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Executive Summary

Capitol Drive is a key transportation artery in Brookfield and the Southeastern Wisconsin
region. It serves as an “expressway” style State Highway and major arterial in Brookfield
carrying large volumes of traffic at relatively high speeds, as well as serving many
subdivisions and condominium developments as their primary access. Capitol drive is
second only to Bluemound Road as a major commercial corridor in the City, providing
regional and neighborhood level retail at several nodes, and office uses scattered along the
Corridor. More than one million square feet of office and one million square feet of retail
uses are located along Capitol Drive. Reflective of these important, and sometimes
competing roles, the Capitol Corridor has been studied by the City previously in 1989 and
1999.
The most recent Capitol Drive Advisory Committee was formed in 2013, chaired by Mayor
Ponto, and including two aldermen representing districts that included the Corridor; residents
with significant public planning, financial and business expertise; a business owner in the
Corridor, and a Plan Commission representative. The Advisory Committee met seven times
over a two year period to review work prepared by Community Development staff and
interns on this third study of the Capitol Drive Corridor. The Committee consistently
provided direction, asked for additional information, and provided input, recommendations
and refinements to the staff’s work.
The Corridor was analyzed in terms of land use, development patterns, planning goals,
zoning and transportation improvements. The Committee examined what had worked and
not worked in terms of development since the 1999 Study. Staff, with the assistance of
resource people on the Committee conducted a market study of the Corridor. It was noted
that the “Great Recession” had significant negative impacts on the Corridor, with higher
vacancy rates and several high profile vacancies that persisted for years after the official end
of the recession.
In conducting the market study, staff:
•

Compiled extensive demographic information for the Corridor, City and Region

•

Gathered “psychographic” information about the types of consumers in our market

•

Obtained a retail gap analysis to identify retail categories that appear to be underserved

•

Surveyed retailers and major employers in the Corridor to garner input and suggestions
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•

Verified through the survey of retailers that the Corridor draws Lake Country customers

•

Interviewed more than 20 professionals in real estate development, property management
and brokerage to garner their insights and suggestions to improve conditions in the
Corridor

Property owners and managers, developers, brokers and business owners offered valuable
input as to challenges and opportunities in the Corridor. Their input is reflected in a number
of the recommendations made in the draft study.
As part of the study, potential development or redevelopment parcels in the Corridor were
identified, and impediments to development were analyzed. Small parcel size, shallow
depths, environmental features and access were some of the characteristics which could not
be changed. Current zoning of parcels was found to be an impediment in some instances.
As the staff reviewed recommendations for potential re-zoning of these sites, it became
apparent that other sites with existing buildings were experiencing difficulties in leasing and
maintaining occupancy due to their current zoning. Staff reviewed existing parcels along
Capitol to identify situations where the current zoning created limitations on sale or re-use of
buildings for the current use. It also became apparent that very few sites provided the B 2 or
B 3 zoning that allowed for uses for which there was interest in the market, but no ability to
accommodate them. This includes many fast casual and larger restaurants that many felt
were an opportunity in the market.
At its August 4, 2015 meeting the Advisory Committee accepted and endorsed the draft
study and staff recommendations presented in the report. In addition to considering potential
re-zoning of ten specific parcels, the recommendations included in the draft study are:
•

Work with property owners, developers and brokers to attract additional destination retail
and restaurant uses to the Capitol Corridor, especially in the central and western portions.

•

Work with property owners, developers and tenants/users to accommodate interest in
highly visible, free-standing office buildings.

•

Pursue additional horizontal mixed-use developments similar to Sendik’s Towne Centre,
where city plans recommend mixed-uses. Experience has demonstrated that horizontal
mixed-use appears to perform better than vertical in the Capitol Corridor.

•

Aggressively pursue upgrade or redevelopment of those properties which are in a state of
deferred maintenance and/or functional obsolescence.
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•

Work with property owners and developers to accommodate additional multi-family
development, including a range of options for older Brookfield residents desiring to leave
single-family homes for apartments or condominiums.

•

Work with property owners and developers to assemble smaller parcels, especially in the
eastern portion of the Corridor to provide opportunities for larger scaled developments,
including mixed-use.

•

Work with property owners, developers and tenants/users to allow for signage that is
visible to motorists, given the relatively high speeds present along most of the Corridor.

•

Re-zone selected sites to B-1, Local Business, to accommodate the demand for both
neighborhood and specialty retail, while still providing for office uses, if presented by the
market. These sites are generally smaller in size and have shallow depths.

•

Re-zone selected sites to B-3 to eliminate questions regarding re-construction of nonconforming uses (shopping centers, etc.) under current zoning. These sites are generally
larger in size and provide greater depth.

•

Re-zonings will pro-actively reduce the need for selective zoning changes where existing
non-conforming uses may not be permitted upon sale of those properties to the next
owner.
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History and Background

This is the third study of Capitol Drive Corridor within the City of Brookfield. The first
Capitol Drive Corridor Study was developed in 1989. The original land use plan included
goals and objectives, as well as an implementation strategy that resulted in the rezoning of
properties. This was done to have zoning be consistent with an adopted land use plan that in
some cases reduced the intensity of development. Also, various zoning code amendments
were adopted to further implement the land use plan, including the creation of an “intensive
use” category. The intensive use category increased setback and landscaping requirements
between commercial and residential uses, and has resulted in the protection of residential
neighborhoods from intense commercial uses (restaurants, gas stations, etc.). The intent of
this recommedation was to recognize that a balance was needed – to accomodate retail uses
along the highway, but not adversely impact the surrounding neighborhoods. A state of
“compatible co-existence” was sought for commercial and residential land uses.
The second study, Capitol Drive Corridor Study Number Two, was developed during 1998,
and adopted in the 1999 study. This study focused primarily on creating a new form of
suburban land development, due to negative community reactions to “strip retail
development” and “big box” retail concepts, as well as growing traffic volumes and highway
speeds. Some expressed the shared sentiment that “we do not want another Bluemound
Road”. While the economic activity created on Bluemound Road was appreciated (tax base,
jobs and retail spending), it was thought by many that there was no need for two retail
intensive corridors in the community, and that Bluemound Road should maintain its status as
the primary regional retail cluster in Brookfield.
In addition, the 1999 study sought to inspire public policies to address the increasing demand
for multiple-family housing – in particular, housing for seniors.
The 1999 goals and objectives, along with the implementation strategy, resulted in the
creation of a “Modified Suburban Overlay Zoning District”. This was applied through the
rezoning of more than 100 properties along Capitol Drive, and also promulgated the “New
Suburban/Cluster Suburban” design concepts. These concepts encouraged a mixture of land
uses, as well as the positioning of buildings closer to the highway, rather than letting parking
lots become the dominant characteristic of “suburban strips”. The concept was that retail,
office and multi-family residential land uses might be combined to create these special
places.
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The other major tool created in 1999 was the introduction of the “Targeted Investment Area”
(TIA) concept. This involved the designation of mixed-use nodes of development located at
the intersection of major streets. The areas within a TIA
could evolve into a more intensive development of
commercial and mixed land uses, which would lead to
walkable neighborhoods and unique, sustainable
business areas. New business and real estate investment
would be attracted to these unique areas. Of the 10 TIAs
that were established in Brookfield, 5 are located along
the Capitol Drive Corridor (at right), at the intersections
with Capitol Drive and 124th Street, Lilly Road,
Calhoun Road, Brookfield Road and Springdale Road.
All but the Northwest Gateway node (at Springdale
Road) were intended to be mixed use centers. This TIA was envisisoned to become a center
for the establishment and expansion of business parks (both office and light industrial).
The secondary goal of creating the TIA concept was to avoid an outcome where the balance
of the corridor (particularly the area between the TIAs) would become a collection of strip
retail shopping centers. In these areas, some zoning changes were made that reduced the
amount or intensity of retail development.
Another goal of the 1999 study was to reduce the
potential for sites to be developed with “big box” retail
stores. A zoning tool was created and applied to many
properties, which restricted the maximum building
footprints to 20,000 square feet through most of the
corridor. The building footprint of a “big box” store is
typically at least 100,000 square feet. An exception to
this strategy was made in the 124th Street TIA, where
“big box” would be accomodated, due to its regional
market focus, and proximity to the US 45 Freeway.
Finally, the 1999 study also included some traffic management recommendations. An
inventory was completed for existing driveway configurations, access points, median crossover locations, frontage roads and service drives. Based upon this inventory, an access
management plan was formulated, identifying the potential for future service drive
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connections and consolidations of driveway cuts. Over time, some of these
recommendations were implemented, when a property owner proposed to either construct a
building on the site, or make renovations to the property. (See Appendix A for an inventory
of service drives.)
III.

Purpose and Need for Preparing the Capitol Drive Corridor Study - 2015

A number number of changes in the economy and the recent rebuilding of Capitol Drive
make this the opportune time to revisit the Capitol Drive Corridor.


Changes in real estate market dynamics: Since the adoption of Capitol Drive
Corridor Study Number Two, in the 1999 study, there has been a significant change
in the dynamics associated with real estate markets – both regionally and nationally.
The 2007-2009 economic recession caused significant declines in the retail, office
and residential condominium markets. In 2007, the nation saw $561 billion in
commercial real estate transactions, while in 2009, transactions plummeted to $51
billion, a decrease of 91%. The near collapse of financial markets also caused all
speculative and most other development activity to come to a halt. While residential
markets have been recovering in the last few years, commercial real estate
development is just beginning to approach pre-recession levels.
While a community should not be “planned” based upon the performance (or
nonperformance) of real estate markets, there are market realities that need to be
considered in land use planning and its relationship to community economic
development. Some economists and real estate professionals assert that there are
permanent, structrural changes in real estate markets. These include financing
parameters by lenders, which call for higher equity contributions at the start of
projects (25- 30%), higher pre-leasing requirements (60% or more pre-leased space),
and personal guarantees by principals. While these types of parameters were
commonplace 30 years ago, the pre-recession financing environment had provided for
90 and 100% financing for some projects, with no recourse against principals if the
project was not successful. In addition, financial instituions are now required to
appraise properties to the market, and appraisers have new requirements that are
contributing to lower appraised values, while market values in many categories of
commercial real estate are still 25 – 30% or more below pre-recession levels.
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Road reconstruction: During the course of 2012-13,
the Capitol Drive roadway (STH 190) was rebuilt in
Brookfield from 124th Street to Brookfield Road.
This reconstruction further reduced the access points
for some commercial properties. With the new
roadway in place, and recent increased development
activity, there is an opportinuty to create a new sense
of vitality along the corridor, and encourage
additional commercial investment.
Increased retail and office vacancy: The
“Great Recesssion” hit commercial real estate
especially hard. While even strong retail
corridors, such as Bluemound Road, saw
increased vacancy and lower rental rates, nonprime corridors, such as Capitol Drive, felt a
more pronounced effect. Vacancy in retail
space along Capitol was noticably worse, and
several high profile vacancies persisted for
more than 5 years (Ethan Allen Furniture,
Capitol Heights Office Building).
Construction of the Towne Centre: Constructed shortly after the 1999 study,
Sendik’s Towne Centre located at Capitol Drive and Brookfield Road, emerged as the
first major example of a mixed-use center in Brookfield. The center also suffered
from the effects of the real estate
recession. As the Towne Centre
becomes stablilized and fully built out,
its success as a mixed use development
can be more adequately determined.
New ownership is embarking on an
aggressive leasing program and
examining the potential for in-fill
development. Construction of two
apartment buildings on adjoining parcels is nearing completion.
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Construction of Gateway West Commerce Center: Since 1999, the Gateway West
Commerce Center has matured as an office and light industrial business park. This
complex is a good example of the
appeal of Capitol Drive, in attracting
new business activity and investment.
Gateway combines a quality office
environment on the north end of the
Center, along Capitol Drive, with a
range of larger parcels to the south that
have attracted high quality
multi-tenant “flex/tech” industrial
buildngs, as well as owner-occupied and other single-tenant buildings. The finish
level on these buildings is very good, and the higher clear heights (on industrial),
protection of sprinkler systems, adequate ingress and movement area for trucks, and
higher quality landscaping differentiate this Center from the other industrial areas in
Brookfield, putting it on a par with other business parks in the region.
Capitol Airport ownership: The current owner of the Capitol Drive Airport plans to
continue operation of the airport for the foreseeable future. Conversion of this
property to light industrial use was envisioned in previous corridor plans, as well as
the recent neighborhood plan for this Targeted Investment Area (TIA), the Northwest
Gateway Neighborhood Plan. While land use plans are long-range, and the airport
owner may reconsider his position, this is a condition that should be understood
during plan evalution.
Properties annexed into City: The Safro Toyota property was annexed into the City
and a new dealership building is nearing completion. A twenty-six acre site on
Gumina Road was annexed into the City and will be developed for high clear height,
modern industrial buildings similar to those in Gateway West. In both instances the
property owners desired sewer and water service to move forward with development.
Town of Brookfield incorporation petition does not include their lands in an
incorporated Village: In its petition to the State of Wisconsin, to file for
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incorporation as a “Village”, the Town of
Brookfield has excluded all Town lands
within the Capitol Drive Corridor.
Therefore, a likely scenario is that these
lands will eventually become part of the
City through the process of annexation
initiated by the property owners. It is
unlikely that these small areas would
remain in a “Town” with a very low
population, no capacity to extend sewer and
water, and limited resources as a
governmental unit.
Parking – supply and demand
considerations: City staff has noted changes in the parking requirements for retail
and office uses, due to continual changes in retail operations and the increasing
number of employees per square foot of professional office space. Staff will assess
parking supply and demand on an individual basis, as they pertain to particular uses
and development proposals.
Reconsider the usage of service drives: With the reconstruction of the highway,
WisDOT closed several median cross-overs and commercial driveways. Staff will
analyze how these changes impact the existing and planned service and frontage road
systems that exist, or may exist in the future, along the corridor. Staff will also
monitor future WisDOT plans to assess how they may affect the Corridor.

Process for Developing the Capitol Drive Corridor Study - 2015

The following planning process was followed for the new Capitol Drive Corridor Study 2015.
1. An Advisory Committee, composed of citizens, business owners, and two aldermen of
districts including portions of the Corridor, appointed by Mayor Steven Ponto, met to
review the preliminary findings that city staff collected and analyzed, such as existing or
changed conditions found within the corridor, or external trends affecting the corridor.
This Advisory Committee offered their opinions or evaluation of the information
presented by city staff. The Advisory Committee suggested the need for further analysis
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of, or refinements to the findings. The Advisory Committee offered preliminary
conclusions and recommendations.
City staff is providing a Draft Study, outlining the preliminary findings of the new
Capitol Drive Corridor Study - 2015, along with the Advisory Committee’s preliminary
conclusions or recommendations to the City Plan Commission.
The city staff will prepare and develop conceptual strategies to address the preliminary
conclusions or recommendations identified by the Advisory Committee and/or Plan
Commission.
The Plan Commission will review the Advisory Committee report and set a date for
public input meeting on the selected strategies.
Public input meetings will be held and final recommendations will be secured from the
Plan Commission.
The Common Council will be asked to adopt the new Capitol Drive Corridor Study 2015.

Throughout the planning process, city staff will use opportunities to gain input from
neighborhood groups, businesses, organizations and other members of the community. This
will be accomplished through focus groups, interviews, surveys and presentations.
Implementation steps outlined in the new Capitol Drive Corridor Study - 2015 will be
followed thereafter.
V.

Vision Statement

The Capitol Drive Corridor will be a high quality mixed-use area consisting of low-density
single-family neighborhoods surrounding Capitol Drive; a series of commercial and mixeduse nodes located near major street intersections and a transportation system that serves:
local and regional traffic, local and regional consumers, and neighborhood residents.
Recommendations approved in the Capitol Drive Corridor Study - 2015 will build on an
established community vision for the corridor while providing needed developmental
flexibility to facilitate development, redevelopment, and leasing of space recognizing
changing market conditions.
VI.

Existing Conditions

A crucial component of understanding the role and function of Capitol Drive is to examine
its present day conditions, which serve as a snapshot of how this corridor has developed and
also offer clues as to how it will grow and change in the future. The two basic elements of
this are Demographics and Land Use.
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Demographics refers to the characteristics of resident populations. These characteristics help
shed light on the role these residents play in the day-to-day social and economic life of the
corridor. The chart below provides a comparison of the demographics between Brookfield
and surrounding areas. Also, a “Primary Trade Area” is defined as Burleigh to
Hampton/Lisbon roads and 124th Street to Springdale Road.
Land Use refers to the relationship between real estate and human activity – specifically, how
this land is typically utilized on a day-to-day basis.
Demographics
Age Ranges and Household Income by Geographic Location

Age, Population Statistics – United States Census Bureau
Median & Mean Household Income Statistics – American Community Survey
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Mobility / Traffic

In a regional context, Capitol Drive (State Highway 190) generates heavy daily traffic flow.
Traffic counts are higher than those on Bluemound Road (US Highway 18), one of the
regions busiest commercial corridors. While traffic is present in greater volumes on
Interstate 94, Capitol Drive in Brookfield has some of the highest traffic counts of any nonfreeway arterial in the region.
Traffic Count Comparison

Wisconsin Department of Transportation, 2009

By far, the highest traffic counts along Capitol Drive (State Highway 190) are found
immediately west of the US 45 Freeway interchange in Wauwatosa, with totals tapering off
slightly in Brookfield between Lilly Road and Calhoun Road. This corridor serves as a
major commuter arterial, connecting residents of Brookfield, Pewaukee, and other
communities with the US 45 Freeway, and in turn, the rest of the Milwaukee County
Freeway network.
Given the continued growth of communities located west and northwest of Brookfield, the
traffic volume on Capitol Drive has increased substantially since the 1999 study. In 1997, at
124th Street, the average daily traffic count was 40,900 vehicles – in 2009, it was 49,900, a
22% increase. The segment west of Calhoun Road saw an increase of 29%, going from
37,100 vehicles to 47,800.
Capitol Drive also continues to directly serve the residents of surrounding neighborhoods,
who use it for their everyday needs. Despite its function as a state highway, it is still
intersected by a substantial number of residential side streets, which often serve as the
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primary entry and exit point for individual subdivisions. In particular, several condominium
complexes can only be accessed via Capitol Drive.
Traffic on arterial roads feeding into Capitol Drive has also seen a substantial increase. In
1997, the average daily volume on Calhoun Road north of Capitol Drive was 4,300 – in 2009
it was 8,300. Similarly, Brookfield Road, north of Capitol Drive saw its traffic flow increase
from 4,300 to 9,700 during this period. Some of this increase may be a result of traffic
generated by Sendik’s Towne Centre, and the higher density multi-family developments at
the Towne Centre.
Traffic on 124th Street, north of Capitol Drive, was 8,400 vehicles per day in 1997, and
increased to 12,100 in 2009. This reflects the continued prominence of the regionally
focused shopping and employment node around 124th and Capitol Drive, as well as the ease
of access to the US 45 Freeway. 124th Street parallels the US 41/45 freeway from Silver
Spring to Burleigh and is a convenient location for warehouse/distribution, sales, showroom
and other businesses serving the region from one location.
Overall, as a roadway, Capitol Drive serves multiple roles simultaneously. It is first and
foremost a highway arterial, moving thru traffic east and west, between Milwaukee and Lake
Country. It also serves a local need, one of the primary east-west arterial roads in the City of
Brookfield, connecting local residents with everyday needs – shopping, school, medical, etc.
Finally, it is a generator of economic activity, with retail, service, and employment activity
spread along its route.
Concurrent Study of the Corridor
The Wisconsin Department of Transportation is currently involved in a Corridor Study for
State Highway 190 – specifically, the segment of roadway between the State Highway 16
Freeway in Pewaukee, and Brookfield Road, on the west side of Brookfield.1 This segment
is being evaluated with regard to its traffic volume, and crash rates at individual intersections,
in order to assess the need for future upgrades or median changes. Predicting a 40% increase
in volume by 2040, WisDOT has concluded that the existing intersections “will operate at an
unacceptable level without any improvements.”
In this study, the Brookfield Road, Barker Road, and Springdale Road intersections have
been analyzed for possible upgrades, to improve safety and traffic flow. In addition to the

1

WIS 190 (Capitol Drive) Corridor Study. Wisconsin Department of Transportation. 2013.
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possibility of widening SH 190 to 3 lanes in each direction, west of Brookfield Road, draft
alternatives were prepared for each of the intersections. Less intensive options involve the
expansion of right-of-way for turn lanes, while the more intensive options include the
relocation or elimination of some intersections.
The City should continue to monitor this long range corridor study and work with property
owners to provide input on the alternatives developed. It should be noted that most of these
improvements are not likely to be constructed for ten years or longer based on current
highway plans and funding constraints.
VIII. Market Analysis
City staff worked closely with the Capitol Drive Advisory Committee to conduct an analysis
of market opportunities in the Capitol Drive corridor, and to gain an understanding of the
corridor’s potential within the regional context. Steps in this process included gathering and
analyzing demographic information for the corridor, the City of Brookfield, the County and
the region; looking at psychographic information on consumer groups within Brookfield;
conducting a retail gap analysis; assessing and validating the Capitol Drive corridor’s ability
to draw retail customers from Lake Country located to the west; meeting with brokers,
property managers, and developers active in the corridor to get their input on market
conditions and trends; surveying major employers and retailers along the corridor; and
identifying from all of these sources recommendations as to specific types of tenants or
developments that may be supportable in the corridor.
In looking at demographics, staff first looked at census block, block groups, and tract maps to
identify a geographical area that would equate to the “neighborhood level” market for the
corridor. The census tracts chosen to reflect this neighborhood market level are shown on the
Capitol Drive Market Area map. From east to west, these six census tracts cover the
corridor, and have only slight “spillover” to the west of Brookfield Road. On the north, the
tracts are bounded by Hampton/Lisbon Road, which staff felt was the northern end of the
immediate market area. On the south, these tracts end at North Ave. Going into this
analysis, staff felt that Burleigh would be a better approximation of the neighborhood area.
Extending to North Ave. on the south “exaggerates” the neighborhood level market, as
people living on the south end of this area are as close to Bluemound Road as to Capitol
Drive, and as some neighborhood level retail (grocery stores, etc..) are available on North
Avenue at both 124th St. and Calhoun Road. Looking at the block group level, the
boundaries did not provide a cleaner south boundary than the tract level.
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When the neighborhood level demographics were compared at both the block grouping level
and tract level, it became apparent that there were no significant differences in the
characteristics of the population in terms of age, income or other factors. Further, when the
corridor area demographics were compared with the City as a whole, there were no
discernable differences. It was determined that in looking at detailed characteristics of
population, City wide numbers would be used to compare the Brookfield market to other
parts of the region, as Brookfield is fairly homogeneous throughout different sections of the
City.
As delineated for the purpose of this analysis, the boundaries of the ‘Capitol Market Area’
contain these six Census Tracts, each of which borders or surrounds SH 190 to the north or
south. This area stretches from the Waukesha County border (124th Street) on the east, to
Duplainville road on the west, within the City of Pewaukee. The westernmost tract
(2008.01) includes portions of the City and Town of Brookfield, as well as the City of
Pewaukee and Village of Menomonee Falls. The remaining tracts are all contained within the
City of Brookfield.
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This defined area was chosen because of the strong connection that each of these tracts has
with Capitol Drive in the City of Brookfield. Given the geographic proximity, residents of
this area are those that are most likely to regularly utilize the business, service, and dining
establishments found along the corridor. This area was used to compare a multitude of
demographic variables, with the corresponding value for the City of Brookfield, as well as
those of surrounding communities. Once obtained, these values were compared in both
spreadsheet and graph form, to determine the degree of similarity between the Capitol
Market Area and the City of Brookfield as a whole. Once this was completed, it was
determined that the Market Area values were so similar as to be interchangeable with those
of the City.
The conclusiveness of this comparison was strengthened, when these values were compared
with those of nearby communities, such as Elm Grove, Menomonee Falls, and Wauwatosa.
Each of these communities, with the possible exception of the City of Pewaukee, routinely
had values that were separate and distinct from those of the City of Brookfield, as well as the
Market Area. Thus, it can be determined that this Market Area functions largely as a
cohesive whole, one that is highly representative of the City of Brookfield in general.
As a result, for the remainder of this analysis, demographic variables for the City of
Brookfield are used as a default snapshot of the Capitol Market Area.
Demographics of Brookfield compared to the region
The graphs and charts on the following pages provide an overview of population
characteristics for the City of Brookfield, and in comparison to various parts of the region.
The first chart shows change in the age cohorts in the City of Brookfield over the last four
censuses (1980 – 2010). It is apparent that all of the young age cohorts (age 1 – 44 years
old) have been declining as a percentage of population, and that in total, people from infant
to 44 years old have gone from 65% of the population in 1980 to under 50% of the
population today.
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Similarly, in the older demographics, 45-54 has grown modestly, as has the 65-74 group,
while the population 75 and over has grown dramatically. People 45 – 75 and over have
gone from 35% of the population in 1980 to well over 50% in 2010. Brookfield at this time
in its history is a community that is aging in place, as will be reinforced later in this analysis.
When comparing the City of Brookfield to Waukesha County, Milwaukee County and the
Metropolitan Statistical Area (Milwaukee, Ozaukee, Washington, and Waukesha Counties)
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over the same 30 years period, it is clear that the City started slightly older in 1980 and has
grown significantly older in the last 30 years, than Waukesha County and the region.
In looking at age cohorts for the 2010 Census only, the City of Brookfield was again
compared with Waukesha and Milwaukee Counties and the Metro Area, but Lake Country
was added as a comparison. This was done as the Capitol Corridor is known to draw Lake
Country residents to home furnishing and improvement stores, clothing retailers and other
destination retail uses. Lake Country is defined later in this section.
Again the pattern is clear, Brookfield has smaller percentages of its population in the infant –
44 year old cohorts than Lake Country and Waukesha County, and significantly less than the
Metro Area and Milwaukee County, and is significantly higher than all of the other areas in
the portion of the population aged 45 and up, with the highest percentage of population aged
65 and up.
Age
Between 1980 and 2010, the overall population of Brookfield aged substantially, and at a
much more pronounced rate than Waukesha County and the full Milwaukee Metropolitan
Area.
Today, of the 5 geographic areas compared, only Brookfield has greater than 50% of its
population at age 45 or older. It is also has the highest percentages for ’65 to 74’ and ’75 and
over’. For the latter, the amount is nearly 4 percentage points higher than Waukesha County
(10.6%, compared to 6.9%).
At the other end of the spectrum, Brookfield had the lowest percentage of individuals aged
14 and under (18%), although the percentages showed much less variance for this cohort.
For Brookfield, differences were much greater for those aged from 15 to 34. For ’25 to 34’,
the percentage for Brookfield was less than half that of Milwaukee County.
For Brookfield, the size of the ’75 and over’ cohort increased dramatically over the 40 year
period. In 1980, the percentage in this cohort was smaller than that of the other 4 areas
(2.6%). Today, it is by far the highest (10.9%). Waukesha County’s share increased from 3%
to 6.9%, while those of Milwaukee County and the MSA remained comparatively stable.
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The size of the ’65 to 74’ cohort also increased substantially for Brookfield, going from 4.7
to 9.3%. Once again, the change for Waukesha County was similar, but slightly less
pronounced, and the other two saw relatively little change.
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Analysis of Capitol Drive Corridor’s Relationship to “Lake Country”
Through the regional highway network, the Brookfield portion of the Capitol Drive Corridor
is well connected with the area of Waukesha County known as “Lake Country”. As a
segment of SH 190, Capitol Drive feeds directly into the SH 16 Freeway in Pewaukee, 3
miles west of Brookfield. In addition, SH 164 provides convenient access to Interstate 94, to
the south, when accessed from SH 190 in Pewaukee. These two freeways each cut directly
through Lake Country, providing multiple access points for this region’s individual
communities, including Pewaukee, Delafield, Nashotah, and Oconomowoc. They are also
close enough to each other that most Lake Country residents are within 2 miles of a freeway
entrance.
Because of the higher speed limits on limited access highways (SH16 and I-94), as well as
the lower density of development along Capitol Drive between Brookfield and Pewaukee,
most of Lake Country can be reached very quickly by car. In fact, residents of the most
distant portions of Lake Country can access the Brookfield portion of Capitol Drive in the
same amount of time as residents on the east side of Milwaukee. This is highly significant, as
Oconomowoc and Lac La Belle are nearly twice as far from Brookfield as the Lake Michigan
shoreline.
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For the purpose of clarification, the region hereafter referred to as ‘Lake Country’ is
comprised of the following 14 communities, listed in decreasing order, based on their
population at the time of the 2010 Census:
Cities
City of Oconomowoc
City of Pewaukee
City of Delafield

Villages
Towns
Village of Hartland
Town of Oconomowoc**
Village of Pewaukee
Town of Delafield
Village of Summit*
Town of Merton
Village of Merton
Village of Nashotah
Village of Oconomowoc Lake
Village of Chenequa
Village of Lac La Belle
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*formerly Town of Summit, at time of 2010 Census
**includes Okauchee Lake CDP (Census Designated Place)
Population and Households of Lake Country
Unlike Brookfield, which has seen a slight decrease in population and moderate increase in
number of households, Lake Country saw a large increase in both between 2000 and 2010.
Its population grew by 12%, while its number of households grew by 16%. While there were
several outliers, the values were largely consistent among the individual communities that
make up the Lake Country region. Of the 14 County Subdivisions, all but 3 of them saw
increases for both population and number of households. In addition, the only 2 places that
lost population and households (Village of Lac La Belle and Town of Summit) are found in
the most distant (westernmost) portion of Lake Country. The rate of growth for Lake Country
also exceeded those of Waukesha County, and the 4-county Milwaukee metropolitan region,
from 2000 to 2010 (see graph).
In addition to these recent figures, long term population changes highlight the same trend.
The population of Lake Country increased by 54% between 1980 and 2010, going from
around 58,000 to 89,000. By comparison, Waukesha County grew by 39%, and the City of
Brookfield grew by only 11%. The 4-county region also grew by around 11%, but the larger
gains by Waukesha and the other suburban counties were offset by a slight decrease in
densely populated Milwaukee County.
Household Income - Brookfield, Lake Country, and Waukesha County
The City of Brookfield, Lake Country, and Waukesha County each have at least 50% of their
households earning $75,000 or more per year. For Milwaukee County, and the Milwaukee
MSA, the percentages are much lower. For the second and third highest brackets (from
$75,000 to $150,000), the percentages are nearly identical for the three areas. The highest
bracket ($150,000 or more) shows much more variance between them, with Brookfield
having the highest percentage of the three, followed by Lake Country.
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Home Values - Lake Country
In Lake Country, approximately 1/2 of all homes are valued at $300,000 or higher. Lake
Country also has by far, the largest percentage of homes valued at $1 million or more
(around 5%). In fact, Lake Country contains 70% of all the million dollar homes in
Waukesha County, despite accounting for only 23% of its population. Lake Country also has
the highest percentage of homes in the second highest value bracket, between $500,000 and
$1 million (16%). This compares to 12% for Brookfield, and 8% for Waukesha County.
While a portion of the Lake Country values is attributable to lots with lake frontage, Lake
Country has also seen a significant increase in higher value homes, with and without lake
frontage.
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Purchasing Power

The above “heat map” demonstrates the significant purchasing power of both Brookfield and
Lake Country. The darkest green color represents areas where retail spending per household
is greater than $36,000 per year. Only portions of the North Shore, Brookfield and Lake
Country have these households. Brookfield’s ability to draw the affluent Lake Country
market is a strategic advantage.
Capitol Drive Corridor Draw of Lake Country Consumers
Staff has heard “anecdotal evidence” for many years of businesses in the Capitol Drive
corridor drawing customers from Lake Country residences. The destination businesses
believed to draw Lake Country include home furnishings, higher end home improvement
showrooms, higher end men’s and women’s fashions, jewelers, restaurants, and specialty
sporting goods. Staff prepared a survey that was sent to 28 identified retailers and
restaurants, and 10 were returned. When asked, “What percentage of your sales come Lake
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Country (defined by community names and zip codes), the businesses responded as follows:
No response – two; 6% - one; 20 % - one 25% - two; 30% - one; and 40% - two. These selfreported numbers verified that destination retailers and restaurants on Capitol Drive in
Brookfield do draw Lake Country customers, and in some cases, Lake Country customers are
a significant percentage of overall sales.
Perceived Negatives of Corridor: When retailers and restaurants were asked what the
negatives were of a Capitol Drive location, construction was sited, along with difficulty in
having signage that is visible from Capitol (speed of traffic being a consideration), along
with the relative lack of other retail, and some concern about retail theft and theft from auto.
Perceived Positives of Corridor: When asked the positive attributes of a Capitol Drive
location, responses included highway/freeway access, minimum congestion, traffic flow,
visibility, ample parking, that the area was not overly developed (like Bluemound Road) and
that there is a strong demographic of customers, who are friendly.
Major Employers: Major employers were also surveyed to ascertain their perceptions and
suggestions for the Corridor. Twenty-six major employers along the Corridor were surveyed,
and ten responses were received. A wide range of manufacturing, wholesale/distribution,
sales and service businesses responded. Employers had a wide range in number of
employees. Work hours were generally between 7:00 am and 7:00 pm, and none of the
employers indicated having second or third shifts.
To assist in identifying restaurant and retail opportunities, employers were asked how much
time employees had for lunch. Five reported 30 minutes and five reported one hour. Most
employers estimated that up to 25% of employees left the premises for lunch, with one
answering 26 – 50%. When asked what type of restaurants or retailers they would like to see
on Capitol, half said more restaurants and/or retail were needed, and expressed an interest in
high end restaurants, fast food and family casual, a Panera type breakfast and lunch
restaurant, Taco Bell, general sporting goods, and a gas station that is easily accessible.
Improvements Needed: When asked for suggestions in improving the Corridor, responses
included slowing traffic, improving the road, enhancing and adding properties like Sendik’s
Towne Centre, adding pedestrian/bike facilities, scheduling road maintenance in off hours,
and timing of lights and traffic flow in the afternoons.
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Meetings with property owners, managers, developers, and brokers
Staff met with owners and managers of commercial properties in the corridor, as well as
developers and commercial real estate brokers active in development, sales and/or leasing of
commercial properties along Capitol Drive. Meetings were held with more 22 individuals
from 10 commercial real estate entities (the list of firms and individuals met with is in
Appendix B).
Comments from these commercial real estate professionals about doing deals along the
Capitol Drive corridor included:










Signs – many prospective tenants, especially retail, are very concerned about sign
visibility. The ability to have more tenant names (up to four) on monuments signs
was seen as a positive change. Visibility of signs, based on how far buildings are
set back from the highway, is a concern, and in some instances landscaping has
grown to obstruct visibility. In general brokers indicated tenants want more and
bigger signs.
Surface Expressway – Capitol Drive’s role as a major through route, and its
relatively high rates of speed serve to reduce its ability to attract “neighborhood
level” retail. With posted limits of 55, 50 and 45 MPH from west to east,
observed speeds are higher. At these speeds, it is difficult to notice retailers that
are not being sought out as a destination.
Lack of National Tenants – The corridor does not have national name-brand
tenants, except on the east end of the Corridor near 124th St. Retail is well known
for clustering near major traffic generators (regional malls), and like businesses.
While Target, Wal-Mart, Home Depot and numerous quick-service restaurants are
clustered at 124th and Capitol (in both Brookfield and Wauwatosa), there are few
national tenants west of 124th St. Brokers felt that national anchors and new
development on the west end of the Corridor could strengthen smaller business
opportunities.
Buildings in need of investment – Brokers noted the “tired” condition of many
properties in the corridor. New facades, re-cladding and new landscaping were
seen as potential remedies.
Destination retail can and does work – Most brokers recognized the history of
Capitol being home to destination retailers of several kinds (home improvements,
furnishings, fashion apparel, specialized sporting goods), where single location
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retailers had been successful. Destination retail, home improvements, and
furnishings were seen as a continued opportunity.
Brokers also saw a niche for businesses that would serve daily needs of residents
and commuters in the corridor. An additional gas station/convenience store, fastcasual restaurants, and additional coffee shops were seen as viable opportunities.

Retail Gap Analysis
To assist in identifying potential retail opportunities on a neighborhood level, a retail gap
analysis was conducted. Steve Mehnert, one of the Advisory Committee members, provided
AC Nielsen data to conduct this analysis. A smaller target area was chosen to more
accurately reflect the “neighborhood” which might frequent retail uses along a portion of
Capitol Drive. 124th Street was chosen as the east boundary, Hampton Ave as the north
boundary, Burleigh Road as the south boundary, and Brookfield Road as the west boundary,
as there is little residential west of Brookfield Road.
The analysis compared the demand for consumer expenditures in this area, based on average
retail expenditures per household, and the supply (actual retail sales) in the area. This leads
to identifying the retail categories for which there is a significant demand in the area based
on the anticipated household expenditures, that is not being met by current retail
establishments.
Some of the retail categories with a large undersupply were identified as “Other General
Merchandise Stores”, “Gas Stations with Convenience Stores”, “Clothing”, “Home Centers”,
and “Limited-Service Eating Places”. A table summarizing this analysis is below:
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PRIZM – Consumer Categories
AC Nielsen breaks consumers into 66 market segments based on their demographics,
lifestyle and buying habits. The system of segmentation is called PRIZM and is used by
marketers to identify and target consumer likes, dislikes, lifestyles and purchasing behavior.
For the larger market area of Brookfield, the top PRIZM Household Segments were
identified. The most prevalent household segments were consistent with the demographic
information for Brookfield, demonstrating an older and affluent group of households. New
Empty Nests represented 10.7% of Brookfield households, a group of upper-middle income
older Americans with active lifestyles. Upper Crust was another 9.9% of households, the
wealthiest lifestyle in America, empty nesting couples over the age of 55. Gray Power at
9.8% of households are middle-class, home-owning suburbanites who are aging in place
rather than moving to retirement communities.
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These top three household segments as identified by PRIZM - New Empty Nests, Upper
Crust, and Grey Power - represent over 30% of Brookfield’s households and are all
comprised of empty nest households, with no children, and older (55+) or mature (65+) ages.
Incomes are form midscale to upper-middle income to wealthy.
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The top six household segments in Brookfield, totaling over 50% of Brookfield
households are all comprised of wealthier couples, over the age of 45, with no children in
the house.

Page 35 of 85

Capitol Drive
Corridor Study

2 0 1 5

Capitol Drive Corridor Study - 1999 Re-zonings:
As part of the 1999 Capitol Corridor Study Number Two, the City enacted Ordinance 1693,
“REZONING CERTAIN PROPERTIES WITHIN THE CAPITOL DRIVE CORRIDOR AS
PART OF IMPLEMENTING THE CAPITOL DRIVE LAND USE PLAN—1999 AND
EXTENDING A MORTATORIUM ON CERTAIN ADDITIONAL PROPERTIES”.
It should be noted that a moratorium was placed on portions of Capitol Drive in February of
1998 by Ordinance and extended in December of 1998. This was done to forestall re-zonings
in the Lilly Road portion of the Corridor while planning was completed for that
neighborhood.
Ordinance 1693 re-zoned more than 150 properties in the Capitol Drive Corridor. Staff
analysis focused on 103 properties fronting on Capitol. In addition to these properties, 26
properties were rezoned in the Capitol/Lisbon/128th triangle, primarily from Industrial to
Office and Limited Industrial (O&LI). In addition 6 properties on Brookfield Road and 5 on
Calhoun were re-zoned to Business zoning categories, and 6 other properties were re-zoned.
Focusing on the Capitol Drive parcels, 9 properties on the north side of Capitol between
124th Street and 128th Street were zoned Industrial at the time, and were rezoned to B 3 with
Modified Suburban Overlay (MSO). B 3 zoning seems appropriate given the commercial use
of the parcels (gas station, fast food, small retail centers, and car dealership). 55 parcels were
re-zoned to add MSO to the base zoning, which stayed the same; that is B 3 was changed to
B 3 MSO, etc… As such, 64 parcels in total had the same underlying base zoning before and
after the 1999 re-zoning or had Industrial changed to B 3, and all had MSO overlay zoning
added.
In addition to adding MSO overlay zoning, 39 parcels were “downzoned”. 13 parcels were
downzoned from B 3 to B 1. Eleven were downzoned from B 3 or B 1 to Office. 9 were
downzoned from Business to Residential zoning categories. 4 were downzoned from B 3 to
either O&LI or PDD, reflective of the particular use or plan at the time. 2 were downzoned
from B 3 to Conservancy, based on environmental inventories at the time.
The attached table lists all properties fronting on Capitol which were identified in the
Ordinance, and depicts their zoning before and after the 1999 re-zonings, as well as their
current use.
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Address
12400
12430
12455
12460
12530
12560
12575
12630
12655
12660
12730
12735
12740
12745
12800
13000
13100
13170
13220
13300
13440
13530
13560
13620
13625
13640
13700
13725
13745
13805
13845
13850
13865
13925
13950
14035
14040
14100
14125
14145
14165
14225
14245
14260
14265
14335
14350
14375
14380
14395
14430
14460
14530
14545
14570
14620
14635
14640
14660
14740
14750
14845
14900
15065
15430
15465
15535
15740
15830
16900
17000

Owner
Size
John A. Petcoff
0.33
Ping Leung
0.38
JDN Realty
1.35
Ping Leung
0.50
Midas
0.50
Midas
0.50
JDN Realty
17.56
John D Zimmer
0.99
JDN Realty
0.86
William Bauer
0.95
James Forester
0.86
Mega Marts
7.50
Warren Jones
0.60
Tri-City Bank
1.93
Centennial Real Estate
5.12
Fred Jones Pontiac
5.11
Recreational Equip
4.46
3A LLC
1.05
Theodore Spillius
1.43
Frank Grainer
1.36
Roger Podany
1.37
Marie Christensen
0.46
Marie Christensen
0.46
Capitol West LLC
0.73
Tolocko Trust
1.32
DJ Properties
1.50
BRP Investment
1.13
Tolocko Trust
0.96
John Eaton
0.60
Triangle Plaza
1.09
Patricio Viernes
0.56
OF Menomonee
2.71
Paul Rosenburg
1.28
S Michael Crivello
1.54
Covenant Health
3.43
Mobil Oil Corp
1.11
Cedar Tree Properties
0.98
Bruce Heuer
7.11
Warren Thompson
0.52
John Mack
0.52
Frank Tamel
0.52
Mitchell Family
0.52
FastTrack
0.80
Jill Kusba
0.80
A WIS Partnership
0.51
McDonald's
1.02
Jill Kusba
0.75
George Dimitripoulos
1.02
West Suburban Ent.
0.74
George Dimitripoulos
0.49
Abdi Pourmodheji
0.40
Neumann Realty
0.37
Waldemar Neumann
0.37
Equitable S&L
1.8
Joseph Armeli
1.75
Peter Murtos
1
Capitol Drive Partners
0.603
Peter Murtos
1.22
Carl Burghardt
1.60
Patio Inc
1.40
William Bachman
1.58
Javic Realty
4.99
Banc One
5.73
Stephen Gershowitz
5.03
GSF Mortgage Corp
7.50
Ernst Von Schledorn
5.00
Ernst Von Schledorn
0.64
Century Income
5.18
North Shore Bank
1.209
Firstar Corp
11.644
Jeff Desotell
1.59
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Capitol Drive Corridor Zoning Comparison
1998 Zoning
1999 Zoning
2015 Zoning
I
B3 MSO
I
B3 MSO
B3
B3 MSO
I
B3 MSO
I
B3 MSO
I
B3 MSO
B3
B3 MSO
I
B3 MSO
B3
B3 MSO
I
B3 MSO
I
B3 MSO
B3
B3 MSO
I
B3 MSO
B3
B3 MSO
O&LI
O&LI MSO
O&LI
O&LI MSO
B3
B3 MSO
B1
B1 MSO
B1
O MSO
B1
O MSO
B1
O MSO
B1
O MSO
B1
O MSO
B1
O MSO
B1
B1 MSO
B1
B1 MSO
B1
B1 MSO
B1
B1 MSO
B1
B1 MSO
B1
B1 MSO
B1
B1 MSO
O&LB
O&LB MSO
B1
B1 MSO
B1
B1 MSO
O&LB
O&LB MSO
B1
MORATORIUM
B1
B1
MORATORIUM
B1
B2
B2 MSO
B1
MORATORIUM
B1
B1
MORATORIUM
B1
B1
MORATORIUM
B1
B1
MORATORIUM
B1
B1
MORATORIUM
B1
B1
MORATORIUM
B1
B1
MORATORIUM
B1
B1
MORATORIUM
B1
B1
MORATORIUM
B1
B1
MORATORIUM
B1
B1
MORATORIUM
B1
B1
MORATORIUM
B1
B1
MORATORIUM
B1
B1
MORATORIUM
B1
B1
MORATORIUM
B1
B1
B1 MSO
B1
M2 MSO
B1
M2 MSO
B3
B1 MSO
B1
B1 MSO
B1
B1 MSO
B1
B1 MSO
B1
B1 MSO
B3
B1 MSO
B1
B1 MSO
B1
C
O&LB
O&LB MSO
B1
R4
B1
R4
B1
B1 MSO
PDD
B1
B1 MSO
B3
O MSO
B3
B1 MSO
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2015 Current Use
BP Gas station
Parking lot
Shopper's World
Jimmy John's
Midas
I to B3
Batteries Plus
Shopper's World
Arby's
Same Base
Shopper's World
Insurance Office
Reina International Auto
B1/B3 to O
Pick N Save
Marasco's
B3 to B1
Tri-City National Bank
Crest Cadillac
Brookfield GMC
B to R
REI
Pro-Tech Auto Glass
City Lights (Old)
B3 to O&LI
City Lights (New)
or PDD
Podany's
Office/Condo
B to C
Office/Condo
Strip retail
Strip retail
Strip retail
Strip retail
Strip retail
Pella Windows
Strip retail
Doctor's office
Vacant
Single-family home, lawn equipment retailer
Wheel & Sprocket
Healthcare clinic
Mobil Gas Station
CPA office
Citgo Gas Station
Four family
Montage Hair Salon
Strip retail
Fortune teller (lower), residential (upper)
Fast Track Oil Change
Vacant
Furniture/consignment retailer
Strip retail
Animal care clinic
Sit-down restaurant/bar
Office
Parking lot
Suri Rug
Office
Office
Jewlery store
Windham Point Circle?
Windham Point Circle?
Windham Point Circle?
Eddie Z's
Burghardt Sports
Jewelry store
AdSerts Office
Stein Garden & Gifts
Chase Bank
Vacant
Glenwood Executive Center
Vacant
Vacant
Capitol Plaza
North Shore Bank
US Bank Mortgage
Strip retail/Office

Key
9

55

11

13

9

4

2
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17045
17065
17100
17135
17165
17225
17295
17340
17495
17600
17700
17800
17900
17905
18025
18105
18200
18300
18430
18525
18550
18630
18700
18815
18900
19275
19400
21300
21350
21370
21445
21600

Gilberts Hardware
Joseph Armeli
Mutual Savings
Netzow Limited
Netzow Limited
City of Brookfield
Netzow Limited
City of Brookfield
Donald Ripp
Lincoln State Bank
SWV Enterprises
JDJ Partnership
Margaret Lindmair
Kenneth Mierow
Dimitri Glavas
St. Dominics
Michigan Wi Pipeline
Netzow Limited
Jack Ziegler
DF Investments
Aegis Partners
Harder Funeral
Harder Funeral
Elaine Kraut
Soerens
VK Development
Villard Co Inc.
Edwin Schalmo
E&K Land LLC
Mitchell Family
Jake's Food
Harold Krueger

2 0 1 5

1.07
0.55
1.31
0.55
0.50
9.78
9.78
0.94
5.30
1.09
7.95
1.05
5.69
17.75
2.49
17.72
2.86
5.30
2.08
0.75
1.68
1.13
2.10
38.75
18.00
10.50
40.00
2.27
2.35
5.38
1.25
1.91

B1
B1
B3
B1
B1
B3
B3
B3
B3
B3
B3
B3
O&LB
B3
B3
B3
B3
B3
B3
B3
O
B3
B3
B3
O&LI
B3
O&LI
B3
B3
O&LI
O&LI
B3

B1 MSO
B1 MSO
B1 MSO
B1 MSO
B1 MSO
B1 MSO
B1 MSO
B1 MSO
B1 MSO
O MSO
B1 MSO
O MSO
M2 MSO
M2
M2 MSO
R3
M2
B1 MSO
O MSO
B1 MSO
O MSO
B1 MSO
B1 MSO
MORATORIUM
O&LI MSO
O MSO
C
OL&I MSO
O&LI MSO
O&LI MSO
O&LI MSO
O&LI MSO

PDD

PDD

LI&CM

Grand Appliance
Pepino's Restaurant (Vacant)
Bank
Pepino's
Pepino's
Vacant
Pick N Save
Water tower
Capitol West
Vacant
Stonewood Village
Codeworks Office
Open space (walking trail)
Vacant
Sit-down restaurant
St. Dominic's Catholic school
Service Buildings
Waukesha State Bank
Vacant
Ken Michaels Furniture
Aegis Office
Funeral home
Funeral home
Sendik's Towne Center
Soeren's Car Dealership
Office
Vacant
Culver's
7 Eleven Gas Station
Sit-down restaurant
Vacant

Staff has been confronted with a number of situations where these re-zonings have presented
limitations to accommodating prospective tenants, or created a “cloud on title” when an
existing use (such as retail) now has a base zoning not reflective of that use (such as office).
The City has had difficulty accommodating interest in the market for prospective users which
require B-2 or B-3 zoning. These include fast casual dining (with or without drive-through),
and auto service uses. There are very few parcels in the entire length of the Corridor zoned
B-2 or B-3 to accommodate the interest in these uses. Feedback from the commercial real
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estate professionals, and from the market analysis indicate a need for additional casual dining
and auto oriented uses in the Corridor.
Another issue which presented itself in the re-zoning of the City Lights properties is the
cloud on title for existing retail uses. While the intent of the 1999 re-zonings was to
encourage redevelopment of some properties to office uses, zoning of existing retail uses to
Office zoning made those retail uses non-conforming. While ownership remained the same
this was not an issue as they were legal non-conforming uses. Upon sale of an existing
business to a new owner wishing to continue the retail use, there is a concern that the zoning
of the site provide for continuation of that retail use. In response to this, the City Plan
Commission and City Council approved re-zoning of three parcels in the City Light instance
to B 1. It should be noted that B 1 zoning also permits professional offices and studios as a
permitted use. Re-zoning of selected sites from Office to B 1 will permit continuation of
retail uses where ownership changes, but will also allow for conversion to office uses where
the market presents those opportunities and where the site can accommodate an office use
and the associated demand for parking. A summary of the commercial zoning categories in
the Capitol Drive Corridor, and the respective permitted uses is presented below:
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Staff analyzed all of the parcels along Capitol in terms of existing use, current zoning, and
pre-1999 zoning, looking for those situations where the current zoning presented a barrier to
continued use of the site for the current use (including upon a change in ownership) or a
significant barrier to accommodating potential uses presenting themselves in the market.
A number of sites were identified where the existing zoning could hamper the ability to reconstruct existing structures in the event of a catastrophic event (fire, severe weather damage,
etc.); where potential retail use was being inhibited; or where the existing use was nonconforming and this would likely inhibit sale of the business and/or property for continuation
of that use. It should be noted that many of the existing retail uses along Capitol are low
intensity, low traffic generating “showroom” uses, such as the home improvement, furniture,
clothing, jewelry and other uses that have long been a part of the Corridor’s history.
Continuation of these or similar uses is likely in many instances, as the sites are built out, and
do not have adequate area for additional parking which would be required for more intensive
retail or office uses.
The following sites were identified as candidates for re-zoning to alleviate these situations
which are constraining the opportunities:
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Rationale: This parcel was in use as an office furniture showroom and distributor prior to the
1999 re-zoning to Office. It remains in this low-intensity retail use to this day. The 25,303
sq. ft. building and parking are fully built out on the 59,900 sq. ft. lot. Conversion to Office
use would likely result in a significant shortage of parking. Re-zoning to B-1 would allow
the existing business to continue as a conforming use, and would facilitate a sale of the
business/and real estate, if that is desired in the future. It would also allow re-use of this
building for the furniture/home improvement showrooms that have historically clustered in
this portion of the Capitol Drive Corridor. B-1 also permits office use in addition to local
retail uses.
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Rationale: This parcel was undeveloped prior to the 1999 re-zoning to Conservancy. At
that time the entire parcel was shown as floodplain based on Federal Emergency
Management Administration (FEMA) Flood Hazard Insurance maps. The most recent
version of FEMA maps show the northeastern portion of the property as no longer in
floodplain. This part of the site is immediately west of the access drive that serves the
Stein Gardens center. This site would be suitable for a small retail or office development.
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Rationale: This parcel was in use as a grocery store anchored center prior to the 1999 rezoning and remains in that use today. A Goodwill Donation Center and art gallery are
among the current tenants. The site has adequate parking for and is connected to the
Capitol West Plaza to the west by a shared access drive. Re-zoning to B-3 would allow
more flexibility in responding to the range of tenants interested in this location. It would
also make the shopping center use conforming, eliminating concerns over continued use
of the center in the event of a sale. Re-zoning of this and several other parcels would reenforce the Capitol and Calhoun Node as a more regional level commercial cluster.
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Rationale: This parcel was in use as a shopping center prior to the 1999 re-zoning and
remains in that use today. The center is connected to the shopping center to the east via a
shared access road to Capitol Drive and Yukon Road to the west. The center experienced
significant vacancy due to the most recent recession, and is tenanted with local tenants, as
opposed to national. Re-zoning to B-3 would provide flexibility to respond to a greater
range of potential tenants. It would also make the current use conforming and remove
concerns about future use in the event of a sale. The Capitol West Plaza, the CalhounCapitol Plaza to the east, and the large developable parcel to the west could combine to
create a more regional level commercial cluster.
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Rationale: This parcel was in use as a mixed-use retail and office shopping complex prior
to the 1999 re-zoning and remains in that use today. Originally built in the 1970s,
Stonewood Village enjoyed initial success as a quaint “shopping village” for some time.
The property is now suffering from high vacancies and a deteriorating physical condition.
The site could lend itself to redevelopment. Re-zoning to B-3 would allow the flexibility
to respond to a wide range of potential uses. With access from Beaufort Drive aligning
with Yukon Road, the combined commercial cluster at Capitol and Calhoun would
benefit from potential combined shopping trips.
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Rationale: This parcel was undeveloped prior to the 1999 re-zoning and remains
undeveloped today. While Brookfield has seen strong interest in development of new
multi-family complexes in the last few years, developers have indicated they do not view
locations on Capitol Drive as favorably as “walk to” locations. The development of the
two apartment buildings at Sendik’s Towne Centre is an example of the preference for
walkability. As the largest developable site in the Corridor, this site could lend itself to a
range of retail uses, including potential mid-box uses. A developer wishing to create a
smaller scale mixed-use project could also request PDD zoning.

Page 46 of 85

Capitol Drive
Corridor Study

2 0 1 5

Rationale: This parcel was a restaurant use prior to the 1999 re-zoning and remains so
today. The parcel was re-zoned to M-2 at the same time that the large vacant parcel to
the east was re-zoned to M-2. The restaurant is well patronized, and the current owner
has indicated make improvements to the property. The property would be re-zoned to B3 to reflect the existing use, and to provide continuous B-3 zoning from Calhoun west to
this location. This would serve to reinforce the Calhoun and Capitol Targeted Investment
Area.
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Rationale: This parcel was undeveloped prior to the 1999 re-zoning and remains so today.
Re-zoning to B-1 would allow for local retail uses, while still permitting use for an office
development. A range of local retail, home improvement or furnishing uses may find this
site attractive, and would have minimal impact on adjacent uses, including the
condominiums to the south.

Page 48 of 85

Capitol Drive
Corridor Study

2 0 1 5

Rationale: This parcel was in use as office buildings prior to the 1999 re-zoning and
remains so today. In the past few years, a number of low-intensity retail uses have
inquired about locating in the first floor of these buildings. Re-zoning to Office and
Local Business would allow salons, medical offices, and other retail uses to occupy the
first floor of these buildings which are adjacent to Sendik’s Towne Centre, a successful
example of mixed-use development with retail in the first floor level and offices above.
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Recommendations

The potential re-zonings identified in the course of this study would reinforce the existing
Capitol/Calhoun Targeted Investment Area. This TIA currently contains approximately 200,000
square feet of office space (including the US Bank Mortgage operations), and 200,000 square
feet of retail space. This constitutes the largest concentration of commercial uses between the
124th Street and Brookfield Road areas. There is potential for clustering of additional retail uses,
as well as mixed-use projects in this Targeted Investment Area.
These re-zonings would also provide additional sites that can accommodate those uses, including
fast casual and larger restaurants that require B 2 or B 3 zoning. This would provide property
owners and the City more flexibility in responding to these potential users.
In addition to the proposed re-zonings, staff recommends a number of strategies to be pursued,
which would enhance business opportunities in the Capitol Corridor. A number of these
strategies articulate approaches to specific types of uses or developments which may be brought
forward for individual buildings or sites. Others will require the staff to examine specific
initiatives designed to address the opportunity.













Work with property owners, developers and brokers to respond to opportunities to attract
additional destination retail and restaurant uses to the Capitol Corridor, especially in the
central and western portions.
Work with property owners, developers and tenants/users to accommodate interest in highly
visible, free-standing office buildings.
Pursue additional horizontal mixed-use developments similar to Sendik’s Towne Centre,
where city plans recommend mixed-uses. Experience has demonstrated that horizontal
mixed-use appears to perform better than vertical in the Capitol Corridor.
Aggressively pursue upgrade or redevelopment of those properties which are in a state of
deferred maintenance and/or functional obsolescence.
Work with property owners and developers to accommodate additional multi-family
development, both assisted and non-assisted living, to provide options for those Brookfield
residents desiring to leave single-family homes for apartments or condominiums.
Work with property owners and developers to assemble smaller parcels, especially in the
eastern portion of the Corridor to provide opportunities for larger scaled developments,
including mixed-use.
Work with property owners, developers and tenants/users to allow for signage that is visible
to motorists, given the relatively high speeds present along most of the Corridor.
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Re-zone selected sites to B-1, Local Business, to accommodate the demand for both
neighborhood and specialty retail, while still providing for office uses, if presented by the
market. These sites are generally smaller in size and have shallow depths.
Re-zone selected sites to B-3 to eliminate questions regarding re-construction of nonconforming uses (shopping centers, etc.) under current zoning. These sites are generally
larger in size and provide greater depth.
Re-zonings will pro-actively reduce the need for selective zoning changes where existing
non-conforming uses may not be permitted upon sale of those properties to the next owner.
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Appendix I
Report Maps
Current and Future Land Use Maps by Area
Service Drives Maps by Area
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Appendix II
Report Graphics
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Appendix III
Impediments to Development
In assessing the existing inventory of undeveloped and underutilized sites along the
Corridor, staff analyzed the current conditions of these properties, and prepared a list of
impediments that appear to restrict development opportunities. These impediments take a
variety of forms, from administrative and procedural obstacles, to physical and environmental
limitations.
At the procedural level, a potential impediment exists regarding the use of the Modified
Suburban Overlay (MSO) Zoning District. Implemented in 1999 as part of the Capitol Drive
Corridor Land Use Plan (Ordinance 1693), the MSO is intended as a tool to help assist and
streamline the process of development. It provides flexible guidelines for alternative lay-outs of
buildings and parking lots, so that they fit onto sites that may be small or compromised by rightof-way takings. At the same time, the MSO process can be time consuming, and may reduce the
willingness for individual developers to participate.
Another notable impediment involves recent alterations and improvements to the
roadway, part of the SH 190 reconstruction project of 2012-2013. These traffic infrastructure
upgrades resulted in the removal of a significant number of access points along the corridor,
based on the dimensions required for added and expanded turn lanes at major intersections.
Heavy traffic volumes near these intersections often necessitated that nearby access points be
eliminated, particularly left turn exits from side streets and shopping centers. In addition to the
roadway itself, the right-of-way was often expanded to provide additional space for sidewalks
and pedestrian access. As a result of the loss of these access points, the economic viability of
several commercially zoned properties has been impacted. Reduction of land space and heavily
restricted access lessens the comparative desirability of these properties, in the eyes of potential
developers.
A prominent example is the cluster of 3 vacant parcels on the southeast side of the
intersection of Capitol Drive and Calhoun Road. For many years, a frontage road had extended
around the southwest quadrant of the intersection, from 169th Street to Sunnycrest Drive,
providing the sole vehicular access for these parcels. As part of the 2012 reconstruction project,
turn lanes from northbound Calhoun Road were expanded and the left turn lane was physically
separated from the main roadway. In addition, a dedicated left turn lane was added for
eastbound Capitol Drive onto 169th Street, and a new sidewalk was installed. Because of these
requirements for additional right-of-way, the western half of the frontage road was eliminated,
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and it now ends in a stub in front of the former Pepino’s restaurant property. The corner parcel is
now left without any direct access from Calhoun or Sunnycrest.
Stormwater Management creates an additional impediment to development, as this
necessitates additional requirements for new development sites. In order to restrict the effect of
the built environment on stormwater drainage, all developments of greater than 1 acre in size
require the installation of a detention or retention pond on site. This further restricts
development options, by reducing the amount of land space available for new buildings and
parking facilities. Some lots are already physically small, and thus, cannot accommodate the
space needed for a retention pond, should a proposed development exceed 1 acre in size.
There is also a significant presence of environmental corridors along the length of the
Capitol Drive Corridor, with wetlands and floodplains occupying portions of several
undeveloped and underutilized properties. This further restricts the size and intensity of
development allowed on these parcels.
Another impediment is the impaired relationship between the speed of traffic, and the
visibility of commercial signage. With Capitol Drive having evolved over time into a ‘freeway
substitute’, smaller businesses along this busy stretch of road routinely struggle to catch the
attention of passing motorists. Visibility is generally the most prominent at major arterial
intersections, where much of the commercial development is clustered. There is a much greater
concern for businesses positioned in between these arterials, where traffic is moving at a higher
speed. The same is true for businesses positioned further back from the roadway, in larger
shopping complexes such as Sendik’s Towne Centre and Shopper’s World. Also, the presence
of a grade separated interchange at Pilgrim Road inhibits the visibility of signage at the adjacent
Capitol Plaza shopping center.
An impediment present along much of the corridor is the inherent shallowness of many of
the commercially-zoned parcels, which limits the options for new development and
redevelopment alike. In particular, it has the potential to create conflict with surrounding
residential property owners, who oppose the encroachment of larger businesses, along with the
increased traffic they may generate in proximity to their homes.
A possible remedy for these concerns would be the installation of buffers at the rear
periphery of these commercial properties. This would either take the form of vegetative
screening, fencing, or some combination of both.
In addition to the limited depth of many parcels along Capitol Drive, a significant number
of them are also relatively small parcels. As a result, their development options are severely
limited, when viewed as stand-alone properties. Prospects for development would improve
where adjacent parcels could be assembled for a larger development. Assembly of multiple
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parcels can be a challenging process, as it is dependent on the timing, willingness, and purchase
price expectation of individual property owners.
A general market-based impediment to development has been the difficulty of attracting
established national retailers to the corridor. While the concentration of retail at 124th Street
remains a noteworthy exception, the remainder of the corridor has struggled to attract national
brands, for both freestanding structures and tenant space within shopping plazas. Chain
restaurants in Brookfield (both casual dining and fast food) tend to be overwhelmingly
concentrated along Bluemound and Moorland Roads, or at the Capitol and 124th Street shopping
and employment district. Other forms of retail on Capitol Drive are generally represented by
smaller local businesses, particularly the ‘destination retailers’ supplying high end furniture and
home furnishings.
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Impediments to Development - Capitol Drive Corridor
General - Full Corridor
Impediments

Comments
While the MSO affords some flexibility, it takes time to go through
the process (usually several months)

Modified Suburban Overlay
(MSO) Zoning District

Potential for neighborhood opposition (especially adjacent property
owners)
For good examples of the original intent of the MSO District, see these
entries**, under 'Available Sites' (below).
A number of access points have been removed, as part of roadway
improvements (SH 190)

Driveway/Street Access

A remedy may be the inclusion of frontage roads and service drives,
to connect adjoining businesses
Roads and service drives require cooperation, and it is costly to make
adjustments

Water Quality and rules for
Stormwater Management

Development of greater than one acre in size requires a detention or
retention pond
Some lots are small, with limited capacity for on site management
Signage may not be visible from Capitol Drive

Signage

High traffic speed further reduces visbility of signage
Parking lots and loading zones could cause privacy concerns for
adjacent homeowners

Shallowness of sites /
Proximity of homes

A remedy may be the installation of buffers - fencing, vegetative
screening, etc.
Costly to install buffers; Commercial properties may be required to do
so.

Small size of parcels

Attracting national retailers

An assembly of parcels is dependent on the time, willingness, and
purchase price expectation of the property owner(s)
Not an issue for the 124th Street Commerce District - a large,
established regional retail concentration
Few national retailers further west - has been a challenge
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Available Sites
Site
13850 W. Capitol Dr.

15065 W. Capitol Dr.

15465-15535 W. Capitol Dr.

16030 W. Capitol Dr.
17065-17165 W. Capitol
Dr.**
Capitol and Calhoun**
17700 W. Capitol Dr.

17905 W. Capitol Dr.

18430-18550 W. Capitol Dr.
Capitol and Brookfield
Capitol and Gumina
21800 Intertech Dr.

Impediments
Small area of wetland, but generally not restrictive; previously housed
Aurora Clinic, but is zoned for office
Shallow depth; enviromental corridors split the land into developable
sections - creates irregular shape; Capitol Drive frontage is currently
zoned Conservancy, although the wetland area is smaller than
previously determined, and the site is conducive to retail use; access
is limited to an off-premise entrance from the adjacent retail parcel
Significant topography constraint; eastern portion rendered unusable
by wetland (creates an 'island'); access is limited to two compromised
entrances from eastbound Capitol Drive, in proximity of Pilgrim Road
interchange; zoned for low density residential uses
Surrounded on 3 sides by single family subdivisions; zoned for singlefamily residential; current access point on Capitol Drive is likely to be
eliminated, if private agricultural buildings are removed
Access to Calhoun and Capitol has been reduced; includes an existing
restaurant building - currently vacant; shallow depth - implications for
stormwater drainage; availability of parking limited
Currently no direct access from Capitol Drive or Calhoun Road, despite
high visibility; small size; limited depth
Irregular shape; presence of wetlands on north side; existing format
and layout of commercial buildings is outdated; currently no retail
anchor present
Slight presence of wetlands, limited to the rear portion, leaving a large
developable area; current zoning and future land use planned
primarily for residential, with the potential for a small retail use at the
corner of Capitol Drive and Yukon Road
Zoned for office uses - could consider for retail development; one of
the two parcels contains an existing office building
Zoned for office uses - has retail potential, in proximity to Brookfield
Road intersection; small size and shallow depth; a condominium
development is in very close proximity, to the rear
Significant topography constraint; flight path restrictions near Capitol
Airport; irregular shape; presence of environmental corridor/wetland
No significant impediments; part of the Gateway Commerce Center
business park, with access from Gateway Road and Intertech Drive

Page 75 of 85

Capitol Drive
Corridor Study

2 0 1 5

Page 76 of 85

Capitol Drive
Corridor Study

2 0 1 5

Appendix IV
Survey Results
Major Employer Survey Results
1. Describe your business operation:
- Fork lift dealer
- Distributor
- General Contractor
- Service
- Professional Services for building efficiency
- Medical office
- Corporate Offices, Research and Development
- Medical Equipment
- Exhibit and Display for Trade Shows
- Wholesaler for automotive glass
2. Number of Employee:
0-25
3
26-50
2
51-75
2
76-100
1
101-125
1
126- +
1

3. Typical hours of operation:
7-5
1
7:30-4:30
1
7:30-5
3
7:30-6
1
8-5
3
8-7
1
9-3
1 (Sat/Sun)
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4. Shift hours (if more than one) and number of employees per shift:
No Response
7
1 Shift
3
 21 Employees
 80 Employees
 6 Employees
5. How much time do most employees have for lunch?
30 Minutes
6
60 Minutes
5

6. In your estimation, what percentage of employees leaves the premises for lunch?
No Response
0%-25%
9
26%-50%
1
51%-75%
76%-100%
7. What number or percent of employees hold professional, technical, engineer… positions?
No Response
0%-25%
4
26%-50%
1
51%-75%
2
76%-100%
3
8. What is their typical pay range?
No Response
4
$24,000 - $36,000
1
$40,000 - $50,000
1
$40,000 - $100,000
2
$65,000 - $150,000
1
Various
1
9. What number or percent of employees hold production, clerical… positions?
No Response
0%-25%
7
26%-50%
2
51%-75%
76%-100%
1
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10. What is their typical pay range?
No Response
3
$20,000 - $40,000
1
$25,000
1
$25,000 - $40,000
1
$26,000 - $36,000
1
$20,000 - $50,000
1
$30,000 - $50,000
1
$40,000 to $60,000
1
11. What type of restaurant or retailers would your employees like to see on the Capitol
Corridor?
No Response
3
No More Needed 2
More Needed
5
Comment
- Not fast food/ high end
- Fast food / family casual
- Panera type of restaurant breakfast and lunch options.
Gas station that is easily
accessible, the one on 124th &
Capitol is not easy to get in and
out of
- General sporting goods
- Taco Bell
12. What / if anything, do you think the City of Brookfield should consider to improve
business in
the Capitol Drive Corridor (124th Street to Springdale
Road)?
No Response
3
Comment
- Slowing traffic
- Improve the road
- Enhance / add properties like Town Square
- Pedestrian sidewalk/ bikeways
- Schedule road construction during off hours
- We have enough restaurants and retail on
Bluemound keep Capital
- Timing of the lights and flow of traffic after
3 pm from Lisbon thru Burleigh
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Retail Survey Results
1. Describe your business (product and/or type of service:
o Full Service Restaurant
o Outdoor Sporting Goods
o Retail Sporting Goods
o High end retail jewelry, watch and jewelry repair
o Custom Jewelers
o Restaurant
o Men's specialty apparel retail
o Restaurant
o Furniture Sales
o Clothing - womens
2. How have sales been in the past three years?
Increased
6
Decreased

1

Remained
Stable
No
response

2
1

3. What is your company’s primary trade area?
Brookfield
4
Elm Grove
3
Milwaukee
3
Pewaukee
2
Waukesha
1
Menomonee
1
Falls
Western
1
Suburbs
Lake Country
2
Greater
2
Milwaukee
Area
10 mile radius
1
Wisconsin
1
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4. Can you tell us what percentage of your sales come from Lake Country?
No Response 2
0%-25%
4
26%-50%
4
51%-75%
76%-100%
5. What are the positives of your location on Capitol Drive?
o Pleasant, financially stable customer base
o Access to 45 and 94
o Near freeway & non congested traffic on Capitol Drive
o New road, not overpopulated with businesses like Bluemound Road
o Easy to find and plenty of parking
o Affluent demographic targeted center via location and neighborhood businesses
o Visibility, accessibility, traffic flow
o Traffic and other businesses
o Not the mess on Bluemound
6. Are there negatives about the location on Capitol Drive?
o Access to the highway, too much constant construction
o Little other retail, difficult to access from Capitol, high theft
o Construction
o We have a hard time gaining enough signage to be noticeable for passing traffic
o no signage for businesses in the center visible from capitol drive
o Recent auto break-ins
o None
o When Capitol Drive was under construction
7. What should the City of Brookfield consider to improve the Capitol Drive Corridor for
businesses?
o Bring in a Whole Foods grocery store
o More turn lanes and expand development along North side of Capitol
o For a destination store it is already great, we need a better economy
o Consider loosening the time restrictions and permit required for temporary signage as
well as height
restrictions for permanent signage
o Disallow large trucks, allow centers to erect placid signage visible from Capitol
featuring businesses
found within
o Determine what Capitol Drive is competing against- is it Bluemound Road,
Pewaukee/Capitol Drive area, or a new region intended to draw from the areas north
west of Capitol Drive. If the latter, what unique attributes would pull customers from
the target demographic that they cannot obtain near their
homes today.
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o Nothing
o Marketing
8. Additional Comments or Concerns:
o Offer more high end shops and department stores and/or big box general merchandise
stores
o We have ongoing issues of shoplifting, car break-ins and vandalism in our area
o Empty building are troubling; maybe we should allow multiple tenants
o I want to thank you for the new road and keeping the uniformity among businesses
o If the goal is to attract more Lake Country visitors to the Capitol Corridor it needs to
be marketed as a destination and meaningful businesses should not be hidden from
sight
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Appendix V
Commercial Real Estate Professional Input
While researching current market conditions along Capitol Drive, staff met with 22 commercial
real estate professionals and owners. Below are concerns and insights presented during those
meetings.


Brokers/managers/developers commented on the difficulty of attracting tenants to spaces
due to restrictions on signage. Some knew of the sign ordinance changes (i.e., up to four
businesses can be listed on a single monument sign) while others did not. When
informed, brokers seemed more comfortable with this, yet all that were interviewed
expressed some concern (on behalf of themselves as well as their tenants) with signage,
including more and/or varying types of signage. Additional and/or diversified signage
may help expose north-facing tenants at 15740 W Capitol. Landscaping that does not
inhibit visibility of buildings and signage was also mentioned.



Capitol Drive is seen as a thoroughfare rather than a corridor; a throughway; a surfacelevel expressway; an arterial where people rarely stop and/or observe the businesses that
line Capitol due to the high speed of travel. Capitol’s role as a principle east-west
connector on the northern edge of the Milwaukee metro is conducive to high traffic
volumes, generally a good thing for businesses, but brokers suggested that the speed of
travel offsets the traffic volume.



All interviewees said they would like to see more national tenants, but saw the lack of
large tracts of land as a barrier (e.g., 5+ acres). National anchors and bookends would
spur development of smaller businesses, but existing space was either too small or
inappropriate for what the brokers envisioned.



Several brokers noted the “tired” condition of many of the developments within the
Corridor. They suggested that new façades and/or cladding, as well as appropriate
landscaping would help breathe life into the area and perhaps stimulate new
development. A façade grant was mentioned on one occasion.



The majority of brokers foresaw the Capitol Corridor as a place for “destination retail”.
Some mentioned the Corridor as a place where people throughout the Milwaukee metro
go several times a year (at the most) for specialty or larger purchases. Several brokers
suggested a home improvement store would fit nicely, as Eddie Z’s Blinds and Pella
Windows and Doors among other home décor stores are already located in the Corridor.
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Despite the emphasis on destination retail, brokers also recognized a niche for businesses
that serve daily needs for those who live and work along Capitol Drive. However, these
businesses need not disturb nearby residential areas. Fast-casual restaurants were
mentioned on several occasions.



One broker described increasing rents in Wauwatosa as pricing out tenants and pushing
them towards Brookfield, given the comparatively cheaper rents in the Capitol Corridor.



One broker mentioned the potential service-oriented uses, possibly including schools.



Several brokers mentioned the difficulty that the current layout of the parking lot at
Sendik’s Towne Centre presents both for vehicles and pedestrians. Sendik’s Towne
Centre is an attempt to incorporate New Urbanist principles into a suburban/rural area
that doesn’t quite seem to fit.



One broker is working with the new owners of Sendik’s Towne Centre on developing
plans for a new building at the site. This broker was also intrigued with the Northwest
Gateway industrial development as it would bring more people to Sendik’s Towne
Centre.



One broker suggested a small plaza to create more of a civic town center, similar to
Bayshore Mall and plans for Mayfair Crossing Phase II.



One broker stated that the use of drive-time maps helps convince prospective office
tenants that Capitol isn’t that far away. Two brokers mentioned that increasing flexibility
of use as opposed to strictly allowing office (such as medical and personal services)
would assist in leasing space.

The effects of the recession are still present. Office space has been downsized, making it harder
to lease, driving up vacancy. During the recession, Class A office was (and is) being leased at
Class B pricing levels which drives down pricing for Class B and C spaces.
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Commercial Real Estate Brokers and Owners
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