
 

 

CITY OF FRANKLIN 
SPECIAL COMMON COUNCIL MEETING* 

FRANKLIN CITY HALL COMMON COUNCIL CHAMBERS 
9229 WEST LOOMIS ROAD, FRANKLIN, WISCONSIN 

AGENDA** 
WEDNESDAY, JUNE 10, 2015 

AT 6:30 PM 
 

A. Call to Order and Roll Call. 
 

  

B. Citizen Comment Period. 
 

  

C. Reports and Recommendations: 
  . 

 1. Future Retail Development in the Area of South 76th Street and West Rawson 
Avenue/West Loomis Road. 

 2. Future Mixed-Use Business Light Industrial, Commercial, Residential and Nature 
Conservation Public Park Development in the Area of West Loomis Road and West Ryan 
Road. 

 3. Future Business Park Development in the Area of South 27th Street and West County 
Line Road; A Resolution Authorizing the Undertaking of the Development of the Franklin 
Corporate Park. 
 

D. Adjournment.   
  

 
 
 
 
 
 
 
 
 
 
 
 

  

*Notice is given that a majority of the Plan Commission, Community Development Authority and Economic Development Commission 
may attend this meeting to gather information about an agenda item over which the Plan Commission, Community Development Authority 
and Economic Development Commission, has decision-making responsibility.  This may constitute a meeting of the Plan Commission, 
Community Development Authority and Economic Development Commission, per State ex rel. Badke v. Greendale Village Board, even 
though the Plan Commission, Community Development Authority and Economic Development Commission will not take formal action at 
this meeting. 
**Supporting documentation and details of these agenda items are available at City Hall during normal business hours. 
[Note: Upon reasonable notice, efforts will be made to accommodate the needs of disabled individuals through appropriate aids and 
services.  For additional information, contact the City Clerk’s office at (414) 425-7500.] 
    

 



APPROVAL 
 

REQUEST FOR 
COUNCIL ACTION 

MEETING DATE 
June 10, 2015 

REPORTS AND 
RECOMMENDATIONS                  

Future Retail Development in the area of South 76th Street 
and West Rawson Avenue/West Loomis Road ITEM NUMBER 

 
Attached is a draft concept plan and Planning & Engineering Analysis prepared by GRAEF USA Inc. for the 
future retail development area.  Pat Kressin of GRAEF-USA Inc. will report upon the development planning 
status.  Michael C. Harrigan of Ehlers & Associates, Inc. will also be present to provide information for the 
development. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

COUNCIL ACTION REQUESTED 
 

As the Common Council deems appropriate. 
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One Honey Creek Corporate Center 
125 South 84th Street, Suite 401 
414 / 259 1500 
414 / 259 0037 fax 
www.graef-usa.com 

MEMORANDUM        
 
 
TO:  Nick Fuchs, Senior Planner    
 
FROM:  Pat Kressin, PLA, ASLA, LEED AP 
 
DATE:  June 5, 2015 
 
SUBJECT: City of Franklin – Area A Planning & Engineering Analysis 
 
We have completed GRAEF’s portion of the analysis to determine if a Tax Incremental 
District (TID) is a viable option for the development of the lands associated with Area A (near 
S. 76th Street (CTH U) and W. Rawson Avenue (CTH BB)). 
 
We have completed the following work products: 

• Site Due Diligence Report for the subject area. 
• Phase I Environmental Assessment for fill site. 
• Master Plan with associated infrastructure costs and potential future land value. 

 
The Site Due Diligence Report has discovered the following infrastructure or land 
development issues that are the cause for the lack of development for several of the 
undeveloped properties within Area A. 

• Lack of access to STH 36 – Access to STH 36 currently exists in both directions from 
S. 76th Street and W. Rawson Avenue.  In essence it provides redundant access at 
two interchanges within a ¼ mile of each other.  The access from W. Rawson 
Avenue to W. Loomis (STH 36) has precluded any potential access from W. Loomis 
Road south of W. Rawson Avenue to the adjacent properties due to the classification 
of the road and the recommended access spacing from such access points. 

• Buried Methane Pipe – A buried methane pipe runs between Crystal Ridge Drive and 
the W. Loomis Road access/frontage road.  

• Existing Wetlands – Several areas of existing wetlands exist.  Most appear to be low 
quality. 

• Fill Site – A portion of the B.3 parcel has been excavated and filled with little 
documentation. 

 
The Master Plan focused on the redevelopment of the vacant parcels within the proposed 
TID boundary.  Each of the vacant land areas were broken out by property owner or logical 
development boundary. The land uses for each of the development areas was selected 
based on likely development and the potential value of each land use was a current average 
for development type in Franklin. 
 
Master Plan – Alternate A 
The initial Master Plan provided for a mix of development types and yielded a total value of 
$85,717,700 over 116 acres.  We prepared a complete estimate of total construction costs 
for the land development as shown on the Master Plan for parcels A, B, C, D and F.  The 
 
2014-0960.00 
 

 



 

largest and potentially unknown costs are associated with the excavation and removal of the 
fill site and relocation of the methane pipe.  These items should be studied further, as they 
are an impediment to any development. 
 
Master Plan – Alternate B 
This Master Plan assumed the STH ramps could be removed, thus allowing for better access 
and additional developable land.  Master Plan - Alternate B provided for a better mix of 
development types and yielded $97,060,400 over 132 acres.  We prepared a complete 
estimate of total construction costs for the land development as shown on the Master Plan 
for parcels A, B, C and D.  The largest and potentially unknown costs in addition to the soil 
excavation and methane pipe would be for the removal of the ramps.  The actual cost and 
potential acquisition costs of the land should be studied further.   
 
Based on our work to date GRAEF recommends the following the following actions: 

• Continue to work with WisDOT to determine if elimination of the south ramps to W. 
Loomis Road can be removed, thus allowing for additional developable land and 
better access for the adjacent properties. 

• Work with Milwaukee County to determine impact of underground methane pipe 
adjacent to The Rock and if it can safely be built over or what the relocation costs 
would be. 

• Work with the existing land owners to determine what impact existing wetlands have 
on future development potential. 

• Work with the existing land owner to determine what impact the existing fill site has 
on future development potential. 

• Work as a community, with your financial consultant and with existing land owners 
and potential developers to determine actual TIF boundary, future values, phasing 
and which infrastructure items would aid in development and pass the “but for” test.  
Our initial thoughts would be to focus on the site and infrastructure challenges 
described above and within lands within Area A, B, C and D. 

 
PJK:pjk 
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Enclosures 
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INTRODUCTION
The City of Franklin is interested in redeveloping 
approximately 563.43 acres of land (referred to as 
Area A) near the intersection of Rawson Avenue 
and 76th Street, City of Franklin, Milwaukee County, 
Wisconsin.  The redevelopment site is shown in the 
Project Site Location Map and will be referred to as 
the “Project Site” throughout this report.  

This report, offered by the City of Franklin and 
authored by GRAEF, is the due diligence investigation 
for the Project Site.
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1.1 SITE
1.1.1 Location
The Project Site is centered on the intersection 
of Rawson Avenue and 76th Street, and borders 
Rawson Avenue approximately 1.3 miles to the east 
and 0.5 miles to the west.

The Project Site consists of several separate land 
parcels that total approximately 563.43 acres.  The 
total Project Site is comprised of all or part of Sections 
2, 3, 4, 9, 10 and 17 of Township 5 North, Range 21 
East, Milwaukee County, Wisconsin.  See Figure 
A-1.1.1.

1.1.2 Aerial
The Project Site aerial shows different patterns 
of development, as well as the general landforms 
present.  See Figure A-1.1.2.

1.1.3 USGS Map
See Figure A-1.1.3 for the United States Geological 
Survey map of the Project Site.

1.1.4 Zoning
The	current	zoning	of	 the	Project	Site	 is	diversified,	
and oriented along the major highways and street 
corridors within the site area (illustrated in Figure 
A-1.1.4).  

Properties adjacent to Rawson Avenue are zoned as:
•	 PDD (Planned Development Districts)
•	 B-3 (Community Business District)
•	 B-2 (General Business District
•	 R-6 (Suburban Single Family Residential)
•	 FW (Floodway District), FC (Floodplain 

Conservancy District), and 
•	 A-1 (Agricultural District)

Properties adjacent to Loomis Road are zoned as:
•	 R-3E (Suburban/Estate Single Family 

Residence District)
•	 R-6 (Suburban Single Family Residence 

District)
•	 B-1 (Neighborhood Business District), and 
•	 PDD (Planned Development Districts).

Recently proposed commercial/retail development 
meets the existing development and zoning regulation 
for land use; therefore, rezoning may not be necessary.  
Individual developments will be approved on a case 
by case basis and zoning compliance permits will be 
required as new businesses relocate within the City 
limits.

1.1.5 Planned Land Use
Figure A-1.1.5 shows the planned land uses for the 
City of Franklin. The Project Site mostly contains 

Project Site  - not to scale

Zoning - not to scale
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large areas planned for Commercial Use, Mixed Use, 
Transportation, Recreation, and Natural Resources.

Adjacent to the Project Site are a number of existing 
land uses which are listed in order of largest area:

•	 Single Family Residential properties border 
the Project Site to the East, West, and South.

•	 Natural Resource Features border the Project 
Site to the North and South including the 
Root River, which passes through the east 
portion	of	the	Project	Site	as	it	flows	south.	

•	 Three Multi-Family Residential developments 
border the Project Site to the South. 

•	 A few institutional land uses are located North 
and South of the site.

1.1.6 Easements
There	are	no	significant	easements	within	the	Project	
site, with the exception of a few located on small land 
parcels. (See Figure A-1.1.6).

1.1.7 Contours
The	Project	Site	was	filled	in	the	past,	which	changed	
the natural topography.  Initially, the Project Site 
ranged from higher than 780 feet mean sea level 
(MSL) along State Trunk Highway (STH) 36 to lows 
in the southeast corner of the site at less than 870 
feet MSL.  Filling efforts have increased the elevation 
of approximately the middle third of the parcel to the 
elevation of the adjacent highway. A map indicating 
elevations and contours has been conducted 
to illustrate the topography of the site and the 
implications on development. The map is included as 
Figure A-1.1.7.

1.1.8 Road Classifications
Figure	A-1.1.8	illustrates	different	road	classifications	
across and around the Project Site.

1.1.9 Daily Traffic Averages
A	 map	 of	 the	 annual	 average	 daily	 traffic	 (AADT)	
indicates	 that	 most	 traffic	 within	 the	 Project	 Site	
occurs along Loomis Road and Rawson Avenue. The 
largest	traffic	volume	within	the	Project	Site	is	21,700	
vehicles per day, located near the intersection of 76th 
Street and Rawson Avenue (see Figure A-1.1.9).

Contours - not to scale
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1.2 ENVIRONMENTAL
1.2.1 Floodplain and Wetland Inventory
The Project Site is located within the Root River 
watershed, which is approximately one mile to the 
southwest. Stormwater at the site is controlled by 
the	placement	of	fill	and	gradual	slopes	that	transmit	
stormwater into wetlands along the eastern part 
of the site. These wetlands were mapped by the 
National Wetlands Inventory and the Wisconsin 
Department of Natural Resources (WDNR), per 
Figures A-1.2.1 through A-1.2.3.  The direction of 
local shallow groundwater likely varies within the 
site,	but	 is	probably	 toward	 the	wetlands.	 	The	flow	
directions	are	likely	to	be	variable	and	fluctuate	with	
the level and intensity of precipitation. The wetlands 
are indicated as Freshwater Emergent Wetland, and 
Freshwater Forested/Shrub Wetland, and are within 
proximity	of	flood	hazard	areas.

The FEMA Floodplain Map outlines a Regulatory 
Floodway located within the eastern portion of 
the Project Site.  Land adjacent to this Regulatory 
Floodway	has	a	1%	annual	chance	of	a	flood	hazard.		
This	flood	risk	area	encompasses	almost	1/3	of	 the	
total	site	area	and	is	a	significant	consideration	in	the	
planning of future development (see Figure A-1.2.1).

1.2.2 Soils & Geology Analysis
The project is located between the Tinley and the Lake 
Border Moraines.  Glacial sediments are anticipated 
to the clayey diamict of the Tinley facies of the Oak 
Creek Formation.  The diamicts are generally clayey 
silt, but can have sand lenses.  Soils developed in 
these types of glacial materials are typically clay 
rich.  Soils at the site were mapped as the Morley 
silty loam, Blount silty loam and the Ashkum silty clay 
loam soils.  All three of these soils form in clayey till 
sediments.  Ashkum soils typically have a seasonally 
high water table.  Because of the shallow depth to 
the water table, surface spills and releases have the 
potential to impact shallow groundwater, although the 
silty clayey nature of some of the area soils possibly 
slows the movement of groundwater through the site.

Beneath approximately 150 to 200 feet of sediments, 
the uppermost bedrock at the site is the Silurian age 
dolomites of the Niagara Formation.  Beneath the 
Silurian age dolomites are Ordovician shales of the 
Maquoketa Formation.  These shales provide a barrier 
between the shallow and deep bedrock aquifer units.  
Beneath the Ordovician shales are Ordovician and 
Cambrian sedimentary rocks consisting of dolomites, 
sandstones and shales.  Beneath the Cambrian 
sedimentary units are Precambrian age crystalline 
rocks.  The sedimentary bedrock units function as 
regional	aquifers	as	described	briefly	below.		Refer	to	
Figures A-1.2.4 and A-1.2.10 for additional information 
on Project Site soils.

Soils- not to scale
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1.2.3 Environmental Site Assessment
A Phase 1 Environmental Site Assessment (Figure 
A-1.2.9) was conducted to provide information, data 
and identify environmental conditions associated 
the Project Site that could potentially impact future 
development. The site assessment found the 
following historical activities that could affect soil or 
groundwater quality:

•	 A	closed	Milwaukee	County	Landfill	has	the	
potential to contaminate groundwater within 
the Project Site due to its close proximity. 
This	landfill	is	located	north	of	Loomis	Road	
and	 Rawson	 Avenue.	 The	 landfill	 depth	
ranges from 7 to 64 feet below grade.  See 
Figure A-1.2.6.

•	 Fill, taken from construction projects, was 
brought	 on	 site	 and	 used	 to	 fill	 depths	 of	
up	 to	20	 feet.	 Information	and	 testing	on	fill	
contamination was not available.  See Figure 
A-1.2.11 

•	 The Environmental Data Resources, Inc. also 
contained a list of eight sites located near 
the Project Site, which have had detrimental 
impacts on the environments. A list of these 
sites can be found in Figure A-1.2.12.  These 
properties	do	not	pose	a	significant	threat	to	
the quality of the environment of the Project 
Site.

1.2.4 Environmental Corridor Assessment
The Southeastern Wisconsin Regional Planning 
Commission (SEWRPC) mapped elements of 
the regional natural resources, as well as natural 
resource-related features as existing and potential 
park sites, sites of historic and archaeological value, 
areas possessing scenic vistas or viewpoints, and 
areas	of	scientific	value.	Said	inventories	resulted	in	
the	 identification	 and	 delineation	 of	 “environmental	
corridors” (linear areas containing concentrations 
of	 significant	 natural	 resource	 and	 resource-related	
features).  These areas are noted in Figure A-1.2.5.

1.2.5 Endangered Resources Review
A Natural Heritage Inventory (NHI) Endangered 
Resources Review Request was submitted to the 
WDNR to determine the potential presence of 
State Endangered, Threatened, or Special Concern 
Species.  The results of this review concluded 
that nine rare species are recorded within the 
Project site or surrounding area. These species 
include:	 four	 fish,	 two	 snake,	 one	 turtle,	 and	 two	
plant. During development, action is required for 
two	 threatened	 fish	 species,	 which	 include	 strict	
erosion and sedimentation control. Other actions are 
recommended to protect two snake species and one 
turtle species; however, these recommendations are 
optional.  See Figures A-1.2.7 and A-1.2.8.

Corridor Assesment- not to scale
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1.3 UTILITIES
1.3.1 Water Mains
Larger 16-inch and 12-inch water mains service the 
site along Rawson Avenue. Existing development 
located south of Rawson Avenue is serviced by a 12-
inch water main along 76th Street and 8-inch water 
mains (See Figure A-1.3.1).

1.3.2 Storm Sewer Mains
Storm Sewers are located along Rawson Avenue and 
76th Street (See Figure A-1.3.2).

1.3.3 Sanitary Sewer Mains
Sanitary sewer mains that service the site include a 
30-inch and 10-inch main, which are located adjacent 
to Rawson Avenue. Smaller 8-inch mains serve the 
existing development near the intersection of 76th 
Street and Rawson Avenue. (See Figure A-1.3.3). 

1.3.4 Franklin Public Services Policy
The Project Site contains areas not serviced by 
sanitary sewer or water. As property within the Project 
Site is rezoned, subdivided, or redeveloped, it must 
refer to the Pre-Sanitary Sewer Land Use/Zoning, 
Land Division, and Public Services Policy for the 
Southwestern Portion of the City of Franklin (See 
Figures A-1.3.4 and A-1.3.5).

1.4 ENTITLEMENT
1.4.1 Development Applications
Proposed commercial and retail development planned 
for the Project Site must comply with Zoning and the 
Comprehensive Master Plan, or will otherwise need to 
apply for Amendment Applications. New development 
may also require Zoning Compliance Permits, Special 
Use Applications, Building Permits, Sign Permits, and 
Occupancy Permits via the Inspection Department of 
the City of Franklin. 

The	Unified	Development	Ordinance	(UDO)	requires	
applications to be reviewed by a board or commission 
within a scheduled period of time. Each application 
has an associated fee which shall be paid to the City 
of Franklin’s Treasurer (See Figure A-1.4.1).

Water Mains- not to scale

Storm Sewer Mains- not to scale

Sanitary Sewer mains- not to scale
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1.5 DEMOGRAPHICS
1.5.1 Population
A majority of the Project Site and adjacent land has 
a total population between 251 and 500 persons 
per square mile.  The Project Site contains a dense 
number of households east of 76th Street that is over 
1,000 dwellings per square mile.  The density of the 
Project Site west of 76th Street is less and ranges 
from 751 to 750 households per square mile.  See 
Figures A-1.5.1 and A-1.5.2.

1.5.2 Income
The population west of 76th Street within the Project 
Site has a higher median annual household income 
ranging from $50,001-$150,000, while the population 
east of 76th Street ranges from $50,001-$75,000 
(See Figure 5D). The highest per capita household 
income is located west of Loomis Road and is over 
$75,000 (See Figures A-1.5.3 and A-1.5.4).

1.5.3 Employees
The greatest numbers of employees within the 
surrounding area are located within the Project Site’s 
Boundary near the intersection of 76th Street and 
Rawson Avenue (See Figure A-1.5.5).

1.5.4 Property Ownership
An itemized list of properties within the Project Site 
and	 their	 identified	 owners	 is	 included	 in	 Figure	
A-1.5.6 of this report.

1.5.5 Acreage Value
The highest valued properties within the Project Site 
are located near the intersection of 76th Street and 
Rawson Avenue. These properties range in value 
between $80,455-$1,533,463 per acre.  Other land 
values within the Project Site are below $80,455 per 
acre (See Figure A-1.5.7).

1.5.6 US Census Bureau Statistics
See Figures A-1.5.8 and A-1.5.10 for statistics and 
information gathered by the US Census Bureau about 
the residents of Franklin. This information provides 
a more in-depth analysis of Franklin’s population, 
demographics, education attainment, business and 
commuting, income, and housing characteristics. 

1.5.7 Community Profile
See Figure A-1.5.9 for statistics collected by 
Environmental Systems Research Institute (ESRI) 
on population, demographics, households, housing, 
education attainment, occupation, and disposable 
income of the residents of Franklin.

Population Density- not to scale

Households- not to scale
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1.6 DEVELOPMENT
1.6.1 Preliminary and Proposed Util it ies
Franklin’s plans for future utility service to the Area 
are	reflected	in	Figures	A-1.6.1	to	1.6.3

1.6.2 Developable Areas Map
Areas of developable land are depicted in Figure 
A-1.6.4.

1.6.3 Stormwater Management
Figures A-1.6.5 and A-1.6.6 show anticipated 
stormwater management areas and associated 
Best Management Practice (BMP) calculations for 
stormwater	storage,	treatment,	and	infiltration.

1.6.4 Area A Associated Development Plans
Figures A-1.6.7 through A-1.6.13 show conceptual 
designs and working drawings for development 
occurring within or adjacent to Area A.



FIGURES
The following pages are maps and diagrams of the 
Project	Site,	illustrating	the	findings	presented	in	this	
report.
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