MINUTES OF AN OFFICIAL MEETING:
Regular Meeting:

Plan Commission

Date and Time:

Monday, March 8, 2021 at 6:30 pm

Location:

City Hall Council Chambers, 2000 N. Calhoun Road, Brookfield WI 53005

Members Present:

Mayor Steven Ponto (Chairman), Alderman Gary Mahkorn, Alderman Rick
Owen, Alderman Mark Nelson, Commissioner Mike Smith, Commissioner Lisa
Chang (via teleconference), Commissioner Steve Petitt

Members Excused:

N/A

Others Present:

Director of Community Development Dan Ertl, City Engineer Jeffrey M. Chase, Fire
Chief Charlie Myers, Associate Planner Richard VanDerWal, Alderman Chris Blackburn,
Alderman Jerry Mellone, Economic Development Coordinator Todd Willis, Planning
Consultant Peter Bratt

2. Roll Call

Mayor Steven Ponto noted a quorum present and called the Plan Commission to order at 6:33 pm

Announcements

The Next Regularly Scheduled meeting will be held on Monday, April 12, 2021 at 6:30 pm

The Mayor and Alderman Mahkorn acknowledged Commissioner Smith’s tenure as a Plan Commission member,
as Mr. Smith is moving outside the community and will be resigning from the Commission.

3. Meeting Minutes

a. Actions and recommendations of the Plan Review Board meeting of February 18, 2021.

Motion by Alderman Gary Mahkorn, second by Alderman Mark Nelson to approve the minutes of the
February 18, 2021 Plan Commission meeting. Motion carried 7-0.

b. Minutes of the February 8, 2021 Plan Commission meeting.
Motion by Citizen Member Mike Smith, second by Alderman Rick Owen to approve the minutes of the
February 8, 2021 Plan Commission meeting. Motion carried 7-0.

4. Unfinished Business

a. Plan Commission Recommendation: Ordinance creating Section 17.66 entitled “B-5” Gateway Business
District within Title 17 “Zoning” of the Municipal Code; rezoning certain properties located along
Moorland Road and Greenfield Avenue to the B-5 Gateway Business District; repealing the “MSO”
Modified Suburban Overlay District designation on the following properties: 880 S. Moorland Rd.; 1360
S. Moorland Rd.; 15500 W. Greenfield Ave.; and 16040. W. Greenfield Ave; repealing Special Exception
Ordinances granted to the following properties 1005 S. Moreland Rd, 1200 S. Moorland Rd, 1250 S
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4. Unfinished Business (continued)

Moorland Rd, 14870 W. Greenfield Ave, and 15650 W. Greenfield Ave; and, amending Sections:
17.112.010.C and 17.112.120 regarding “Setback”; 17.04 Definitions; 17.52.010 Local Business District
and 17.62.010 General Business District.
Report:
This item was the subject of a public hearing March 2, 2021. One public comment was made concerning the
impacts of higher density buildings on Parcels C and D would have on the neighborhood- taller buildings,
greater F.A.R., etc. Staff stated while that could occur , the likelihood of the transformation a relatively new
buildings on Parcel C ( two to three years old) and the substantial hotel on Parcel D make the conditions
unlikely for teardowns and rebuilds. In addition, if so there are other factors controlling density such as
adequacy for parking and stormwater. The resident also wondered why she did not get a notice to the
neighborhood meeting. Several council members asked technical questions and asked how traffic will be
managed. Staff stated that the major streets are State or County roads and not ultimately under our control
but we could have input on improvements. The 2050 Comprehensive Plan states that an I-94 interchange
at Calhoun Road should be studied, as that would solve some of the traffic concerns on Moorland Road.
Alderman Blackburn advocated for lowering the maximum building height even if such made buildings nonconforming and resolve matters through special exceptions. City staff responded that runs against the goals
of not creating non-conformities and achieving uniformity of standards. Staff suggests we should strive to
avoid using special exceptions as those can be considered arbitrary and capricious. In addition, a new public
hearing process would be required.
Recommendation: Approve ordinance.

Topics Discussed
• Factors controlling density, market conditions, and pro forma regarding development potential of
properties in question by a resident and aldermen
• Permitted heights of buildings in the proposed zoning district
• Future development and redevelopment of the area
Refer to video and audio recording of this item here for the discussion.
Motion by Alderman Mark Nelson, second by Alderman Gary Mahkorn to approve staff recommendation for
approval of an ordinance creating Section 17.66 entitled “B-5” Gateway Business District within Title 17
“Zoning” of the Municipal Code; rezoning certain properties located along Moorland Road and Greenfield
Avenue to the B-5 Gateway Business District; repealing the “MSO” Modified Suburban Overlay District
designation on the following properties: 880 S. Moorland Rd.; 1360 S. Moorland Rd.; 15500 W. Greenfield
Ave.; and 16040. W. Greenfield Ave; repealing Special Exception Ordinances granted to the following
properties 1005 S. Moreland Rd, 1200 S. Moorland Rd, 1250 S Moorland Rd, 14870 W. Greenfield Ave, and
15650 W. Greenfield Ave; and , amending Sections: 17.112.010.C and 17.112.120 regarding “Setback”; 17.04
Definitions; 17.52.010 Local Business District and 17.62.010 General Business District.
Motion carried 7-0.

5. New Business

a. Request of Curlys, L.L.C. c/o Robert J Davy, Lake Country Engineering, 970 S. Silver Lake Street, Suite
105. Oconomowoc, WI, for approval of a Final Plat, Landscape Plan and Subdivider’s Agreement for Red
Road Estates, a 23 lot single-family subdivision located at Springdale Road and Barberry Street
extended.
Previously Reported on September 17, 2018:

1. The applicant requests preliminary plat approval of Red Road Estates, a 23 lot subdivision located at
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5. New Business (continued)

2940 Springdale Road. The site is not located in a Targeted Investment Area (TIA), areas identified in the
City of Brookfield 2050Comprehensive Plan that foster community reinvestment by supporting new
economic development and sustainable, mixed-use redevelopment with sensitivity to surrounding
neighborhoods. The adopted land use of the City of Brookfield 2020 Comprehensive Plan is Housing
Focused – Lower Density. The site is zoned “R-3” Single-family Residential District. All lots in the proposed
plat meet or exceed the minimum lot requirements of the City’s “R-3” zoning district.
2. The subdivision design consists of a singular minor local street connecting Barberry Street to Springdale
Road. At its December 11, 2017 meeting, the Plan Commission endorsed the thru-street concept depicted
in the applicant’s preliminary plat.

3. No element of the City’s Greenway Corridor System or parkland per the City 2035 Park and Open Space
Plan is depicted on the site. On August 24, 2018 Parks, Recreation and Forestry Director Bill Kolstad, acting
on behalf of the Park and Recreation Commission recommended fee in lieu of public site dedication and
fee in lieu of wetland dedication.
4. Preliminary grading, drainage, erosion control and storm water management plans have been
submitted to the City Engineering Division.
5. Stormwater management basins will be placed in outlots and shall be held in undivided interest by all
property owners within the subdivision. A homeowners association responsible for storm water
maintenance and other private aspects of subdivision control will be established via declaration of
protective covenants. Outlot 1 depicted in the preliminary plat functions as a landscape buffer for Lot 23
as well as between Barberry Street and the CP Rail trail tracks.
6. A missive dated July 16, 2018 by Charlie Myers, Fire Chief has been shared with the applicant.
Newly Reported:
1. On October 2, 2018, the Common Council approved a preliminary plat for the project. The subdivider
has until October 2, 2021 (36 months) to record a final plat, unless the City and subdivider mutually
agree to an extension.
2. The final plat is consistent in design to that shown in the preliminary plat.
3. A revised landscape plan was submitted that is consistent with City standards. The landscape design of
the stormwater ponds is managed by City Engineering in their review of the SWMP.
4. A review of the subdivision protective covenants by the City Attorney will follow prior to recording of
the plat.
5. Subdivider does not plan this to be a Parade of Homes site.
Recommendation: The lots proposed meet or exceed the minimum requirements of the base zoning
districts. The street pattern is that endorsed by the Plan Commission on December 11, 2017. Staff
recommends the Plan Commission approve the final plat, landscape plan and Subdivider’s Agreement
subject to:
1. Technical corrections of final plat and submittal of same for recording prior to lot sales.
2. Execution of a Subdivider’s Agreement obligating the applicant to the improvements, stormwater
management, landscaping and requirements associated with development of the subdivision and
securing the installation of same prior to site work commencing and prior to a pre-construction
conference.
3. Installation of landscaping elements of the landscape plan dated January 19, 2021 prepared by Breezy
Hill Nursery by November 1, 2022.
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5. New Business (continued)

4. Compliance with the park and wetland fee-in-lieu of dedication recommendations of Parks,
Recreation and Forestry Director Bill Kolstad, acting on behalf of the Park and Recreation Commission
on August 14, 2018.

5. Compliance with the requirements enumerated in a missive dated July 16, 2018 by Charlie Myers, Fire
Chief.
6. Approval of final grading, drainage, storm water, roadway and utility plans by the City of Brookfield
Engineering Department prior to site work commencing.
7. A review of the subdivision protective covenants by the City Attorney prior to recording of the plat.
Topics Discussed
• Stormwater management
• Progress of the proposal and acknowledgement of previous Plan Commission review
Refer to video and audio recording of this item here for the discussion.
Motion by Alderman Gary Mahkorn, second by Citizen Member Lisa Chang to approve staff
recommendation for approval of a Final Plat, Landscape Plan and authorization for the Mayor to execute a
Subdivider’s Agreement on behalf of the City for Red Road Estates, a 23 lot single-family subdivision located
at Springdale Road and Barberry Street extended.
Motion carried 7-0.
b. Request for a public hearing to retire the North Avenue Corridor Land Use Plan or Study (Corridor Plan)
and amend the City of Brookfield 2050 Comprehensive Plan (Comprehensive Plan) for Certain Areas
located along or near North Avenue.
Report: This item is part of the continuing efforts to refine the application of the Modified Suburban Overlay
zoning district within the community. Certain properties located at the intersections of North Avenue and
Lilly Road and North Avenue and Pilgrim Road needed the MSDO applied to them or their existing MSO
refined. Prior to those steps the staff believes the City needs to retire the North Avenue Corridor Land Use
Plan or Study (Corridor Plan circa 1988) and amend the future land uses of City of Brookfield 2050
Comprehensive Plan (Comprehensive Plan) for Certain Areas located along or near North Avenue. Various
factors affecting the land use recommendations of the 1988 Corridor plan are in conflict with the current
conditions or the future land use recommendations of the Comprehensive Plan. Therefore, staff suggest
that we engage in a process to retire the Corridor Plan and amend the Comprehensive Plan. Both actions
require a public hearing. So the request at the March 8 Commission meeting is to request a public hearing.
More specially regarding future land use recommendations, there is a need to consider a broader range of
land uses for selected properties or some expansions located along the Corridor- See Exhibit A and B
attached. Exhibit A includes a few parcels within the Ruby Isle Civic Center area that a broader range should
be considered and Exhibit B includes the potential for some modest expansions of commercial properties
near Lilly Road and North Avenue, and Pilgrim Square Drive and North Avenue, considering the potential
needs for expansion when those older properties are proposed to be redeveloped.
Recommendation: Approve public hearing to adopt attached ordinance.
Topics Discussed
• Scope and conditions informing the effort
• Future development and redevelopment of properties
• Impacts to property owners and neighboring properties
Plan Commission
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5. New Business (continued)

Refer to video and audio recording of this item here for the discussion.

Motion by Alderman Mark Nelson, second by Alderman Rick Owen to approve staff recommendation for
approval to schedule a public hearing to retire the North Avenue Corridor Land Use Plan or Study and amend
the City of Brookfield 2050 Comprehensive Plan for Certain Areas located along or near North Avenue.
Motion carried 7-0.
c. Request for a public hearing to amend the land use recommendations of the Development Plan for
Brookfield’s 124th Street Corridor and City of Brookfield 2050 Comprehensive Plan; amend Section 17.67
entitled “B, O&LI” Regional Business, Office and Limited Industry District within Title 17 “Zoning” of the
Municipal Code; and rezone certain properties located along 124th Street to the Regional Business,
Office and Limited Industry District. – RV **Requires Common Council Approval**
Report:
1. The 124th Street Corridor is currently governed by the Development Plan for Brookfield’s 124th Street
Corridor (Node Plan), which was approved by the Plan Commission and Common Council on July 19,
2011, and the City of Brookfield 2050 Comprehensive Plan (Comp Plan) that was approved by the Plan
Commission and Common Council in 2020. The Plan Commission discussed preferences for rezoning
the properties in the 124th Street Corridor on June 8, 2020 and initiated the effort through the
creation of the Regional Business, Office, and Limited Industry District (“B, O&LI District”), which was
approved by the Plan Commission and Common County on October 6, 2020. The new district was
limited to the MKE Muscle redevelopment project at that time, establishing the intent for the
remaining 124th Street rezoning effort. The B, O&LI District was adopted to allow for greater
flexibility, density, and the introduction of regional retail uses in the corridor per the direction of the
Node Plan, Comp Plan, Plan Commission, and Common Council. This request fulfills the remaining
aspects of these efforts identified for completion.
2. The overall goal/vision of the Node Plan is: The 124th Street Corridor area is an eclectic mix of land
uses, businesses and market dynamics. The City of Brookfield will encourage quality, sustainable
development of properties, maintain a standard of property aesthetics and implement land use
strategies that will promote redevelopment, preserve residential neighborhoods, promote sustainable
building practices and market the area as a unified destination location to attract new business and
reinvestment.
3. Overall objectives of the Node Plan pertinent to the rezoning request are:
• Enhance the look and feel of streetscape
• Complete sidewalk system on both sides of street along 124th Street and Capitol Drive
• Identify strategies that will protect and enhance single-family neighborhoods to the west of
the plan area
• Identify incentives that would encourage sustainable building practices
4. Specific land use strategies of the Node Plan pertinent to the rezoning request are under the
“Strategic Redevelopment Strategy” which include:
• Revitalization could begin with creative new projects that create desirable locations that
command higher rents to pay for development and maintenance of new buildings or
significantly remodeled buildings. In other words, the plan could encourage or recruit a
flagship development to kick-start redevelopment throughout the plan area. Potential land
uses could include big box retail, technology users or freestanding restaurants.
• A strategy to focus industrial, data processing, and ancillary office development in the
northeast part of the City and, in particular, as an incubator space area. The incubator space
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5. New Business (continued)

could take the form of small-scale spaces and programs geared towards people with
opportunities to start new businesses. Furthermore, the Economic Development Plan
supports the exploration of opportunities to promote and support the establishment of a
business training center for multiple purposes, including technology training and customer
service excellence.
• Encouraging increased strategic infill such as retail, especially freestanding restaurants with a
drive-thru component, will increase traffic impacts and the number of signs and driveway
openings on 124th Street and Capitol Drive. What this means is that consideration should be
given to The Development Plan for Brookfield’s 124th Street Corridor traffic impacts and the
number of potential curb cuts along 124th Street and Capitol Drive.
• The “Strategic Redevelopment” strategy would be most applicable to the Innovation Cluster
sub-area but also to the 124th Street & Capitol Drive Neighborhood Plan Area and the
properties fronting 124th Street south of Feerick. Generally, this strategy would be most
applicable in areas of the corridor where traffic, available land, and buildings closely match
market demand for redevelopment opportunities (see Map 5.1).
A copy of Map 5.1 is attached to this report alongside the proposed future land use map (Map
2.2) of the Node Plan.

5. The implementation chapter of the Node Plan directs Future Land Use and Title 17 amendments to
the Department of Community Development. Request has been made accordingly.
6. Staff has reviewed the off-street parking requirements in Section 17.120 of the municipal code and
concluded existing specifications are sufficient to regulate the proposed amendments to the B, O&LI
District.
7. Amendments to the B, O&LI District that incorporate the recommendations of the Node Plan and
recent efforts of the Plan Commission have been drafted by staff for consideration. A copy of the
draft amendments are attached to this report for review and comment.
Recommendation: The rezoning request is consistent with the objectives, future land use, and
implementation strategies of the adopted Node Plan. City staff has completed investigation into
suitable off-street parking requirements for the proposed use amendments. Staff recommends
the Plan Commission discuss the proposed amendments to the Regional Business, Office, and
Limited Industry District as necessary, and authorize scheduling a public hearing for amending the
land use recommendation of the 2050 Comprehensive Plan from Shopping/Services Focused –
Lower Density to Shopping/Services Focused – Higher Density; amending Title 17 of the Municipal
Code; and amend the City Zoning Map from “O&LI” Office and Limited Industry District and from
“I” Industrial District to the “B, O&LI” Regional Business, Office, and Limited Industry District for
certain properties located along North 124th Street, property tax keys BRC1053001, BRC1053002,
BRC1053003, BRC1053004, BRC1053005, BRC1053006, BRC1053017, BRC1056067, BRC1056072,
BRC1056072001, BRC1056073, BRC1056074, BRC1056095, BRC1056098, BRC1056101,
BRC1056995, and BRC1056997001, subject to review and revision of materials by the City
Attorney and holding a neighborhood information meeting prior thereto.
Topics Discussed
• Scope and conditions informing the effort
• Future development and redevelopment of properties
• Potential for consolidation of properties and comparative corridor redevelopment with east side of
North 124th Street.
• Potential expansion of the proposed rezoning effort to include more properties
Refer to video and audio recording of this item here for the discussion.
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5. New Business (continued)

Motion by Alderman Gary Mahkorn, second by Alderman Rick Owen to approve staff recommendation for
approval to schedule a public hearing for amending the land use recommendation of the 2050
Comprehensive Plan from Shopping/Services Focused – Lower Density to Shopping/Services Focused –
Higher Density; amending Title 17 of the Municipal Code; and amend the City Zoning Map from “O&LI”

Office and Limited Industry District and from “I” Industrial District to the “B, O&LI” Regional Business, Office,
and Limited Industry District for certain properties located along North 124th Street, property tax keys
BRC1053001, BRC1053002, BRC1053003, BRC1053004, BRC1053005, BRC1053006, BRC1053017,
BRC1056067, BRC1056072, BRC1056072001, BRC1056073, BRC1056074, BRC1056095, BRC1056098,
BRC1056101, BRC1056995, and BRC1056997001, subject to review and revision of materials by the City
Attorney and holding a neighborhood information meeting prior thereto.
Motion carried 7-0.
d. Introduction summary of alternatives regarding future development of an approximate six (6) acre City
owned parcel located at the southeast corner of North Avenue and Calhoun Road, including possible
deposition (sale or lease) and “No Action” alternatives. (PB)
Report:
1. The City of Brookfield owns a parcel located at the southeast corner of North Avenue and Calhoun
Road that is approximately six acres in size. The Department of Community Development is seeking
feedback from the Plan Commission on the future development of this parcel.
2. The attached power point presentation discusses possible development alternatives for the parcel,
including the possible deposition of the site through a sale or lease. The presentation also reviews the
possibility of no action.
Topics Discussed
• Necessity for the Plan Commission to absorb and consider the information presented for further
discussion and direction to be made at future meetings
• Examples of additional information sought from City staff and Planning Consultant for informing the
Plan Commission
• Additional alternatives for consideration
• Further review of pros and cons of alternatives
Refer to video and audio recording of this item here for the discussion.
No Action.
e. Plan Commission Recommendation: Resolution amending the Residential Development Landscape
Standards. – RV
Report:
1. Refer to the following links to review the previous staff report and minutes related to the request:
• February 8, 2021 Plan Commission Packet
• February 8, 2021 Plan Commission Minutes
• February 8, 2021 Meeting Video
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5. New Business (continued)

2. The Plan Commission instructed staff to draft appropriate revisions to the Residential Development
Landscape Standards for equitable, common sense provisions for property owners seeking to reconfigure
unplatted lots via certified survey map in which existing healthy and non-invasive landscape vegetation
that currently meets landscaping standards is lost to right of way (ROW) dedication or acquisition.
Proposed revisions in line with this direction are attached to this report for consideration.
3. In summary, the changes would permit the Plan Commission to waive the requirement of a property
owner to plant new landscaping in the resultant street yard of a land reconfiguration based on the
evaluation of Landscape Credit for existing plants lost to ROW dedication or acquisition. The property
owner would still be responsible for planting any deficiency remaining in the listed planting requirements
of the standards, not waived by the qualifying inventory of existing plants (Landscape Credit), in the new
street-yard. The property owner and City would be exempt in the future from having to replace any
removed or negatively impacted plants in the ROW that attributed to the qualifying inventory for the
property.

4. A draft resolution is attached for consideration if the Plan Commission finds the proposed amendments
appropriate and sufficient for adoption.
Recommendation: Proposed amendments to the Residential Development Landscape Standards are limited
to those directed by the Plan Commission. Staff recommends the Plan Commission discuss and either direct
staff toward any further desired revisions, or adopt a Resolution for amending the Residential Development
Landscape Standards accordingly.
Topics Discussed
• Proposed amendments advisable
Refer to video and audio recording of this item here for the discussion.
Motion by Alderman Gary Mahkorn, second by Alderman Rick Owen for approval to schedule a public hearing
for amending the Residential Development Landscape Standards. Motion carried 7-0.

6. Adjournment

Motion by Citizen Member Steve Petitt, second by Citizen Member Mike Smith to adjourn the meeting at
8:13pm. Motion carried unanimously.

Respectfully Submitted:
Daniel F. Ertl
Director of Community Development
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