
 

FRANKLIN CITY HALL CHAMBERS 

9229 W. LOOMIS ROAD 

FRANKLIN, WISCONSIN 

 

 

 
PLAN COMMISSION MEETING AGENDA 

Thursday, September 21, 2023 at 7:00 P.M. 

 
A. Call to Order and Roll Call 

B. Approval of Minutes 

1. Approval of regular meeting of September 7, 2023. 

C. Public Hearing Business Matters 

(Action may be taken on all matters following the respective Public Hearing thereon) 

Tax Incremental District No. 9. Public Hearing regarding the proposed creation of Tax Incremental 

District No. 9, the proposed boundaries of the District, and the proposed Project Plan for the District.  A 

public hearing is scheduled for this matter. 

D. Business Matters 

Tax Incremental District No. 9. Consideration and possible action on a “Resolution 
Establishing the Boundaries of and Approving the Project Plan for Tax Incremental District No. 
9.” 

E. Adjournment 
 

The YouTube channel “City of Franklin WI” will be live streaming the Plan Commission meeting so that the public will 

be able to watch and listen to the meeting. https://www.youtube.com/c/CityofFranklinWIGov. Any question regarding 

items on this agenda may be directed to the Department of City Development’s office at 414-425-4024, Monday 

through Friday, 8:30 AM – 5:00 PM. 

 

**Notice is given that a majority of the Common Council may attend this meeting to gather information about an 

agenda item over which they have decision-making responsibility. This may constitute a meeting of the Common 

Council per State ex rel. Badke v. Greendale Village Board, even though the Common Council will not take formal action 

at this meeting. 

 

Upon reasonable notice, efforts will be made to accommodate the needs of disabled individuals through appropriate 

aids and services. For additional information, contact the City Clerk’s office at (414) 425-7500. 

 

REMINDERS: 

Next Regular Plan Commission Meeting: October 5, 2023. 

https://www.youtube.com/c/CityofFranklinWIGov


  

 

City of Franklin unapproved 

Plan Commission Meeting 

September 7, 2023 

Minutes 

 

A. Call to Order and Roll Call 

Mayor John Nelson called the September 7, 2023 regular Plan Commission meeting to order at 

7:00 p.m. in the Council Chambers at Franklin City Hall, 9229 West Loomis Road, Franklin, 

Wisconsin.  

 

Present were Mayor John Nelson, Alderwoman Courtney Day, City Engineer Glen Morrow and 

Commissioners Kevin Haley, Patrick Léon and Patricia Hogan. Also present were Director of 

Administration Kelly Hersh, Associate Planner Marion Ecks, Planning Intern Anna Kissel and City 

Attorney Jesse Wesolowski. 

 

B. Approval of Minutes – Regular Meeting of August 17, 2023 

Commissioner Hogan moved and Commissioner Leon seconded a motion to approve the August 

17, 2023 meeting minutes. On voice vote, all voted ‘aye’; motion carried (5-0-0). 

 

C. Public Hearing Business Matters 

 

1.   Dairy Queen Restaurant with Drive-Through. Special Use application by Dharmesh 

Ghelani, AK Developers LLC/ Franklin Wyndham LLC, property owner, for a Dairy Queen 

restaurant in a single building with a drive-through (drive-through requires Special Use 

approval). The property is located at 7730 S. Lovers Lane Rd. in the Shoppes at Wyndham 

Village Retail Center. The property is zoned CC Civic Center; Tax Key No. 794 9999 00  

 

Applicant:  Dharmesh Ghelani, AK Developers LLC/ Franklin Wyndham LLC, property owner  

 

      Subject property:  7730 S. Lovers Lane Rd. in the Shoppes at Wyndham Village Retail Center. 

 

         Associate Planner Marion Ecks presented this item and the Public Hearing opened at 7:08 pm 

and closed at 7:13 pm.  

 

 Applicant Agent Nick Fuchs presented on the item. There will be two tenants on the property, 

one served by the drive-through.  

 

         City Engineer Morrow asked if the development will use the existing driveway approach. Mr. 

Fuchs responded yes.  

 

 Several members of the public participated in the public hearing. Residents expressed their 

concern for the development’s impacts to traffic lanes and signage lighting.   

 



  

 

 Commissioner Leon commented that there is no signage facing north. Do we require all 

signage to face south and will lights be facing away form properties to the north?   

 

 Applicant Agent Fuchs indicated the applicant will provide adequate buffers.  

 

Commissioner Leon moved and Commissioner Haley seconded a motion to recommend approval of 

a Resolution imposing conditions and restrictions for the approval of a Special Use for a Dairy 

Queen restaurant in a single building, with a drive-through which wraps the building, upon property 

located at 7730 S. Lovers Lane Rd. On voice vote, all voted ‘aye’; motion carried (5-0-0). 

 

D. Business Matters 

 

1.    Tuckaway Country Club Golf Simulator Tent. Temporary Use application by Jay Lorino, 

Leading Edge Management Solutions, LLC/ Tuckaway Country Club, property owner, for a 

golf simulator tent in the rear golf cart parking area for the period of time between October 

23, 2023 and March 31, 2024, operating from 7:00AM to 9:00PM with the potential to 

extend operation until 11:59PM for special events as needed. The property is zoned P-1 

Park District; Tax Key No. 804 9989 022  

 

Applicant:  Jay Lorino, Leading Edge Management Solutions, LLC/ Tuckaway Country Club  

 

       Subject property:  The property is zoned P-1 Park District; Tax Key No. 804 9989 022.  

 

City Engineer Morrow asked if this will be an annual event. 

 

The applicant commented this could possibly be an annual event and that they are testing 

the use.  

 

Commissioner Leon moved and Commissioner Hogan seconded a motion to adopt a 

Resolution imposing conditions and restrictions for the approval of a Temporary Use for a 

golf simulator tent for property located at 6901 West Drexel Ave. (Tuckaway Country Club). 

On voice vote, all voted ‘aye’; motion carried (5-0-0). 

 

 

 

E. Adjournment 

Commissioner Hogan moved and Commissioner Haley seconded to adjourn the meeting at 

7:23 p.m.. On voice vote, all voted ‘aye’; motion carried (5-0-0). 
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SECTION 1: 
Executive Summary 

DESCRIPTION OF DISTRICT 
Tax Incremental District (“TID”) No. 9 (“District”) is a proposed Mixed-Use 
District comprising approximately 240 acres located generally in the vicinity of 
76th Street and Ryan Road. The District will be created to pay the costs of public 
infrastructure, development incentives, and other costs to be incurred that will 
allow for development to take place on the parcels to be included, which 
presently lack access to sanitary sewer service and other public improvements 
required for development (“Project”). The initial development precipitating 
creation of the District is Carma Laboratories (“Company”) plans to construct 
a new 225,000 square foot headquarters facility including office, industrial and 
warehousing space on lands the company owns at the northeast corner of Ryan 
Road and 76th Street. The District will also include lands to the west, southwest 
and south that require extension of public improvements to develop. In addition 
to the incremental property value that will be created, the City expects the 
Project to provide employment opportunities, increased income and sales tax 
collection, development of housing, increased commercial and manufacturing 
activity, and other benefits to the local economy resulting from the purchase 
of goods and services related to construction and operation of the Project. 

AUTHORITY 
The City is creating the District under the provisions of Wis. Stat. § 66.1105.  

ESTIMATED TOTAL PROJECT COST EXPENDITURES 
The City anticipates making total expenditures of approximately $11.4 million 
(“Project Costs”) to undertake the projects listed in this Project Plan (“Plan”). 
Project Costs include an estimated $4.7 million for public infrastructure, $3.8 
million for development incentives, $2.6 million for interest on long-term debt 
and financing costs, and $340,000 for administrative costs. 

INCREMENTAL VALUATION 
The City projects that new land and improvements value of approximately 
$102.2 million will result from the Project. Creation of this additional value will 
be made possible by the Project Costs made within the District. A table 
detailing assumptions as to the development timing and associated values is 
included in the Economic Feasibility Study located within this Plan. 
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EXPECTED TERMINATION OF DISTRICT 
Based on the Economic Feasibility Study located within Section 9 of this Plan, 
the City anticipates that the District will generate sufficient tax increment to 
pay all Project Costs within 13 years, or 11 total years of tax increment collection. 
The District is permitted to remain open for a maximum of 20 total years of tax 
increment collection. 

SUMMARY OF FINDINGS 
As required by Wis. Stat. § 66.1105, and as documented in this Plan and the 
exhibits contained and referenced herein, the following findings are made: 

1. That “but for” the creation of this District, the development projected to 
occur as detailed in this Plan: 1) would not occur; or 2) would not occur in 
the manner, at the values, or within the timeframe desired by the City. In 
reaching this determination, the City has considered: 

a. Discussions with the Company pertaining to the economic viability of 
the site taking into consideration the infrastructure requirements, 
increased construction costs, increased financing costs, and the 
Company’s evaluation of the site as compared to other locations the 
Company considered locating its new facility. 

b. The substantial investment needed to provide the public infrastructure 
necessary to allow for development within the District. Absent the use 
of tax incremental financing, the City is unable to fully fund this program 
of infrastructure improvements. 

2. The economic benefits of the District, as measured by increased 
employment, business and personal income, and property value, are 
sufficient to compensate for the cost of the improvements. In making this 
determination, the City has considered that in addition to the incremental 
property value that will be created, the City expects the Project to provide 
employment opportunities to include retention of approximately 200 jobs 
in the City and potential creation of 100 additional jobs, increased income 
and sales tax collection, development of housing, increased commercial and 
manufacturing activity, and other benefits to the local economy resulting 
from the purchase of goods and services related to construction and 
operation of the Project. 

3. The benefits of the proposal outweigh the anticipated tax increments to be 
paid by the owners of property in the overlying taxing jurisdictions. As 
required by Wis. Stat. § 66.1105(4)(i)4., a calculation of the share of 
projected tax increments estimated to be paid by the owners of property in 
the overlying taxing jurisdictions has been prepared and can be found in this 
Plan. However, because the Project would not occur without the use of tax 
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incremental financing, these tax increments would not be paid but for 
creation of the District. Accordingly, the City finds that the benefits 
expected to be realized as set forth in this Plan outweigh the value of the 
tax increments to be invested in the Project. 

4. Not less than 50% by area of the real property within the District is suitable 
for mixed use development as defined by Wis. Stat. § 66.1105(2)(cm). Lands 
proposed for newly-platted residential development comprise no more than 
35% of the real property area within the District. Costs related to newly-
platted residential development may be incurred based on the proposed 
development having a density of at least three (3) units per acre as defined 
in Wis. Stat. § 66.1105(2)(f)3.a. 

5. Based on the foregoing finding, the District is designated as a mixed-use 
district. 

6. The Project Costs relate directly to promoting mixed use development in 
the District, consistent with the purpose for which the District is created.  

7. Improvements to be made in the District are likely to significantly enhance 
the value of substantially all of the other real property in the District.  

8. The equalized value of taxable property in the District, plus the incremental 
value of all existing tax incremental districts within the City does not exceed 
12% of the total equalized value of taxable property within the City.  

9. The City estimates that less than 35% of the territory within the District will 
be devoted to retail business at the end of the District’s maximum 
expenditure period, pursuant to Wis. Stat. § 66.1105(5)(b).  

10. That there are no parcels to be included within the District that were 
annexed by the City within the preceding three-year period.  

11. The Plan for the District is feasible and is in conformity with the Master Plan 
of the City.  
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SECTION 2: 
Preliminary Map of Proposed District Boundary 

Map Found on Following Page. 

To the extent District boundaries include wetlands identified on a map 
prepared under Wis. Stat. § 23.32, the wetlands are excluded from the District. 
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SECTION 3: 
Map Showing Existing Uses and Conditions 

Map Found on Following Page.  
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SECTION 4: 
Preliminary Parcel List and Analysis 

The parcels identified in the table below will become part of the District as of 
January 1, 2024. Valuations noted are as of January 1, 2023. Actual District base 
value will be calculated using January 1, 2024, values. Any increase in value after 
that date will become incremental value for the District. 
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Of the 239.29 acres to be included in the District, a total of 163.11 acres, or 
68.16%, are suitable for mixed-use development. Areas expected to be 
developed as newly-platted residential total to 22.77% of the District. The 
District meets the requirement that at least 50% of the area be suitable for 
mixed use development, and that no more than 35% of the area be developed 
with newly-platted residential uses. The areas to be developed as newly-platted 
residential qualify as average density will be at least three units per acres. 

 



Tax Incremental District No. 9 Project Plan    City of Franklin 
Prepared by Ehlers    Page | 12 

SECTION 5: 
Equalized Value Test 

The following calculations demonstrate that the City expects to be in 
compliance with Wis. Stat. § 66.1105(4)(gm)4.c., which requires that the 
equalized value of the taxable property in the proposed District, plus the value 
increment of all existing tax incremental districts, does not exceed 12% of the 
total equalized value of taxable property within the City. 

The equalized value of the increment of existing tax incremental districts within 
the City, plus the base value of the proposed District, totals $177,784,900. This 
value is less than the maximum of $735,488,268 in equalized value that is 
permitted for the City. 

Calculation of City Equalized Value Limit 

City TID IN Equalized Value (Jan. 1, 2023)    $     6,129,068,900 

TID Valuation Limit @ 12% of Above Value    $         735,488,268 

 

Calculation of Value Subject to Limit 

Estimated Base Value of Added Territory    $               7,691,200 

Incremental Value of Existing Districts (Jan. 1, 2023)  $         170,093,700 

Total Value Subject to 12% Valuation Limit    $          177,784,900 
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SECTION 6: 
Statement Listing the Kind, Number and Location of All 
Proposed Public Works or Improvements Within the 
District 

Project Costs are any expenditure made, estimated to be made, or monetary 
obligations incurred or estimated to be incurred as outlined in this Plan. Project 
Costs will be diminished by any income, special assessments, or other revenues, 
including user fees or charges, other than tax increments, received or 
reasonably expected to be received in connection with the implementation of 
the Plan. If Project Costs incurred benefit territory outside the District, a 
proportionate share of the cost is not a Project Cost. Costs identified in this 
Plan are preliminary estimates made prior to design considerations and are 
subject to change after planning, design and construction is completed. 

With all Project Costs, the costs of engineering, design, survey, inspection, 
materials, construction, restoring property to its original condition, apparatus 
necessary for public works, legal and other consultant fees, testing, 
environmental studies, permits, updating City ordinances and plans, judgments 
or claims for damages and other expenses are included as Project Costs. 

The following is a list of public works and other tax incremental financing 
eligible Project Costs that the City expects to make, or may need to make, in 
conjunction with the implementation of the District’s Plan. The map found in 
Section 7 of this Plan along with the Detailed List of Project Costs found in 
Section 8 provide additional information as to the kind, number, and location 
of potential Project Costs. 

Property, Right-of-Way, and Easement Acquisition 

Property Acquisition for Development 

To promote and facilitate development the City may acquire property within 
the District. The cost of property acquired, and any costs associated with the 
transaction, are eligible Project Costs. Following acquisition, other Project 
Costs within the categories detailed in this Section may be incurred to make 
the property suitable for development.  Any revenue received by the City from 
the sale of property acquired pursuant to the execution of this Plan will be used 
to reduce the total project costs of the District.  If total Project Costs incurred 
by the City to acquire property and make it suitable for development exceed 
the revenues or other consideration received from the sale or lease of that 
property, the net amount shall be considered “real property assembly costs” as 
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defined in Wis. Stat. § 66.1105(2)(f)1. c., and subject to recovery as an eligible 
Project Cost. 

Property Acquisition for Conservancy 

To promote the objectives of this Plan, the City may acquire property within 
the District that it will designate for conservancy. These conservancy objectives 
include preserving historic resources or sensitive natural features; protection of 
scenic and historic views; maintaining habitat for wildlife; maintaining adequate 
open space; reduction of erosion and sedimentation by preserving existing 
vegetation; and providing adequate areas for management of stormwater. The 
cost of property acquired for conservancy, and any costs associated with the 
transaction, are eligible Project Costs. 

Acquisition of Rights-of-Way 

The City may need to acquire property to allow for installation of streets, 
driveways, sidewalks, utilities, stormwater management practices and other 
public infrastructure. Costs incurred by the City to identify, negotiate, and 
acquire rights-of-way are eligible Project Costs. 

Acquisition of Easements 

The City may need to acquire temporary or permanent easements to allow for 
installation and maintenance of streets, driveways, sidewalks, utilities, 
stormwater management practices and other public infrastructure.  Costs 
incurred by the City to identify, negotiate, and acquire easement rights are 
eligible Project Costs. 

Relocation Costs 

If relocation expenses are incurred in conjunction with the acquisition of 
property, those expenses are eligible Project Costs. These costs may include 
but are not limited to preparation of a relocation plan; allocations of staff time; 
legal fees; publication of notices; obtaining appraisals; and payment of 
relocation benefits as required by Wis. Stat. Chapter 32 and Wis. Admin. Code 
ADM 92. 

Site Preparation Activities 

Environmental Audits and Remediation 

If it becomes necessary to evaluate any land or improvement within the District, 
any cost incurred by the City related to environmental audits, testing, and 
remediation are eligible Project Costs.  
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Demolition 

To make sites suitable for development, the City may incur costs related to 
demolition and removal of structures or other land improvements, to include 
abandonment of wells or other existing utility services. 

Site Grading 

Land within the District may require grading to make it suitable for 
development, to provide access, and to control stormwater runoff.  The City 
may need to remove and dispose of excess material or bring in fill material to 
provide for proper site elevations. Expenses incurred by the City for site 
grading are eligible Project Costs. 

Utilities 

Sanitary Sewer System Improvements 

To allow development to occur, the City may need to construct, alter, rebuild, 
or expand sanitary sewer infrastructure within the District.  Eligible Project 
Costs include, but are not limited to, construction, alteration, rebuilding, or 
expansion of collection mains; manholes and cleanouts; service laterals; force 
mains; interceptor sewers; pumping stations; lift stations; wastewater treatment 
facilities; and all related appurtenances. To the extent sanitary sewer projects 
undertaken within the District provide direct benefit to land outside of the 
District, the City will make an allocation of costs based on such benefit. Those 
costs corresponding to the benefit allocated to land within the District, and 
necessitated by the implementation of the Project Plan, are eligible Project 
Costs. Implementation of the Project Plan may also require that the City 
construct, alter, rebuild, or expand sanitary sewer infrastructure located outside 
of the District. That portion of the costs of sanitary sewer system projects 
undertaken outside the District which are necessitated by the implementation 
of the Project Plan are eligible Project Costs.  

Water System Improvements 

To allow development to occur, the City may need to construct, alter, rebuild, 
or expand water system infrastructure within the District. Eligible Project Costs 
include, but are not limited to, construction, alteration, rebuilding, or expansion 
of distribution mains; manholes and valves; hydrants; service laterals; pumping 
stations; wells; water treatment facilities; storage tanks and reservoirs; and all 
related appurtenances. To the extent water system projects undertaken within 
the District provide direct benefit to land outside of the District, the City will 
make an allocation of costs based on such benefit. Those costs corresponding 
to the benefit allocated to land within the District, and necessitated by the 
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implementation of the Project Plan, are eligible Project Costs.  Implementation 
of the Project Plan may also require that the City construct, alter, rebuild, or 
expand water system infrastructure located outside of the District.  That 
portion of the costs of water system projects undertaken outside the District 
which are necessitated by the implementation of the Project Plan are eligible 
Project Costs. 

Stormwater Management System Improvements 

Development within the District will cause stormwater runoff. To manage this 
stormwater runoff, the City may need to construct, alter, rebuild, or expand 
stormwater management infrastructure within the District. Eligible Project 
Costs include, but are not limited to, construction, alteration, rebuilding, or 
expansion of stormwater collection mains; inlets, manholes and valves; service 
laterals; ditches; culvert pipes; box culverts; bridges; stabilization of stream and 
riverbanks; and infiltration, filtration and detention Best Management Practices 
(BMP’s). To the extent stormwater management system projects undertaken 
within the District provide direct benefit to land outside of the District, the City 
will make an allocation of costs based on such benefit.  Those costs 
corresponding to the benefit allocated to land within the District, and 
necessitated by the implementation of the Project Plan, are eligible Project 
Costs.  Implementation of the Project Plan may also require that the City 
construct, alter, rebuild, or expand stormwater management infrastructure 
located outside of the District. That portion of the costs of stormwater 
management system projects undertaken outside the District which are 
necessitated by the implementation of the Project Plan are eligible Project 
Costs. 

Electric Service 

To create sites suitable for development, the City may incur costs to provide, 
relocate or upgrade electric services. Relocation may require abandonment and 
removal of existing poles or towers, installation of new poles or towers, or 
burying of overhead electric lines.  Costs incurred by the City to undertake this 
work are eligible Project Costs. 

Gas Service 

To create sites suitable for development, the City may incur costs to provide, 
relocate or upgrade gas mains and services. Costs incurred by the City to 
undertake this work are eligible Project Costs.  
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Communications Infrastructure 

To create sites suitable for development, the City may incur costs to provide, 
relocate or upgrade infrastructure required for voice and data communications, 
including, but not limited to telephone lines, cable lines and fiber optic cable. 
Costs incurred by the City to undertake this work are eligible Project Costs. 

Streets and Streetscape 

Street Improvements 

To allow development to occur, the City may need to construct or reconstruct 
streets, highways, alleys, access drives and parking areas. Eligible Project Costs 
include, but are not limited to: excavation; removal or placement of fill;  
construction of road base; asphalt or concrete paving or repaving;  installation 
of curb and gutter; installation of sidewalks and bicycle lanes; installation of 
culverts, box culverts and bridges; rail crossings and signals; utility relocation, 
to include burying overhead utility lines; street lighting; installation of traffic 
control signage and traffic signals; pavement marking; right-of-way restoration; 
installation of retaining walls; and installation of fences, berms, and landscaping. 

Streetscaping and Landscaping 

To attract development consistent with the objectives of this Plan, the City may 
install amenities to enhance development sites, rights-of-way, and other public 
spaces. These amenities include but are not limited to landscaping; lighting of 
streets, sidewalks, parking areas and public areas; installation of planters, 
benches, clocks, tree rings, trash receptacles and similar items; and installation 
of brick or other decorative walks, terraces and street crossings. These and any 
other similar amenities installed by the City are eligible Project Costs. 

Community Development 

Cash Grants (Development Incentives) 

The City may enter into agreements with property owners, lessees, or 
developers of land located within the District for sharing costs to encourage 
the desired kind of improvements and assure tax base is generated sufficient 
to recover Project Costs. No cash grants will be provided until the City executes 
a developer agreement with the recipient of the cash grant.  Any payments of 
cash grants made by the City are eligible Project Costs.  
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Miscellaneous 

Professional Service and Organizational Costs 

The costs of professional services rendered, and other costs incurred, in relation 
to the creation, administration and termination of the District, and the 
undertaking of the projects contained within this Plan, are eligible Project Costs. 
Professional services include but are not limited to architectural; environmental; 
planning; engineering; legal; audit; financial; and the costs of informing the 
public with respect to the creation of the District and the implementation of the 
Plan. 

Administrative Costs 

The City may charge to the District as eligible Project Costs reasonable 
allocations of administrative costs, including, but not limited to, employee 
salaries. Costs allocated will bear a direct connection to the time spent by City 
employees relating to the implementation of the Plan. 

Financing Costs 

Interest expense, debt issuance expenses, redemption premiums, and any other 
fees and costs incurred in conjunction with obtaining financing for projects 
undertaken under this Plan are eligible Project Costs.  
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SECTION 7: 
Map Showing Proposed Improvements and Uses 

Map Found on Following Page.  
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SECTION 8: 
Detailed List of Estimated Project Costs 

The following list identifies the Project Costs that the City currently expects to 
incur in implementing the District’s Plan. All projects identified and related costs 
reflect the best estimates available as of the date of preparation of this Plan. All 
costs are preliminary estimates and may increase or decrease. Certain Project 
Costs listed may become unnecessary, and other Project Costs not currently 
identified may need to be made. (Section 6 details the general categories of 
eligible Project Costs). Changes in Project Cost totals or the types of Project 
Costs to be incurred will not require that this Plan be amended. This Plan is not 
meant to be a budget nor an appropriation of funds for specific Project Costs, 
but a framework within which to manage Project Costs. 
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SECTION 9:  
Economic Feasibility Study, Description of the Methods 
of Financing Estimated Project Costs and the Time When 
Related Costs or Monetary Obligations are to be Incurred 

This Section includes a forecast of the valuation increases expected within the 
District, the associated tax increment collections, a summary of how Project 
Costs would be financed, and a projected cash flow demonstrating that the 
District is economically feasible. 

Key Assumptions 

The Project Costs the City plans to make are expected to create approximately 
$102.2 million in incremental value by January 1, 2035. Estimated valuations and 
timing for construction of the Project are included in Table 1. Assuming the 
City’s current equalized TID Interim tax rate of $18.83 per thousand of equalized 
value, and no economic appreciation or depreciation, the Project would 
generate approximately $28.1 million in incremental tax revenue over the 20-
year term of the District as shown in Table 2.  
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Table 1 – Development Assumptions  
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Table 2 – Tax Increment Projection Worksheet  
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Financing and Implementation 

The first phase of the Project will be construction of the new facility by the 
Company. The City will issue approximately $2.01 million in General Obligation 
bonds in 2024 to fund Phase 1 public infrastructure projects. Additionally, a 
pay-as-you go (“PAYGO”) developer incentive will be paid to the Company up 
to a cap of $1.5 million leveraging the tax increment generated by the District. 
City debt service will have priority of payment, with PAYGO payments limited 
to remaining funds available. The Company has agreed to a minimum valuation 
of $14 million to ensure that tax increments collected will be sufficient to pay 
City debt. 

Phase 2 will include additional public infrastructure projects, which will be 
funded by approximately $3.15 million in General Obligation bonds to be issued 
by the City. These projects will require a mix of tax-exempt and taxable 
financing. For purpose of the Project Plan, Phase 2 financing is assumed to 
occur in 2026. Actual timing will be based on development and the need to 
extend sanitary sewer to the west. The Plan also includes the potential for 
PAYGO incentives related to Phase 2 development. Whether incentives are 
provided will be dependent on the City’s evaluation of such requests and 
determination that an incentive is needed to allow for the development to 
occur. 

The City may need to advance funds to the District prior to the availability of 
tax increment and will recover those advance amounts with interest from tax 
increments as they become available. These advances, along with the proceeds 
of long-term debt will fund the public infrastructure costs and District 
administrative costs. PAYGO incentives will be funded from tax increment as it 
is collected from the associated development, with payments limited to those 
collections less any other obligations related to the corresponding 
development agreement.  

This summary is intended to provide a general explanation of the District plan 
of finance. Specific terms and conditions pertaining to development projects 
will be detailed in related development agreements. 

Based on the Project Cost expenditures as included within the cash flow exhibit 
(Table 3), the District is projected to accumulate sufficient funds by the year 
2036 to pay off all Project cost liabilities and obligations. The projected closure 
is based on the various assumptions noted in this Plan and will vary dependent 
on actual Project Costs incurred and the actual amount of tax increments 
collected.
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Table 3 – Cash Flow 
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SECTION 10: 
Annexed Property 

A tax incremental district cannot include annexed territory unless at least three 
years have elapsed since the annexation, or certain other requirements are met. 
None of the property within the proposed District boundary was annexed 
during the past three years. 

 

SECTION 11: 
Estimate of Property to Be Devoted to Retail Business 

Pursuant to Wis. Stat. § 66.1105(5)(b), the City estimates that less than 35% of 
the territory within the District will be devoted to retail business at the end of 
the District’s maximum expenditure period.  

 

SECTION 12:  
Proposed Changes of Zoning Ordinances, Master Plan, 
Map, Building Codes and City Ordinances 

Zoning Ordinances 

The proposed Plan is in general conformance with the City’s current zoning 
ordinances. Individual properties may require rezoning at the time of 
development. 

Master (Comprehensive) Plan and Map 

The proposed Plan is in general conformance with the City’s Comprehensive 
Plan identifying the area as appropriate for mixed use development. 

Building Codes and Ordinances 

Development within the District will be required to conform to State Building 
Codes and will be subject to the City's permitting and inspection procedures. 
The proposed Plan conforms to all relevant State and local ordinances, plans, 
and codes. No changes to the existing regulations are proposed or needed. 
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SECTION 13:  
Statement of the Proposed Method for the Relocation of 
any Persons to be Displaced 

Should implementation of this Plan require relocation of individuals or business 
operations, relocations will be handled in compliance with Wis. Stat. Chapter 
32 and Wis. Admin. Code ADM 92. 

 

SECTION 14: 
How Creation of the Tax Incremental District Promotes 
the Orderly Development of the City 

Creation of the District and the implementation of the projects in its Plan will 
promote the orderly development of the City by creating new industrial sites, 
creating opportunities for mixed use development, providing necessary public 
infrastructure improvements, and providing appropriate financial incentives for 
private development projects. Through use of tax increment financing, the City 
can attract new investment that results in increased tax base. Development will 
occur in an orderly fashion in accordance with approved plans so that the 
Projects will be compatible with adjacent land uses. Development of new uses 
in the District will add to the tax base and will generate positive secondary 
impacts in the community such as employment opportunities, increased 
income and sales tax collection, development of housing, increased commercial 
and manufacturing activity, and other benefits to the local economy resulting 
from the purchase of goods and services related to construction and operation 
of the Project.  
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SECTION 15: 
List of Estimated Non-Project Costs 

Non-project costs are public works projects which only partly benefit the 
District. Costs incurred that do not benefit the District may not be paid with tax 
increments. Examples of non-project costs are: 

 A public improvement made within the District that also benefits 
property outside the District. That portion of the total Project Costs 
allocable to properties outside of the District would be a non-project 
cost.  

 A public improvement made outside the District that only partially 
benefits property within the District. That portion of the total Project 
Costs allocable to property outside of the District would be a non-project 
cost. 

 Projects undertaken within the District as part of the implementation of 
this Project Plan, the costs of which are paid fully or in part by impact 
fees, grants, special assessments, or revenues other than tax increments. 

No improvements to be made within the District will benefit property outside 
the District. Furthermore, there will be no improvements made outside the 
District that will only partially benefit the District.  
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SECTION 16: 
Legal Opinion Advising Whether the Plan is Complete 
and Complies with Wis. Stat. § 66.1105(4)(f) 

Legal Opinion Found on Following Page.  
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SAMPLE 
 
Mayor 
City of Franklin 
9229 W Loomis Rd 
Franklin, Wisconsin 53132 
 
RE: Project Plan for Tax Incremental District No. 9 
 
Dear Mayor: 
 
Wisconsin Statute 66.1105(4)(f) requires that a project plan for a tax 
incremental financing district include an opinion provided by the City 
Attorney advising as to whether the plan is complete and complies with 
Wisconsin Statute 66.1105.  
 
As City Attorney for the City of Franklin, I have been asked to review the 
above-referenced project plan for compliance with the applicable statutory 
requirements. Based upon my review, in my opinion, the Project Plan for the 
City of Franklin Tax Incremental District No. 9 is complete and complies with 
the provisions of Wisconsin Statute 66.1105. 
 
 
Sincerely, 
 
 
 
 
City Attorney 
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SECTION 17:  
Calculation of the Share of Projected Tax Increments 
Estimated to be Paid by the Owners of Property in the 
Overlying Taxing Jurisdictions 

The following projection is provided to meet the requirements of Wis. Stat. § 
66.1105(4)(i)4. 
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STATE OF WISCONSIN              CITY OF FRANKLIN              MILWAUKEE COUNTY 

PLAN COMMISSION 

           Draft 9/14/23 

RESOLUTION NO. 2023-____ 

 

A RESOLUTION ESTABLISHING THE BOUNDARIES OF 

AND APPROVING THE PROJECT PLAN FOR  

TAX INCREMENTAL DISTRICT NO. 9, CITY OF FRANKLIN, WISCONSIN 

__________________________________________________________________________ 
 

WHEREAS, the City of Franklin (the “City”) has determined that use of Tax 

Incremental Financing is required to promote development and redevelopment within the 

City; and 

 

 WHEREAS, Tax Incremental District No. 9 (the “District”) is proposed to be created 

by the City as a mixed-use district in accordance with the provisions of Wisconsin Statutes 

Section 66.1105 (the "Tax Increment Law"); and 

 

 WHEREAS, a Project Plan for the District has been prepared that includes: 

 

a. A statement listing of the kind, number and location of all proposed public works 

or improvements within the District, or to the extent provided in Wisconsin 

Statutes Sections 66.1105(2)(f)1.k. and 66.1105(2)(f)1.n., outside of the District; 

b. An economic feasibility study; 

c. A detailed list of estimated project costs; 

d. A description of the methods of financing all estimated project costs and the time 

when the related costs or monetary obligations are to be incurred; 

e. A map showing existing uses and conditions of real property in the District; 

f. A map showing proposed improvements and uses in the District; 

g. Proposed changes of zoning ordinances, master plan, map, building codes and 

City ordinances;  

h. A list of estimated non-project costs; 

i. A statement of the proposed plan for relocation of any persons to be displaced; 

j. A statement indicating how the District promotes the orderly development of the 

City; and 

k. An opinion of the City Attorney advising that the plan is complete and complies 

with Wisconsin Statutes Section 66.1105(4)(f); and 

 

 WHEREAS, prior to its publication, a copy of the notice of public hearing was sent 

to the chief executive officers of Milwaukee County, the Franklin Public School District and 

the Milwaukee Area Technical College District, and any other entities having the power to 

levy taxes on property located within the District, in accordance with the procedures 

specified in the Tax Increment Law; and 

 

 



RESOLUTION NO. 2023 -____ 

Page 2 

 

 WHEREAS, in accordance with the procedures specified in the Tax Increment Law, 

the Plan Commission, on September 21, 2023, held a public hearing concerning the proposed 

creation of the District, its proposed boundaries and its proposed Project Plan, providing 

interested parties a reasonable opportunity to express their views thereon. 

   

 NOW, THEREFORE, BE IT RESOLVED by the Plan Commission of the City of 

Franklin, Wisconsin, that: 

 

 1. It recommends to the Common Council that Tax Incremental District No. 9 be 

created with boundaries as designated in Exhibit A of this Resolution.   

 

 2. It approves and adopts the Project Plan for the District, attached as Exhibit B, and 

recommends its approval to the Common Council. 

 

 3. Creation of the District promotes orderly development in the City. 

 

 Introduced at a regular meeting of the Plan Commission of the City of Franklin this 

_______ day of ____________________, 2023. 

 

 Passed and adopted at a regular meeting of the Plan Commission of the City of 

Franklin this _______ day of ____________________, 2023. 

 

       APPROVED: 

 

 

       _________________________________  

       John R. Nelson, Chairman 

ATTEST: 

 

 

___________________________________       

Karen L. Kastenson, City Clerk 

 

AYES ______ NOES ______ ABSENT ______ 
 

 

 

 

 

 

 

 



Exhibit A 

 

TAX INCREMENTAL DISTRICT NO. 9, CITY OF FRANKLIN, WISCONSIN 

BOUNDARY MAP 

 

[THIS CAN BE FOUND IN THE PROJECT PLAN] 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Exhibit B 

 

PROJECT PLAN 

 

[THIS WILL BE HANDED OUT SEPARATELY] 
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