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Introduction 
In 2013, Washington County formed a coalition with the City of Hartford, City of West Bend, Village of 

Jackson, Village of Richfield and Village of Slinger to apply for a U.S. Environmental Protection Agency 

(USEPA) Brownfield Coalition Assessment Grant for Hazardous Substance and Petroleum Brownfields. 

On May 28, 2014, the USEPA announced that Washington County was successful in securing a 

Countywide Coalition Brownfield Assessment Grant totaling $600,000. The grant funds will be used to 

complete a community-wide inventory and prioritization of sites that have redevelopment potential 

within the County, perform Phase I and Phase II environmental site assessments on priority sites, 

complete remedial action plans and redevelopment plans for select sites and perform community 

outreach and education related to redevelopment opportunities.  The Site Redevelopment Program is 

governed by a committee of members from each of the representative communities.  Decisions on 

allocating resources, performing environmental assessments, and producing redevelopment plans are 

all guided by consensus via the Site Redevelopment Committee. 

As a partner in The Washington 

County Site Redevelopment 

Coalition, The Village of Richfield 

was allocated funds to study the 

long term potential of its highest 

priority redevelopment area—

the Northeast Corridor.  This area 

of the Village contains several 

sites that have one or more 

recognized environmental 

concerns (RECs) and is the 

highest priority area for 

redevelopment and revitalization 

efforts. 

The Northeast Corridor Opportunity Analysis was developed in order to further study the potential for 

commercial and industrial development opportunities in the Northeast portion of the Village.  In the 

2014 Comprehensive Plan, high priority was put on targeting this area of the Village to diversify the tax 

base with net positive uses such as commercial and industrial in order to provide long term property tax 

stability and a high level of services for Village residents.  Developing commercial and industrial uses 

here will help to relieve pressure on homeowners whose demand for services such as schools and road 

maintenance tend to be much greater than industrial and commercial users.  This Plan takes into 

account the need to balance development with the strong desire of Village residents to maintain a 

country way of life and to keep their tax bills at a modest level. 

The current effort builds on the Community Buildout Analysis from 2010 and the Village of Richfield 

Comprehensive Plan completed in 2014.  Each of these documents provided a step toward providing the 

tools and policy recommendations necessary to help maintain the highest standard of living for Village 

residents while incorporating development necessary to address long term tax base considerations.  This 

Plan seeks to incrementally move to a greater level of detail from the Comprehensive Plan by identifying 
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key opportunities, recommendations, and an implementation framework for specific focuses in the 

project area.  The objective is to provide the Village with a tool to identify projects and investments that 

provide the highest possible return on investment for Richfield residents.  The Plan implementation 

framework will aid staff and elected officials by prioritizing projects and programs on a timeline—

providing an organized and logical approach to achieving the desired development outcomes. 

The Plan begins with a market assessment and an examination of the existing conditions in the Village 

and study area.  This important background research helps to frame up the Village at a regional and local 

level—providing the project team with both the big picture and the critical details.   

As a portion of the background research, the project team explored brownfield considerations, 

conducted several roundtable discussions with stakeholder groups and Village Staff, toured the 

community, and conducted a public input planning charrette (Appendix I).  All of the information 

gathered through this process was critical in shaping a plan that will provide practicable projects for 

implementation. 

Despite being a country community with relatively little heavy industrial history, the vast number of 

potential brownfield sites are located along the highway 175 corridor (see map in Appendix III).  While 

some sites have a regulatory history of environmental assessment or clean up few sites in the study area 

are positioned for assessment currently.  As part of the implementation plan, the team has 

recommended ongoing monitoring of these properties and continued dialog with property owners to 

ensure resources for environmental assessment and/or reuse planning are connected with these 

properties when the timing aligns. 

The background information, market assessment, and existing conditions information provided the 

project team with the necessary knowledge and tools to make the recommendations in the second 

portion of this document.  These recommendations are applied to four project sub-areas within the 

larger Northeast Corridor.  Sub-areas were defined using natural constraints, existing and past land use 

patterns, and project team expertise.  Project recommendations are made under five categories—each 

with a specific focus including: land use; Public Improvements and Infrastructure; Brownfield and 

Environmental Considerations; Policies and Programs; and Catalytic Projects and Programs.  When 

considering these five categories it is important to remember that they are all interrelated and 

dependent on one another to some degree.  In this section, the recommendations are not prioritized.  

They are assembled as a comprehensive list of projects and programs to implement over time to help 

the Village achieve its vision for the Northeast Corridor. 

The third and final section of the plan is the implementation framework that prioritizes the projects and 

puts them on a timeline.  This does not mean this is the final order of operations.  Instead, this is a 

strategic approach to fitting the pieces together in the most effective way at a given point in time.  As 

projects evolve and opportunities present themselves this framework has enough flexibility built into it 

to allow priorities to shift to other projects, programs, and development considerations. 
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Regional Position 
The Village of Richfield is at the northern edge of Metropolitan Milwaukee in southcentral Washington 

County.  Located in the heart of the northern unit of the Kettle Moraine, the Village is dotted with rolling 

hills and no shortage of picturesque views—opportunities for recreational activities are plentiful.  Village 

residents enjoy short commutes to a number of employment centers including the Cities of West Bend, 

Waukesha, and Milwaukee due to good access to Interstate 41.  With country charm and close proximity 

to big city amenities the residents of Richfield are well positioned to see their community continue as a 

charming place to live. 

Regional Context 
Regionally, Richfield is excellently positioned to be a community primarily focused on residential 

development and residents who commute outside the community to work.  These connections provide 

excellent auto-centric access for the Village to Lake Country and Madison to the west, West Bend, The 

Fox Valley, Green Bay to the north, Waukesha and the Milwaukee-Chicago Megacity to the south, and 

Germantown to the east.  Richfield’s Holy Hill Road (State Highway 167) is the front door to the 

community and connects the Village with Interstate 41 providing direct access to the Fox Valley and 

Milwaukee and Interstate 94.  From Holy Hill Road drivers are easily able to connect with regional 

destination such as the Kettle Moraine Scenic Drive and the Holy Hill National Shrine. 

Key Area Assets & Destinations 
Despite being a predominantly rural residential community, the Village of Richfield has several key 

assets and destinations within its limits or nearby as indicated in Map 1: Regional Assets.  These 

amenities draw hundreds of thousands of visitors to the area annually and reflect the history, 

geography, and spirit of the country way of life unique to this segment of the Kettle Moraine.  Several of 

the larger assets and destinations are listed below. 

Holy Hill National Shrine 
Not only is the Holy Hill National 
Shrine an important religious effigy for 
Catholics, it is also a significant tourism 
attraction for people from around the 
state, country, and even 
internationally.  The Basilica receives 
an estimated 500,000 registered 
visitors per year so it is safe to say that 
several hundred thousand more arrive 
through the year.  With its location at 
the top of a knoll, the views are 
inspiring, especially when the tree 
canopy changes in the fall. 
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Outdoor Recreational Areas and Parks 
For a small Village there are bountiful recreational facilities, including youth camps at Amy Bell Lake.  
Several smaller units of the Kettle Moraine State Forest are in or directly adjacent to the Village and 
draw people from around southeastern Wisconsin for hiking and nature based activities.  Also, the two 
golf courses in the Village offers players a diversity of levels of play. 
 
The Sterling Chalet 
The Sterling Chalet is a well-known and long standing establishment in the Village.  Located in the 
Hubertus Hamlet, the Chalet hosts events, especially weddings, and reunions year round.  Under current 
ownership the venue is open during limited hours so it is best to call in advance to book dates for 
events. 
 
Johnny Manhattan’s 
Most nights of the week the parking lot is full and 
Hubertus Road is lined with cars.  Johnny 
Manhattan’s is a favorite spot for locals to enjoy a 
great meal and an aesthetically pleasing 
atmosphere.  The restaurant is well known outside 
of Richfield with many people from Milwaukee 
making the journey for weekend pizza, steaks, 
pasta, and an extensive wine list.  
 
The Ice Age Trail 
A segment of the statewide Ice Age Trail runs through the Holy Hill Shrine and Pike Lake Unit of the 
Kettle Moraine just to the west of the Village.  The Ice Age Trail attracts thousands of visitors per year to 
the area.  Often, hikers and enthusiasts coming from distances are looking for other activities to do once 
their hiking has concluded meaning connecting information about the Village to hikers can help draw 
them to local establishments after a long day of hitting the trails. 
 
Fireman’s Park/Richfield Days 
As the biggest local event of the year, Richfield Days creates a flurry of activity in Fireman’s Park.  
Thousands of Village residents attend, and activity spills over to the local restaurants, bars, and 
recreational facilities.  The event is completely volunteer-run and provides an opportunity for neighbors 
to come together to celebrate. 
 
Cabela’s 
Cabela’s is by far the biggest commercial draw in the Village.  As an outdoor mega-store, Cabela’s 
provides tools, gear, machines, and accessories for every type of outdoor enthusiast.  Hundreds of 
thousands of customers visit Cabela’s from all of southeastern Wisconsin each year. 
 
Logger’s Park Sports Complex 
Logger’s Park has several holes of miniature golf and softball diamonds that are well used throughout 
the warm weather months.  The clubhouse provides a place for patrons to unwind and have a drink.  
Several weekday leagues keep the facility busy on weeknights, and tournament play is known to draw 
teams from Green Bay, Milwaukee, Racine, Kenosha, and even Illinois. 
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Pioneer Bowl 
Pioneer Bowl provides a large facility for weekday bowling leagues as well as a spot for Richfield youth 
to enjoy weekend socializing.  There are also several softball diamonds used for hosting weekend 
tournaments and leagues. 
 
The Copper Dock 
The Copper Dock is a very popular lakeside restaurant located on the shores of Freis Lake.  It is known 
for a very high quality Friday Fish Fry and spectacular sunset views.  The Copper Dock was recently 
featured in the book Wisconsin Supper Club and is known nationally for its casual supper club dining 
experience that is a throwback to years past set in a modern and well maintained space. 
 
Popular Cycling Routes 
Although the Village has no designated cycling routes there are thousands of bikers drawn to the area 
throughout the spring, summer, and fall due to the picturesque scenery and the rolling hills.  The narrow 
and sweeping country roads present some challenges for balancing cycling and automotive traffic 
meaning most cyclists are dedicated sport cyclists rather than recreational.   
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Map 1 
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Market Analysis 
Data-driven market analysis is a 

useful comparative tool for 

measuring current economic 

activities and opportunities 

within a defined “trade area”. 

Though market analyses may 

also be organized by distance or 

drive time from a particular 

point or economic center, the 

current Village limits of 

Richfield’s relatively large 

physical footprint (35.9 square 

miles) offer perhaps the best 

lens for studying local 

conditions. Based on a series of 

socioeconomic reports 

generated using ESRI Business 

Analyst mapping software as well as other relevant sources, this assessment highlights some of the most 

significant findings that provide a basis for further study. 

Generally speaking, residents of the Village are the most likely to patronize local businesses, including a 

mix of year-round convenience and destination retail that is “local” and/or boutique in character and 

does not duplicate offerings available elsewhere/further away, such as traditional big-box chain retail 

and dining located in larger nearby communities in the suburban Milwaukee area. Given the low density 

of the Village’s population (315 persons per square mile) and the relative isolation of existing business 

centers from one another, successful businesses will need to draw year-round customers from Richfield 

as well as some commuter traffic from the Interstate 41 corridor and surrounding communities. 

Demographics 
Table 1 offers a brief snapshot of Village demographics compared to Washington County and Wisconsin 

as a whole. The Village has extremely high levels of homeownership and larger households than the 

county and state, and its significantly larger median household income and housing values suggest a 

stable, middle and upper-middle class populace. This also portends a significant proportion of older 

householders at their peak earning potential and, thus, higher levels of disposable income.  

With approximately the same proportion of children as other areas, but fewer seniors and a higher 

median age, Census data suggests that Village householders are more likely to include middle-aged 

persons with children and/or empty nesters. However, with fairly low growth rates projected over the 

next five years (ESRI Business Analyst models project 1.9% annual population growth through 2020), the 

median age of Richfield residents is expected to climb. As with many other semi-rural communities 

around the county, younger residents are beginning to trend toward higher density areas, but many 

longtime residents are choosing to “age in place.”  
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      Source: U.S. Census Bureau. 2010-2014 American Community Survey 5-Year Estimates 
 

The AARP’s Livability Index is a nationwide comparative tool that assigns a normalized score to 

cities, counties and states based on various national datasets.  The Index scores communities relative to 

one another, with an “average community” score of 50. The Index places Richfield’s quality of life as 

roughly on par with the rest of Washington County (62) and slightly better off than the rest of Wisconsin 

as a whole (58). While strong on environmental and economic factors, it is less so on housing 

affordability, transportation options and neighborhood development (the latter two a function of its low 

population density). 

Richfield scored high in categories related to environment and opportunity.  This is of interest since both 

of these points are emphasized on the 2014 Comprehensive Plan for the Village.  Of particular note, the 

Village scores very high in the environmental sub-category “quality of drinking water.  This is due to the 

naturally high quality of the aquifers in the area as well as the policy work the Village has undertaken to 

ensure quality and sustainable drinking water sources.  Appendix II contains the detailed Livability Index 

report for further explanation of the other areas of scoring. 

Retail Gap Analysis 
The Retail MarketPlace Profile (Table 2) provides a summary of the retail, food and drink 

gaps/oversupply within the Village. Negative numbers indicate that the particular type of store or food 

service has a surplus of locations based strictly on the needs of those in the trade area. While many 

business categories are represented in nearby communities, the report suggests that within Richfield 

there is room to capture local demand for goods and services that residents must currently travel to 

access.  

The retail gap report projects at least some leakage in nearly every major category except sporting 

goods (since Cabela’s destination appeal and large footprint makes it a so-called “category killer”).  This 

means there may be market capacity (and disposable income) for high-quality, locally-serving specialty 

retailers such as boutique stores, convenience retail, cafes, and artist galleries.  Using national industry 

Table 1 
Demographic Comparison Summary Richfield 

Washington 
County Wisconsin 

Population, 2014 estimate     11,460 133,251 5,757,564 

Population, percent change - April 1, 2010 to July 1, 
2014     1.40% 1.00% 1.20% 

Persons under 18 years, percent, 2014     23.90% 23.00% 22.60% 

Persons 65 years and over, percent, 2014     12.50% 15.70% 15.20% 

Median Age        47.0  41.6 38.8 

High school graduate or higher, percent of persons age 
25+, 2009-2013     96.0% 92.50% 90.40% 

Bachelor's degree or higher, percent of persons age 
25+, 2009-2013     35.80% 27.60% 26.80% 

Homeownership rate, 2009-2013     98.30% 77.40% 68.10% 

Median value of owner-occupied housing units, 2009-
2013     $312,400  $222,900  $167,100  

Persons per household, 2009-2013     2.72 2.52 2.43 

Median household income, 2009-2013     $92,266  $66,159  $52,413  

https://livabilityindex.aarp.org/search#Richfield+WI+USA
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standards as a baseline, the table shows what a typical store size would be and the sales per square foot 

to determine whether there is enough capacity in the market to support a new business. A mix of 

convenience-focused retail (hardware, personal care stores) and specialty outlets (electronics, clothing, 

furniture), may be supported by local demand, as well as one or more full or limited-service casual 

restaurants.  

 

 
Note that this is only a cursory analysis, and does not take into account qualitative factors regarding 
local preference and viability, but raw sales data does suggest that there is room for growth in several 
different retail and food and beverage sectors. Further, the analysis also does not account for the fact 
that certain types of businesses do best when located in clusters (such as restaurants) or businesses 
with well-established reputations and followings (like restaurants, specialty clothing, art galleries, and 
interior design) that people will travel to in lieu of similar, closer businesses. Ideally, the Village should 
look to attract destination type uses that will draw customers based on unique offerings and name 
recognition. 
 

Table 2 
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Tapestry Segmentation Profiles 
ESRI divides households across the nation into 65 “Tapestry Segments” that describe (in broad 
generalizations) their lifestyles and spending habits. Beyond looking at straight demographic 
information, it provides a more detailed way to get an understanding of the consumer base within a 
trade area because the program uses credit card data and other information to see where residents are 
actually spending their money. These segments are not exhaustive, of course, but do summarize some 
of the expected economic behavior of lifestyle groups that are most heavily concentrated in Richfield. 

The Village of Richfield area is predominantly well-to-do, with a large proportion of middle and upper-
middle income older residents and some young professional families of means. In this respect, the 
Village is somewhat typical of upscale, suburban and exurban Milwaukee communities, and the Tapestry 
Profile breaks Richfield households into three broad categories: 

Savvy Suburbanites are well educated, well read, and well capitalized. Families include empty 
nesters and soon-to-be empty nesters, who still have adult children at home. Located in older 
neighborhoods outside the urban core, their suburban lifestyle includes home remodeling and 
gardening plus the active pursuit of physical fitness. Residents actively pursue a number of sports, 
from skiing to golf, and invest heavily in sports gear and exercise equipment. They enjoy good food 
and wine plus the amenities of the city’s cultural events. 
 
Comfortable Empty Nesters are older, with more than half of all householders aged 55 or older; 
many are professionals working in government, health care, or manufacturing. These Baby Boomers 
earn a comfortable living or are in their early retirement years, and are benefitting from years of 
prudent investing and saving. Among these residents, strong value is placed on maintaining their 
health and financial well-being.  This demographic category is often characterized by a desire to 
invest in quality goods or experiences to enjoy while aging in place.  Comfortable Empty Nesters are 
likely to be collectors of high end art pieces, quality home goods, and enjoy spending money on 
things like fitness, recreational, and leisure activities. 
 
The Green Acres lifestyle features country living and self-reliance. They are avid do-it-yourselfers, 
maintaining and remodeling their homes, with all the necessary power tools to accomplish the jobs. 
Gardening, especially growing vegetables, is also a priority, again with the right tools, tillers, 
tractors, and riding mowers. Outdoor living also features a variety of sports: hunting and fishing, 
motorcycling, hiking and camping, and even golf. 
 

Regarding specific propensities for outdoor recreation (such as for biking, yoga, hiking, etc.), the Sports 
& Leisure Potential report (See Appendix II)  supports the assertions of the Tapestry report, suggesting 
fairly large expected expenditures (significantly higher than US average) on these kinds of activities 
among Richfield residents, as well as other outdoor activities like skiing, boating, etc. Market Potential 
Index scores of at least 120 (twenty point beyond the expected national average of 100) among most 
sports and exercise categories suggest that the Village may still be able to support more specialized 
businesses tailored toward active lifestyles.  

Vandewalle & Associates expects that, based on firsthand evidence and analysis of the aforementioned 
lifestyle indicators, a yoga studio, spa and/or wellness center may do well in the Village, drawing 
residents who wish to work out close to home as well as some visitors from surrounding areas. Not only 
does Richfield seem likely to support such businesses from a geographic and demographic perspective, 
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but it is also indicative of larger national trends toward “alternative” wellness routines such as yoga, 
meditation, massage therapy, and chiropractic treatment.1 

The Northeast Corridor 
The Village of Richfield is comprised predominantly of single family homes on large lots, natural areas, 
and agricultural land with very little commercial and industrial development.  The only two areas of 
concentrated commercial and industrial land uses are along highway 175 and Hubertus Road in the 
Hubertus Hamlet and along highway 175 between Holy Hill and Pleasant Hill Roads.  While this type of 
land use pattern provides a quaintness and a pleasant country aesthetic, it also puts the predominance 
of the tax burden on home owners. 
 
Over the last several years the Village recognized that in order to continue supporting the lifestyles and 
level of service that Richfield residents are accustomed to it is important to diversify the tax base 
through concentrated commercial and industrial development.  This type of assertion can cause anxiety 
for those who wish to see the community remain the same, but is a necessary step to ensure the long 
term sustainability of the way of life residents want to maintain. 
 
What the Village has done through several efforts including the 2010 Community Build Out Analysis and 
2014 Comprehensive Plan is to identify a targeted area for this type of development to occur.  According 
to the future land use map (Map 2) from the 2014 comprehensive plan the Village sees the Northeast 
Corridor developing with a mix of industrial, commercial, and mixed uses in a land use pattern that is 
starkly different than the remainder of the Village.  By focusing development into the Northeast Corridor 
the Village will not only help to diversify the tax base with high value tax positive development, it will 
also position this development to take advantage of transportation infrastructure, available real estate, 
and an existing downtown commercial center all while isolating it from the majority of the residential 
development projected to occur. 
 
As Map 3 shows, the Northeast Corridor is naturally isolated from the rest of the Village due to 
undevelopable land in environmental corridors, recreational and institutional facilities, the natural 
topography of the area, and the subcontinental divide between the Lake Michigan and Mississippi River 
watersheds.  These natural impediments provide strong protections against development spilling 
outside the Northeast Corridor.  Simply put, there are regulatory prohibitions at the local and state level 
already in place in addition to financial constraints to commercial and industrial development moving 
outside of the area bounded by I-41, Holy Hill Road, Mayfield Road, and Pioneer Road.  
 
Additionally, the existing historic commercial center (Map 3) provides features not found in the rest of 
the Village: Small lots with structures built out to the lot lines; mixed use buildings; several historic 
structures; designated street parking; a cluster of local restaurants; and planned future sidewalks.  All of 
these features are key ingredients to a walkable commercial district.  By focusing on the Downtown as a 
sub-area of the project, momentum is built to create a center of activity with local shops, a community 
park, and restaurants in a walkable environment. 
 
Lastly, the Northeast Corridor of the Village is the only area with an identified redevelopment 
prerogative as stated in the comprehensive plan.  Redevelopment within the corridor is important to 

                                                           
1National Health Interview Survey (NHIS), “Use of Complementary Health Approaches in the U.S.” 2012. 
https://nccih.nih.gov/research/statistics/NHIS/2012/mind-body/yoga  

https://nccih.nih.gov/research/statistics/NHIS/2012/mind-body/yoga
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increase land value, but also to ensure that the environmental and public health are protected.  With 
the number of industrial sites and historic buildings in the Northeast Corridor it is necessary to monitor 
opportunities to address environmental concerns as redevelopment opportunities arise. 
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Map 2 
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Map 3 
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Map 4 
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Development Recommendations 
The recommendations in the following section are derived from a synthesis of information gathered 
from a variety of sources including stakeholder interviews, community input, public planning charrettes, 
property owner feedback, background research, and consultation with the economic development 
authorities in Washington County.  Recommendations are made for four sub-areas within the Northeast 
Corridor:  1. The North Commercial/Industrial Area; 2. Historic Downtown Richfield; 3. The Farm; 4. The 
Holy Hill Frontage.  Each sub-area was chosen based on existing land use, historic context, and physical 
and environmental constraints. 
 
Within each of the four sub-areas there are five categories of recommendations in order to provide 
detailed and practical focuses for each.  These five categories are: 1. Land Use Considerations; 2. Public 
Improvements and Infrastructure; 3. Brownfields and Environment; 4. Policies and Programs; 5. Catalytic 
Projects.  When combined the five categories cover the entirety of the topics to consider for successful 
long term community growth and prosperity.  Additionally, all five categories are consistent across all 
four sub-areas to ensure each is considered with the same metrics when prioritizing and to provide 
consistency across all sub-area recommendations. 
 
The team developed recommendations that, when implemented over time, will stimulate economic 
investment in the Northeast Corridor, redevelop properties while addressing environmental concerns, 
and balance development with the communities character.  These recommendations are intended to be 
implemented by the Village and its partners as time, capacity and resources are available.  The 
implementation Work Plan that follows this section is intended to be a guide with the flexibility to shift 
focus as opportunities become available. 

 
As part of a Brownfield Assessment Program the team also conducted a thorough examination of sites 

(see Appendix III)—especially in the North Commercial/Industrial Area—that had the potential to be 

brownfields.  Although this evaluation did not yield sites for current assessment there are several sites 

that have been identified for continued monitoring as redevelopment interest moves forward.  

Resources for assessment have been allocated to Richfield as a portion of their dedicated funding and 

will be utilized as opportunities become available.  If additional funding is needed for future site 

assessments the Village can make a request to the Site Redevelopment Committee for resources from 

the county wide pool of assessment and reuse planning monies. 

North Commercial/Industrial Area 
The North Commercial/Industrial Area is the northern gateway to downtown.  There is a clear difference 
in the type of development and land uses here than further south.  Traveling south along highway 175 
from Pleasant Hill Road there is a blend of various small machine shops and storefront with a variety of 
long standing businesses meeting the needs of a variety of markets.  The recommendations for this area 
are consistent with the current development and focus more on organization and aesthetics to help 
create a visual theme as drivers enter downtown from the north along highway 175. 

 
The North Commercial/Industrial subarea has the most varying array of land uses and zoning 
classifications of the four sub-areas in the Northeast Corridor.  Over time this has led to a pattern of 
development that feels disjointed and inconsistent.  Moving forward it is important for the Village to 
address this by using the proper tools to align the land uses with the future land use plan for the area.  
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This can be accomplished through a complete rezoning of the area to a fitting zoning category or 
through rezoning properties as they develop/redevelop. By developing a clear strategy and the 
appropriate policy for the North Commercial/Industrial Area the Village can ensure that development 
patterns fit the larger area and Village wide context as well as focused on land use patterns that ensure 
long term tax base growth. 
Land Uses 

 Focus additional light industrial and heavy commercial users to this area rather than at Holy Hill 
Road.  Traffic counts from the North are significantly lower and there is still developable land 
along highway 175 just south of Pleasant Hill Road. 

 Direct new development to farm fields as infill.  Ensure that rezoning of parcels is consistent 

with the future land use map for this area. 

 Phase in new and uniform zoning that is consistent with the long term land use vision for the 

area. 

 Incorporate buffers where possible to reduce the impact to residential development and further 

define a specific boundaries for light industrial and heavy commercial land use. 

Public Improvements and Infrastructure 

 Implement traffic calming measures to slow traffic entering downtown from the north.  There is 

a noticeable transition from county highway to a more commercially oriented area meaning 

reducing the speed of through traffic is essential.  Install features between Pleasant Hill Road 

and the Richfield Volunteer Fire Station. 

 Install a gateway feature at Pleasant Hill Road to create a sense of place as drivers enter 

downtown.  This can be done where the current signage exists, but expands on the design and 

emphasizes downtown.  There is also an opportunity to improve the triangle of land here with 

landscaping improvements. 

Brownfields and Environment 

The North Industrial/Commercial Area is the portion of the Northeast Corridor with the highest 

likelihood to contain sites with environmental challenges.  The area is characterized by an assortment of 

various small machine shops and heavy commercial businesses which may have environmental needs in 

the future. 

 Consider environmental assessments for the parcels in map below as redevelopment or reuse 

interest is expressed. 

 Provide property owners with educational material on addressing and preventing brownfields. 

  

Policies and Programs 

As the north gateway to downtown it is important to organize the development patterns, consolidate 

land uses, and target areas for infill development in the North Industrial/Commercial Area.  The area can 

be further augmented through the use of landscaping elements that help create an aesthetically 

pleasing entry to downtown and function to reduce noise from industrial uses and automobiles. 
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A red parcel outline indicates 

one or more potential 

Recognized environmental 

concerns. 

Richfield Northeast Corridor Study Area 

Site Redevelopment Program Parcels 

Richfield Priority Site Selection for the Washington County Site Redevelopment Program As a 

coalition partner the Village of Richfield was asked to identify its top priority brownfield redevelopment area 

to utilize its $40,000 funding allocation.  As a result a list of properties was assembled along WI-175 from 

Pleasant Hill Road to Holy Hill Road.  This area is characterized by the presence of a number of heavy 

commercial and industrial uses and a long running rail corridor.  In the Village’s 2014 Comprehensive Plan 

the area was defined as the top redevelopment priority for the Village.  Utilizing the brownfield assessment 

funds to identify a number of redevelopment opportunities and better understand the environmental 

considerations of the identified properties gives the Village a powerful tool to move toward implementation.  

As redevelopment interest grows phase I and II assessments will be necessary to facilitate the sale of 

properties with environmental considerations and additional program funding can be secured as a valuable 

tool to catalyze the process. 
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 Create a landscape overlay district that 

focuses on creating an organized and 

thoughtful transition point from country 

road to a downtown commercial street.  

Landscaping inspiration can draw from the 

country elements common in areas that are 

both functional and attractive such as post 

and rail fences, field stone, and native plants.  

 Discuss future plans for land use with 

property owners of undeveloped parcels 

along highway 175 to explore future their 

future plans for the land. 

 Develop a zoning ordinance that is consistent with the desired long term future land use for the 

area.  This positions the Village to shape the development pattern in a manner consistent with 

the future land use plan as development/redevelopment occurs. 

 Integrate existing environmental corridors into a trail system.  There are several single family 

residential developments that can be connected through an off street trail system that follows 

these corridors.  A trail system along these corridors provides residents safe areas for 

recreation, exercise, and leisure and can be used to connect to other development in the area 

including downtown and The Farm.  Over the long term a trail system could be linked to a larger 

network and area parks to provide recreational connections. 

Catalytic Projects and Programs 

 Work with the Site Redevelopment Committee to develop educational brochures and 

(potentially) a brownfield 101 seminar on preventing and addressing brownfield concerns.  This 

will help to familiarize property owners with the resources available and destigmatize what it 

means to be a brownfield. 

 Install gateway signage and improvements at highway 175 and Pleasant Hill Road.  As the 

northern gateway to Downtown these improvements will help define a sense of place entering 

Downtown and represent community values. 
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Historic Downtown Richfield 
Although the boundaries of historic Downtown Richfield can be defined in different terms, the most 

widely agreed upon boundaries are along highway 175 from Depot St to the Richfield Volunteer Fire 

Department.  This area is distinct due to a similar development pattern of small lots and structures built 

with little to no side and street setbacks.  It is also sprinkled with historic buildings and contains many of 

the oldest structures in the Village as it was the historic center of commerce for the Hamlet of Richfield. 

With its proximity to the Wisconsin and Southern Railroad tracks and core of legacy commercial and 

industrial building—including the long running Wolf Brothers Feed Mill—there are clear signs of 

commercial activity in the Hamlet. 

As evidence of its commitment to create a viable downtown commercial corridor, the Village adopted a 

new zoning district (B-5 Downtown Business).  This solves the problems with non-conforming uses and 

non-conforming lots other zoning classifications could not by allowing smaller lot sizes and residential 

units above first story commercial establishments.  The result is a zoning district that allows current 

properties to meet the code while setting the stage to grow the density of commercial activity in this 

locale.  

Land Uses 

Consistent with the adopted polices of the Comprehensive Plan, commercial uses continue to be the 

primary target for Downtown. Rezoning to the newly adopted B-5 Downtown Business District 

emphasizes the long term vision of the Village to create a vibrant commercial corridor in downtown 

Richfield.  However, the extent of Downtown development will depend largely on attracting people to 

Downtown either as neighbors living in close proximity, employees working nearby, and out of town 

visitors coming for shopping, dining, and leisure activities. 

 Capitalize on the existing Downtown restaurants.  Focus on building on this core through 

recruiting additional restaurants that create a cluster and thus a stronger identity as a place to 

dine. 

 Devise a strategy to reach out to the property owners of the unoccupied buildings in downtown.  

Many of these structures are in poor condition and have not been occupied for a long period of 

time.  Owners may need help identifying resources or opportunities for redevelopment of their 

properties—returning them to productive use and improving the aesthetics of downtown.  The 

Village sees many of these properties as substantial impediments to revitalizing Downtown as 

they detract from aesthetic value and affect the adjacent properties.  Many of the structures are 

inhabitable and have not been occupied for extended periods of time. 

 Target additional live-work spaces to Downtown for professionals looking for affordable startup 

space.  Small or sole proprietor firms (architects, engineers, accountants, planners, and 

attorneys) are often looking for affordable spaces that also provide housing options.  These 

types of businesses are focused on daytime hours and have a minimal impact on traffic volume 

and parking capacity.  The B-5 District allows these entrepreneurs to have office space on the 

first level and living space on the second story. 

 Recruit boutique shops as tenants at the identified reuse/redevelopment sites. 

 Recruit lifestyle businesses as tenants at the identified reuse/redevelopment sites. 
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 Conduct a structural assessment of the historic bank building and the building on the corner of 

highway 175 and Railroad Street to determine their current condition.  These brick structures 

have potential as reuse sites if renovation and repair costs are reasonable.  Targeting 

commercial development to these properties would capture some of the history of the Village 

similar to Amici’s. 

 Position Wolf Brothers Feed Mill as a focal point of activity as a long standing business and a 

known landmark.  The Mill can be positioned to draw visitors who then make stops at dining 

establishments and other storefronts. 

 Reposition Fireman’s Park as a festival and event space; explore adding a community 

center/facility with bathrooms. Suggested upgrades include the addition of a pavilion and public 

use grills, a skating rink, a disc golf course, and dog park.  As part of the repositioning effort a 

park master plan should be created to reorient the park, maximize the current space, and 

incorporate the Village owned land to the west and south.  Expanding the park will 

simultaneously create a buffer between The Farm development and the residential 

neighborhood on Polk Street. 

Public Improvements and Infrastructure 

To build a sense of place in Downtown and create a walkable experience it is critically important to 

provide the proper facilities and improvements.  By focusing on using public space as a resource for 

enjoyment and connections, Downtown will grow and existing businesses will benefit through increased 

interest in use from the community and an inviting atmosphere for visitors.  In many ways the Village is 

in a very opportunistic position with the Department of Transportation’s reconstruction project on 

Figure 1 
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highway 175.  The addition of sidewalks and improved road at no cost to the Village tees up other public 

improvements to build momentum for other projects. 

 Develop a plan to address public parking considerations.  There are several key areas of 

Downtown that could provide public parking near existing and future businesses.  This is a key 

consideration to support a customer base too far from downtown to walk. 

 Develop a landscaping plan to build a pedestrian environment following the installation of a 

sidewalk—as seen in the cross sections in Figure 1—that is part of the highway 175 

reconstruction project. 

 Integrate street furniture and lighting along the planned sidewalk.  Adding waste receptacles, 

park benches, harp lighting, and public art creates a sense of place and creates a more inviting 

atmosphere for pedestrians. 

 Develop a wayfinding signage program for vehicular and pedestrian traffic.  This signage goes 

beyond street signs and is intended to help visitors more easily navigate Downtown businesses, 

amenities, and parking facilities.  Kiosks with message boards are an affordable and flexible 

option to add information as Downtown grows.  At a minimum consider wayfinding kiosks at the 

Richfield Fire Station, at Wolf Brothers Feed Mill, and at the former Amici’s building. 

 Create better visibility at the north and south ends of downtown by adding gateway features.  

Gateway signage should incorporate some of the history of the Richfield Hamlet.  When 

developing sign themes the Richfield Historical Society may prove a valuable resource for 

material. 

Brownfields and Environment 

Downtown Richfield is not known to have past industry so the occurrence of highly contaminated sites is 

not likely.  However, there are several auto garages, a rail corridor, heavy commercial uses, and 

structures with potentially hazardous building materials.  As the area redevelops, there may be 

opportunities to help property owners evaluate environmental considerations in order to position their 

properties for productive and safe future uses. 

 Consider the potential need for environmental assessment at several of the key redevelopment 

sites along highway 175.  There are several buildings with potential environmental concerns 

either due to hazardous building materials (such as asbestos siding and insulation) or past use 

that may impede redevelopment.  Many of these buildings are currently unoccupied. 

 Conduct basic brownfield and environmental education to provide property owners with the 

knowledge and tools necessary to address any environmental concerns they may have. 

 Develop architectural review standards for Downtown that emphasize low impact building 

materials for infill and redevelopment projects that emphasize sustainable and long lasting 

development. 

Policies and Programs 

Currently, all Downtown properties are privately owned.  All plans for redevelopment will pay 

considerable attention to the needs of property owners and help connect them with resources to 

achieve their vision for their property.  Collaboration between all parties will help ensure that new 

investment and improvements are targeted to Historic downtown Richfield. 



25  Draft: June 10, 2016 
 
 

 Conduct a detailed property inventory in Downtown along highway 175 in order to know which 

parcels and structures may be candidates for new businesses to occupy. 

 Consider financing mechanisms that allow new development to help pay for public 

improvements. 

 Meet with owners of key sites to determine what their long term plans are.  

 Pursue funding for landscaping and community facility improvements in Downtown that 

leverage the planned highway 175 reconstruction. 

Catalytic Projects and Programs 

To stimulate economic investment and redevelopment in downtown there are a few priority projects to 

consider.  These projects will help build momentum by showcasing success and capitalizing on 

momentum that is already in place. 

 Recruit and work with prospective new restaurant operator for the former Amici’s building.  The 

former Amici’s site is arguably the most important historic building in downtown.  A significant 

amount of investment went into restoring and renovating the building to make it a key feature 

of commercial and social activity in the Hamlet.  A top priority for the Village should be working 

to ensure the future owner/operator is positioned to successfully operate to once again create 

an strong commercial pull to the Hamlet that other commercial activity can build from.   

 Develop a landscaping plan and mechanism to incorporate landscaping and pedestrian features 

along the new sidewalk as part of the highway 175 reconstruction project.  Landscaping should 

quickly follow the completion of the sidewalks to capitalize on the momentum of the project. 
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The Farm 
Between highway 175 and I-41 from Holy Hill Rd. to Pleasant Hill Rd. there are approximately 320 acres 

of agricultural lands. The area along the south side of Pleasant Hill Rd. consists of 6 parcels with 4 

owners. The remainder of the area alongside I-41 consists of a single, 208-acre tract under one 

ownership, which is referred to as The Farm for purposes of this plan. For the last 10-15 years, The Farm 

has been marketed for development, and projects proposed for the site in the past have included a 

regional hospital and a large distribution center/warehouse.  For a variety of reasons, none of these 

projects came to fruition, and the property went through bankruptcy and recently changed ownership. 

The current owner is interested in selling for development but also is content to continue farming it until 

that occurs with no set timeframe for a sale. 

The 2014 Village Comprehensive Plan designated The Farm as “Business Mixed Use” on the Future Land 

Use Map, which allows a wide range of commercial and industrial development. This land use 

designation was chosen based on the site’s proximity to I-41 and the results of a Community Buildout 

Analysis prepared in 2013, which found that the taxes and fees paid by commercial and industrial uses 

tend to exceed the cost of providing services to them. Single family homes, on the other hand, tend to 

have the opposite effect without significant increases in taxes. Accordingly, the strategy of developing 

The Farm with tax positive uses is intended to relieve some of the tax burden on home owners. In order 

to realize the long term land use necessary to provide the land values and thus the tax base increase 

necessary to maintain tax affordability the Village needs to consider the various scenarios for the 

development of centralized water and sewer services to the The Farm. This is further compounded by 

the property’s underlying geology that has a low water-producing shallow aquifer that can serve only an 

equivalent of about one residential unit per acre or very limited types of commercial and industrial 

development. Although a few different options exist to provide these services, they are very expensive 

and will require a significant amount of development, and likely financing mechanisms, to pay for them. 

Land Uses 

Consistent with the adopted polices of the Comprehensive Plan, commercial and industrial uses 

continue to be the primary use targets for The Farm. However, the intensity of development will directly 

depend on whether centralized water and sewer services are provided to the property. Without 

centralized water and sewer services at The Farm, the land values and thus property tax revenues will be 

significantly lower.  Further, buffering the impacts of these uses on existing residential development 

along Polk Street and east of highway 175 will be important while also connecting new employees to the 

businesses in the downtown. 

 On the south side of the property, capitalize on the access to I-41 from Holy Hill Rd. by seeking 

highway-oriented commercial uses such as a hotel, large restaurant(s), a movie theater, large 

format retail and/or professional offices, all of which will require centralized water and sewer 

services. This should be carefully planned and function as a single, integrated development 

project (although the buildout may be phased) to present a high quality image as part of 

Richfield’s “front door” along Holy Hill Rd.  In addition, the exiting truck stop should be 

renovated and fully integrated with the new development, including obtaining access from the 

new road serving The Farm.  Without centralized water and sewer services, 
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logistics/warehousing and light assembly would be the most appropriate uses for the south side 

of the property. 

 Along the west side of the property, seek to locate industrial and heavy commercial uses, some 

of which could be served by a future spur off of the adjoining WSOR tracks. This can be 

accomplished with or without water and sewer service, but would be greatly accelerated and 

intensified with such services. 

 Along I-41, seek offices and flex space/less intensive manufacturing that would not include 

outdoor storage or operations and use quality building materials in order to maintain a high 

quality appearance along the interstate. The intensity of these uses and in turn land values will 

be governed by whether water and sewer service are provided.  

 Buffer the homes along Polk Street and south of the Downtown by wrapping an extension of 

Fireman’s park around the area. 

 South of Pleasant Hill Rd., seek a mix of residential development including smaller lot single 

family homes, duplexes and townhouses that can take advantage of the open space and 

recreation area provided by an enlarged Firemen’s Park and serve as a buffer between the single 

family neighborhood to the north and the industrial commercial development to the south and 

east. More people living in this area will also help create an increased customer base for the 

downtown, but the ultimate density of development will be directly dependent upon whether 

centralized water and sewer services are provided. 

Public Improvements and Infrastructure 

Beyond water and sewer service, The Farm also will require significant transportation and energy 

infrastructure and should also include an expansion of Firemen’s Park. With the possible exception of 

the Park, the cost of infrastructure improvements will need to be borne primarily by new development 

on the property rather than the Village as a whole. Beyond the costs themselves, which will be 

substantial, a significant challenge with this approach is that much of these costs are front-end-loaded. 

As a result, a developer will need to start a project with a very large userA  and/or multiple users in hand 

in order to afford the supporting infrastructure. 

 Centralized water and sewer options include extending services from the Villages of Jackson and 

Germantown, or sinking a deep-aquifer well on the property along with a storage tank and 

providing a shared, on-site sewer system. From the limited information currently available about 

each of these options, it appears that the on-site services (deep well and sewer) may be the 

most affordable. However, a more in-depth analysis needs to be conducted to determine the 

full potential of these, and possibly other, options and their related costs. 

 Coordinate with utility companies to address considerations with electricity and natural gas that 

may arise as users are recruited.  It is important to understand the current capacity of the 

infrastructure in place and the future upgrades that may be necessary for certain types of 

industrial uses. 

 A new, north-south road should bisect The Farm from Holy Hill Rd. to Pleasant Hill Rd., with a 

future extension to the north to potentially connect with Richfield Parkway in the Endeavor 

Business Park.  Because the road will serve mostly commercial and industrial uses, it should be 

constructed to a collector street standard capable of supporting higher weight trucks. Further, 

as the primary feature that will link all development on The Farm, it also should include an off-
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street multiuse path and a high level of streetscaping improvements that serve as unifying 

elements for the entire property. 

 Having the new street connect directly with Holy Hill is absolutely essential for developing The 

Farm as contemplated in the Comprehensive Plan and this study. A previous development 

proposal for The Farm included a potential roundabout at the intersection of the new road and 

Holy Hill Rd. However, this was done before the roundabout at the intersection of Holy Hill and 

highway 175 was finalized, so the location and type of intersection of the primary access road 

with Holy Hill will need to be revisited with the state Department of Transportation (DOT). 

 Rebuild Aicher Ln. into a full public street between highway 175 and the new north-south street. 

Development on the The Farm needs to be connected to the downtown in order to encourage 

employees to patronize downtown businesses. Aicher presents the best opportunity to do so as 

it does not cross the railroad tracks and currently serves only a couple of houses. The road 

should be reconstructed to a local street standard and include sidewalks with heavy truck traffic 

prohibited.  The east end of Polk Street should tie into the road network on the Farm, but 

remain a neighborhood street, not used for through traffic to the new north-south street as it 

provides the primary access to a residential neighborhood and has a sub-standard rail crossing. 

 Enlarge Firemen’s Park by encircling the Polk Street neighborhood to the west and south. This 

will create a buffer from the more intensive uses planned for the remainder of The Farm while 

providing an amenity the Village residents and employees from development on The Farm can 

use.  Additional amenities and facilities in the Park could include disc golf, improved playground 

equipment, a shelter, bathroom facilities, and a community center. 

 Investigate the potential to continue Depot St. for public access to the west across the railroad 

tracks. This could take on the form of a public street, public access drive, or a pedestrian 

crossing. While Aicher St. should continue to provide the primary access to Firemen’s Park, 

Depot St. would provide an important secondary access directly from the downtown to an 

enlarged Park. If it were to be a public street, it potentially could loop back to the north to 

connect with Polk Street. 

Brownfields and Environmental 

Unique environmental features on The Farm include a couple of isolated wetlands, a small 

drainageway/creek, and significant topography. Generally, the land slopes from the north to the south, 

with about a 100-foot change in elevation from Holy Hill Rd. to Pleasant Hill Rd.  Over that distance, 

there are generally three levels that roll into one another in addition to a couple of knolls. Given its 

undeveloped state, contamination of the soil and groundwater on The Farm is unlikely, but it is possible 

in the vicinity of the abandoned farmstead and there may be potential for the migration of 

contaminants from nearby properties. 

 Encourage the use the existing topography to help separate and buffer uses of different 

intensity. 

 To the extent possible, layout new streets and lots in a manner that works with the existing 

topography rather than requiring extensive cut and fill and retaining walls. 

 Use a property-wide approach to stormwater management to take advantage of the existing 

topography by locating larger retention areas toward the north end that can be used as open 

space amenities rather than having each new lot construct their own. 
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 Use the high knoll in the southwest area of The Farm for a potential ground level water storage 

tank and locate an on-site wastewater treatment plant toward the northeast corner (assuming 

centralized water and sewer service is provided). 

 Preserve existing wetlands and/or provide on-site mitigation. 

 Conduct an asbestos survey of the abandoned farmhouse and out-buildings prior to demolition. 

 Prior to development, conduct a Phase I environmental site assessment of The Farm including 

an investigation of the former farmstead area to determine the potential past or current 

existence of heating oil and/or petroleum storage tanks and the potential for migration of 

contamination from adjoining/nearby properties. 

 Encourage use of environmentally friendly building materials and energy efficiency standards in 

all new development. 

Policies and Programs 

The Farm is under private ownership and future development will need to be driven by a private entity. 

Nevertheless, a high level of cooperation and coordination between the property owner/developers and 

the Village will be required for the property to reach its full potential.  Further, there are things the 

Village and the property owner can do in the short-term to better prepare for future development. 

 Conduct an analysis of options for proving centralized water and sewer services to the property. 

With the options and costs better defined, the Village will have a much better understanding of 

the density/intensity of development necessary to pay for such services and the likelihood of 

them occurring any time soon. 

 Meet with Economic Development Washington County (EDWC) to further discuss the types of 

industries that are well-suited to locating on The Farm and their infrastructure requirements. 

 Meet with the DOT to discuss intersection requirements and design options for the new, north-

south road and Holy Hill Rd. 

 Be prepared to engage with a prospective developer in providing infrastructure financing 

assistance including the potential for a tax increment finance district, special assessments, 

industrial revenue bonds, and obtaining federal and state grants. 

 Discourage indiscriminant divisions of The Farm property by requiring a master plan for the 

entire site before approving any plats or certified survey maps. 

 Prepare a plan for reconstructing Aicher Ln to a contemporary local street standard. 

 Meet with the DOT and the current property owner to discuss the potential for extending Depot 

St. across the railroad tracks for public access. 

Catalytic Projects and Programs 

The most significant action the Village can take to help encourage development of The Farm is to engage 

with the property owner to get a better handle on options for extending infrastructure to the property 

and the related costs. Having such information in hand will not only make the property more 

marketable, but is essential to the Village for understanding the likely types and magnitude of 

development and the potential long range impacts on Village finances. 

 Work with current property owner to understand level of interest in development and to 

connect with resources including financing, developers, and potential partners.  
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The Holy Hill Frontage 
The intersection of Interstate 41 and Holy Hill Road is the “front door” to the Village of Richfield.  The 

front door of a community is the entry point that has the most activity and is the primary access point 

for residents and visitors.  In Richfield, this assertion is supported by high traffic counts at this 

intersection when compared to other entry points around the Village.  At the Holy Hill Road exit there 

are nearly 15,000 Average Daily Trips according to the most recent WisDOT traffic study.  The next 

closest count is only about half that amount.  It is a safe assumption that most people heading to or 

from work or visiting the community access Richfield at the intersection of Holy Hill Road and Interstate 

41.  As the front door, the development patterns at this intersection should balance aesthetics and 

community image with commercial potential.   

The land directly west of the Interstate 41 and Holy Hill road interchange is well positioned to add tax 

positive development to the Village by targeting the right mix of commercial development and 

investment.  Currently, the interchange is largely undeveloped relative to the interchanges to the north 

and south.  Developers, real estate professionals, and staff at Economic Development Washington 

County have identified the interchange as one of the last high value development sites along the I-41 

corridor in Washington County.   

The Village has identified this area as a primary target for commercial and industrial investment due to 

its proximity to the interstate and relative isolation from the rest of the Village, but challenges with 

centralized water and sewer will need to be considered depending on the type of development effort 

undertaken.  As development occurs at the Farm to the north, there are opportunities to integrate both 

developments to encourage compatible uses and to ensure new development reflects the importance of 

the interchange as the front door to the Village. 

Land Uses 
All new development should balance development considerations with high aesthetic standards since 
this area is the front door to the Village.  By creating this balance Village residents will benefit from 
diversified tax base, increased shopping choices, and a community entry point reflective of the country 
way of life the Village is known for. 

 Target commercial development from I-41 on the east to Logger’s Park on the west. Commercial 
development should transition from highway oriented and/or regional commercial uses closest 
to the interstate to more local forms of commercial to the west.  This type of development 
pattern will help preserve the aesthetics as drivers enter the Village. 

 Explore redevelopment potential of the south side of Holy Hill Road from the I-41 off ramp to 
the BP on the corner of highway 175.  The frontage along this corridor has the potential for long 
term infill development compatible with the current gas station use. 

 Identify a potential tenant for the restaurant space at the BP on the corner of highway 175 and 
Holy Hill Road to replace the Dairy Queen that previously occupied the space. 

 At Logger’s park consider the feasibility to redevelop as new commercial or build on the existing 
recreational uses.  The owner is currently happy operating the facility, but has the property 
listed for sale.  Depending on the amount of developable land, the site could be a good location 
for future commercial development to tie the highway frontage to downtown. 

 Recruit an anchor tenant to occupy the former Westbury Bank space at the commercial center 
at the corner of Holy Hill Road and Wolf Road.  Any potential tenant that provide a business 
compatible with the Village’s needs should be considered.  However, the facility is turnkey ready 
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for a banking institution so the Village should focus most effort on recruitment of a financial 
institution. 

 Consider the orientation of the ingress/egress and site layout of the truck stop as the 
north/south connection develops on The Farm.  It will be important to work with the owner of 
the truck stop to ensure the north/south connection and truck stop are integrated. 

Public Improvements and Infrastructure 
Public improvements along the Holy Hill Frontage will provide enhancements that will act to compliment 
private development in order to maximize the success of projects.  It is important for the Village to focus 
energy and resources into improvements that will facilitate development that will be successful and 
contextually appropriate for the Village. 

 Locate an access point just west of the truck 
stop for the proposed north/south street 
connecting Endeavour Business Park, the 
Farm, and the Holy Hill Frontage.  Consider 
reorienting the ingress/egress for the truck 
stop to a point along this new street to help 
address east/west traffic considerations along 
Holy Hill Road. 

 Develop a landscaping master plan for the 
north and south sides of Holy Hill Road from 
the truck stop to Logger’s Park Sports 
Complex.  The plan should capture the 
country lifestyle of the Village.  Use landscaping materials that reflect the rustic country lifestyle 
such as white picket fencing, hedge rows, field stone, coniferous trees, and low maintenance 
plants. 

 Design and install a landmark feature near the planned roundabout that captures the Village’s 
history and acts as a gateway to the Village.  The landmark should incorporate elements that tell 
the story of Richfield in a unique yet universally understood way. 

 Incorporate auto-oriented wayfinding signage to the east of the planned roundabout to direct 
vehicles heading west on Holy Hill Road to amenities and shopping opportunities in Historic 
Downtown Richfield and south on highway 175 to the commercial development in the Hubertus 
Hamlet. 
 

Brownfields and Environment 
Although there are no immediate environmental considerations at the Holy Hill Frontage there are 
several properties with current or past uses that may make environmental investigation necessary 
should they be redeveloped.  Additionally, there are several small pockets of wetlands along Holy Hill 
Road that can be integrated into the landscaping plan for the area as attractive and functional micro-
ecosystems.   

 As redevelopment occurs along the Holy Hill Frontage consider the current and past uses of 
several of the properties used for industrial or heavy commercial operations.  Before any real 
estate transactions, consider any necessary environmental assessments to ensure all 
benchmarks are achieved toward timely redevelopment. 

 Encourage use of environmentally friendly building materials and energy efficiency standards in 
all new development. 
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 Protect environmental corridors and wetlands and capture as amenities in any new 
development. 
 

Policies and Programs 
Currently all properties along Holly Hill road, with the exception of Richfield School, are privately owned.  
Any development scenarios along the Holy Hill Frontage will be driven by private development interests.  
However, by coordinating with the Village, the County, and Economic Development Washington County 
property owners and private developers can tee up the projects to maximize the return on investment 
for the private interests and the public (through tax base diversification and development that fits the 
context of the community). 

 Meet with owners of properties on the South side of Holy Hill Road to discuss their long term 
plans. 

 Meet with the owner of the truck stop to discuss the long term plans for property. 

 Meet with the owner of Logger’s Park to discuss long term plans for the property.  The parcel is 
currently listed and the owner has expressed a willingness to sell.  Developing a better 
understanding of how the Village, the current owner, and any potential partners can work 
together will provide a plan to move redevelopment forward in line with the vision of all parties. 

 Engage prospective developers to connect with property owners who are interested in 
development opportunities. 

 Explore financing tools that allow new development to support the necessary public 
improvements. 

 Consider a design overlay district to provide specific perimeters and controls on new 
development to ensure it meets acceptable standards.  This type of design overlay will allow the 
Village to cultivate an attractive front door to the Village over the next several years. 

Catalytic Projects and Programs 

 Installation of the Landmark feature that represents Richfield’s past, present, and future near 
the highway 175 and Holly Hill Road roundabout.  This project will help define the Richfield 
gateway while building and strengthening community engagement. 

 Develop a conceptual master plan for the Holy Hill Frontage.  This master plan will act as a road 
map and communication tool for prospective development in order to clearly convey the 
Village’s vision for what development should look like along the corridor. 

 Recruit a new business for the vacant bank building in the commercial center at the intersection 
of Holy Hill Road and Wolf Road. 

 Recruit a destination commercial use east of highway 175.  Targeted developments should 
provide goods and services utilized by Village residents, but attract interstate traffic to exit at 
Holy Hill Road. 
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Implementation Priorities 
To begin immediately applying the recommendations in this plan several key catalytic priorities have 

been identified.  These priorities should be considered as the most attainable short term 

recommendations on the list.  This is due to momentum already underway, timing of other projects or 

funding opportunities, and/or each being a key component to set in motion a longer term development 

opportunity.  The Village should consider the recommendations listed in the Work Plan as the top 

priorities to ensure that the long term vision for the Northeast Corridor builds momentum and 

demonstrates measurable success.  By achieving quantifiable and observable outcomes the Village will 

build credibility for the project with residents and a reputation with funding agencies.  Appendix IV 

contains a list of current and upcoming grants that should be tracked over time to align funding with 

project opportunities.  

About the Work Plan 
A list of catalytic projects and programs identified in the Northeast Corridor are displayed in Table 3.  
The table is classified by project sub-area with the catalytic projects below each.  Under each catalytic 
project or program the typical steps necessary to move the project forward and achieve success are 
listed out.  The Implementation Work Plan and Schedule provides details on the steps to achieve project 
success, project leads and partners, and a generalized timeframe for completion of each step in the 
project.  
 
The top projects for each sub-area are listed first.  It should be noted that these projects can begin and 

run concurrently.  The Village should focus on timing projects around available resources and staff time 

in order to maximize efficiency and build momentum through successful execution of the projects.  As 

projects are completed and programs implemented this should be indicated on the Work Plan.   

Keeping the Strategy Current 
This document contains many more recommendations than are included in the Work Plan.  The initial 
Work Plan is intended to provide the Village with a realistic list of projects and programs that can have 
an immediate impact and are achievable with the current staff capacity.  This strategy is intended to 
have an 18 month timeline in order to provide enough time to begin and complete several elements 
within the table.  It is recommended that the Village reevaluate the contents of the Work Plan regularly 
in order to continue identifying the most current opportunities within the Northeast Corridor. 
 
When conducting periodic updates and reviews of the Work Plan the Village should transfer completed 
projects and programs to another tab within the Work Plan.  This will allow the active projects and 
programs portion of the plan to stay current and clutter free, while allowing the Village to track what 
has been accomplished to date.  This is especially important for grant and funding reporting or to build a 
rationale for pursuing other funding opportunities. 
 
Priority projects are those that: 

1. Have already started, are making progress, and have established momentum for moving ahead 
2. Are more cost effective and efficient to advance simultaneously with another project(s) already 

identified as a priority 
3. Continue/build off of a previous project 
4. Have funding source(s) available that are specific to the project/are economically viable 
5. Have potential to serve as a catalyst that will accelerate other identified projects 
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6. Result in the development of more detailed plans, establishment of policies, or decisions 
necessary for other implementation activities to be undertaken 

7. Have identified partners who are willing and able to participate 
8. Have the strong support and interest of the Village Board and citizens 
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Implementation Matrix  
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Appendix I: Open House Public Comment Summary 
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Appendix II: Market Analysis Data and Community Profiles 
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Appendix III: Funding Sources 
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