgage supportable by the project’s cash flow will be a source of 
financing.  The other likely source of funds will come from the Affordable Housing 
Program (“AHP”) grant through the Federal Home Loan Bank of Chicago.   

As seen below, approximately $1,250,000 in gap remains in funding sources (even after 
an assumed land cost of $1.00).  Again, as a result of the restrictions of the WHEDA 
scoring system, this gap has to be made up from other sources.  The gap can be made 
up through a combination of funding sources such as TIF (either grant or pay-as-you-
go), CDBG, HOME, charitable contributions etc.  It is imperative that prior to the 
WHEDA application deadline all gap funding sources be committed.  Based on our 
analysis, we believe that some degree of municipal funding will be required for this 



proposal to proceed.  Bear is committed to sourcing additional funds in an effort to 
minimize the amount of TIF financing and maximize the quality of the project.   

Sources of Funds 
Source Amount

First Mortgage $1,712,000
LIHTC Equity $6,130,000
AHP Grant $765,000
Deferred Developer Fee $265,000
GAP funded with TIF/others $1,250,000
Total Sources of Funds $10,122,000

Uses of Funds 
Use Amount

Land Acquisition $0.00
Hard Cost $7,950,000
Soft Cost $2,172,000
Total Uses of Funds $10,122,000

Development Team and Experience.  Due to its specific experience in similar types of 
development, Bear is uniquely qualified to undertake this project.  The Developer will 
bring a team of professionals that have successfully worked together on similar projects.  
A summary of key firms is presented below. 

General Contractor.  Construction Management Associates, Inc. (“CMA”) will 
serve as the project’s general contractor.  CMA is part of the Bear family of 
companies.  With in-house construction capability, Bear is better able to control 
cost, provide accurate estimates and manage schedule.  CMA has served as the 
general contractor for all of Bear’s projects and has excellent relationships with 
all key subcontractors in this market. 

Architect.  PRA Architects is a recognized leader in the design of senior housing 
both locally and throughout the U.S. 

Legal.  Foley & Lardner will serve as legal counsel.  Foley has represented Bear 
in numerous similar transactions and has expertise in a variety of real estate 
related issues including non-profit structures and tax issues, entitlements and 
municipal approvals. 

Accounting/Consulting.  Baker Tilly (“BT”) will serve as the project accountant.  
In addition, BT also has advised Bear on accessing and structuring a variety of 
other funding sources. 

Property Management.  Bear Property Management and ACC Management 
Group, Inc. will serve as the project’s property managers.  ACC currently 



manages numerous Bear multifamily properties where LIHTCs are involved.  
With over 25 years of LIHTC property management experience ACC is a leader 
in the field. 

Why Partner With Bear?  The question is particularly well-suited for this project.  
Where a typical real estate transaction might involve the sale of a site that holds no 
attachment to the seller, in this case the city owns the Site and it is located across the 
street from a new library.  As such the seller/city has a vested interest to make sure that 
the development is built and operated in a manner consistent its plans and policies. 

 Bear will work cooperatively/collaboratively with the City throughout the 
development process to create a project that meets the needs of the City.   

 Bear is very familiar with the type of building that is proposed and the financial 
structure that will be utilized.  By way of example the Layton Square project in 
Cudahy is 57 units, was part of an RFP process on city-owned land and is 
financed with essentially the same sources. 

 Bear is currently very active in the development of multifamily projects including 
the Thomson Parcel in St. Francis.  Unlike other firms that do not focus on 
development, Bear has recently completed numerous projects and currently has 
three multifamily projects under construction.  This high level of activity helps to 
hone skills, better understand markets and explore a variety of financial options. 

 Bear is financially strong and has been in existence since the 1920s.  As we 
move forward in the process we will be happy to discuss internal balance sheet, 
liquidity and other matters relating to financial health.  Bear is a long-term holder 
of its properties, it is not our intent to sell (or “flip”) the project soon after 
completion.  In addition, as a result of the requirements of the tax credit program, 
Bear is required to be the owner for a minimum term of 18 years. 

Proposed Project Schedule. The schedule below is for illustration purposes only.  
Bear will work cooperatively with the City to establish a schedule that works for both 
parties.  As we progress, the schedule will be further refined to identify key milestones 
and risk points.  Bear will keep the City fully apprised of the status of the schedule 
throughout the process. 

Item Date Note
Selection of Developer Dec 2015
Development Agreement Jan 2016 Purchase contract and financial incentives
Submit to WHEDA Jan 2016 Zoning, RFP and Financial Assistance
WHEDA Award Apr 2016 Go/No-go decision
Land Closing Aug 2016
Construction Start Sep 2016
Construction Completion Sep 2017
Stabilized Occupancy May 2018



Public Interest.  We believe that our proposal advances the public interest in a variety 
of ways including: 

 The proposal will reposition an underutilized parcel into much needed affordable 
housing for the community.  This housing will provide a boost to the local 
economy as its residents will shop in the area.  In addition, a parcel that does not 
generate real estate taxes will now be on the tax rolls.  Based on preliminary 
projections, we estimate that the project will generate approximately $60,000 in 
property tax revenue. 

 The prosed building will fit within the character of the surrounding neighborhood.  
Bear will take care to ensure that the design is compatible with other uses in the 
neighborhood. 

 The draft comprehensive plan notes that many St. Francis residents view their 
first home as a starter home and then remain in the community. This proposal 
will provide another entry point as some of the apartment dwellers will eventually 
become home owners. 

 The draft comprehensive plan identified five subsidized housing development in 
St. Francis – all of these are elderly in nature.  The proposal will address the 
need for affordable housing for younger families.  Over 36 percent of the 
households in St. Francis earn between $10,000 and $35,000; this is the target 
demographic for the WHEDA program. 

Contact Information.  Bear Development, LLC will serve as the project developer.  
S.R. Mills will be the primary contact and he can be reached at 262-705-2652 
or smills@beardevelopment.com.  Bear Development’s website 
is www.beardevelopment.com.   

Summary.  Bear believes that the site holds tremendous development potential for 
workforce/family housing.  We look forward to continuing our relationship with St. 
Francis on this promising opportunity. 

http://www.beardevelopment.com/
mailto:smills@beardevelopment.com
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SERVICES

Bear Development is part of the “Bear” family of companies. With roots dating back to 1924, Bear prides itself 
on its rich history of providing innovative solutions to complicated real estate developments. Since 1986, the 
company has been involved with the acquisition and development of residential, multifamily, hospitality, 

retail, office and industrial projects. The firm currently owns and manages real estate in Wisconsin, Texas, Wyoming, 
Georgia, South Dakota, Arkansas, Illinois, Minnesota, North Dakota, Florida, Iowa and Virginia.

Bear has traditionally held its assets long-term. For that reason, our projects receive the necessary attention to 
detail to exceed all stakeholders’ expectations. Today, Bear is an integrated organization with affiliated companies 
in Brokerage, Construction and Property Management. This breadth of in-house expertise and “team” approach 
provide an exceptional degree of control, translating to unsurpassed quality and e ciency in each venture pursued. 
From a ordable housing to hotel development, we bring the same level of commitment, creativity and integrity to 
everything we do.

RESIDENTIAL & COMMERCIAL BROKERAGE SERVICES

of southeastern Wisconsin’s oldest and mostWith over 90 years of history, Bear Realty is one

experienced residential brokerage rms. Bear Realty 
and Bear Commercial provide unsurpassed experience 
in all facets of commercial and residential real estate 
transactions. Services include:

n Site Acquisition

n Market Analysis

n Transaction Expertise

n Closing Expertise

DEVELOPMENT

Bear Development specializes in residential, mixed-
use, and commercial development. We bring the 

unique perspective of being an owner, developer, and 
contractor to each project. Our expertise allows us to 
provide comprehensive services in fee development, 
note acquisition, condominium conversions, and joint 
ventures. Our history and experience has established 
trusted relationships with investors, sellers, municipal 
o cials, building partners, tenants and homeowners. 
Available services include:

n Site Identi cation

n Feasibility Analysis

n Redevelopment 
Budgeting

n Financial Modeling

n Cost Determination

n Closing Services

n Construction Services

n Marketing/Lease-up

n Operational Cost 
Assessment

n Asset Management

CONSTRUCTION

Construction Management Associates, Inc. (CMA)
provides general contracting and construction 

management services to Bear Real Estate Group as well 
as una liated third parties. CMA’s reputation as one 
of the region’s top general contractors is a tribute to 
our highly skilled and experienced construction team. 
Services include:

n Plan review

n Value engineering

n Preliminary cost 
estimation

n Final cost estimation

n Construction Supervision

n Quality Control Systems

n Scheduling

PROPERTY & ASSET MANAGEMENT

Bear Property Management’s unwavering commitment
to the long term quality, appearance and operation 

of all managed assets ensures the long term viability of 
our family of companies. Bear Property Management’s 
services include:

n Design Consultation

n Quality control inspection 
at completion of 
construction

n Marketing planning that 
satis es fair housing laws

n Initial and renewal tenant 
certi cation

n On site management 
selection and supervision

n Long term asset 
management strategies

n Annual Budgeting
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CURRENT PROJECTS

St. Francis
St Francis, Wisconsin

n Multi-Family New Construction
n 315 Units - Market Rate
n Current

Willis Avenue Apartments
Perry, Iowa

n Multi-Family New Construction 
n 38 Units - 9% LIHTC 
n Current

Somers
Somers, Wisconsin

n Multi-Family New Construction 
n 280 Units - Market Rate
n Current

Fox Crossing Phase II
Burlington, Wisconsin

n Multi-Family New Construction 
n 32 Units - 9% LIHTC 
 Current

Layton Square 
Cudahy, Wisconsin

n Multi-Family New Construction
n 56 Units - 9% LIHTC 
n Current

5th Avenue Lofts Phase II 
Kenosha, Wisconsin

n Multi-Family New Construction
n 44 Units - Market Rate
n Current

5th Avenue Lofts 
Kenosha, Wisconsin

Multi-Family New Construction
n 60 Units - 9% LIHTC 
n Current

700 Lofts 
Milwaukee, Wisconsin

n Conversion of existing office building to multi-family
n 49 Units - 9% LIHTC 
n Current

Sun Pointe Village
Kenosha, Wisconsin

n Multi-Family New Construction 
n Condominium Community
n 116 Units Total
n Current

Blueprint for Better Communities
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COMPLETED PROJECTS/OWNED
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Retail

n Bradford Plaza: Kenosha, WI (9,200sf)
n Speedway Plaza: Kenosha, WI (21,500sf)
n Village Commons: Paddock Lake, WI (12,500sf)
n Village Plaza: Paddock Lake, WI (62,500sf)
 5400 Washington Avenue: Racine, WI (8,000sf)

n Snap Fitness: Paddock Lake, WI 
     (3,000sf Health Club/Joint Venture)
n Aurora Health Center: Salem, WI (1,600sf) 
 Pioneer Village: Racine, WI (20,000sf)
 Prairie Ridge Marketplace: Pleasant Prairie, WI (32,000sf)

Single Tenant Net Leased

n Starbucks: Bentonville, AK
 LaPetite Academy: Kenosha, WI (10,000sf)

n Dollar General: Hoboken, GA
n Family Dollar: Grafton, ND

O ce

Hospitality

n Candlewood Hotel and Suites: Kenosha, WI (90 Keys)
n Painted Bu alo Inn: Jackson Hole, WY (136 Keys)

Industrial

Multi-Family LIHTC

n Hampton Inn & Suites: Kenosha, WI (93-room Hotel)

 Cranberry Business Park: Kenosha, WI (8,500sf)  Cameron Internationl: Corpus Christe, TX (20,000sf)

n Residences on Main: Twin Lakes, WI
(24 Units - Senior, 9% LIHTC)

n Meadows of Mill Creek: Salem, WI 
(24 Units, 9% LIHTC)

n Arbor Green Apartments: Kenosha, WI 
    (48 Units, 9% LIHTC) 

n Silvercrest Apartments: Silver Lake, WI 
    (36 Units - Senior & Family, 9% LIHTC) 
n Cottonwood Trails: Cudahy, WI 

 (49 Units - Senior, 9% LIHTC) 

n The Crossings: Kenosha, WI (38,500sf)
n Concordia University Bldg.: Kenosha, WI (20,000sf)
n Herzing University Bldg.: Kenosha, WI (22,000sf)
n VA Medical Clinic McHenry: McHenry, IL (10,000sf)
n Cornerstone Commons II: Kenosha, WI (12,200sf)
n Friarswood Annex: Kenosha, WI (5,500sf)
n Southport Bank: Kenosha, WI

n Friarswood Campus: Kenosha, WI (17,500sf)
n Friarswood Orchard: Kenosha, WI (9,000sf)
n Century Plaza: Kenosha, WI (22,000sf)
n Goddard School: Kenosha, WI (8,200sf)
n Origin Health Care: Sarasota, FL (20,000sf)



COMPLETED PROJECTS/RESIDENTIAL “SOLD”
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Condominiums

n North Pointe: Kenosha, WI (44 Units)
n Cornerstone Villas: Kenosha, WI (56 Units)
n Mill Creek: Salem, WI (82 Units)
n Bear Meadows: Burlington, WI (36 Units)
n Allenwood Estates: Kenosha, WI (106 Units)
n Friarswood Orchard: Kenosha, WI (48 Units)
n Provincial Commons: Kenosha, WI (32 Units)

n Tira Glen: Kenosha, WI (64 Units)
 Sun Pointe: Kenosha, WI (116 Units)
 Spring Meadows: Kenosha, WI (32 Units)
 Meadow Green: Kenosha, WI (36 Units)
n State Street: Union Grove, WI (51 Units)
n North Point Court: Kenosha, WI (41 Units)
n Cornerstone Commons: Kenosha, WI (160 Units)

Single Family Subdivisions

n Country Homes Estates: Kenosha, WI (86 Lots)
n Bear Meadows: Burlington, WI (56 Lots)
n Ascot Park: Kenosha, WI (36 Lots)
n Spring Meadows: Kenosha, WI (78 Lots)
n Woodlands: Silver Lake, WI (120 Lots)

n Riverwoods: Kenosha, WI (38 Lots)
n Meadows of Mill Creek: Salem, WI (24 Lots)
n Shadow Wood: Mount Pleasant, WI (24 Lots)
n Parkview Heights: Kenosha, WI (38 Lots)

n Tira Glen: Kenosha, WI (64 Units)

n Provincial Heights: Kenosha, WI (48 Lots)
n Tobin Creek: Pleasant Prairie, WI (84 Lots)
n North Pointe: Kenosha, WI (68 Lots)
n The Reserve: Salem, WI (11 Lots)
n Westfield Heights: Kenosha, WI (18 Lots)

n Heritage Heights: Kenosha, WI (100 Lots)
n Meadows at Hunger's Ridge: Kenosha, WI (51 Lots)

n Meadowdale Estates: Pleasant Prairie, WI (67 Lots)
n Ashbury Creek: Pleasant Prairie, WI (81 Lots)
n Auburn Hills: Caledonia, WI (113 Lots)
n Devonshire: Pleasant Prairie, WI (63 Lots)

Apartments

n Prairie Apartments: Salem, WI (120 Units)
n Stonegate Apartments: Kenosha, WI (192 Units)
n Bear Arbor Apartments: Burlington, WI (96 Units)
n Kathleen Court Apartments: Kenosha, WI (16 Units)
n Maplewood Apartments: Kenosha, WI (60 Units)

n Lakewood Village: Twin Lakes, WI (48 Units)
n Greenbelt Estates: Janesville, WI (51 Units)
n Jamestown Apartments: Kenosha, WI (14 Units)
n Charlestown Apartments: Kenosha, WI (8 Units)



BEAR TEAM
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More Bear Team g 

S.R. Mills

S.R. Mills is the president of Bear Development and a principal of Bear Commercial, Bear 
Homes and Construction Management Associates (CMA). Each company plays a pivotal role in 
the acquisition, development and construction of commercial projects and master planned 
residential communities. Bear’s footprint extends beyond Wisconsin, the location of its 
corporate office, to Illinois, Colorado, South Dakota, Georgia, North Dakota, Arkansas, 
Wyoming, Virginia and Texas.

S.R. joined the Bear Family of companies in 2002. Prior to his career with Bear, he worked with 
a number of technology companies in northern California. He earned his Bachelor’s in Real 
Estate, Finance and Investment from St. Cloud State University and his Master’s in Real Estate 
from Roosevelt University. S.R. holds the Certified Commercial Investment Member (CCIM) 
designation and is on the Wisconsin CCIM Board of Directors.

Stephen C. Mills

As a real estate consultant and entrepreneur, Steve Mills has spent the last 30 plus years 
advising clients in real estate related matters. In addition to being the C.E.O. of Bear Realty 
and President of Construction Management Associates, Steve holds the Certified Commercial 
Investment Member (CCIM) designation. His daily activities include real estate consulting, 
brokerage, and development. Along with partners and stockholders, he owns and operates 
companies in the fields of construction and property management as an adjunct to his real 
estate activities.

John R. Reinhart

John Reinhart is the Chief Financial Officer for Bear Development, Bear Homes and 
Construction Management Associates (CMA). John has extensive background in real estate 
development and real estate accounting, including tax, audit and consulting.

John joined the Bear Family of companies in 2012. Prior to his career with Bear, he worked with 
two commercial real estate developers based in Milwaukee, WI. Prior to his work in real estate 
development, John spent nine years in public accounting, primarily with the Reznick Group.

John earned his Bachelor’s degree in Finance and his Masters of Business Administration 
from the University of Wisconsin – Milwaukee. John is a certified public accountant (CPA) 
licensed in the State of Wisconsin and previously in the State of Illinois.

President
Bear Development

Direct 262.842.0452
Fax 262.842.0453

SMills@BearDevelopment.com

Chief Executive Officer
Bear Development

Direct 262.842.0477
Fax 262.842.0478

Steve@BearDevelopment.com

Chief Financial Officer 
Bear Development 

Direct 262.842.0447 
Fax 262.842.0448

John@BearDevelopment.com
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Steve graduated from Western Illinois University with a degree in Administration.
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Jonah Hetland

Jonah Hetland is the Chief Operating Officer of Bear Development, Bear Homes and Construction 
Management Associates, Inc. Jonah has an extensive background in Real Estate Development, 
Commercial Construction and Land Use Planning.

Jonah joined the Bear Real Estate Group of companies in 2007 and has been involved in various 
capacities on both the Real Estate Development side and the Commercial/

Residential Construction side throughout his tenure. Prior to his work at the Bear Real Estate 
Group, Jonah spent six years in the public sector while working for the Kenosha County 
Department of Planning and Development as a Land Use Planner. During that time, Jonah 
worked with various commercial and residential developers on civil engineering related issues
along with various stages of entitlement approvals.

Chief Operating Officer
Construction Management

Associates,Inc.
Direct 262.942.3500

Fax 262.942.3505
Jonah@CMAofWI.com

Senior Project Manager
Bear Development

Direct: 414-759-8088
Fax: 262-842-0461

Jschwenker@BearDevelopment.com

Joe Schwenker

Joseph Schwenker is a Senior Project Manager for Bear Development with an extensive history 
in real estate development, finance, and municipal approval work spanning over 25 years.

Joe’s work for Bear involves the development of both market rate and affordable multifamily 
housing as well as the adaptive reuse of historical buildings for hospitality and self-storage. Prior 
to joining Bear, Joe’s work experience consists of development work in the healthcare, affordable 
housing industries, underwriting responsibilities for a life company and a pension advisory firm as 
well as consulting assignments for non-profits related to strategic planning and senior housing.

Joe earned his Bachelor’s degree in History from the University of Wisconsin – Madison and a 
Master’s Degree in Urban Planning from the University of Wisconsin - Milwaukee.

Adam Templer

Adam Templer is a Vice President at Bear Development Madison specializing in housing 
developments that utilize low-income housing tax credits, HUD’s Rental Assistance Demonstration 
(“RAD”) program, and historic tax credits. He is responsible for the overall operations of the 
business unit which includes sourcing new opportunities and monitoring each project from 
inception through final stabilization and beyond.

Prior to joining Bear, Adam earned his CPA license and spent time at both a "Big 4" and national 
accounting firm where he focused on clients in the real estate industry. He then moved to a 
consulting role where he developed expertise in complex Section 42 and Section 47 issues, equity 
and debt structuring, soft funding (i.e. AHP grants, HOME), and structuring deals with public 
housing authorities. Adam received his BBA in Accounting and Master of Accountancy degrees 
from the University of Wisconsin-Madison, is a licensed CPA in the state of Wisconsin, and a 
member of the AICPA and WICPA.

Vice President 
Bear Development

Direct 262.842.0468
Fax 262.842.0469

Adam@BearDevelopment.com
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Josh Molter

Senior Project Manager
Bear Development

Direct: 262-842-0454
Fax: 262-842-0455

Josh@BearDevelopment.com

Josh Molter is a Senior Project Manager at Bear Development specializing in affordable and 
mixed-income multifamily housing.  Josh’s developments often necessitate complex solutions 
involving multiple financial sources and significant environmental remediation.  Josh oversees 
all stages of the development process from initial site selection through project stabilization and 
debt conversion.

Josh brings experience in affordable housing, commercial site selection, and land development.  
Prior to joining Bear Development, Josh worked in acquisitions for a nationwide affordable 
housing developer and spent five years in commercial land selection and development.  He also 
worked as a Senior Underwriter for the Wisconsin Housing and Economic Development 
Authority (WHEDA) where he handled LIHTC applications and multifamily lending programs. 

Josh received his business degree in Real Estate from UW-Madison in 2005 and his law degree 
from UW-Madison in 2011.

Tim Mahone

Tim Mahone provides a wide range of intergovernmental relations and constituent outreach 
consulting services for Bear Development.

Tim is the President and founder of Mahone Strategies, a Public Affairs firm offering 
government relations, civic and community engagement, corporate communications, crisis 
communications, and public relations services. Prior to starting his firm, he served as the State 
Political director for President Obama in 2008, the State Political director for Governor Jim 
Doyle in 2006 and as Southeast Regional director for Governor Jim Doyle. 

Tim is the Chair of the Mary Lou and Arthur F. Mahone Fund, which he created to honor the 
humanitarian and philanthropic legacy of his parents. He is also the Vice President, of the 
University of Wisconsin Parkside Foundation Board, and a member of the following 
organizations: the Aurora Health Care Foundation Advisory Council, the Kenosha Community 
Foundation grants committee, the Marquette University, Educational Opportunity Program 
Alumni Board, and the Carthage College Advisory Committee for the Career Services and 
Professional Studies office.      

Tim Mahon is a native of Kenosha and a graduate of Marquette University where he 
received his BA in Communication.

Public Affairs Consultant
Bear Development

Direct: 262-842-0464 
Fax: 262-842-0465  

tmahone@beardevelopment.com
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Nick Orthmann

Nick Orthmann is an analyst for Bear Development.  Nick’s primary role is the underwriting 
and financial analysis of development projects and acquisitions to the Bear portfolio.  In 
addition to this, Nick also conducts research to support all development functions and 
provides assistance to the project managers throughout all stages of the development 
process from site selection through project stabilization.

Prior to joining Bear, Nick worked at a commercial real estate appraisal firm in the Chicago 
area where he performed valuations across various property types.  Nick received his 
bachelor’s degree in economics from the University of Wisconsin- Madison.

Development Analyst
Bear Development

Direct: 262-842-0656 
Fax: 62-842-0657

nick@beardevelopment.com

Amanda Stipek

Amanda Stipek is an Administrative Assistant and Asset Manager for Bear Development.  
Amanda provides day-to-day staff support services for general office operations and 
oversees the property management staff of several multi- family LIHTC apartments.  In 
addition, Amanda serves as the Supportive Service Coordinator working with Society’s 
Assets to provide services to tenants who are veterans, tenants with disabilities, and 
tenants that require access to supportive services to maintain independent living.

Prior to joining Bear Development in 2013, Amanda was Assistant Property Manager for 
Goldleaf Development in Madison, WI.  In that role, she managed property and leased 
apartments.  She also worked with the general contractors and the development team 
during planning and construction of projects.

Amanda graduated with honors from the University of Wisconsin-Parkside with a degree in 
Communication and a certificate in Conflict Analysis and Resolution.  She also attended 
classes at Carthage College for further education. 

Administrative Assistant/
Asset Manager

Bear Development
Direct: 262-842-0456 

Fax: 62-842-0457
amanda@beardevelopment.com
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Russ Weyers 
Southport Bank 
Kenosha, WI

262.697.5100Andy Vogel
BMO Harris Bank 
Kenosha, WI

414.977.6722Glenn Margra  
Chase Commercial Banking 
Milwaukee, WI

Richard D. Mazzocchi 617.624.8877
Boston Capital Corporation
Boston, MA 02108

Don Bernards 608.240.2643
Baker Tilly
Madison, WI 53707-7398

312.346.4153William Etherton 
Dwinn-Sha er & Company
Chicago, IL

262.842-2338John Hotvedt 
Hotvedt & Terry, LLC
4015 80th Street Unit H
Kenosha, WI 53142

Wayman C. Lawrence, IV 608.258.4236
Foley & Lardner, LLP
150 E. Gilman Street
Madison, WI 53703-1481

262.652.2800Mark Molinaro
Partners In Design Architects 
Kenosha, WI

Randy Bruce 608.836.3690
Knoeth & Bruce
7601 University Avenue
Suite 201
Middleton, WI 53562

262.652.7000Joseph Clark, CPA
Tirabassi, Felland & Clark 
8035 22nd Avenue 
Kenosha, WI 53142
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262.942.4321

502.715.4535Doug Leezer
Citi Community Capital
Louisville, KY 40204



LAYTON SQUARE
Layton Square is a 57 unit mixed-use development located in the heart of downtown Cudahy, 
WI.  The project is in the centerpiece of Cudahy’s redevelopment efforts. Bear utilized multiple 
capital sources including 9% low income housing tax credits "LIHTC", brownfield grants and 
TIF financing. The project is slated to open in February of 2017. 

Layton Square has a combination of one, two, and three bedroom units.  The apartments 
feature fully equipped kitchens with modern finishes, private balconies many with beautiful 
lake views, spacious floor plans, and enclosed parking.  Residents can gather and enjoy the 
luxurious community room and stay fit year round at the fitness center.   Each unit is 
constructed to the Wisconsin Green Built Home Standard.  On the ground floor there is 
approximately 4,000 square feet of commercial space. 

Layton Square



5TH AVENUE LOFTS
5th Avenue Lofts is 60 unit multifamily apartment community in the heart of downtown Kenosha. 
Bear utilized multiple capital sources including 9% low income housing tax credits "LIHTC", 
brownfield grants and TIF financing. Phase I is slated to open in February of 2016. 

5th Avenue Lofts has a combination of one, two, and three bedroom units.  The apartments 
feature fully equipped kitchens with modern finishes, private balconies many with beautiful lake 
views, spacious floor plans, and enclosed parking.  Residents can gather and enjoy the 
luxurious community room and stay fit year round at the fitness center.   Each unit is 
constructed to the Wisconsin Green Built Home Standard. 



700 LOFTS
700 Lofts is the adaptive reuse conversion of a functionally obsolete office building to 
49 affordable and market rate loft apartment units. Bear utilized multiple capital 
sources including 9% low income housing tax credits "LIHTC" and historic tax credits. 
The newly remodeled community is located just east of Marquette University, one 
block south of Wisconsin Avenue and was completed in the summer of 2015.  

700 Lofts has a combination of one, two, and three bedroom units with appliances, 
on-site laundry facilities, and underground parking. The building is remodeled to the 
Wisconsin Green Built Home Standard. 



FOX CROSSING
Fox Crossing Apartments is a 24 unit family community located in Burlington, WI. The site 
was a former manufactured gas plant and Bear successfully remediated and redeveloped 
the parcel. Phase One included 24 units opening December of 2014. Bear utilized 9% low 
income housing tax credits "LIHTC", brownfield grants, Federal Home Loan Bank grant, 
and a low interest loan from the municipality and TIF assistance. 

Fox Crossing Apartments has a combination of one, two, and three bedroom units, 
equipped with modern amenities and appliances, including enclosed parking. Each unit is 
constructed to the Wisconsin Green Built Home Standard. 



RESIDENCES ON MAIN
Residences on Main is an active senior community consisting of 24 luxury senior 
apartments in the heart of downtown Twin Lakes, WI.  The mixed use development was 
completed in 2013 and consists of market rate and affordable senior units as well as 
3,000 square feet of retail including Edward Jones. Bear utilized a variety of capital 
sources including 9% low income housing tax credits "LIHTC", brownfield grants and TIF 
assistance. 

It is ideally located within walking distance of the library, post office, a host of local 
businesses and the picturesque shores of Lake Mary.  The building includes private 
elevator access connecting all floors, including the underground parking area.  The 
community includes spacious one-and-two bedroom units ranging from 607 to 1,070 
square feet.  Vaulted ceilings, quality finishes, and Energy Star appliances are standard in 
every unit.  The Residences on Main community is built to the Wisconsin Green Built 
Home Standard. 



MEADOWS OF MILL CREEK
Meadows of Mill Creek is a quaint 24-unit family community comprising of 12 duplexes 
located in Salem, WI. Bear utilized 9% low income housing tax credits "LIHTC" and 
traditional debt for the development and CMA acted as general contractor. 

Meadows of Mill Creek has a combination of ranch and townhome units, consisting of 
three and four bedrooms.  The spacious units contain amenities typical to a luxury home 
without the luxury price tag.  Located just down the street from Salem Grade School and 
several other community amenities, the community offers a convenient location for 
families while maintaining a secluded, rural feel. Each home is constructed to the 
Wisconsin Green Built Home Standard. 



Experienced General Contractor Commied To Quality



Candlewood Suites

Cranberry Business Park
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Cranberry Industrial Park is a ve 
phase industrial park. The inial 
building pictured is all masonry 
with 21 foot clear heights, 
mulple overhead doors and a 
loading dock.

Candlewood Suites is an extended stay 
hotel located in Kenosha, WI. Totaling 
90 units and three stories, the project 
features comfortable living spaces, 
including full kitchenees, seang areas 
as well as studio, one and two bedroom 
units. The common areas include a tness 
area, guest laundry, outdoor pavilion and 
tradional front desk back of house  hotel 
funcons. 

The building is of wood frame 
construcon with instant hot 
water and was completed in nine 
months.  The total cost was less 
than 10% of the naonal average for 
comparable hotels. Whether it’s a 
design build, design-bid-build, or as 
a construcon manager, CMA excels 
in handling aggressive melines 
by working with local tradesman, 
architects and engineering rms.



Construcon Management Associates, Inc. (CMA) is a family owned and operated
general contracng rm that was founded in 1991. Our many years of construcon
experience ensures that accurate scheduling, 
cost control, site supervision and follow-up 
service are more than just words – they’re 
our working philosophy. 

CMA is pro cient at managing all 
aspects of the construcon process with 
projects ranging in size from small tenant 
improvement build-outs of exisng 
developments to ground up construcon of 
large scale hotels. CMA employs only reliable 
and experienced project managers that 
simultaneously interface with owners, design 
teams, subcontractors and suppliers to bring 
a complicated project to a 
successful compleon.

At CMA, we recognize our clients have 
several opons when selecng a general
contractor, construcon manager or 
design/build contractor. We strive to
connually exceed clients’ expectaons. 
CMA understands that the foundaon 
for a successful project lies within a 
strong team. We have established a 
network of strong relaonships with 
government agencies, sub-contractors 

and suppliers built on years of service and experience. Having CMA on your team 
allows you to watch your investment grow with the assurance that your project will be 
delivered on me and within budget.
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Completed in 2009 as a 20,000 build to suit 
for a private developer, Concordia University 
was the lead tenant. CMA built out 10,000 
square feet of the rst oor area to the 
university’s speci caons. 

Crossings O ce Park

O
FF

IC
E Southport Bank

Concordia University

Southport bank is a full service banking 
facility with conference room, elevator, full 
basement, drive thru lanes and ATM machine. 

The development was originally constructed 
in 1997 as a two building o ce park 
comprising 17,000 square feet. CMA was 
hired to demolish and reconstruct 13,000 
square feet into clinical and o ce space for 
the eventual end users, Lakeside Pediatrics 
and Children’s Hospital Group.

A er site construcon commenced, an addional 
5,000 square feet was leased to a medical client.  CMA 
completed the build-out on their behalf.

This 3,782 square foot building is full masonry and 
one of two facilies CMA has constructed on behalf of 
Southport Bank.

interior?



Speedway Plaza

Speedway Plaza is a mulple phase 
development totaling 30,000 square 
feet. CMA constructed not only the shell 
and white-box porons of the project, 
but also numerous interior build-outs. 
Some of the interior retail clients include 
Marshall’s Salon Services, Manpower, 
Mayfair Rental Car, Cousins Subs and 
Wingstop.
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Pikes Creek

Dunn Brothers Co ee

Dunn Brothers Co ee was an interior 
build-out completed on behalf of a 
local franchisee totaling 1,800 square 
feet. The project included a kitchen, 
drive-thru window, serving and full 
seang area.

North Point Court condominiums was 
the second phase of a seven building, 
41 unit development. Each of the 
seven, two story buildings features 
combinaons of ranch and two story 
town home units, with brick and 
cement board siding.

Constructed over a three year period and totalling 
168 units, Pikes Creek features mulple three 
story apartment buildings. Pikes Creek includes a 
clubhouse, mulple garages and play ground areas.

North Point Court Condominiums
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Herzing University
Kentucky Fried Chicken
Midwest Center for Women’s Health
Subway Restaurant 
Southport Bank
Talmer Bank

Associated Bank
Candlewood Suites
Chase Bank
Children’s Hospital System
Concordia University
Dunn Brothers Co ee

4015 80th Street, Suite F, Kenosha, WI 53142
P 262.942.3500
F 262.942.3505

www.CMAofWI.com

“I have been involved in half a dozen construction projects over the last decade 
involving leased space throughout Southeastern Wisconsin. Your staff and crew was 
the easiest to work with and by far the most responsive. In addition, the quality 

of workmanship, timeliness and material quality was extraordinary. In today’s day 
and age you seldom get what you pay for. That was certainly not the case in our 

relationship. I would be remiss if I did not also mention that your prices were fair and 
reasonable, especially considering the quality of materials and workmanship.”

-Habush Habush & Rottier, S.C.

CMA PAST CLIENTS

“CMA proved to be an excellent partner in this project.  Your staff and crew 
were easy to work with and extremely responsive.  The quality of workmanship 
was extraordinary and you were true to your word in helping us keep to our 
timeline and our budget.  Your communication was excellent.  Whether it be 

responding to a phone call, email, or text message, you were with us every step of 
the way - sometimes at a moment’s notice.”

- Tina Lampe, Clinic Manager
Lakeside Pediatrics

Visit www.CMAofWI.com to view more past clients
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1 .  Entity Name and General Description 

Brinshore Development, LLC was founded in 1993 and is a private firm specializing in the development of 
workforce and mixed-income housing.  David Brint and Richard Sciortino, Brinshore’s principals, each gained a 
decade worth of real estate development experience in housing prior to co-founding Brinshore Development. 
Their expertise in all aspects of real estate development, helped to formulate a business plan that includes 
project conception through construction completion, ownership, and asset management.  
 
To date, Brinshore has completed more than 50 tax credit funded projects, with several more under 
construction or development.  These projects are comprised of over 4,000 apartments and homes valued at 
more than $740 Million. Brinshore is one of the Midwest’s largest and most successful housing development 
firms in the housing market. Their professional staff possesses a wealth of experience in using complex 
funding mechanisms, financing three-dozen projects with tax credits and other forms of unconventional 
debt.  Brinshore has built a diverse portfolio, including developments targeted at families with moderate 
incomes, senior communities, and a mix of market rate units. Brinshore has also developed more than 275 
for-sale homes as well as more than 50,000 square feet of retail space.   
 
Brinshore Development’s main offices are located in Northbrook, Illinois.  Brinshore’s developments are 
located in cities across the Midwest, including Indianapolis and Lafayette, Indiana; Milwaukee, WI; Ft. 
Madison, Iowa; Kalamazoo, MI, and the following cities located in Illinois: Aurora, Lincoln, Evanston, Canton, 
Bloomington, Champaign, Chicago, Galesburg, Highland Park, Joliet, Matoon, Melrose Park, Naperville, Rock 
Island, Rockford, and Urbana.  Brinshore’s projects include rehabilitation, new construction, and historic 
renovation.   
 
Development 
Brinshore Development specializes in the development of housing by blending public and private resources. 
All of Brinshore’s developments are conceived with input and cooperation from local community officials and 
community stakeholders, and best efforts are put forth to provide employment opportunities for community 
residents.  This combination of public, private and community involvement has proven to be an effective 
formula for successful residential developments.   
 
Asset Management 
Brinshore Development asset manages over 3000 apartments.  Brinshore reviews revenue and expense 
performance, conducts regular property inspections and reviews all property management policies and 
procedures. 

Development Experience 
Brinshore prides itself on its success in financing mixed income rental housing using layered financing, 
including tax credits.  Since its first project in 1993, Brinshore’s has been one of the most consistently 
successful developers in obtaining tax credit reservations from IHDA in Illinois, WHEDA in Wisconsin, IHCDA 
in Indiana, IFA in Iowa, MSHDA in Michigan, and the City of Chicago, receiving tax credits for nearly three 
dozen projects.  Brinshore leverages these scarce dollars with private funds to create needed housing in mixed 
income settings and to catalyze neighborhood investment.  
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2 . Contact Information 

Richard Sciortino | Principal  
666 Dundee Road | Suite 1102  
Northbrook, Illinois  60062 
Direct: (224) 927-5053 | Mobile: (847) 917-7832  
Email: RichS@brinshore.com | Fax: (847) 562-9401 
 
Michael W. Roane | Vice President  
666 Dundee Road | Suite 1102  
Northbrook, Illinois  60062 
Direct: (224) 927-5051 | Mobile: (312) 371-3030 
Email: michaelr@brinshore.com | Fax: (847) 562-9401 
 
Website: www.brinshore.com 
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3 . Project Description 

 
Project Description 
 
Brinshore Development proposes to construct a brand new, environmentally sustainable, three-story 
townhome development situated on 1.5 acres at the former St. Francis City Hall site. The new development 
will be marketed to St. Francis’ working families and working families with veterans.  The project will 
include 37 spacious two- and three-bedroom units and on-site amenities including a community room, 
computer room, laundry room, fitness center, and management offices.  As with all Brinshore 
developments, the design will be of superior quality, incorporating a progressive and modern aesthetic that 
will blend seamlessly into the vernacular and scale of the neighborhood.   
 
The new development at the former St. Francis City Hall site will be constructed with quality construction 
materials and will showcase energy efficient building design such as fiber cement siding, durable roofing 
materials, thermal rated windows and Energy Star appliances. It will incorporate environmentally friendly 
infrastructure and storm water management best practices including bioswales, native plantings, rain 
barrels, permeable pavers, French drains, and other green architecture.  Brinshore understands the 
importance of the environmental sustainability features in a new development and we will use our 
experience in sustainable design to incorporate feasible approaches to reduce the energy consumption of the 
building.   
 
Leveraging the proximity of the St. Francis Library will be critical to providing a nurturing and growth-
oriented environment for families living at the new development.  By utilizing the on-site community room 
and computer rooms, along with the spaces at the St. Francis Library, programming such as financial 
enrichment, volunteerism, linkages to family and veterans supportive programs, mentoring, and other 
similar activities will be offered at the new development and will make it a desirable place to call home as 
well as a source of pride for the City of St. Francis. 
 
 
Preliminary Cost Estimates 
 
Infrastructure / Site Work: $ 420,000 
New Construction:  $           6,100,000 
Professional Fees / Soft Costs: $ 600,000 
Construction Period Costs: $ 240,000 
Reserves:   $ 250,000 
Developer Fee:   $ 900,000 
Total:    $           8,510,000 
 
* Brinshore respectfully assumes no acquisition costs, but is prepared to negotiate based on the fair market 
value of the property. 
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3. Project Description Cont’d 

Financing and Construction Schedule  
 
Milestone Activity 
 

Completion Date 

Developer Selection January 2016 

Community Outreach 
 

February 2016 

Final Design 
 

November 2016 

Financing Submission to WHEDA 
 

January 2017 

Financing Commitment from WHEDA 
 

May 2017 

Construction Drawings and Preliminary Bids 
 

September 2017 

Development Due Diligence 
 

October 2017 

Building Permits and Final Construction Bids 
 

October 2017 

Financing Closing and Construction Commencement 
 

November 2017 

Construction Completion 
 

January 2019 

Occupancy 
 

February 2019 

 
 
Public Involvement 

 
We believe in the importance of involving all stakeholders in the design and implementation of our 
developments.  Brinshore’s philosophy and approach is to collaborate with City staff, elected officials and 
local stakeholders to identify goals and objectives and design a strategy that results in a development that 
exceeds the needs, hopes and dreams of the community.  We use a community planning process approach 
to gain input and feedback on development concepts and schematic designs. For the many of our 
developments, Brinshore has worked with Community Task Forces and employed techniques such as the 
Image Preference Survey as tools to get meaningful participation and buy-in from planning staff, local 
officials and the community at-large. At the former City Hall site, Brinshore would work closely with the City 
of St. Francis to design a process that would result in meeting the needs of all parties. 
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Proposed conceptual design of the new development at St. Francis’ former City Hall Site 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Proposed front entry conceptual design of the new development at St. Francis’ former City Hall site 
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4. Public Interest & Community 
Economic Development 

Brinshore Development is committed to developing this important site in St. Francis in a manner that will 
enhance the public interest and economic development.  Most importantly, the new development at the site 
of the former City Hall will place a underutilized site back on the property tax rolls.  The new development will 
also create opportunities for local businesses and workers, provide high-quality housing for working families, 
incorporate sustainable building features,  provide a catalyst for other local development, and comply with 
the Village’s planning objectives .  
 
Brinshore has worked extensively on similar developments in other vibrant communities similar to St. Francis. 
We understand the complexities presented by such developments and the need for overall public benefit and 
economic development.  In order to enhance the public benefit and create a sense of place, the specific areas 
of our focus will include: 
 
 Site Enhancements: we commit to maintain an active street presence that promotes sidewalk foot 

traffic. We will install decorative lighting, brick pavers and attractive awnings to enhance the visual 
diversity of the site.  

 Local Opportunities: we commit to make contracting, hiring and residency opportunities available for 
St. Francis businesses and residents. We set our goals high and consistently meet or exceed our 
objectives by working closely with local representatives.  

 Quality Workforce Housing: we commit to building quality, human scale  housing with appealing 
architectural design, sturdy materials, contemporary finishes and amenities and professional property 
management. These apartment residences will serve working families across a range of incomes. 

 Sustainable Features: we commit to incorporating a variety of practical sustainable components that 
promote energy efficiency, water conservation, air quality and recycled materials. We will achieve a 
certification from either LEED, US Green Homes, Wisconsin Green Homes, Energy Star or other 
recognizable organization.  

 Planning Consistency: we commit to adhere to the plans prepared by the City of St. Francis; namely, the 
Comprehensive Plan that is currently being updated.  

 Supplemental Parking: we commit to provide off-street parking for our residents.  
 

 
New housing that serves the public interest and is authentically embedded in a "sense of place" is 
increasingly rare to find.  Brinshore will ensure a new design at the former City Hall site embraces and 
celebrates the unique features of the surroundings and will be a site-specific solution for a discerning and 
thoughtful community. 
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5. Prior Experience & Projects of Similar 
Scope  

Brinshore Development is highly qualified to serve as the developer for St. Francis’ former City Hall site.  
Having developed over 50 properties valued at more than $740MM, Brinshore has extensive experience 
working with municipalities throughout the Midwest to plan and develop workforce housing real estate 
models.   
 
Brinshore’s specialization includes leveraging multiple layers of public and private funding sources to develop 
underutilized properties.  We employ best practices in design to ensure our developments are sensitive to the 
fabric of the community and each development includes the latest in sustainable building design and 
technology.   As evidence of our experience developing in-fill townhome and mid-rise mid-rise developments, 
we offer the following recent examples:  
 
 
Century City Lofts 
Located in Milwaukee’s Sherman Park neighborhood, Century City Lofts was completed in 2013 on the site of 
a former auto manufacturing plant. Geared toward workforce and business professionals opting to live and 
work in Milwaukee’s central city, the development is part of a larger effort to revitalize the 30th Street 
Industrial Corridor. The development will be comprised of 37 rental apartments in a two-story, eight-unit 
building and a four-story 29-unit building.  Project amenities will include a fitness facility, business center and 
community room.  The $8.4MM budget for Century City Lofts includes $7MM in equity raised from the 
WHEDA-issued 9% tax credits, City of Milwaukee NSP funds of $495k, and a conventional first mortgage of 
$580k. 
 

      
Century City Lofts – Mid-rise             Century City Lofts Townhomes 
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Douglass Square – Champaign, IL 
Douglass Square is a 50 unit development built on the site of the former Burch Village public housing 
development.  Thirteen of the units are project based Housing Choice Vouchers, with the balance tax credit 
restricted. The $8MM budget was funded with $5.6MM in equity from 9% tax credits, $1.5MM in HOME funds 
from the City of Champaign and the State of Illinois, $750K in Illinois Affordable Housing Trust Funds, and a 
$180K grant from the Federal Home Loan Bank of Chicago.  The development is New Urbanist with pedestrian 
friendly streets and alleys, front porches, sidewalks and a community center with tot lot.  The project was 
completed in 2006 and is fully leased.  
 

   
Douglass Square         Community Center           Douglass Square 
 
 
 
Hyacinth Place - Highland Park, IL  
In February of 2009, Brinshore completed an innovative 14 unit development in Highland Park, Illinois that 
consists of 10 affordable for sale townhomes and four rental units.  This groundbreaking project is heated and 
cooled with geothermal energy, generates electricity with a vertical wind turbine, and reduces storm water 
runoff by employing permeable pavers.  These green features provided an opportunity to gain access to 
additional resources, not typically available to affordable housing.  The $4.6MM budget was comprised of a 
variety of sources, including: $2.1 conventional loan, $450K in a IHDA Trust Fund Loan, $125K IHDA Trust 
Fund Grant, $200K Lake County HOME Loan, $423K City of Highland Park Trust Fund Grant, $950K in State 
Donation Tax Credit equity, $35k energy grant from DCEO, $69K grant from the IL Environmental Protection 
Agency and a $66k grant from the Federal Home Loan Bank of Chicago.  
 

   
Hyacinth Place     Hyacinth Place          Hyacinth Place  
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Heart and Hope Place 
Heart & Hope Place, completed in 2011, offers 24 mixed-income apartments in a new four-story elevator 
building that includes indoor parking, a community room, fitness room, business center, in-unit laundry and 
private balconies with views of Milwaukee’s skyline. The development serves as an anchor for the ongoing 
revitalization of the Dr. Martin Luther King Jr. Drive commercial corridor.  The $5.7MM budget for Heart and 
Hope Place includes $3.8MM in equity raised from the WHEDA-issued 9% tax credits, WHEDA Exchange Funds 
of $1.4M, and a conventional first mortgage of $300k. 
 

     
Heart and Hope Place 
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5. Prior Experience & Projects of Similar 
Scope cont’d 

Experience with Public-Private Partnerships 
Brinshore brings to the City of St. Francis important experience developing projects of similar scope, 
complexity, goals, and objectives.  Brinshore’s approach is to create a project that is financially feasible, with 
the ability to move forward expeditiously and construct a building with great care and high quality.  For all of 
our developments, we work closely with municipal staff and the local community stakeholders before the 
project begins, during construction, and after project completion.     
 
In addition to gaining input from the local community, Brinshore believes it is important to involve local 
partners.  Most of our projects involve partnerships with local nonprofits who serve as local “eyes on the 
ground” and help to coordinate the project with municipal officials, supportive services agencies, and local 
engineers, subcontractors and labor. We will also  identify opportunities for other local professionals, 
businesses, and labor to benefit from the economic opportunities generated by this development.  
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5. Prior Experience & Projects of Similar 
Scope cont’d 

References 

City of Chicago, Department of Planning and Development 
Lawrence Grisham 
Managing Deputy Commissioner 
121 N. LaSalle, Suite 1000 
Chicago, IL  60602 
(312) 744-9475 
lawrence.grisham@cityofchicago.org 
 
The following are projects developed in the City of Chicago:     
 
Westhaven Condo Tower: Construction was completed in August 2006 on Westhaven Park Tower, a 9-story 
mid-rise building with 113 units, including 34 rental units and 79 condominiums.   
 
Hairpin Lofts:  The redevelopment of an historic mid-rise 1930’s Art Deco building located in Chicago’s Logan 
Square neighborhood into a mixed-income, mixed-use building.   The upper four floors contain 28 rental 
workforce loft units. The first floor contains 7,000 square feet of market-rate retail.  The second floor contains 
the 7,500 square foot Logan Square Community Arts Center.  Construction was completed in 2011. 
 
Westhaven Park IIC: Westhaven Park Phase IIC rental is the final rental phase of the Westhaven Park 
redevelopment effort. Construction for this phase was completed in May 2010. The development consists of 
92 mixed-income units located in a variety of three- and four-story building types including two mixed-use 
buildings. 
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References Continued 
 

City of Milwaukee, Department of City Development 
Maria Prioletta 
Department of City Development 
809 North Broadway 
Milwaukee, WI   53202 
414-286-5903 
mpriol@milwaukee.gov 
 
The following are projects developed in the City of Milwaukee:     
 
Franklin Square: Franklin Square was completed in 2011 and consists of a 10-unit townhouse complex and 27 
apartments in an adjoining four-story mid-rise building.  
 
Heart and Hope Place: Heart & Hope Place, completed in 2011, offers 24 mixed-income apartments in a new 
four-story, mid-rise elevator building that includes indoor parking, a community room, fitness room, business 
center, in-unit laundry and private balconies with views of Milwaukee’s skyline. 
 
Century City Lofts: Century City Lofts is currently under construction and will be comprised of 37 rental 
apartments in a two-story, eight-unit building and a four-story, mid-rise 29-unit building. 
 
Lindsay NSP: Working in partnership with the City of Milwaukee’s Neighborhood Stabilization Program (NSP), 
Brinshore acquired 17 abandoned and foreclosed properties in 2012 in order to stabilize the Lindsay Heights 
neighborhood in Milwaukee. Each building was substantially rehabilitated with new, high-efficiency building 
systems, historically sensitive exterior cladding, and modern interior finishes.  
 
Milwaukee Prosperity: Milwaukee Prosperity Rentals is an expansion of the ongoing partnership between the 
City of Milwaukee and Brinshore Development. Located in the Harambee and Lindsay Heights neighborhoods 
of Milwaukee, this 35-unit cluster includes six duplexes, 19 single family homes, and one four-unit building. 
Each property was meticulously rehabilitated with beautiful interior finishes and modern energy efficient 
appliances and systems.  
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References Continued 

State of Wisconsin, Wisconsin Housing and Economic Development Authority (WHEDA) 
Sean O’Brien 
Director, Commercial Lending 
Wisconsin Housing and Economic Development Authority 
201 West Washington Avenue  
Suite 700 
Madison, WI 53701 
(608) 267-1453 
sean.obrien@wheda.com 
 
The following are projects developed with Wisconsin Housing and Economic Development Authority:     
 
Franklin Square: Franklin Square was completed in 2011 and consists of a 10-unit townhouse complex and 27 
apartments in an adjoining four-story mid-rise building.  
 
Heart and Hope Place: Heart & Hope Place, completed in 2011, offers 24 mixed-income apartments in a new 
four-story, mid-rise elevator building that includes indoor parking, a community room, fitness room, business 
center, in-unit laundry and private balconies with views of Milwaukee’s skyline. 
 
Century City Lofts: Century City Lofts comprised of 37 rental apartments in a two-story, eight-unit building 
and a four-story, mid-rise 29-unit building. 
 
Lindsay NSP: Working in partnership with the City of Milwaukee’s Neighborhood Stabilization Program (NSP), 
Brinshore acquired 17 abandoned and foreclosed properties in 2012 in order to stabilize the Lindsay Heights 
neighborhood in Milwaukee. Each building was substantially rehabilitated with new, high-efficiency building 
systems, historically sensitive exterior cladding, and modern interior finishes.  
 
Milwaukee Prosperity: Milwaukee Prosperity Rentals is an expansion of the ongoing partnership between the 
City of Milwaukee and Brinshore Development. Located in the Harambee and Lindsay Heights neighborhoods 
of Milwaukee, this 35-unit cluster includes six duplexes, 19 single family homes, and one four-unit building. 
Each property was meticulously rehabilitated with beautiful interior finishes and modern energy efficient 
appliances and systems.  
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6.  Financial Capability 

Brinshore Development has been in business for over 20 years and during this time has developed over 4,000 
units of housing and mixed-use projects valued in excess of $740 million. Brinshore has never defaulted on 
any of its obligations during this time and has completed every construction project that was started. Our 
2013 and 2014 financial statements are attached to this RFP.  Additional financial statements, both personal 
and corporate, are available upon request.  
 
Brinshore has extensive experience and track record in attracting both public and private sources of financing 
for this type of development.  Brinshore typically partners with a local non-profit which provides additional 
advantages, specifically in applying for HOME funds and Low Income Housing Tax Credits. Brinshore will also 
work hard to seek out and obtain funds available to pay for additional green features.  While financing the 
former City Hall site will be challenging, Brinshore is in a good position to meet these challenges and move 
the project forward.   
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7 . Participation of Other Entities 

Brinshore has reached out to our architect, Excel, from Fond du Lac , WI to consider design options for the site. 
Brinshore has also reached out to our general contractor, BCM, LLC, to help with pricing for the construction 
costs.   
 
Should Brinshore be the selected as the developer for the former City Hall site, we will immediately begin 
assembling a team to undertake the development, including, but not limited to, the architect and GC 
mentioned above, as well as the environmental contractor, surveyor, transactional attorney, market study 
consultant, lenders, and equity providers.  Most importantly, we typically also seek out a local not-for-profit to 
partner on the project in order to provide a local presence, and also to provide empowerment and supportive 
services.  
 
 
 

R E Q U E S T  F O R  P R O P O S A L S  –  F O R M E R  C I T Y  H A L L  S I T E  -  4 23 5  S .  N I C H O L S O N  A V E .  D E C E M B E R  3 ,  2 0 1 5    





BRINSHORE Development 
CITY OF ST. FRANCIS 

 
 

8.  Funding Sources 

Funding Sources for the development of the former City Hall site will consist of the following: 
 
  

1. Permanent Financing:  $ 600,000 
2. City of St. Francis TIF: $ 500,000 
3. WHEDA LIHTC Equity: $           7,100,000 
4. FHLB AHP:  $ 310,000 

Total   $           8,510,000  
 
 
Notes:  
 

1. Permanent financing will be secured via a conventional lender at market interest rates and loan 
terms. 
 

2. Brinshore respectfully requests that the City of St. Francis consider funding this project with funds 
from the Tax Increment Financing district in which the property is located.  Leveraging local 
financial participation in the form of TIF financing (and other sources – like the reduction in 
acquisition costs) is viewed favorably by other participating funding agencies and often results in a 
more competitive application when applying for additional sources of financing.   
 

3. The Wisconsin Housing and Economic Development Authority (WHEDA) has a competitive low 
income tax credit (LIHTC) application round every January.  If awarded, the LIHTC’s are converted to 
equity by a participating investor in the project.  This will be the main source of financing for the 
project. 
 

4. The Federal Home Loan Bank (FHLB) Affordable Housing Program (AHP) is competitive grant 
application that is due every June.  The purpose of the grant is to supplement strong affordable 
housing development proposals in Illinois and Wisconsin. 
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December 12, 2015 

 
 

Mayor CoryAnn St. Marie-Carls 
City of St. Francis 
3400 E. Howard Ave. 
St. Francis, WI  53045 
 
 Re: City of St. Francis 
  Community Development Authority 
Dear Mayor St. Marie-Carls: 

I have received your December 7, 2015 request that I provide clarification with 
regard to the role of the Community Development Authority for the City of St. Francis in 
relation to the role of the City of St. Francis Plan Commission.  Specifically, you have 
asked that I “put together a short memo from you clarifies the Plan Commission’s roles 
by statute and ordinance as far as sale of City property, developers agreements, plan 
reviews, zoning, special uses, CSMs.  What is their duty in these areas?   Do they have 
duties in financial incentives areas?  What is the responsibility of the CDA in the areas 
above?  Why does Chris Stawski now sign agreements as CDA chair when it was my 
understanding when I became Mayor our ordinance does not give our CDA authority to 
act without council approval?”  

I have had an opportunity to consider this matter, and the balance of this letter sets 
forth my response.  Please note, that although I have attempted to keep my responses 
short, the questions you have posed span multiple chapters of the Wisconsin Statutes 
and the City Code.   

I. Plan Commission Role and Responsibilities.   
Plan Commissions in Wisconsin are created by virtue of the requirements in Wis. 

Stat. sec. 62.23.  Section 62.23 of the Wisconsin Statutes states that it is the “function 
and duty of the commission to make and adopt a master plan for the physical 
development of the city, including any areas outside of its boundaries that in the 
commission's judgment bear relation to the development of the city…. The master plan, 
with the accompanying maps, plats, charts, and descriptive and explanatory matter, 
shall show the commission's recommendations for such physical development, and 
shall, as described in sub. (3)(b), contain at least the elements described in s. 
66.1001(2). The commission may from time to time amend, extend, or add to the master 
plan or carry any part or subject matter into greater detail.”   
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In addition to the development of a master (i.e. comprehensive) plan for the City, the 
Plan Commission “may make reports and recommendations relating to the plan and 
development of the city to public officials and agencies, public utility companies, civic, 
educational, professional and other organizations, and citizens. It may recommend to 
the mayor or council, programs for public improvements and the financing thereof.”  
Wis. Stat. sec. 62.23(4). 

By statute, certain specific matters are to be referred to the Plan Commission for its 
recommendation by the Council or other public body or officer having final authority 
before final action is taken: “The location and architectural design of any public building; 
the location of any statue or other memorial; the location, acceptance, extension, 
alteration, vacation, abandonment, change of use, sale, acquisition of land for or lease 
of land for any street, alley or other public way, park, playground, airport, area for 
parking vehicles, or other memorial or public grounds; the location, extension, 
abandonment or authorization for any public utility whether publicly or privately owned; 
all plats of lands in the city or within the territory over which the city is given platting 
jurisdiction by ch. 236; the location, character and extent or acquisition, leasing or sale 
of lands for public or semipublic housing, slum clearance, relief of congestion, or 
vacation camps for children; and the amendment or repeal of any ordinance adopted 
pursuant to this section.”   Wis. Stat. § 62.23(5).  Unless the time for response is 
extended by agreement of the requestor, the Council or other body or officer may act if 
no recommendation is provided within thirty days.  Id. 

Consistent with their recommending authority regarding zoning changes, plan 
commissions also make recommendations with regard to the granting of conditional use 
permits.  In the City of St. Francis, such permits are referred to as “special use permits” 
in Sec. 455-48 of the City Code.  Section 455-48 sets forth specific reviews and findings 
required of the Planning Commission before a special use permit may be granted.   

Under Chapter 236 of the Wisconsin Statutes and Chapter 402 of the City Code of 
Ordinances, the Plan Commission makes recommendation to the Council with regard to 
proposed certified survey maps (CSMs) and plats as well as with regard to the adoption 
of any revision to the City’s land division ordinance (i.e. Chapter 402). 

II. Role of Community Development Authorities. 
Under Wis. Stat. sec. 66.1335, any city or village may, by adoption of an ordinance 

or resolution, create a housing and community development authority (“CDA”).  A CDA 
has the powers, duties and functions of a housing authority under sec. 66.1201 and a 
redevelopment authority under sec. 66.1333.  The ordinance or resolution creating the 
CDA must terminate any redevelopment authority or housing authority then operating 
within the city must terminate their operations and “Declare in substance that a need for 
blight elimination, slum clearance, urban renewal and community development 
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programs and projects and housing projects exists in the city.”  Wis. Stat. Ann. § 
66.1335.   

Unlike a planning commission, which is a subunit of the Council, the statutes provide 
that a CDA is deemed a "separate body politic" for the purpose of carrying out blight 
elimination, slum clearance, urban renewal programs and projects and housing projects. 
Id.  In other words, the CDA has an existence by itself, separate from the Common 
Council.   

The ordinance or resolution creating the CDA may authorize the CDA to act as the 
agent of the municipality in planning and carrying out community development programs 
and activities approved by the governing body under the federal housing and 
community development act of 1974.  This authority has been conferred on the City’s 
CDA in Sec. 36-4(B) of the Code of Ordinances.  Section 36-2 further grants the City’s 
CDA “the exclusive power to proceed to carry on blight elimination, slum clearance and 
urban renewal projects in the City of St. Francis, except that the City may apply, accept 
and contract for federal grants, advances and loans under the Housing and Community 
Development Act of 1974.”  [Emphasis added.].  As to all projects “relating to blight 
elimination, slum clearance, urban renewal and redevelopment programs” the CDA 
“shall proceed under §§ 66.1301 to 66.1327, 66.1331, 66.1333, 66.1337 or 66.1105, 
Wis. Stats., as determined appropriate by the Common Council on a project-by-project 
basis.”  Id.  [Emphasis added.] 

In addition to other authority granted, Wis. Stat. sec. 66.1335(4) provides that the 
enabling ordinance or resolution may authorize the CDA to act as an agent of the 
municipality to perform all acts, except the development of the general plan of the 
municipality, which may be otherwise performed by the plan commission under under 
Wis. Stat. sec’s 66.1105, 66.1301 to 66.1329, 66.1331 or 66.1337. Significantly, such 
authority to act in the place of a plan commission under the enumerated statutes has 
been conferred on the City’s CDA in Sec. 36-4(C) of the Code of Ordinances.   

As a result of the authority granted to the CDA under Sec. 36-4(C) of the Code of 
Ordinances, to the extent that a city plan commission has responsibility under any of the 
aforementioned statutory sections concerning tax incremental financing, housing, and 
urban redevelopment, the City’s CDA may perform such responsibilities provided, 
however, that the City’s CDA is precluded from acting with regard to the development of 
a “general plan of the municipality”.  For example, under Wis. Stat. sec. 66.1105, the tax 
incremental financing law, the CDA may undertake the actions that would otherwise be 
conducted by a plan commission with regard to holding a public hearing on, developing 
and/or amending, and recommending a TID project plan to the Common Council.  
Similarly, under Wis. Stat. sec. 66.1301, “Urban Redevelopment”, the City’s CDA may 
act in the place of a plan commission and determine the area of the City that is 
“substandard or insanitary, so that the clearance, replanning, rehabilitation or 
reconstruction of that portion is necessary or advisable to effectuate the public 
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purposes” declared in Wis. Stat. sec. 66.1301(2).  The CDA may also act under Wis. 
Stat. sec. 66.1301 to make the required determinations of “development costs” under 
Wis. Stat. sec. 66.1301 that would otherwise be made by a plan commission.  

With regard to the execution of agreements by the CDA Chair, authority exists for 
such execution when, for example, the CDA is acting with regard to its urban renewal 
responsibilities.  For example, Wis. Stat. sec. 66.1333(5)(a)(2) provides authority to 
“Enter into any contracts determined by the authority to be necessary to effectuate the 
purposes of this section.”   Additional examples of the authority for execution of contacts 
by a CDA may be found in Wis. Stat. sec. 66.1333(5)(a)(3), which states: 

3.	Within	the	boundaries	of	the	city,	acquire	by	purchase,	lease,	eminent	domain,	or	otherwise,	any	
real	or	personal	property	or	any	interest	in	the	property,	together	with	any	improvements	on	the	
property,	necessary	or	incidental	to	a	redevelopment	or	urban	renewal	project;	hold,	improve,	clear	
or	prepare	for	redevelopment	or	urban	renewal	any	of	the	property;	sell,	lease,	subdivide,	retain	or	
make	available	the	property	for	the	city's	use;	mortgage	or	otherwise	encumber	or	dispose	of	any	of	
the	property	or	any	interest	in	the	property;	enter	into	contracts	with	redevelopers	of	property	
containing	covenants,	restrictions	and	conditions	regarding	the	use	of	the	property	in	accordance	
with	a	redevelopment	or	urban	renewal	plan,	and	other	covenants,	restrictions	and	conditions	that	
the	authority	considers	necessary	to	prevent	a	recurrence	of	blighted	areas	or	to	effectuate	the	
purposes	of	this	section;	make	any	restrictions,	conditions	or	covenants	running	with	the	land	and	
provide	appropriate	remedies	for	their	breach;	arrange	or	contract	for	the	furnishing	of	services,	
privileges,	works	or	facilities	for,	or	in	connection	with	a	project;	temporarily	operate	and	maintain	
real	property	acquired	by	it	in	a	project	area	for	or	in	connection	with	a	project	pending	the	
disposition	of	the	property	for	uses	and	purposes	that	may	be	deemed	desirable	even	though	not	in	
conformity	with	the	redevelopment	plan	for	the	area;	within	the	boundaries	of	the	city,	enter	into	
any	building	or	property	in	any	project	area	in	order	to	make	inspections,	surveys,	appraisals,	
soundings	or	test	borings,	and	obtain	a	court	order	for	this	purpose	if	entry	is	denied	or	resisted;	
own	and	hold	property	and	insure	or	provide	for	the	insurance	of	any	real	or	personal	property	or	
any	of	its	operations	against	any	risks	or	hazards,	including	paying	premiums	on	any	insurance;	
invest	any	project	funds	held	in	reserves	or	sinking	funds	or	the	funds	not	required	for	immediate	
disbursement	in	property	or	securities	in	which	savings	banks	may	legally	invest	funds	subject	to	
their	control;	redeem	its	bonds	issued	under	this	section	at	the	redemption	price	established	in	the	
bonds	or	purchase	the	bonds	at	less	than	redemption	price,	all	bonds	so	redeemed	or	purchased	to	
be	canceled;	develop,	test	and	report	methods	and	techniques,	and	carry	out	demonstrations	and	
other	activities,	for	the	prevention	and	elimination	of	slums	and	blight;	and	disseminate	blight	
elimination,	slum	clearance	and	urban	renewal	information.	

This is not to say that the CDA has unfettered authority, but when the Council has 
referred a project to the CDA, substantial authority exists for it to act.  Upon request, I 
will be happy to provide additional comment with regard to the specific statutes 
pertaining to the CDA’s housing and/or redevelopment responsibilities.   

Please contact me with any questions. 
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Thank you for the opportunity to be of assistance to the City of St. Francis in this 
regard. 
      Yours very truly, 

      ARENZ, MOLTER, MACY, 
      RIFFLE & LARSON, S.C. 
 
      Paul E. Alexy 
 
      Paul E. Alexy 
 
PA/ 
cc: Tim Rhode, City Administrator 
 Anne B. Uecker, City Clerk 
 Melinda Dejewski, City Engineer 
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