




















      C I T Y  O F  F R A N K L I N       
REPORT TO THE PLAN COMMISSION 

 
Meeting of December 22, 2016 

 
Certified Survey Map 

 

RECOMMENDATION:  City Development Staff recommends approval of the proposed 
Certified Survey Map, subject to the conditions in the draft resolution.          

Project Name:  Bridgestone Capital LLC Certified Survey Map (CSM) 

Project Address: 8647 South 35th Street  

Applicant: Ryan Konicek, Bridgestone Capital, LLC 

Owners (property): Bridgestone Capital, LLC 

Current Zoning: R-6 Suburban Single Family Residence District 
2025 Future Land Use: Residential 

Use of Surrounding Properties: Single-family residential to the north, east and west and 
Franklin Woods/Kayla’s Playground to the south  

Applicant Action Requested: Recommendation of approval of the Certified Surrey Map 
 

Introduction:  
Please note: 

• Staff recommendations are underlined, in italics and are included in the draft 
resolution. 

• Staff suggestions are underlined and are not included in the draft resolution. 
 
At the December 8, 2016 meeting, the Plan Commission approved a motion to table the subject 
matter to the December 22, 2016 Plan Commission meeting to allow the applicant to work with 
staff and provide additional information related to the soils, floodplain and potential 
development of the proposed lots. 
 
The applicant has indicated that they are not yet prepared to move forward and are discussing the 
matter with a geotechnical firm. The applicant is requesting that the item again be tabled to a 
future meeting date. A review time extension has been provided.  
 
Attached is a memorandum from the Engineering Department providing their review of the soils 
and proposed lots. Although additional research and data is still needed, staff finds that the lots 
are buildable, noting that atypical construction methods may be needed.   
 
As such, staff continues to recommend approval of the proposed Certified Survey Map. Based 
upon the Plan Commission discussion at the December 8th meeting, staff recommends approval 
at this time with the added conditions below. 
 

• Soil information, indicating type and labeling as hydric, shall be provided on the face of 
the Certified Survey Map. 

Item D.1. 
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• The applicant shall utilize signage and boulders to mark the location of the conservation 
easement boundary on the individual lots. (This was previously a suggestion.) 
 

Staff suggests that the applicant place a note on the face of the Certified Survey Map indicating 
that hydric soils and a high groundwater table are present, and that special construction methods 
or designs may be appropriate, particularly if homes with a basement are desired. 
 
Attached is the December 8th Plan Commission Staff Report for review and additional project 
information.  
 
Staff Recommendation: 
City Development Staff recommends approval of the proposed Certified Survey Map, subject to 
the conditions in the draft resolution.         



STATE OF WISCONSIN             CITY OF FRANKLIN               MILWAUKEE COUNTY 
                   [Draft 12-2-16] 

RESOLUTION NO. 2017-_____ 
 

A RESOLUTION CONDITIONALLY APPROVING A 3 LOT CERTIFIED  
SURVEY MAP, BEING THAT PART OF THE SOUTHEAST 1/4 OF THE SOUTHWEST 

1/4 OF SECTION 13, TOWNSHIP 5 NORTH, RANGE 21 EAST, IN THE CITY OF 
FRANKLIN, MILWAUKEE COUNTY, WISCONSIN 

(RYAN S. KONICEK, OPERATOR OF BRIDGESTONE CAPITAL LLC, APPLICANT) 
(8647 SOUTH 35TH STREET) 

              
 
 WHEREAS, the City of Franklin, Wisconsin, having received an application for 
approval of a certified survey map, such map being that part of the Southeast 1/4 of the 
Southwest 1/4 of Section 13, Township 5 North, Range 21 East, in the City of Franklin, 
Milwaukee County, Wisconsin, more specifically, of the property located at 8647 South 35th 
Street, bearing Tax Key No. 833-9999-000, Ryan S. Konicek, Operator of Bridgestone 
Capital LLC, applicant; said certified survey map having been reviewed by the City Plan 
Commission and the Plan Commission having recommended approval thereof pursuant to 
certain conditions; and 
 
 WHEREAS, the Common Council having reviewed such application and Plan 
Commission recommendation and the Common Council having determined that such 
proposed certified survey map is appropriate for approval pursuant to law upon certain 
conditions. 
 
 NOW, THEREFORE, BE IT RESOLVED, by the Mayor and Common Council of 
the City of Franklin, Wisconsin, that the Certified Survey Map submitted by Ryan S. 
Konicek, Operator of Bridgestone Capital LLC, as described above, be and the same is 
hereby approved, subject to the following conditions: 
 

1. That any and all objections made and corrections required by the City of Franklin, by 
Milwaukee County, and by any and all reviewing agencies, shall be satisfied and 
made by the applicant, prior to recording. 

 
2. That all land development and building construction permitted or resulting under this 

Resolution shall be subject to impact fees imposed pursuant to §92-9. of the 
Municipal Code or development fees imposed pursuant to §15-5.0110 of the Unified 
Development Ordinance, both such provisions being applicable to the development 
and building permitted or resulting hereunder as it occurs from time to time, as such 
Code and Ordinance provisions may be amended from time to time. 

 
3. Each and any easement shown on the Certified Survey Map shall be the subject of 

separate written grant of easement instrument, in such form as provided within the  
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City of Franklin Design Standards and Construction Specifications and such form 
and content as may otherwise be reasonably required by the City Engineer or 
designee to further and secure the purpose of the easement, and all being subject to 
the approval of the Common Council, prior to the recording of the Certified Survey 
Map. 

 
4. Ryan S. Konicek, Operator of Bridgestone Capital LLC, successors and assigns, and 

any developer of the Bridgestone Capital LLC 3 lot certified survey map project, shall 
pay to the City of Franklin the amount of all development compliance, inspection and 
review fees incurred by the City of Franklin, including fees of consults to the City of 
Franklin, within 30 days of invoice for same.  Any violation of this provision shall be 
a violation of the Unified Development Ordinance, and subject to §15-9.0502 thereof 
and §1-19. of the Municipal Code, the general penalties and remedies provisions, as 
amended from time to time. 

5. The approval granted hereunder is conditional upon Ryan S. Konicek, Operator of 
Bridgestone Capital LLC and the 3 lot certified survey map project for the property 
located at 8647 South 35th Street: (i) being in compliance with all applicable 
governmental laws, statutes, rules, codes, orders and ordinances; and (ii) obtaining all 
other governmental approvals, permits, licenses and the like, required for and 
applicable to the project to be developed and as presented for this approval. 

6. Prior to recording the Certified Survey Map, the applicant shall request that the City 
extend public water facilities to serve the proposed lots.  If rejected, the proposed lots 
may be developed with private well-water systems.  A statement shall be added to 
Sheet 1 of the Certified Survey Map to indicate whether the land is being served by 
public sewer and water or public sewer only. 

7. The applicant shall apply for a Rezoning Application to remove the existing C-1 
Conservancy District zoning, prior to recording the Certified Survey Map.  If rezoned, 
the zoning information on the CSM shall be revised accordingly.  

8. The applicant shall demonstrate that a minimum of 50% of young woodland located 
outside of other more restrictive protected natural resource features are being 
protected and included within the Conservation Easement.  

9. The fifty percent of young woodland onsite to be preserved shall include the majority 
of the woodland on the east side of the property, in addition to any healthy trees that 
may exist on the western lot line of proposed Lot 3.  

10. The applicant shall submit revised Site Intensity and Capacity Calculations, for 
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Department of City Development Review and approval, that only include young 
woodland areas that are outside of other protected natural resources.  Furthermore, the 
Natural Resource Protection Plan map shall be revised to clearly illustrate the young 
woodland areas to be protected and those areas to be impacted.  
 

11. The “Building Setback” note at the bottom of Sheet 1 shall be revised to include the 
19-foot Corner Side Yard Setback. 

12. The note on Sheet 1 indicating the zoning of the property shall be revised to state both 
R-6 Residence District and C-1 Conservancy District.  

13. The Conservation Easement shall be shown more clearly on both Sheet 1 and Sheet 2 
of the Certified Survey Map. 

14. The note indicating that wetlands were delineated by GRAEF on October 20, 2014 
shall be revised to also include the name of the individual that performed the 
delineation. 

15. The 12-foot wide roadway dedication adjacent to S. 35th Street shall be labeled 
similar to the labeling provided for the 27-foot dedication along W. Puetz Road. 

16. The note on Sheet 4 under Common Council approval shall be revised to add 
“dedication” between “and” and “approved.” 

17. The applicant shall submit a written Conservation Easement document for Common 
Council review and approval and recording with the Milwaukee County Register of 
Deeds.  
 

18. Soil information, indicating type and labeling as hydric, shall be provided on the face 
of the Certified Survey Map. 
 

19. The applicant shall utilize signage and boulders to mark the location of the 
conservation easement boundary on the individual lots 

 
       BE IT FURTHER RESOLVED, that the Certified Survey Map, certified by owner, 
Bridgestone Capital LLC, be and the same is hereby rejected without final approval and 
without any further action of the Common Council, if any one, or more than one of the above 
conditions is or are not met and satisfied within 180 days from the date of adoption of this 
Resolution. 
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 BE IT FINALLY RESOLVED, that upon the satisfaction of the above conditions 
within 180 days of the date of adoption of this Resolution, same constituting final approval, 
and pursuant to all applicable statutes and ordinances and lawful requirements and 
procedures for the recording of a certified survey map, the City Clerk is hereby directed to 
obtain the recording of the Certified Survey Map, certified by owner, Bridgestone Capital 
LLC, with the Office of the Register of Deeds for Milwaukee County. 

 
 
 
 Introduced at a regular meeting of the Common Council of the City of Franklin this 
_______ day of ____________________, 2017. 
 
 Passed and adopted at a regular meeting of the Common Council of the City of 
Franklin this _______ day of ____________________, 2017. 
 
       APPROVED: 
 
 
       _________________________________  
       Stephen R. Olson, Mayor 
 
ATTEST: 
 
 
___________________________________       
Sandra L. Wesolowski, City Clerk 
 
AYES ______ NOES ______ ABSENT ______ 
 
 
 
 



 
M E M O R A N D U M:  FROM ENGINEERING 
 
DATE:  December 13, 2016 
 
TO:  Franklin Plan Commission 
 
COPY:  Joel Dietl, AICP, Planning Manager 
   
FROM: Glen E. Morrow, PE- City Engineer 
   
SUBJECT: 3-Lot CSM Bridgestone Capital LLC 
  NW corner of  W. Puetz Road and S. 35th Street 
 
The Engineering Staff was requested at the December 8, 2016, Plan Commission Meeting to 
prepare a report on the soils and suitability for development for the proposed 3-lot development 
located on the northwest corner of W. Puetz Road and S. 35th Street.   It is not the practice nor 
appropriate for City staff to perform detailed engineering and design work for private developers.  
Please consider the following general observations and opinions within this memorandum as a 
preliminary analysis and review of the presented and available data for the Plan Commission’s 
consideration. 
 
Soil Types: 
According to the United States Department of Agriculture Natural Resources Conservation 
Service (NRCS) current soils report for Milwaukee County (accessed though the NRCS 
website), there are only two types of soils series designated for this site.  See GRAEF’s Natural 
Resource Protection Plan dated November 2016 by Brain Schneider, PE, LEED AP (report) 
Figure #3. 

• “AsA”- Ashkum silty clay loam, 0 to 2 percent slopes 
• “MzdB”- Morley silt loam, or Ozaukee silt loam, 2 to 6 percent slopes.  There appears to 

be a map error on the NRCS website- regardless, it appears that Morley and Ozaukee 
soils are closely related soil series. 

 
Loam generally refers to a soil type with some portion of sand mixed in with the silts and clays.  
Although both silt and clay are fine grained soil (finer than sands), silts generally have larger 
particle size than clays and thus are less apt to be plastic/sticky-like than clays.   
 
Based on the soil classifications, one would assume that the areas listed as Ashkum silty clay 
loam are less apt to drain well.  Note that the description of the Ashkum silty clay loam series 
includes phrases such as “Poorly drained” drainage class and “About 0 to 12 inches” depth to 
water table.  In contrast, the Ozaukee/Morley silt loam series descriptions contain “Moderately 
well drained” drainage class and “About 24 to 42 inches” depth to water table.  Methods to 
address groundwater should be considered in all three soil types. 
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Sump Pumps: 
Sump pumps are generally the most common way to effectively deal with ground water.  
However sump pumps in any of the given soil types would likely operate most of the time.  
Sump pumps could be avoided by the following two ways: 
 

1. Elevate the finish floor elevation of the basement such that a basement foundation drain 
could daylight to a downhill location by gravity.  This is commonly done in a “walk-out 
basement” scenario.  The lowest elevation based on the Figure #4 of the GRAEF report is 
approximately 748 near the culvert crossing W. Puetz Road.  
 
For reference, the three homes have been shown on a Draft Natural Resources Map.  
Assuming that a typical home would have a finish floor elevation (FFE) 9 feet above a 
basement floor, and another 2 feet above a footing drain, and the drain would fall 1/8-
inch per foot (depending on detailed calculations) to the low spot, the minimum 
theoretical finish floor elevations above surrounding contours for the three homes can be 
assumed as follows: 

 
a. The proposed house on Lot 1- aka “Home 1” (located on the north end along S. 

35th Street) appears to be located with the highest contour elevation is around 756. 
Needing an easement from Lot 2 to flow to the low spot along a direct route, the 
home site is 440 feet from the culvert crossing under W. Puetz Road (low spot).  
The minimum FFE would need to be 763.6, or 7.6 feet higher than the existing 
grade. 
 

b. The existing house on Lot 2 (located on the corner of S. 35th Street and W. Puetz 
Road) appears to be located on a spot with the highest contour elevation is 757.  
The home site is 410 feet from the low spot.  The minimum FFE would need to be 
763.3, or 6.3 feet higher than the existing grade.  
 

c. The proposed house on Lot 3- aka “Home 2” (located on the western third of the 
development and is accessed from W. Puetz Road) appears to be located with the 
highest contour elevation is around 754.  The home site is 170 feet from the low 
spot.  The minimum FFE would need to be 760.8, or 6.8 feet higher than the 
existing grade. 

 
To summarize the gravity foundation drain discussion, the homes would need to be 
elevated 6.3 to 7.6 feet above the existing ground contours.  Some of the difference could 
be made up by putting a garage 3-4 feet above existing grade splitting the elevations 
between the walkout basement and the FFE.  The remainder of the distance between the 
garage floor elevation and the FFE could be made up by elevated exterior porches. 
 

2. Construct a house with “slab-on-grade” or “crawlspace” scenarios.  There are several 
homes in Franklin without basements- for example in the Hale Park area.  However it is 
understood that virtually all Franklin single-family homes since the 1950’s were 
constructed with basements.   Note the exceptions of many condominiums and 
apartments where the first floor is on a slab.  Per Franklin’s UDO (see table 15-3.0207), 
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an R-6 Suburban Single-Family Residence District requires additional living area if the 
basement area is less than 600 square feet. 
 
Although Franklin / Metro-Milwaukee homebuilder preferences indicate that virtually all 
single-family homes must include a basement, this is not so in most other areas of the 
country.  Some areas, such as Florida have high groundwater tables and virtually no 
homes have basements.  Most other areas have ability to construct basements but many 
homebuilders prefer not to for reasons that include: 
 

• Elderly/other physical ailments where owner prefers a ranch style home all on one 
level with no climbing stairs. 

• Basements have issues/concerns with radon gas exposure in living quarters. 
• Basements have negative connotations with costly structure repairs from 

groundwater and soil pressures. 
• Basements have negative connotations associated with dampness and mold 

conditions. 
• Basements are an added expense to the cost of a home. 
• Basements are more vulnerable to sewage backups 
• Basements are more vulnerable to damage and loss of personal property during 

area flooding events. 
 
In similar fashion to the basement scenario calculations, assuming that a typical home 
would have a finish floor elevation (FFE) 4 feet above a footing drain, and the drain 
would fall 1/8-inch per foot (depending on detailed calculations) to the low spot, the 
minimum theoretical finish floor elevations above surrounding contours for the three 
homes can be assumed as follows: 

 
a. The proposed house on Lot 1- aka “Home 1” with the highest contour elevation 

around 756. Needing an easement from Lot 2, the home site is 440 feet from the 
low spot.  The minimum FFE would need to be 756.6, or 0.6 feet higher than the 
existing grade. 
 

b. The existing house on Lot 2 (located on the corner of S. 35th Street and W. Puetz 
Road) appears to be located on a spot with the highest contour elevation is 757.  
The home site is 410 feet from the low spot.  The minimum FFE would need to be 
756.3, or 0.7 feet below the existing grade.  
 

c. The proposed house on Lot 3- aka “Home 2” (located on the western third of the 
development and is accessed from W. Puetz Road) appears to be located with the 
highest contour elevation is around 754.  The home site is 170 feet from the low 
spot.  The minimum FFE would need to be 753.8, or 0.2 feet below the existing 
grade. 

 
To summarize the slab floor/crawl space discussion, the minimum FFE for homes on a 
slab floor would be at roughly the same elevation as the existing ground contours.  The 
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major obstacle would be the local preference for having a basement and thus the 
marketability of those homes without basements. 
 

Structural Stability: 
To consider the stability of soils, Table 8 in the 1971 version of the USDA Soil Conservation 
Survey gives various engineering properties of each soil series.  Below is a table showing the 
comparisons of limitations for foundations for low buildings. 
 

Soil Series Ashkum Morley Ozaukee 
Limitations Severe Severe Severe 
Shear strength Fair Fair Fair 
Compressibility High Moderate Moderate 
Shrink-swell Potential High - Yes 
Bearing Capacity Low Poor Low 
Water Table High - - 

 
 
A phone call to a local geotechnical engineer verified that building on the Ashkum soils would 
likely need removal and replacement with engineered soils.  A budget of $10,000 to $20,000 is 
not an unreasonable budget to include for this activity.  In addition, it is unknown if the larger 
footprint required for soil remediation would impact natural resources on the site.  The developer 
and/or builder should consult a qualified and licensed geotechnical engineer to develop a detailed 
design. 
 
Conclusion: 
The developer is ultimately responsible for the constructability of the homes and will need to 
provide the appropriate data and calculations to the Inspection Department to obtain a building 
permit.   
 
Based on the City Engineering Staff review of the available information, the homes may need a-
typical construction methods or designs from the average home in Franklin. However it appears 
that all three lots could have homes constructed.   
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