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Introduction  
Purpose of RFI and Objectives 

The City of Fort Atkinson: 
 Owns a 75.6-acre greenfield site and has 

adopted a Neighborhood Plan for the 
property. 

 Is seeking to partner with experienced 
real estate developers/development 
teams to build-out the Neighborhood 
Plan. 

 Is interested in minimizing risk for the 
developer/s, while preserving the 
integrity of what is expected to be a very 
attractive, sustainable, and perhaps 
repeatable development for the City. 

 Intends to discuss the project with 
eligible firms and enter into negotiations for proposals from up to three firms. These proposals will be taken to the 
City Council for review and action. 

 

Commitment Statement  
The City is committed to working with the developer/s to build the proposed plan. The City 
recognizes the latitude that may be needed for changing market conditions or economic 
realities of the project and is committed to logical solutions in the partnership. 

The City has already taken several proactive steps in advancing this project forward. These 
include identifying existing housing gaps and needs, a streamlined and straight forward 
review, permitting, and approval process, reduced impact fees, improved zoning and land 
division ordinances, and aligned community and site-specific plans and goals. A 7-member 
Planning Commission and a 5-member City Council have both approved the Neighborhood 
Plan for the site. Overall, Fort Atkinson’s size provides nimbleness that can be advantageous throughout the 
development process. 

In turn, it is expected that the developer/s commit to a reasonable implementation schedule, a development plan that 
maintains much of the intended feel and quality of the Neighborhood Plan, and a reasonable expectation for return on 
investment. The mutual commitment of both the City and developer/s will be solidified in a Development Agreement 
between the two parties. Elements of the agreement could include: 

 

 Financing Commitments  Development Standards 
 City Assistance Commitments  Site Conditions 
 Approval Milestones  Flexibilities/Zoning 
 Schedule Milestones  Responsibilities of the City 
 Cost Responsibilities  Responsibilities of the Developer/s 
 Pre-Closing Obligations for Property Conveyance  Others, as negotiated 
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Background  
Fort Atkinson Market 
The City of Fort Atkinson is a community 12,500 residents. The City offers a 
wide range of amenities with the ability to meet most daily needs, only a 30- 
minute drive from Madison and Janesville and less than an hour from the 
greater Milwaukee metropolitan area. 

 Schools: The Fort Atkinson School District enrolls over 2,600 students and 
scores well in many different achievement rankings according to the 
Wisconsin Department of Public Instruction. The modern High School was 
completed in the early 2000s and it is anticipated that a potential new 
Middle School and updates to several Elementary Schools may be coming 
in the near future. Additionally, there are also multiple private school 
options and a Madison Area Technical College satellite campus in the City. 
Both the High School and MATC campuses are located within a quarter mile 
of the site. 

 Job Market: There are many large employers in Fort Atkinson including 
Fort Healthcare, Jones Dairy Farm, Nasco, Spacesaver, OSI Industries, and 
the Fireside Dinner Theatre. Additionally, the City offers great accessibility 
to large employment markets in Madison, Waukesha, and Milwaukee for 
hybrid office/remote workers or commuters. 
 The largest occupational group by number of employees in Jefferson 

County is production, with an average annual wage of approximately 
$47,000 (2021). 

 The unemployment rate in Jefferson County is only 2% as of 
October 2021. 

 Approximately 8,000 people are employed in Fort Atkinson (2019). 
Source: Jefferson County Workforce and Industry Trends, 2021, THRIVE ED, and U.S. Census on the 
Map, 2019 

Photo by: Ryan Ebert 
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 Social and Recreation Amenities: There are plentiful recreational opportunities in Fort Atkinson including the Rock 

and Bark Rivers, Lake Koshkonong, Glacier River Bike Trail, riverwalk, year-round community festivals, exceptional 
parks system and public art installations, downtown shopping and entertainment, unique music scene (including the 
Fireside Dinner Theatre), and more. Check out our YouTube video here. 

 Healthcare: Headquartered in Fort Atkinson, Fort Healthcare provides a full range of health services locally. This 
includes a hospital, elder care, specialty services, oral care, dialysis, and daycare. Both SSM Health and UW Health 
also have clinics in the City. 

 New Home Construction Trends: As of February 2022, the recently constructed available homes on the market in 
Fort Atkinson ranged between $150/sf-$200/sf. Available shovel-ready new home sites ranged between $40,000- 
$100,000. Source: Zillow.com 

 

https://www.youtube.com/watch?v=YdKla-OBAWA&t=8s&ab_channel=FortAtkinsonChamberofCommerce
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Site – East Side looking South 

 

Banker Road Property and Neighborhood Plan (see link here) 

The City of Fort Atkinson adopted the Banker Road 
Neighborhood Plan to proactively bring increased 
housing choices to the community. The plan serves as 
framework for development in communicating the 
types of housing and open space network the City of 
Fort Atkinson would like to see in this location. The 
Banker Road Neighborhood Plan was adopted by the 
City Council in 2021 as the guiding document for 
future development of this area. 
 The City of Fort Atkinson purchased the 75.6-acre 

property in 2018 and formally annexed it into the 
City in 2021. 

 Location is adjacent to existing residential 
neighborhoods, Fort Atkinson High School, and 
the historic Hoard Dairy Farm. 

 Proximity to USH 12 (Madison Avenue) and the 
STH 26 Bypass providing easy commutes for 
those working in and outside of Fort Atkinson (45 minutes to downtown Madison, 1 hour to downtown Milwaukee). 

 No existing City utilities on the property (water, sewer, etc.); staged to be extended to serve the site. 
 Some existing site conditions: 
 Steep slopes on the east side create a wooded ridgeline development area 
 Western section of project area slopes to south from Banker Road and adjoining School site 
 Wetland delineation has been completed 

 Banker Road will need to be upgraded to serve future development and may be part of the project negotiations 
 Opportunity to preserve existing mature trees 
 Select trees previously surveyed by others, along with mature trees highlighted from the analysis already 

completed. 
 Approximate scale and location of needed stormwater management facilities and water runoff pattern already 

identified. 
 

Site – West Side looking West Site – East Side Meadow 

https://www.fortatkinsonwi.net/departments/banker_road_information.php
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The Banker Road Neighborhood Plan features: 

Variety of Housing Options: 
 The Neighborhood Plan’s goals are to provide a range of price points and ability to fit the needs of many different 

buyers, in addition to bringing new residents to the community and providing an opportunity to turn over the 
existing housing stock with new options for existing residents. 

 Diverse single-family options: 
 100’+ Wide Lots: larger wooded lots with mature trees and significant topography. Lot size is not intended for 

large homes, but to allow for tree preservation and the ability to work with the steep grades and reduce the 
need for expensive retaining walls. 

 75-80’ Wide Lots: typical sized conventional single family lots for modest homes. 
 60-65’ Wide Lots: slightly smaller lots for more attainable homes. 

 Duplex Lots: two family attached homes, could be either separate ownership or rentals. 
 Townhomes: attached multi-family with individual entrances and rear accessed garages, 4-to-8-unit buildings as 

condo or rental units. 
 Multi-Family Apartments: interior hallway buildings with high-quality architecture and on-site amenities. 

Planned Utilities: 
 Water, sewer, and stormwater has been 50% designed, but will require final design. 
 Site survey and wetland delineation have been completed. 
 Geothermal feasibility at a utility scale is currently being investigated. 
 City has performed preliminary work to identify that future water utilities to east of Banker Road will require a 

booster station due to the elevations (See link for map). 
 Fiber optic conduit will be extended throughout the development for use by a future provider. 
Planned Streets: 
 Rights-of-way are sized appropriately to accommodate the adjacent uses. 
 60’ right-of-way for front-loaded single-family streets and 66’ for those with potentially higher parking demands 

(duplex, townhomes, multi family, parks, alley units). 
 A “green street” with an 80’ right-of-way providing an opportunity to incorporate stormwater conveyance and 

infiltration in the boulevard and/or terraces. 
 All streets include sidewalks with on street parking and street trees. 
 The current configuration of Banker Road is too narrow and was constructed as a rural cross section that does not 

include any utilities. 
 Proposed new Banker Road alignment allows for more flexibility in street cross section and isn’t limited by steep 

slopes on either side of the existing roadway location. 
 The existing road corridor can be repurposed for a trail allowing for the preservation of large, mature trees that 

currently arch over the roadway and turn it into a unique open space asset. 
 New alignment curves and has sightlines into parks while providing traffic calming features. 

https://www.fortatkinsonwi.net/departments/banker_road_information.php
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Planned Open Space: 
 Desire to create a unique and desirable open space network for both the neighborhood and other community 

residents to enjoy. 
 Sightlines are designed to direct views into the parks when entering the neighborhood from the southern and two 

northern entrances. 
 Park Space 
 Takes advantage of the mature trees, topography, and will provide a unique addition to the City’s park system. 

The City plans to complete a Park and Open Space Plan in 2022. 
 Act as endcaps to the spine of the scenic, wooded corridor where the planned “Old Banker Road” is utilized as a 

new multi-use trail segment. 
 Planned multi-use trail network connects the parks to stormwater, neighborhood, and High School. 
 The wetlands in the southwest corner of the site are viewed as an asset with views from the planned multi-family 

development and access to the new multi-trail. 

Transition to Adjacent Uses/Properties: 
 Planned connection to Fort Atkinson High School Campus, which is intended to be a secondary access point for the 

school and not a main entryway. 
 The tree line at the rear of lots backing onto the High School outdoor recreation facilities is maintained to provide 

buffering and separation. 
 Additional lot depths are provided along Hoard Road to allow for buffering. 
 Transition to the existing homes to the south and east with tree preservation, stormwater buffers, and similar sized 

lots for residents on Sioux Trail, Mohawk Ct, Navaho Ct, and McCoy Park Rd. 
 Planned future connection to long-term growth area to the east, where topography allows. 

There are two adopted versions of the Banker Road Neighborhood Plan. Either would be acceptable alternatives in the 
future build-out of the property. The key differences between Concepts 1 and 2 are as follows: 
 Addition of alley-loaded units with a 26’ wide right-of-way where the pavement is 15’ wide with a rolled/flat curb. 

Planned alleyways are straight through for improved ease of services and snow removal. 
 Increased variety of housings options with the addition of 40’ and 50’ wide alley-loaded single-family and duplex 

units. 
 Reduced 100’+ wide lots, 75-80’ wide lots, and 60-65’ wide lots. 
 In total, Concept 2 provides an additional opportunity for 16 housing units. 
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Relevant Reports and Ordinances  
2019 City of Fort Atkinson Comprehensive Plan (see link for more information) 

 The project area is designated as Planned Neighborhood on the Future Land Use Map, providing the ability to rezone 
without an amendment. 

 The Planned Neighborhood designation includes the following uses: single-family, two-family, multi-family, 
neighborhood commercial, community facilities, and parks. 

 The plan’s overarching vision, goals, and recommendations align with adopted Banker Road Neighborhood Plan in 
calling for increasing diverse housing opportunities, multi-modal transportation options, and traditional 
neighborhood design. 

2019 Fort Atkinson Housing Market Assessment (see link for more information) 

 Assessment of the housing market related to Section 42 Low Income Housing Tax Credit (LIHTC) projects and market 
rate multi-family and senior independent living rental units in Fort Atkinson. 

 The major findings of the assessment indicated that there is potential for upwards of 200 needed units in the City 
and very low existing vacancy rates for both LIHTC and market rate rentals. 

2019 Fort Atkinson Owner-Occupied Housing Report (see link for more information) 

 Report analyzing the owner-occupied housing market in Fort Atkinson. 
 It found that there is a significant existing shortage of owner-occupied units in the City and that demand is projected 

to increase over the next decade. 
 It also found that new construction rates are too low causing the shortage to worsen and that more land is needed 

to provide enough supply of buildable lots for new construction. 

2021 Jefferson County Housing Study (see link for more information) 

 Study conducted to analyze both the owner- and renter-occupied housing demand and supply in Jefferson County. 
 It concluded that there is high demand and a shortage of supply for both single-family housing and multi-family 

housing options. 
 Specific analysis for Fort Atkinson can be found on pages 50-53. 

2020 Zoning Ordinance (see link for more information) 

 New zoning districts created that will accommodate the Banker Road Neighborhood Plan without the need for a 
Planned Unit Development. 

 Range of single-family districts (6,000 sf, 8,000 sf, 10,000 sf, and 15,000 sf), a two-family district that can 
accommodate both twin homes and duplexes, and a range of multi-family districts by scale and formats (3-8 units by 
right, 9-20 units by right, 20+ units by right). 

 Planned Unit Development (PUD) option is also available to provide flexibilities from pre-identified requirements in 
certain instances. 

2022 Land Division and Development Ordinance (see link for more information) 

 New Land Division and Development Ordinance provides requirements and processes for dividing land, developing 
parcels, and laying out subdivisions in the City. 

 The document describes the required public improvements, how they are approved, and how they are constructed. 

https://cms8.revize.com/revize/fortatkinson/Adopted%202019%20Fort%20Atkinson%20Comprehensive%20Plan.docx%20(1).pdf
https://cms8.revize.com/revize/fortatkinson/Housing%20Market%20Assessment.pdf
https://cms8.revize.com/revize/fortatkinson/Owner-Occupied%20Housing%20Report.pdf
https://cms8.revize.com/revize/fortatkinson/2021_Jefferson%20County_Housing_Report_202106301116216483.pdf
https://cms8.revize.com/revize/fortatkinson/Document%20Center/Department/Building%20and%20Zoning/Adopted%20City%20of%20Fort%20Atkinson%20Zoning%20Ordinance%2011.1.20.pdf
https://cms8.revize.com/revize/fortatkinson/Chapter%2070%20-%20Land%20Division%20and%20Development%20Ord%20FINAL%20SIGNED.pdf
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Submittal of Interest Requirements  
Cover: Include project name, respondent name, and date. 

Section 1 Cover Letter: Introductory cover letter identifying the lead firm, contact information for the proposed project 
manager, and a statement that the respondent has reviewed this RFI including a list of all specific addendums that the 
City may subsequently issue (1 page max). 

Section 2 Development Team Organization: Overview of the development team organization indicating the lead firm 
and lead individual for each component of the work (1 page max). Also include resumes for the key project team 
members (1 page max per individual). 

Section 3 Summary of Experience: Feature the development team’s skills and experiences (do not include specific 
development plans for this site) and provide relevant experience applicable to this site (1 page max). 

Section 4 General Project Approach Summary: Include a narrative summary expressing your team’s project 
understanding, interest, and approach, with identified team roles (2 pages max). 

 

 

Project Schedule  
The following contains a tentative schedule the City intends to follow in identifying qualified developers, soliciting 
proposals from them, and negotiating terms with them. The City reserves the right to alter this schedule at any time, 
with or without prior notice, and will post any changes on its website. 

 

Task Timing 
RFI Issued March 1, 2022 
RFI Response Deadline April 1, 2022 
City Review of Responses April 1-April 15 
Interviews With Development Firms April 15-30 
Development Firms Create and Submit Proposals May 1-May 31 
City Council Review and Selection of Development Firm June 2022 
Negotiate Development Agreement Summer/Fall 2022 
Construction Begins Spring of 2023 
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