
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 
 
cc: Mayor Olson – City of Franklin 
 Jesse Wesolowski – City of Franklin 
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Mr. Nick Fuchs -2- June 5, 2015 
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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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CITY OF FRANKLIN - AREA A - ALTERNATIVE A 
DEVELOPABLE LAND ASSESSMENT

GRAEF 

ID Acres

Total Assessed 

Value

Assessed Value 

Per Acre Roadways Open Space Retail Single Family Multi-Family Large User Mixed Use Industrial Total Increase in Value

$0 $0 $825,000 $614,000 $600,000 $825,000 $825,000 $517,000

Area A 0 0 10.6 9.3 3.7 18.5 4.1 0 46.2

Total 29.16 $501,200 $17,186 29.16 acres $0 $0 $8,745,000 $5,710,200 $2,220,000 $15,262,500 $3,382,500 $0 $35,320,200 $34,819,000

Area B 0 0 0 0 0 0 0 0 0

Total 68.86 $690,000 $10,020 53.71 acres $0 $0 $0 $0 $0 $0 $0 $0 $0 -$690,000

Area C 0 0 0 0 12 6.9 0 0 18.9

Total 44.54 $1,302,000 $29,232 41.31 acres $0 $0 $0 $0 $7,200,000 $5,692,500 $0 $0 $12,892,500 $11,590,500

Area D 0 0 2.5 0 0 0 0 0 2.5

Total 16.65 $0 $0 16.65 acres $0 $0 $2,062,500 $0 $0 $0 $0 $0 $2,062,500 $2,062,500

Area E 0 0 0 0 3.9 0 0 0 3.9

Total 5.01 $901,400 $179,900 5.01 acres $0 $0 $0 $0 $2,340,000 $0 $0 $0 $2,340,000 $1,438,600

0.00

Area F 0 0 5.5 0 8.9 0 0 0 14.4

Total 21.42 $1,979,400 $92,406 20.15 acres $0 $0 $4,537,500 $0 $5,340,000 $0 $0 $0 $9,877,500 $7,898,100

Area G 0 0 5.7 0 5.7 0 0 0 11.4

Total 19.63 $1,777,900 $90,548 15.28 acres $0 $0 $4,702,500 $0 $3,420,000 $0 $0 $0 $8,122,500 $6,344,600

Area I 0 0 18.3 0 0 0 0 0 18.3

Total 85.74 $4,876,400 $56,874 36.38 acres $0 $0 $15,097,500 $0 $0 $0 $0 $0 $15,097,500 $10,221,100

0 0 43 9 34 25 4 0 116

Total Area G291.02 $12,028,300 $41,331 217.66 acres $0 $0 $35,145,000 $5,710,200 $20,520,000 $20,955,000 $3,382,500 $0 $85,712,700 $73,684,400

Existing Land Information Proposed Development

Developable 

Land



CITY OF FRANKLIN - AREA A - ALTERNATE A

GRAEF ID

Total 

Acres

Developed 

Acres Lots

Earthwork 

(Acre)

Water 

Transmission 

System (L.F.)

Water 

Distribution 

System (L.F.)

Water Valves 

(Each) Hydrants (Each)

Water Services 

(Lot)

Sanitary Sewer 

(L.F.)

Sanitary Services 

(Lot)

Paving & Storm 

Sewer                    

(L.F. Road)

Stormwater 

Management 

@50% Impervious 

(Acre)

Traffic Signals and 

Lane Improvements 

(Intersection)

Lighting -         

100' spacing                 

(L.F Road)

Power 

Distribution (Acre)

$18,900 $150 $125 $2,300 $4,500 $2,750 $200 $2,400 $500 $25,000 $750,000 $75 $5,000

Area A 16.00 0 1,700 4 4 25 1,570 25 2420 8.00 1 2420 16.00
Total 29.16 16.00 25 $302,400 $0 $212,500 $9,200 $18,000 $68,750 $314,000 $60,000 $1,210,000 $200,000 $750,000 $181,500 $80,000

Area B 39.40 0 6,500 14 19 15 4,360 15 6630 19.70 1 6630 39.40
Total 68.86 39.40 15 $744,660 $0 $812,500 $32,200 $85,500 $41,250 $872,000 $36,000 $3,315,000 $492,500 $750,000 $497,250 $197,000

Area C 18.90 0 2,290 5 7 10 2,430 10 2240 9.45 2 2240 18.90
Total 44.54 18.90 10 $357,210 $0 $286,250 $11,500 $31,500 $27,500 $486,000 $24,000 $1,120,000 $236,250 $1,500,000 $168,000 $94,500

Area D 10.80 0 3,500 7 10 3 5,670 3 2750 5.40 2 2750 10.80
Total 16.65 10.80 3 $204,120 $0 $437,500 $16,100 $45,000 $8,250 $1,134,000 $7,200 $1,375,000 $135,000 $1,500,000 $206,250 $54,000

Area E 0.00 0 0 0 0 0 0 0 0 0.00 0 0 0.00
Total 5.01 3.90 1 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Area F 14.40 0 5,770 12 17 5 3,760 5 2670 7.20 0.5 2670 14.40
Total 21.42 14.40 5 $272,160 $0 $721,250 $27,600 $76,500 $13,750 $752,000 $12,000 $1,335,000 $180,000 $375,000 $200,250 $72,000

Area G 0.00 0 0 0 0 0 0 0 0 0.00 0 0 0.00
Total 19.63 9.60 5 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Area I 0.00 0 0 0 0 0 0 0 0 0.00 0 0 0.00
Total 85.74 18.30 5 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total Area G 291.01 131.30 69 $1,880,550 $0 $2,470,000 $96,600 $256,500 $159,500 $3,558,000 $139,200 $8,355,000 $1,243,750 $4,875,000 $1,253,250 $497,500

Proposed Infrastructure Improvements



CITY OF FRANKLIN - AREA A - ALTERNATE A

GRAEF ID

Area A
Total

Area B
Total

Area C
Total

Area D
Total

Area E
Total

Area F
Total

Area G
Total

Area I
Total

Total Area G

Natural Gas              

(Lot)

Telephone, Data, 

CATV                  

(Lot)

Methane Pipe 

Relocation              

(L.F.)

Green 

Infrastructure - 

Purple Pipe (Acre)

Pedestrian/    

Bicycle Path     

(L.F.)

Street Trees -   50' 

spacing     (L.F. 

Road)

Decorative 

Streetscape     

(L.F. Road)

Signage              

(Each)

Public Park/        

Open Space              

(Acre)

Town Square 

(Each)

Ramp Fill and 

Compaction    

(S.Y.)

Contaminated or 

Unsuitable Soil 

Removal    (C.Y.) Total Notes

$2,600 $3,000 $400 $5,000 $40 $20 $275 $20,000 $2,000 $1,000,000 $200 $50

25 25 0 0.00 0 2,420 0 1 5.00 0 0 0
$65,000 $75,000 $0 $0 $0 $48,400 $0 $20,000 $10,000 $0 $0 $0 $3,624,750

15 15 0 0.00 0 6,630 3,000 1 30.00 1 0 12,600
$39,000 $45,000 $0 $0 $0 $132,600 $825,000 $20,000 $60,000 $1,000,000 $0 $630,000 $10,627,460

10 10 0 0.00 0 2,240 0 1 5.00 0 0 0
$26,000 $30,000 $0 $0 $0 $44,800 $0 $20,000 $10,000 $0 $0 $0 $4,473,510

3 3 1500 0.00 0 2,750 0 1 5.00 0 0 50,000
$7,800 $9,000 $600,000 $0 $0 $55,000 $0 $20,000 $10,000 $0 $0 $2,500,000 $8,324,220

0 0 0 0.00 0 0 0 0 0.00 0 0 0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

5 5 0 0.00 0 2,670 0 1 3.00 0 0 0
$13,000 $15,000 $0 $0 $0 $53,400 $0 $20,000 $6,000 $0 $0 $0 $4,144,910

0 0 0 0.00 0 0 0 0 0.00 0 0 0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

0 0 0 0.00 0 0 0 0 0.00 0 0 0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$150,800 $174,000 $600,000 $0 $0 $334,200 $825,000 $100,000 $96,000 $1,000,000 $0 $3,130,000 $31,194,850

Proposed Infrastructure Improvements

No improvements

Full infrastructure 

improvements

No improvements

No improvements

Full infrastructure 

improvements

Full infrastructure 

improvements

Full infrastructure 

improvements

Full infrastructure 

improvements
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CITY OF FRANKLIN - AREA A - ALTERNATIVE B 
DEVELOPABLE LAND ASSESSMENT

GRAEF 

ID Acres

Total Assessed 

Value

Assessed Value 

Per Acre Roadways Open Space Retail Single Family Multi-Family Large User Mixed Use Industrial Total Increase in Value

$0 $0 $825,000 $614,000 $600,000 $825,000 $825,000 $517,000

Area A 0 0 14 21.1 9.7 8.7 0 53.5

Total 29.16 $501,200 $17,186 29.16 acres $0 $0 $11,550,000 $12,955,400 $5,820,000 $7,177,500 $0 $0 $37,502,900 $37,001,700

Area B 0 0 0 0 0 0 0 0 0

Total 68.86 $690,000 $10,020 53.71 acres $0 $0 $0 $0 $0 $0 $0 $0 $0 -$690,000

Area C 0 0 9.5 0 3.9 10.9 0 0 24.3

Total 44.54 $1,302,000 $29,232 41.31 acres $0 $0 $7,837,500 $0 $2,340,000 $8,992,500 $0 $0 $19,170,000 $17,868,000

Area D 0 0 6 0 0 0 0 0 6

Total 16.65 $0 $0 16.65 acres $0 $0 $4,950,000 $0 $0 $0 $0 $0 $4,950,000 $4,950,000

Area E 0 0 0 0 3.9 0 0 0 3.9

Total 5.01 $901,400 $179,900 5.01 acres $0 $0 $0 $0 $2,340,000 $0 $0 $0 $2,340,000 $1,438,600

0.00

Area F 0 0 5.5 0 8.9 0 0 0 14.4

Total 21.42 $1,979,400 $92,406 20.15 acres $0 $0 $4,537,500 $0 $5,340,000 $0 $0 $0 $9,877,500 $7,898,100

Area G 0 0 5.7 0 5.7 0 0 0 11.4

Total 19.63 $1,777,900 $90,548 15.28 acres $0 $0 $4,702,500 $0 $3,420,000 $0 $0 $0 $8,122,500 $6,344,600

Area I 0 0 18.3 0 0 0 0 0 18.3

Total 85.74 $4,876,400 $56,874 36.38 acres $0 $0 $15,097,500 $0 $0 $0 $0 $0 $15,097,500 $10,221,100

0 0 59 21 32 20 0 0 132

Total Area G291.02 $12,028,300 $41,331 217.66 acres $0 $0 $48,675,000 $12,955,400 $19,260,000 $16,170,000 $0 $0 $97,060,400 $85,032,100

Proposed Development

Developable 

Land

Existing Land Information



CITY OF FRANKLIN - AREA A - ALTERNATE B

GRAEF ID

Total 

Acres

Developed 

Acres Lots

Earthwork 

(Acre)

Water 

Transmission 

System (L.F.)

Water 

Distribution 

System (L.F.)

Water Valves 

(Each) Hydrants (Each)

Water Services 

(Lot)

Sanitary Sewer 

(L.F.)

Sanitary 

Services (Lot)

Paving & Storm 

Sewer                    

(L.F. Road)

Stormwater 

Management 

@50% Impervious 

(Acre)

Traffic Signals and 

Lane Improvements 

(Intersection)

Lighting -          

100' spacing                 

(L.F Road)

Power 

Distribution         

(L.F Road)

$18,900 $150 $125 $2,300 $4,500 $2,750 $200 $2,400 $500 $25,000 $750,000 $75 $60

Area A 21.10 0 1,700 4 4 50 1,570 50 2420 10.55 1 2420 2420.00
Total 29.16 21.10 50 $398,790 $0 $212,500 $9,200 $18,000 $137,500 $314,000 $120,000 $1,210,000 $263,750 $750,000 $181,500 $145,200

Area B 32.40 0 6,500 14 19 15 4,360 15 6630 16.20 1 6630 6630.00
Total 68.86 32.40 15 $612,360 $0 $812,500 $32,200 $85,500 $41,250 $872,000 $36,000 $3,315,000 $405,000 $750,000 $497,250 $397,800

Area C 24.30 0 2,290 5 7 10 2,430 10 2240 12.15 1 2240 2240.00
Total 44.54 24.30 10 $459,270 $0 $286,250 $11,500 $31,500 $27,500 $486,000 $24,000 $1,120,000 $303,750 $750,000 $168,000 $134,400

Area D 6.00 0 3,500 7 10 6 5,670 6 2750 3.00 1 2750 2750.00
Total 16.65 6.00 6 $113,400 $0 $437,500 $16,100 $45,000 $16,500 $1,134,000 $14,400 $1,375,000 $75,000 $750,000 $206,250 $165,000

Area E 0.00 0 0 0 0 0 0 0 0 0.00 0 0 0.00
Total 5.01 3.90 1 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Area F 0.00 0 0 0 0 0 0 0 0 0.00 0 0 0.00
Total 21.42 14.40 5 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Area G 0.00 0 0 0 0 0 0 0 0 0.00 0 0 0.00
Total 19.63 9.60 5 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Area I 0.00 0 0 0 0 0 0 0 0 0.00 0 0 0.00
Total 85.74 18.30 5 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total Area G 291.01 130.00 97 $1,583,820 $0 $1,748,750 $69,000 $180,000 $222,750 $2,806,000 $194,400 $7,020,000 $1,047,500 $3,000,000 $1,053,000 $842,400

Proposed Infrastructure Improvements



CITY OF FRANKLIN - AREA A - ALTERNATE B

GRAEF ID

Area A
Total

Area B
Total

Area C
Total

Area D
Total

Area E
Total

Area F
Total

Area G
Total

Area I
Total

Total Area G

Natural Gas              

(Lot)

Telephone, 

Data, CATV                  

(Lot)

Methane Pipe 

Relocation              

(L.F.)

Green 

Infrastructure - 

Purple Pipe (Acre)

Pedestrian/   

Bicycle Path     

(L.F.)

Street Trees -       

50' spacing     

(L.F. Road)

Decorative 

Streetscape     

(L.F. Road)

Signage              

(Each)

Public Park/        

Open Space              

(Acre)

Town Square 

(Each)

Ramp Fill and 

Compaction    

(S.Y.)

Contaminated or 

Unsuitable Soil 

Removal    (C.Y.) Total Notes

$1,500 $3,000 $400 $5,000 $40 $20 $275 $20,000 $2,000 $1,000,000 $200 $50

50 50 0 0.00 0 2,420 0 1 5.00 0 0 0
$75,000 $150,000 $0 $0 $0 $48,400 $0 $20,000 $10,000 $0 $0 $0 $4,063,840

15 15 0 0.00 0 6,630 2,000 4 30.00 1 2,500 12,600
$22,500 $45,000 $0 $0 $0 $132,600 $550,000 $80,000 $60,000 $1,000,000 $500,000 $630,000 $10,876,960

10 10 0 0.00 0 2,240 0 2 5.00 0 2,500 0
$15,000 $30,000 $0 $0 $0 $44,800 $0 $40,000 $10,000 $0 $500,000 $0 $4,441,970

6 6 0 0.00 0 2,750 0 2 5.00 0 2,500 50,000
$9,000 $18,000 $0 $0 $0 $55,000 $0 $40,000 $10,000 $0 $500,000 $2,500,000 $7,480,150

0 0 0 0.00 0 0 0 0 0.00 0 0 0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

0 0 0 0.00 0 0 0 0 0.00 0 0 0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

0 0 0 0.00 0 0 0 0 0.00 0 0 0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

0 0 0 0.00 0 0 0 0 0.00 0 0 0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$121,500 $243,000 $0 $0 $0 $280,800 $550,000 $180,000 $90,000 $1,000,000 $1,500,000 $3,130,000 $26,862,920

Proposed Infrastructure Improvements

No improvements

No improvements

No improvements

No improvements

Full infrastructure 

improvements

Full infrastructure 

improvements

Full infrastructure 

improvements

Full infrastructure 

improvements
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MEMORANDUM        
 
 
 
TO:  Art Baumann, P.E. – WisDOT SE Region 
  Mayor Steve Olson – City of Franklin 
   
FROM: Andre Ost, P.E., PTOE 
  Shana Brummond, P.E., PTOE 
 
DATE:  May 13, 2015 
 
SUBJECT: Franklin Area A TIA - Initial Review 
 Franklin, Wisconsin 
 

Introduction 
The Franklin Area A Development is a mixed use development proposed to be located along W. 
Loomis Road (STH 36) at the interchanges with W. Rawson Avenue (CTH BB) & S. 76th Street 
(CTH U) in the City of Franklin.  The development includes four specific areas along W. Loomis 
Road.  The development plan requires the removal of the W. Rawson Avenue ramps and 
realignment of the S. 76th Street ramps.  Construction is expected to begin with the realignment of 
the ramps in 2017 with full build out by 2022.  
The Wisconsin Department of Transportation (WisDOT) requires a full Traffic Impact Analysis (TIA) 
for developments generating more than 500 peak hour trips.  This initial review identifies the study 
area, trip generation and analysis periods for the TIA.   

Development Overview  

Site Location 
A street map illustrating the location of the Franklin Area A developments is shown on Exhibit 1. 

Study Area 
As discussed with WisDOT staff, the study area for the TIA is recommended to include the 
following intersections: 

 
 
 



• W. Loomis Road (STH 36) Northbound ramps & W. Rawson Avenue (CTH BB) 
• W. Loomis Road (STH 36) Northbound ramps & S. 76th Street (CTH U) 
• W. Loomis Road (STH 36) Southbound ramps & S. 76th Street (CTH U) 
• W. Loomis Road (STH 36) Southbound ramps & W. Rawson Avenue (CTH BB) 
• S. 76th Street (CTH U) & W. Rawson Avenue (CTH BB) 
• S. 68th Street & W. Rawson Avenue (CTH BB) 
• S. 76th Street (CTH U) and W. Crystal Ridge Drive 
• W. Rawson Avenue (CTH BB) and W. Crystal Ridge Drive 
• W. Loomis Road (STH 36) & W. Drexel Avenue 
• W. Loomis Road (STH 36) & 3 Proposed Study Intersections (North, Middle, 

South) 
 
The existing geometrics at the study area intersections are shown on Exhibit 2. The future planned 
transportation system with the proposed ramp realignments is shown on Exhibit 3. The following is 
a description of the existing study area roadways. 
 
W. Loomis Road (STH 36) is a four-lane northeast/southwest divided principal arterial that passes 
under S. 76th Street and W. Rawson Avenue with ramp connections to both roadways. According 
to the Wisconsin Department of Transportation (WisDOT), the Year 2014 Annual Average Daily 
Traffic (AADT) along W. Loomis Road was 16,700 vehicles per day (vpd) north of W. Drexel 
Avenue and 18,600 vpd north of 76th Street.  W. Loomis Road has a 45-mph speed limit from the 
south project limits to 0.3 miles north of W. Drexel Avenue where the speed limit increases to 55-
mph.  The 55-mph speed limit continues for 1.9 miles through the W. Rawson Avenue and S. 76th 
Street ramps and then decreases to 45-mph near S. 68th Street. 
 
Crystal Ridge Drive / Old Loomis Road (CTH K) is a two-lane northeast/southwest undivided 
local roadway that provides access through the Rock Sports Complex. The speed limit on Crystal 
Ridge Drive / Old Loomis Road is posted at 35-mph. 
 
S. 76th Street (CTH U) is a six-lane divided north/south principal arterial with a posted speed limit 
of 40-mph through the study area. According to WisDOT, S. 76th Street had a 2011 AADT of 
28,300 vpd north of Crystal Ridge Drive and 24,700 vpd south of W. Rawson Avenue. 
 
S. 68th Street is a two-lane undivided north/south collector roadway with a posted speed limit of 
30-mph through the study area. According to WisDOT, S. 76th Street had a 2011 AADT of 2,300 
vehicles per day (vpd) north of W. Rawson Avenue and 2,600 vpd south of W. Rawson Avenue. 
 
W. Rawson Avenue (CTH BB) is an east/west principal arterial that transitions from a two-lane 
undivided roadway section to a four-lane divided roadway section west of Crystal Ridge Drive. The 
median width through the study area is at least 25 feet wide allowing for two-stage crossing 
movements (vehicles can wait in the median before completing their maneuver) at stop controlled 
intersections. W. Rawson Avenue has a 40-mph speed limit within the study area. The 2011 
WisDOT AADT on W. Rawson Avenue was 14,700 vpd between Crystal Ridge Drive and the W. 
Loomis Road southbound ramps and 29,900 vpd east of S. 76th Street. 
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W. Drexel Avenue is a two-lane undivided east/west minor arterial roadway with a posted speed 
limit of 35-mph through the study area.  The 2014 WisDOT AADT on W. Drexel Avenue was 
13,700 vpd west of W. Loomis Road and 4,100 vpd east of W. Loomis Road. 

On-Site Development 
Exhibit 4 shown the conceptual site plan of the development.  The development is planned to be 
constructed in one phase and is expected to beginning construction in 2017 with full build out 
planned by the Year 2027.  The development is proposed to include the following land uses: 
 
   Area 1: 

• Apartments –232 units 
• General Retail – 95,000  
• Destination Retail – 75,000  
• Bank –3 drive-in lanes 
• High-Turnover Sit-Down Restaurants – 20,000 total sf  
• Fast Food Restaurants With Drive Through – 15,000 total sf  
• Town Square Park – 2 acres 

 
Area 2: 

• Single Family Houses – 50 lots 
 
Area 3: 

• Apartments –108 units 
• Health Club – 60,000 sf  
• Medical Office Building – 30,000 sf  
• General Retail – 60,000 sf  
• Specialty Grocery – 15,000 sf  
• Pharmacy – 18,000 sf  
• High-Turnover Sit-Down Restaurant – 10,000 sf 
• Fast Food Restaurant With Drive Through – 7,500 sf 

 
Area 4: 

• Apartments –48 units 
• Retail – 65,000 sf  
• High-Turnover Sit-Down Restaurant – 10,000 sf 
• Fast Food Restaurant With Drive Through – 7,500 sf  

 
Off-Site Development 
Based on discussions with the City, there are two planned developments in the vicinity of the 
Franklin Area A TIF.  Trip generation for these sites will be added to the background traffic. A 
summary of the off-site developments is included below: 
 
Hampton Inn & Suites Hotel 

• Hotel - 100 Rooms 
 
The Hampton Inn & Suites hotel will be located at 6901 S. 76th Street and will have access to the 
east side of S. 76th Street north of W. Rawson Road.  The hotel is planned to open this summer. 
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The Rock – Additional Fields 
The Rock complex is planning to add the following fields to their site: 

• 2 baseball fields 
• 4 soccer fields 
• 4 futsal fields 

Access for the Rock complex is located on the north side of Crystal Ridge Drive between S. 76th 
Street and W. Rawson Road.  The additional fields are planned to be constructed before 2017.  

Site Trip Generation 
To address any potential future traffic impacts within the study area, it is necessary to identify the 
traffic expected to be generated by the proposed development.  The expected traffic volumes 
generated by the development are based on the size and type of proposed land uses, and on trip 
data published in the Institute of Transportation Engineer’s (ITE’s) Trip Generation, 9th Edition 
(2012).   
It can be expected that approximately 20 percent of the development trips will be linked trips within 
Areas 1, 3 and 4.  A linked trip occurs when a motorist has more than one destination within the site.  
Additionally, it can be expected that pass-by trips will be common with the development that is 
located on an arterial roadway. Pass-by trips occur when vehicles that are already on the roadway 
system stop at the development prior to continuing on their intended route.  The following pass-by 
percentages were used: 
 

• 10% of Discount store 
• 25% of General retail 
• 40% of Pharmacy 
• 40% of Bank 
• 30% of High-Turnover Sit-Down restaurant 
• 40% of Fast food restaurant 

 

Exhibit 5 shows the trip generation for the proposed development.  As shown in Exhibit 5, the 
proposed development is expected to generate 2,755 total vehicle trips (1,420 entering 
vehicles/1,335 exiting vehicles) during the weekday morning peak hour.  Of the 2,755 total trips, 545 
trips are expected to be linked trips and 665 trips are expected to be pass-by trips resulting in 1,545 
new development generated trips.  

During the weekday evening peak hour, the proposed development is expected to generate 3,655 
total vehicle trips (2,755 entering vehicles/1,735 exiting vehicles).  Of the 3,655 total trips, 720 trips 
are expected to be linked trips and 730 trips are expected to be pass-by trips resulting in 2,205 new 
development generated trips.  

During the Saturday midday peak hour, the proposed development is expected to generate 4,895 
total vehicle trips (2,520 entering vehicles/2,375 exiting vehicles).  Of the 4,895 total trips, 970 trips 
are expected to be linked trips and 1,065 trips are expected to be pass-by trips resulting in 2,860 new 
development generated trips.  
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Assumptions for the Development of the TIA 
The following assumptions were made by GRAEF regarding the study area peak hours, distribution 
of traffic and the proposed access on W. Loomis Road (STH 36).   

Data Collection/Peak Hours 
The Franklin Area A development is expected to generate the highest amount of traffic during the 
weekday evening and Saturday midday time periods.  Therefore, it is recommended that this study 
analyze the weekday evening and Saturday midday peak hours. 
In March and April of 2015, GRAEF collected 13 hour weekday turning movement counts from 6:00 
am to 7:00 pm at the following intersections: 

• W. Loomis Road (STH 36) Northbound ramps & W. Rawson Avenue (CTH BB) 
• W. Loomis Road (STH 36) Northbound ramps & S. 76th Street (CTH U) 
• W. Loomis Road (STH 36) Southbound ramps & W. Rawson Avenue (CTH BB) 
• W. Rawson Avenue (CTH BB) and W. Crystal Ridge Drive 

GRAEF collected weekday evening turning movement counts from 3:00 pm to 7:00 pm at the 
following intersections:  
 

• W. Loomis Road (STH 36) & W. Drexel Avenue 
• W. Loomis Road (STH 36) Southbound ramps & S. 76th Street (CTH U) 
• S. 76th Street & W. Crystal Ridge Drive  
• S. 76th Street & W. Rawson Avenue (CTH BB) 
• W. Rawson Avenue (CTH BB) & S. 68th Street 

GRAEF collected Saturday turning movement counts at all 9 study intersections from 10:00 am to 
2:00 pm.   
Based on the traffic counts, the weekday evening peak hour was determined to be 4:30 – 5:30 pm 
and the Saturday midday peak hour was determined to be 11:30 am - 12:30 pm. A summary of the 
existing traffic volumes can be found in Exhibit 6. All intersection traffic counts are included in 
Appendix A.  

Base Year/ Horizon Year Analysis 
The development is expected to begin construction in 2017 and have the first buildings opened in 
2017 with full build out by 2022.  Therefore it is recommended that 2017 represent the base 
analysis year for the TIA.   
According to the WisDOT TIA guidelines, the horizon year shall be established as 10 years after 
the opening of the proposed development or five years after full buildout, whichever is greater.  
Therefore it is recommended that 2027 represent the horizon year in the TIA. 
The W. Loomis Road ramps to W. Rawson Avenue and S. 76th Street are anticipated to be 
reconfigured by 2017 in preparation for site development. We propose the TIA will study the traffic 
operations for the following scenarios with the proposed ramps realignments: 

• 2017 & 2027 Background Traffic  
• 2017 & 2027 Build Traffic (Includes Area A Development) 
• 2017 & 2027 Total Traffic (Includes Area A & Off-Site Developments) 
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Proposed Development Access on W. Loomis Road (STH 36) 
W. Loomis Road (STH 36) is currently access controlled and WisDOT has the final approval for 
any new access to the state highway.  In order to create acceptable access locations for the 
proposed development on W. Loomis Road (STH 36), it is necessary to eliminate the ramps to W. 
Rawson Avenue and realign the existing ramps to S. 76th Street.  Exhibit 7 shows the feasibility of 
realigning the ramps to S. 76th Street.  The piers for the existing W. Rawson Avenue bridge over 
W. Loomis Road have 27 feet of horizontal clearance from the edge of the travel lane.  Therefore 
the ramp will fit adjacent to the through lanes without impacting the structure.  
 
North Access: This access location is proposed to be right-in / right-out only.  Per FDM 11-5 
Attachment 5.2, 1,500 feet is the recommended distance from the end of a ramp taper to a new 
right-in / right-out access point.  The proposed north access location is shown at 1,140 feet from 
the end of the taper.   
 
Middle Access: This location is proposed to be full access and likely signalized since the W. 
Loomis Road corridor is a signalized corridor.  Per FDM 11-5 Attachment 5.2, 2,640 feet is the 
recommended distance from the end of a ramp taper to a new signalized intersection.   The 
proposed middle access location is shown at 2,345 feet from the end of the taper.  
 
South Access: This location is proposed to be full access and unsignalized.  The intersection is 
approximately 1,650 feet north of W. Drexel Avenue and would only provide access to the 
residential use.   
 
We are requesting the WisDOT further evaluate the speed limit on W. Loomis Road with the 
proposed access locations and realignment of the ramp.  The roadway currently has a speed limit 
posted at 55-mph (expressway) within the area of the three proposed access locations. On both 
ends of the project, W. Loomis Road has a speed limit posted at 45-mph (arterial / transitional 
roadway).  If the speed limit is lowered to 45-mph to remain consistent along the corridor, the 
roadway would no longer fall under the requirements of FDM 11-5 as this only applies to freeway / 
expressway. 

Conclusions 
The TIA for the proposed development is recommended to analyze the weekday evening and 
Saturday midday peak hours at the identified study area intersections.  The analysis years are 
recommended to be Year 2017 and 2027.  If the analysis peak hours and years are acceptable, we 
will request WisDOT to develop forecasts for the background traffic with the ramp realignments.  
We would appreciate comments on the information provided in this memo.   
 
 
cc: Dan Murphy – Milwaukee County 
 
 
 
L:\Jobs2014\20140960\Project_Information\Reports\TIA\Initial Review\150513 Initial Review_Draft.doc 
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W. Rawson Ave

EXHIBIT 2
EXISTING TRANSPORTATION SYSTEM 

FRANKLIN AREA A TIA
FRANKLIN, WI

 

L:\Jobs2014\20140960\Project_Information\Traffic\Previous Studies

NORTH 
NOT TO SCALE

TRAFFIC SIGNAL
YIELD SIGN
STOP SIGN
EXISTING LANE GEOMETRICS
EXISTING TURN LANE STORAGE (IN FEET)
RAISED MEDIAN/DIVIDED ROADWAY SECTION
DISTANCE BETWEEN ROADWAYS (IN FEET)
EXISTING BUILDINGS
BUILDINGS UNDER CONSTRUCTION

XXX

LEGEND

The R
ock C

om
plex D

rivew
ay

W. Drexel Ave

O
ld

 L
o

o
m

is
 R

o
a
d

  
  
  
  
  
 

S
. 
7
6
th

 S
tr

e
e
t

(C
T

H
 U

)

S
. 
6
8
th

 S
tr

e
e
t

W
. L

oom
is

 R
oad

 (S
TH 3

6)

C
ry

st
al

 R
id

g
e 

D
ri
ve

 (
C

T
H

 K
)

SB Off R
amp

O
ld

 L
oom

is
 R

oad

(C
TH

 K
)

N
B

 O
n
 R

am
p

NB O
ff 

Ram
p

S
B

 O
n

 R
a
m

p

S
. 
7
6
th

 S
tr

e
e
t 

(C
T

H
 U

)

SB
 O

n R
am

p

(C
T

H
 K

) 
  
  
  
  
  

(CTH BB)

130’

100’ 1
5
0
’

50’

125’

165’

75’

165’

125’ 250’

1
0
0
’

100’

11
5
’

75’

7
5
’

1
2
5
’

1
0

0
’

1
0

0
’

SPEED
LIMIT

55

SPEED
LIMIT

40

SPEED
LIMIT

40

SPEED
LIMIT

35

SPEED
LIMIT

30

3
0
0
’

6
5
0
’

485’ 325’

6
7
5
’

500’

850’

SPEED
LIMIT

45

SPEED
LIMIT

55

SPEED
LIMIT

45

2650’

XXX’

130’130’

195’

130’

1
4

5
’

3
5
0
’

3
9
0
’

2
3
0
’

125’

200’

205’

115’

1
0
0
’

1
0
0
’

W
. 
L

o
o

m
is

 R
o

a
d

 (
S

T
H

 3
6
)

SPEED
LIMIT

55

SB Off R
amp

NB O
ff 

Ram
p

SPEED
LIMIT

35

Anchor
Bank

Pick N Save

Restaurant

Walgreens

Orchard 
View
Mall

Chase 
Bank

McDonalds

Car
Wash

Citgo Gas
Open Pantry

Hampton
Inn & Suites

Franklin
Village

Wheaton
Franciscan
Cancer Care
Center

Harris
Bank

Bank

Taco Bell

PyraMax
Bank

Funeral
Home

US Bank
Franklin
Public
Library

Franklin
Fire
Department

Wyndham Hills
Professional 
Center



W Rawson Ave (CTH BB)

EXHIBIT 3
PLANNED TRANSPORTATION SYSTEM 

FRANKLIN AREA A TIA
FRANKLIN, WI
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EXHIBIT 5
ON-SITE TRIP GENERATION

FRANKLIN AREA A TIA
FRANKLIN, WI
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Franklin Area A
2014-0960

Area 1

ITE Daily

Code ITE Land Use Trips In Out Total In Out Total In Out Total

220 Apartment Trip Rates and Directional 6.65 20% 80% 0.51 65% 35% 0.62 50% 50% 0.52

232 Dewlling Units Trips 1,545 25 95 120 95 50 145 60 60 120

815 Discount Store (Destination Retail) Trip Rates and Directional 57.24 68% 32% 1.06 50% 50% 5.00 51% 49% 7.39

75,000 Square Feet Trips 4,295 55 25 80 190 185 375 285 270 555

820 General Retail (Shopping Center) Trip Rates and Directional 42.94 61% 39% 1.00 49% 51% 3.73 52% 48% 4.89

95,000 Square Feet Trips 4,080 60 35 95 175 180 355 240 225 465

912 Drive-in Bank Trip Rates and Directional 139.25 60% 40% 9.29 49% 51% 33.24 49% 51% 28.78

3 Drive-In Lanes Trips 420 20 10 30 50 50 100 40 45 85

932 High-Turnover (Sit-Down) Restaurant Trip Rates and Directional 127.15 55% 45% 10.81 60% 40% 9.85 53% 47% 14.07

20,000 Square Feet Trips 2,545 120 95 215 115 80 195 150 130 280

934 Fast Food Restaurant with Drive-Through Trip Rates and Directional 496.12 51% 49% 49.35 52% 48% 33.84 51% 49% 59.39

15,000 Square Feet Trips 7,440 375 365 740 265 245 510 455 435 890

Total Trips 20,325 655 625 1,280 890 790 1,680 1,230 1,165 2,395

Minus Linked Trips 20% (4,065) (130) (125) (255) (180) (160) (335) (245) (235) (480)

Total Driveway Trips 16,260 525 500 1,025 710 630 1,345 985 930 1,915

Minus Pass-By Trips for 815 10% (345) (5) 0 (5) (15) (15) (30) (25) (20) (45)

Minus Pass-By Trips for 820 25% (815) (10) (5) (20) (35) (35) (70) (50) (45) (95)

Minus Pass-By Trips for 912 40% (135) (5) (5) (10) (15) (15) (30) (15) (15) (25)

Minus Pass-By Trips for 932 30% (610) (30) (25) (50) (30) (20) (45) (35) (30) (65)
Minus Pass-By Trips for 934 40% (2,380) (120) (115) (235) (85) (80) (165) (145) (140) (285)

Total New Trips 11,975 355 350 705 530 465 1,005 715 680 1,400

Area 2

ITE Daily

Code ITE Land Use Trips In Out Total In Out Total In Out Total

210 Single Family Detached Housing Trip Rates and Directional 9.52 25% 75% 0.75 63% 37% 1.00 54% 46% 0.93

50 Dwelling Units Trips 475 10 30 40 30 20 50 25 20 45

Total Trips 475 10 30 40 30 20 50 25 20 45

Minus Linked Trips 0% 0 0 0 0 0 0 0 0 0 0

Total Driveway Trips 475 10 30 40 30 20 50 25 20 45
Minus Pass-By Trips 0% 0 0 0 0 0 0 0 0 0 0

Total New Trips 475 10 30 40 30 20 50 25 20 45

Area 3

ITE Daily

Code ITE Land Use Trips In Out Total In Out Total In Out Total

220 Apartment Trip Rates and Directional 6.65 20% 80% 0.51 65% 35% 0.62 50% 50% 0.52

108 Dewlling Units Trips 720 10 45 55 40 25 65 30 25 55

492 Health/Fitness Club Trip Rates and Directional 32.93 50% 50% 1.41 57% 43% 3.53 45% 55% 2.78

60,000 Square Feet Trips 1975 45 40 85 120 90 210 75 90 165

720 Medical Office Building Trip Rates and Directional 36.13 79% 21% 2.30 27% 73% 3.46 57% 43% 3.63

30,000 Square Feet Trips 1085 55 15 70 30 75 105 65 45 110

820 General Retail (Shopping Center) Trip Rates and Directional 42.94 61% 39% 1.00 49% 51% 3.73 52% 48% 4.89

60,000 Square Feet Trips 2,575 35 25 60 110 115 225 155 140 295

850 Specialty Grocery (Supermarket) Trip Rates and Directional 102.24 61% 39% 3.59 51% 49% 10.50 51% 49% 10.85

15,000 Square Feet Trips 1535 35 20 55 80 80 160 85 80 165

881 Pharmacy/Drugstore with Drive-through windowTrip Rates and Directional 96.91 52% 48% 3.45 50% 50% 9.91 49% 51% 8.20

18,000 Square Feet Trips 1745 30 30 60 90 90 180 75 75 150

932 High-Turnover (Sit-Down) Restaurant Trip Rates and Directional 127.15 55% 45% 10.81 60% 40% 9.85 53% 47% 14.07

10,000 Square Feet Trips 1,270 60 50 110 60 40 100 75 65 140

934 Fast Food Restaurant with Drive-Through Trip Rates and Directional 496.12 51% 49% 49.35 52% 48% 33.84 51% 49% 59.39

7,500 Square Feet Trips 3,720 190 180 370 135 120 255 225 220 445

Total Trips 14,625 460 405 865 665 635 1,300 785 740 1,525

Minus Linked Trips 20% (2,925) (90) (80) (175) (135) (125) (260) (155) (150) (305)

Total Driveway Trips 11,700 370 325 690 530 510 1,040 630 590 1,220

Minus Pass-By Trips for 820 25% (515) (5) (5) (10) (20) (25) (45) (30) (30) (60)

Minus Pass-By Trips for 850 20% (245) (5) (5) (10) (15) (15) (25) (15) (15) (25)

Minus Pass-By Trips for 881 40% (560) (10) (10) (20) (30) (30) (60) (25) (25) (50)

Minus Pass-By Trips for 932 30% (305) (15) (10) (25) (15) (10) (25) (20) (15) (35)
Minus Pass-By Trips for 934 40% (1,190) (60) (60) (120) (45) (40) (80) (70) (70) (140)

Total New Trips 8,885 275 235 505 405 390 805 470 435 910

Area 4

ITE Daily

Code ITE Land Use Trips In Out Total In Out Total In Out Total

220 Apartment Trip Rates and Directional 6.65 20% 80% 0.51 65% 35% 0.62 50% 50% 0.52

48 Dewlling Units Trips 320 5 20 25 20 10 30 15 10 25

820 General Retail (Shopping Center) Trip Rates and Directional 42.94 61% 39% 1.00 49% 51% 3.73 52% 48% 4.89

65,000 Square Feet Trips 2,790 40 25 65 120 120 240 165 155 320

932 High-Turnover (Sit-Down) Restaurant Trip Rates and Directional 127.15 55% 45% 10.81 60% 40% 9.85 53% 47% 14.07

10,000 Square Feet Trips 1,270 60 50 110 60 40 100 75 65 140

934 Fast Food Restaurant with Drive-Through Trip Rates and Directional 496.12 51% 49% 49.35 52% 48% 33.84 51% 49% 59.39

7,500 Square Feet Trips 3,720 190 180 370 135 120 255 225 220 445

Total Trips 8,100 295 275 570 335 290 625 480 450 930

Minus Linked Trips 20% (1,620) (60) (55) (115) (65) (60) (125) (95) (90) (185)

Total Driveway Trips 6,480 235 220 455 270 230 500 385 360 745

Minus Pass-By Trips for 820 25% (560) (10) (5) (15) (25) (25) (50) (35) (30) (65)

Minus Pass-By Trips for 932 30% (305) (15) (10) (25) (15) (10) (25) (20) (15) (35)
Minus Pass-By Trips for 934 40% (1,190) (60) (60) (120) (45) (40) (80) (70) (70) (140)

Total New Trips 4,425 150 145 295 185 155 345 260 245 505

Area A Total Daily

Total Trips 43,525 1,420 1,335 2,755 1,920 1,735 3,655 2,520 2,375 4,895

Minus Linked Trips (8,610) (280) (260) (545) (380) (345) (720) (495) (475) (970)

Total Driveway Trips 34,915 1,140 1,075 2,210 1,540 1,390 2,935 2,025 1,900 3,925

Minus Pass-By (9,155) (350) (315) (665) (390) (360) (730) (555) (520) (1,065)

Total New Trips 25,760 790 760 1,545 1,150 1,030 2,205 1,470 1,380 2,860

PM Peak Saturday PeakAM Peak

AM Peak PM Peak Saturday Peak

AM Peak PM Peak Saturday Peak

AM Peak PM Peak Saturday Peak

AM Peak PM Peak Saturday Peak
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W. Rawson Ave

EXHIBIT 6
EXISTING TRAFFIC VOLUMES

FRANKLIN AREA A TIA
FRANKLIN, WIL:\Jobs2014\20140960\Project_Information\Traffic\Previous Studies

NORTH
NOT TO SCALE

T
h
e R

o
ck C

o
m

p
lex D

rivew
ay

W. Drexel Ave

O
ld

 L
o

o
m

is
 R

o
a
d

S
. 
7
6
th

 S
tr

e
e
t

(C
T

H
 U

)

S
. 
6
8
th

 S
tr

e
e
t

SB Off R
amp

W
. L

oom
is

 R
oad

 (S
TH

 3
6)

C
ry

st
al

 R
id

g
e

D
ri
ve

(C
T
H

K
)

SB Off R
amp

O
ld

 L
oom

is
 R

oad

N
B

O
n

R
a
m

p

NB O
ff 

Ram
p

S
B

 O
n

 R
a
m

p

S
. 
7
6
th

 S
tr

e
e
t 

(C
T

H
 U

)

S
B
 O

n R
am

p

(C
T

H
 K

)

(CTH BB)

W
. 
L

o
o

m
is

 R
o

a
d

 (
S

T
H

 3
6
)

(10) 10
(365) 425

(NEG) NEG

(N
E

G
) 

N
E

G
(N

E
G

) 
N

E
G

(1
0
) 

1
0

5 (10)
620 (380)
10 (5)

1
0
 (

1
0
)

N
E

G
 (

N
E

G
)

N
E

G
 (

5
)

(365) 425
(15) 10

575 (350)
270 (210)

(1
0
) 

1
0

(1
9
0
) 

2
2
0

(195) 175
(395) 415

(90) 85

340 (270)
710 (380)
130 (120)

8
0
 (

1
1
0
)

5
0
0
 (

4
1
5
)

2
9
0
 (

2
3
5
)

(1
2
0
) 

8
5

(3
0
5
) 

4
0
0

(8
5
) 

6
0

(XX) 40
(XX) 820
(XX) 55

60 (XX)
1145(XX)
60 (XX)

3
5
 (

X
X

)
6
0
 (

X
X

)
2
5
 (

X
X

)

(X
X

) 
3
5

(X
X

) 
4
5

(X
X

) 
4
5

(65) 10
(NEG) 5
(25) 15

NEG (5)
NEG (NEG)
5 (5)

3
5
 (

1
0
)

9
4
0
 (

7
2
5
)

N
E

G
 (

N
E

G
)

(2
5
) 

5
5

(8
3
5
) 

8
0
5

(5
) 

5

(XX) 115
(XX) 220
(XX) 110

25 (XX)
215 (XX)
90 (XX)

1
6
0
 (

X
X

)
9
2
0
 (

X
X

)
4
5
 (

X
X

)

(X
X

) 
1
1
5

(X
X

) 
4
8
5

(X
X

) 
5
0

9
2
5
 (

7
4
0
)

5
 (

2
0
)

(6
9
0
) 

7
5
5

(1
6
5
) 

1
6
0

25 (30)
55 (15)
170 (150)

2
0
0
 (

1
4
5
)

7
6
0
 (

6
1
0
)

(5
) 

5
(8

3
5
) 

8
4
0

NB O
ff 

Ram
p

TRAFFIC SIGNAL
YIELD SIGN
STOP SIGN
PM PEAK HOUR (4:30 -5:30 PM)
SAT PEAK HOUR (11:30 AM -12:30 PM)
NEGLIGABLE TRAFFIC VOLUMES (< 3VPH)
2011 WISDOT AADT
2014 WISDOT AADT

XXX
(XXX)
NEG

LEGEND

X,XXX

6
0
 (

4
5
)

N
E

G
 (

N
E

G
)

N
E

G
 (

N
E

G
)

16,700

11,400

2,400

1,900

5
2
0

1
,1

0
0

4,200

4
,1

0
0

24,700

2
3
,9

0
0

9
,7

0
0

18,100

2,300

2,900

1
3
,7

0
0

4
,1

0
0

(150) 90
(NEG) NEG

(NEG) 5

X,XXX

18,600

2
,3

0
0

6
0
 (

4
5
)

N
E

G
 (

N
E

G
)

N
E

G
 (

N
E

G
)




	2015-0610 CC Packet
	development retail area Council Action Sheet 6-5-15
	Luberda Memo
	2025 CMP Future Land Use Map
	2015-0610 Area A
	150513 Initial Review_Draft
	Exhibits.pdf
	2: 3-1A - Existing Trans Sys
	3: 3-1B - Proposed Trans Sys
	4: Trip Generation






