
 

 

  
Virtual Meeting through Zoom application 

 
 

PLAN COMMISSION STAFF REPORT 
 

Tuesday, September 8, 2020 – 6:00 p.m. 
 
 

1. Roll Call 
 
2. Approval of the minutes from the August 11, 2020 meeting. 
 
3. Discussion regarding last Common Council meetings. 
 

4A. Conceptual Plan Review for proposed new construction of a multi-family housing 
development, Parkwood Commons, to be located at 5401 W. Layton Ave., submitted 
by Scott Kwiecinski, d/b/a Horizon Development Group, Inc., and Lawrence Kleczka, 
d/b/a River Falls Recreation, Inc.  (Tax Key No. 619-9997-003) 

 
4B. Resolution to adopt a Land Use Map amendment to the 2008 City of Greenfield 

Comprehensive Plan for the property located at 5401 W. Layton Ave. from Planned 
Business to Planned Mixed Use.  (Tax Key No. 619-9997-003) (Resolution No. 2020-1) 

 
4C. Ordinance to amend the official Greenfield Zoning Map by rezoning the property 

located at 5401 W. Layton Ave. from C-2 Community Commercial District to PUD 
Planned Unit Development.  (Tax Key No. 619-9997-003) 

 
 Items 4A, 4B and 4C may be considered together.  
 
 Overview and Conceptual Project 

Horizon Development Group and Midwest Affordable Housing (“Horizon”) has 
submitted an application for a rezone and Comprehensive Land Use Map amendment 
for the parcel located at 5401 W. Layton Ave. (River Falls Family Fun Center/miniature 
golf site).  The change is requested to accommodate a proposed multi-family residential 
redevelopment of the site, to be called Parkwood Commons.  Horizon intends to submit 
an application to the Wisconsin Housing and Economic Development Association 
(WHEDA) through a competitive tax credit application process for a 100-unit multi-
family development.  The application is due in December 2020 and projects are awarded 
based on a scoring process. 
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Horizon Develop Build Manage is a Madison, Wisconsin-based group of companies 
specializing in full-service development, construction, and management of residential 
multi-family real estate.  In its 36-year history, Horizon has developed 90 housing 
communities and manages nearly 3,000 units in the Midwest.  Horizon has a Milwaukee 
area office, located at 3900 S. Prairie Hill Lane in Greenfield, and has developed seven 
(7) projects in the City totaling 402 units since 1998.  263 of these units are located in 
the Woodland Ridge housing community located near 84th and Howard.    

 
Midwest Affordable Housing Corporation (MAHC) is the co-developer and a 501c3 
nonprofit with a mission to foster, develop, and preserve affordable housing.  To date, 
MAHC has been involved in the acquisition, development, and management of 535 
affordable housing units.  Horizon and MAHC have partnered on 4 other similar projects 
in recent years.  The president of MAHC is Philip Schultz, a former employee and 
shareholder of Horizon, who brings many years of development experience and who has 
worked closely with the City of Greenfield on past projects.   
 
Horizon’s multifamily portfolio maintains an overall occupancy over 97.3%.  Over many 
years and projects completed, they remain focused on housing quality as an essential 
ingredient to management success.  Thoughtful programming, design, and high-quality 
construction are biproducts of their integrated group of companies working together to 
create a lasting community. 
 
Additionally, through the WHEDA tax credit program, housing tax credits fund about 50-
60% of project costs, which generally allow high-quality construction to be maintained 
similar to traditionally-funded projects.  The WHEDA program also incentivizes energy 
efficient design practices, resulting in quality building systems, insulation, fixtures, etc.   
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The project, if successful in moving forward, would be owned 99.99% by a tax credit 
equity investor for a 15-year period (10 years tax credits, plus 5 years compliance).  
Following that period, the intention would be for Horizon and/or MAHC to own and 
manage the property.  The housing community would remain affordable for 30 years 
minimum as part of the tax credit requirements.      

 
Parkwood Commons will be managed locally and have management staff available on 
site.  Like other properties, staff would be available during posted office hours and assist 
with leasing and general property management functions.  Horizon also employs full-
time maintenance technicians; one technician works out of Greenfield and would be 
responsible for servicing this property.   
 
A limited market study was completed for the proposed project to evaluate supply, 
demand and market performance indicators.  The market study determined there is 
adequate demand for the development including the following findings: (1) weighted 
average vacancy rate of 3% among Primary Market Area (PMA) independent senior 
properties and 1.1% among affordable independent senior properties; (2) high 
occupancy levels among primary market area rental properties and comparable 
properties;  (3) based on the absorption rates of similar housing in the area, the 
absorption analysis has determined that Parkwood Commons will reach 95% occupancy 
in 9 months; and, (4) strong PMA demand, 9.6% penetration rate for the subject’s 
independent senior units and 1.2% penetration rate for the subject’s family units. 
 
Parkwood Commons is proposed as a 100-unit housing development in two buildings.  
The first building would be a three-story, 86-unit mixed-income independent senior 
apartment community (age-restricted at 62+), and the second building a 2-story, 14-unit 
non age-restricted townhome building.  Residents will enjoy access to community 
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amenities, with a public park, grocery store, public library, health care, retail, continuing 
education opportunities, public transit stops, and public schools all located within half a 
mile of the subject site and accessible via public sidewalk. 
 
The independent senior building (86 units) will include a mix of one- and two-bedroom 
apartments, an on-site leasing office, a clubroom/lounge area, a fitness center, tenant 
storage lockers, and heated underground parking.  The unit mix consists of 29 one-
bedrooms planned at 680 square feet and 57 two-bedrooms ranging from 980-1,040 
square feet.  All units will have energy-efficient appliances, in-unit washer/dryers, and 
private patio or balconies.    
 
The affordable family townhomes will consist of 14 three-bedroom units, each 
approximately 1,300 square feet and having ground floor, private entries. Units will have 
energy-efficient appliances, in-unit washer/dryers, and private patio/balcony space.   
 
Parkwood Commons will provide affordable rents to a variety of households and income 
demographics. The senior housing building will contain 15 market rate units and 71 
units rented to households with qualifying incomes at or below 60% of area median 
income, while the 14 family townhomes will be rented to households earning no more 
than 50% of area median income.  In total, there will be 85 units of income-restricted 
housing and 15 units of market rate.   
 
Tenant income ranges for the project will vary depending on:  (1) the unit being applied 
for – whether a 30%, 50%, 60% or market rate unit; and, (2) the household size, which 
may vary whether a senior living unit or family townhouse unit.  Horizon Management 
Services will be the property manager and has extensive experience in the Greenfield 
area as well as tax credit compliance in general.  Each applicant will undergo a 
background check and credit screening, as well as certification of household income per 
tax credit guidelines.  Parkwood Commons will be required to follow current HUD 
estimated county median income.  As an example, the estimated maximum 2020 
Milwaukee County median income for a 1- or 2-person household applying for a 60% 
unit is $35,220 (1-person household) and $40,260 (2-person household).  For a 50% unit 
(1, 2, or 3 bedrooms possible based on unit mix), the income limit would start at 
$29,350 (1 person) and increase based on number of household members.  A 5-person 
household would have a 50% income limit of $45,300.  Lastly, for a 30% unit, the 
estimated maximum 2020 Milwaukee County median income is $17,610 (1-person 
household) and $20,130 (2-person household).  In summary, based on the household 
sizes mentioned, estimated household income ranges could be from $17,610 to 
$45,300.  Per Horizon, it is common for a range of local employment options to be 
represented in this income range, including education, fire, law enforcement, service 
industries, retail, and positions in manufacturing, industrial, and health care.  The 
seniors that will live at this development (86 of 100 units) may be on fixed income 
(social security), pension or other retirement savings.  Per Horizon, many qualifying 
households may come from a relatively short distance, meaning many of the units at 
Parkwood Commons will serve those already in the community or surrounding area.  
Whether a senior who has lived in Greenfield for years and wishes to remain part of the 
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community, or a family looking for an affordable option that is close to work, the project 
aims to serve a local market demographic and need.   
 
In terms of project costs and sources of funding, Horizon estimates a total project cost 
and local investment of $21,684,000.  Anticipated/requested funding sources include 
Federal Home Loan Bank funding (application submitted), a permanent first mortgage, 
Milwaukee County HOME funds, affordable housing tax credit equity, developer 
contribution, and a developer-funded tax increment financing.   
 
The anticipated project timeline is to apply for tax credits in December 2020.  In order to 
be competitive in this application process, permissive zoning must be approved, and the 
groundwork for financial assistance must be reviewed and approved also.  Once a tax 
credit application is submitted, the allocating agency (WHEDA) would likely make award 
announcements by April 2021.  If successful, and if other financing commitments are 
achieved, the design, underwriting, and bidding/permitting process would begin right 
away, which would take several months to complete.  Horizon’s goal would be to close 
and start construction by fall 2021 on the 14-unit townhome building and begin 
construction on the 86-unit by spring 2022.  This would allow buildings to be completed 
at favorable times of year for leasing purposes.  The entire 100-unit project would be 
completed by spring 2023.   
 
Horizon is seeking support for the conceptual plan to develop a 100-unit multi-family 
development at this site.  However, Horizon is seeking actual rezoning and 
Comprehensive Land Use Map approval, which is needed in order to competitively 
submit the WHEDA tax credit application.  The public hearing process would 
immediately move forward if the Plan Commission recommends favorably of the 
proposed Resolution and Ordinance (public hearing can be held as early as November 
17, 2020—a 30-day public comment period is required for the Comprehensive Land Use 
Map amendment).  If Horizon is awarded the tax credit application, they will bring final 
site, landscaping and architectural plans to the Plan Commission and Common Council 
for review and approval in 2021. 
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Zoning and Comprehensive Land Use Map 
The River Falls Family Fun Center is currently zoned C-2 Community Commercial District.  
The 2008 Comprehensive Land Use Map identifies this parcel as “Planned Business.”  
The Plan Commission discussed this parcel during the updated Comprehensive Land Use 
Map amendment planning process at the end of 2019 and had suggested changing the 
land use category to “Planned Mixed Use” for this parcel.  Planned Mixed Use could 
encompass commercial and residential uses together, or either use on its own.  Horizon 
is proposing to officially amend the Comprehensive Land Use Map from Planned 
Business to Planned Mixed Use and rezone the parcel from C-2 to Planned Unit 
Development (PUD).  The rezone would not be possible without the Comprehensive 
Land Use Map amendment.  The current property owner of the River Falls Family Fun 
Center signed the application and is a co-applicant for the rezoning and land use map 
amendment. 
 
The Plan Commission adopts a Resolution, per State Statutes, that recommends 
Common Council approval of an ordinance to amend the Land Use Map.  The Plan 
Commission would also make a recommendation to the Common Council for the 
rezoning. 
 
 

Current Zoning Map 
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Horizon’s redevelopment efforts include only a portion of the site (the eastern 3.4 acres 
of the 5.04-acre site).  A future, undetermined project that is compatible and synergistic 
with housing would be located on remaining site area.  The proposed Land Use Map 
amendment to Planned Mixed Use and the proposed rezoning to PUD would be 
compatible with a future housing and/or commercial/mixed-use use on the 
undeveloped portion (the remaining 1.64 acres) of the site. 
 
Site Plan 
Horizon’s conceptual plan includes a 3-story U-shaped building in the rear of the site 
that would house 86 unit.  The building would include underground parking and roughly 
13 on-site parking spaces on the western side of the building.  Along W. Layton Ave. the 
2-story 14-unit townhouse would be constructed.  The site plan includes roughly 36 on-
site parking spaces on the east, south and west sides of the building, and an 8-car 
garage on the far eastern side of the parcel.  There would be one drive into the site from 
W. Layton Ave. 
 
 
 
 
 
 
 
 
 

Current (2008) Land Use Map 
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Architectural Plans 
Horizon has provided sample imagery attachments of some of their existing multi-family 
developments for conceptual purposes regarding the style and product quality they may 
propose for the Parkwood Commons project in Greenfield. 
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Woodland Ridge – 263 units, Greenfield, WI 
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Hill Crest Senior Apartments     Applewood IV Senior Apartments 
41 units, Greenfield, WI     60 units, Dubuque, IA 

 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



11 
 

 
 
 

Cedar Glen Senior Apartments – 80 units, Wauwatosa, WI 
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Walnut Glen Apartments – 101 units, Wauwatosa, WI (design in progress) – please note the 
larger building is a 4-story structure 
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Recommendation: Approve a Resolution to adopt a Land Use Map amendment to the 2008 
City of Greenfield Comprehensive Plan for the property located at 5401 W. Layton Ave. from 
Planned Business to Planned Mixed Use (Resolution No. 2020-1), and recommend Common 
Council approval of the Ordinance to amend the official Greenfield Zoning Map by rezoning the 
property located at 5401 W. Layton Ave. from C-2 Community Commercial District to PUD 
Planned Unit Development District.  (Tax Key no. 619-9997-003) 

 
5. Community Development Manager Report 
 
6. Adjournment. 
 


