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IMPLEMENTATION OF THE CITY OF BROOKFIELD 2035 COMPREHENSIVE PLAN
CHAPTER THREE: HOUSING AND NEIGHBORHOODS
Adopted in December 2009, the City of Brookfield 2035 Comprehensive Plan (“Comp
Plan”) establishes the municipality’s overall goals, objectives, policies, and initiatives
designed to influence its future growth and change. It guides decision making toward
achieving the City’s agreed upon vision while suggesting approaches for housing,
neighborhoods, and economic growth, along with the preservation and enhancement of
the City’s natural, historic, and cultural resources.
Chapter Three: Housing and Neighborhoods describes the City’s direction with respect
to neighborhood preservation and housing for the next 25 years, in light of past studies,
future needs, community character, legal requirements, and the overall 2035
Comprehensive Plan Vision. Brookfield’s goal for Housing and Neighborhoods is:
Brookfield is a housing location of choice and preserves the character,
vitality, and safety of its neighborhoods.
The listed objectives toward achieving this goal are:
1. Maintain and enhance the safety, attractiveness, and function of the City’s
neighborhoods, making public improvements where necessary.
2. Promote the long-term maintenance and renovation of the existing
housing stock.
3. Support new and rehabilitated housing options that help retain and attract
the next generation of families to Brookfield.
4. Encourage a broader range of housing types, densities, and costs in preplanned areas (e.g., in Targeted Investment Areas), while preserving the
integrity and overall composition of existing neighborhoods and the City as
a whole.
The generalized policies of Housing and Neighborhoods are:
1. Recognize that the City’s existing array of high-quality housing and
neighborhoods are a key community asset, and work to ensure that that
asset is protected over time.
2. Encourage initiatives that strengthen existing neighborhoods through the
maintenance and rehabilitation of the housing stock; promotion of home
ownership; creative reuse of vacant or under-utilized buildings; compatible
infill development; and the development, maintenance, and improvement
of parks, streets, and other public infrastructure. To achieve this policy, the
City intends to monitor the level of remodeling activity annually through
analyzing building permit data.
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3. Ensure that new housing (either through redevelopment or infill of vacant
lots) complements the character and scale of existing homes while still
allowing for neighborhood reinvestment.
4. Plan for a sufficient supply of housing to accommodate a variety of income
levels, age groups (including young families and seniors), household
sizes, and people with special needs. Demand projections in The Demand
for Housing in the City of Brookfield report (Gruen Gruen + Associates,
2008), summarized in Appendix A, will be one consideration in
determining what constitutes a sufficient supply.
5. Support the intentional design of new and existing housing units to
promote accessibility for people of all abilities, such as zero-step entries,
“paths of travel” considerations, and wide doors and hallways.
6. Incorporate high quality, market rate multi-family housing on mixed use
infill and redevelopment sites within Targeted Investment Areas (TIAs).
The TIAs are generally where streets and sidewalks can handle increased
amounts of traffic and there is access to parks, shopping, and other
community facilities. The City will enforce high-quality design for all new
and expanded multi-family housing development projects.
7. Explore a variety of creative means to attract young families to Brookfield,
including a housing component (e.g., provide options for seniors/empty
nesters to move to smaller/lower maintenance housing in Brookfield) and
a neighborhood environment that is supportive of younger families (e.g.,
upgraded park equipment).
8. Promote development of an adequate supply of high-quality senior/empty
nester housing options. Encourage such developments to locate in areas
close to services that seniors typically require, including public transit.
These will usually be within TIAs, as suggested in The Demand for
Housing in the City of Brookfield report.
9. Support and promote the continuation of effective police patrols and block
watch programs that help ensure the security and safety of City
neighborhoods.
10. Improve connectivity between neighborhoods, and between
neighborhoods and amenities such as shopping, employment areas,
schools, and parks, particularly through an integrated system of bike and
pedestrian ways. Reconcile through a public process which of these
systems should be lighted.
And finally, the programs and initiatives Brookfield intends to pursue in support of its
vision for housing and neighborhoods are:
Preserve the Integrity and Quality of Neighborhoods
Given that the City has limited area available for new residential development,
continued reinvestment in Brookfield is essential. The City’s quiet, spacious
neighborhoods remain desirable for many homebuyers. Per the City’s 2008
Demand for Housing in the City of Brookfield report, this is expected to
continue. In addition to the inherent qualities of the houses and

2

neighborhoods themselves, excellent local educational options for children;
continued investments in parks, trails, and pedestrian connections; and
employment opportunities all make for an exceptional residential
environment.
The City intends to protect, enhance, and celebrate the City’s high-value
housing and predominately single-family neighborhoods as one of
Brookfield’s greatest assets, through the following approaches:
 In general, directing future land use changes to TIAs, and discouraging
major land use changes within single family neighborhoods, as
emphasized throughout this Plan.
 Discouraging construction of more houses on pre-existing, deep and/or
wide platted residential lots, except within defined TIAs or where the
division and future home construction would not fundamentally change the
character of the neighborhood. The City will consider zoning and/or
subdivision ordinance changes to institute this approach. This issue has
resonated in the community for the past several years, and represents a
significant adjustment from the policy in the 2020 Master Plan. (To
implement this approach, “platted residential lots” include lots created via
subdivision plat, certified survey map, assessor’s plat, and unrecorded
subdivision, but do not include open lands that were not previously divided
for residential purposes.)
 To increase neighborhood pride and organization, supporting private
efforts to identify them such as through entrance monuments or decorative
lighting, and supporting the establishment or reformation of neighborhood
associations, if desired.
 Pursuing and continuing options to improve safety of entrances-exits to
neighborhoods, bike and pedestrian connections and safety, and traffic
calming within neighborhoods, in part by inviting nominations from
neighborhoods and evaluating them against pre-set criteria and budget
constraints.
 Continuing developer-initiated, staff attended and facilitated neighborhood
meetings in advance of any new development or redevelopment project
that includes or abuts that neighborhood as a means to understand each
other’s interests and refine proposals before they reach the more formal
City application process.
 Continuing neighborhood patrols, encouraging neighborhood watch
efforts, and pursuing other initiatives as appropriate to keep
neighborhoods safe.
 Developing the City’s Web site as greater resource for residents interested
in improving their neighborhoods, and focus events (e.g., Arbor Day, Earth
Day) around volunteer efforts to help maintain public places (e.g., parks,
schools) within neighborhoods.
 Investing in infrastructure maintenance (e.g., repairing roads, maintaining
sanitary sewers and storm sewers, and replacing aging park equipment)
as necessary.
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Targeting older 1950s/60s era neighborhoods as areas that may require
some focused attention (e.g., maintenance, remodeling, etc.) through the
year 2035 (see further initiative below).

Invite the Next Generation of Neighbors
The City’s existing mostly single-family housing stock with multiple bedrooms
is well suited for families (often with renovations and upgrades needed). In
addition, excellent public and private education options, Brookfield’s central
location in the region, high quality community services with relatively low
taxes, and proximity to a wealth of jobs and services all contribute to the
City’s attractiveness for parents and children alike.
Given the City’s existing attributes and assets—and the continued need to
reinvent and re-energize any community that is to remain strong—the City will
actively promote Brookfield as a family friendly community. However, this is
not meant to ignore or divert energies away from the housing/businesses mix
that Brookfield has promoted since its incorporation. The City intends to
enhance its housing component by pursuing an initiative aimed at bringing a
new set of young families to owner-occupied housing in Brookfield, through
the following approaches:
 Positioning the City’s older 1950s/60s era housing as attainable options
for young families forming in the community, already in the region, or
returning to Brookfield.
 Exploring a partnership with the School District of Elmbrook, Brookfield
Academy, other education partners, and the real estate community to
develop a marketing campaign focused on the City’s high quality
education system and excellent quality of life (e.g., “Welcome to our
Family” campaign). The campaign could also address misconceptions in
the region about the City’s housing stock. According to the 2007 American
Community Survey, the median value of owner-occupied homes in the
City is $292,700—probably a bit lower than most people in the region
might expect and substantially lower than housing costs in many other
metropolitan areas. Figure 8 provides a starting point for a potential
marketing effort; it is a summary of assets that may resonate with younger
families.
 Continuing to support senior housing and other housing options for older
residents, in part to enable “turnover” of the existing housing stock to a
new generation of residents. The 2008 Gruen Gruen & Associates report
estimates that 190 older age (55-74 years) households turn over annually.
It is important to both keep as many of that older generation in Brookfield
that wishes to stay here, and to free up their former, larger housing for a
new set of families if older residents choose to move.
 Continuing to expand community amenities, such as trails and other
recreational options, continuing education nearby for parents, and a strong
school system. These ideas are described more fully in the Education and
Natural Resources and Recreation chapters.
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Exploring other creative means to attract young families to Brookfield.

Promote Lifecycle Housing Options to Serve Changing Demographics
A community’s housing stock is the true fabric that holds a community
together. Brookfield supports expanding the range of appropriate housing
options and making existing housing more attractive to new residents, in
order to support the continued economic success of the community and wellbeing of its residents.
Wisconsin Statutes require that comprehensive plans include policies and
programs for low- and moderate-income housing. In Brookfield, the real
estate economics of developing new affordable housing for low- and
moderate-income people is challenging. High land values, very limited vacant
land, and high development design standards and costs make development
of lower-priced housing very difficult in Brookfield. While the City will work to
make multiple-family housing options available within TIAs, a more promising
approach for addressing housing for persons with moderate incomes may be
through the City’s existing housing stock.
Low to moderate income households are generally defined as those that earn
no more than 80 percent of the median household income in the County in
which a community is located. According to the 2007 American Community
Survey, the median household income for Waukesha County was $71,907;
80 percent of that median income is $57,525. Further, the US Department of
Housing and Urban Development (HUD) defines housing affordability as
spending no more than 30 percent of household annual income on housing
costs. Thirty percent the “80 percent household’s” income is $17,258 per
year, or $1,438 per month.
Looking first to rental housing, $1,438 per month equates to market rate
rental housing in the $900-$1,100 per month range, plus utilities. This is just
under the median rent in Brookfield. Therefore, there are certainly rental
housing options in Brookfield that are affordable to moderate income
households.
Turning to affordable owner-occupied housing, the moderate income
household in Waukesha County probably cannot afford the median valued
home in Brookfield, which is $292,700. However, there are an estimated
1,744 housing units in the City valued at $200,000 or less, which is
approximately 14 percent of the housing stock. A 30-year mortgage loan of
$160,000 at 5.5 percent interest (assuming a 20 percent down payment on a
$200,000 house and no private mortgage insurance), plus utilities and
property taxes, would be in the $1,400 range. This is very close to 30 percent
of the “80 percent household’s” monthly income calculated above ($1,438).
Therefore, there are over 1,700 housing units in Brookfield that may be
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affordable to moderate income households. Of course, only a small fraction of
these will be on the market at any one time.
Beyond use of the existing housing stock to provide affordable housing, the
City will accommodate new housing options in TIAs, including condominiums
and market rate apartments to accommodate the local workforce and housing
for young people. Due to land and building economics mentioned above,
achieving affordability for lower-income person may remain a challenge, but
the TIAs will offer housing options besides a single family home.
Finally, because the size of the population of older households will grow
significantly over the planning period, the City must also be aware of and
prepare for the housing needs of seniors. Providing new condominium
housing options in the community is one approach. Home
modification/accessibility activities and demand for support services will
increase since many other older adults will prefer to age in place. Another
market opportunity or need to anticipate may be to “condo-ize” conventional
homes in terms of maintenance and repairs, yard care, snow removal and
related services. As single-family homeowners age, services more frequently
available in multi-family condominium projects will appeal to single-family
homeowners. The desire to avoid maintenance is one reason why many
empty-nesters prefer condominiums.
Recognize County Housing Plans
The City recognizes that it is part of a larger region which includes other
planning agencies. The City supports the efforts of nonprofit housing
organizations that address housing needs at a regional level as an important
component of a healthy region.
Further, the Comprehensive Development Plan for Waukesha County
includes recommendations for the provision of an adequate number and
range of housing options to meet future housing needs based on housing
needs projections. Housing recommendations in the County’s plan include:
 Working with municipalities to study the feasibility of an affordable housing
trust fund to assist in meeting the projected employment housing needs.
 Supporting the inclusion of accessory units and “live-work-units” to help
provide affordable housing as well as affordable office or work space for
entrepreneurs (i.e., small businesses and home-based businesses). The
City’s Village Area Plan includes similar recommendations for this area.
 Utilizing existing local, state, and federal programs to educate young
adults and families in the County to transition from renter to home owner.
 Promoting the use of energy efficient homes and green housing
development design concepts.
The City is supportive of these County-proposed housing initiatives.
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Brookfield has implemented its Comp Plan housing element, Chapter Three: Housing
and Neighborhoods, with relative success over the past decade. The following figures
demonstrate the degree to which the City has accomplished its goals, objectives,
policies, and initiatives:

Residential Property Values (Land + Improvement Value)
Preserve Character and Attractiveness of Neighborhoods
Residential Property Type

Average Property Value
2012
2018

Single Family
Condominiums
Apartments
Senior Housing

$324,400
$350,300
$3,334,400
$6,025,500

Residential Property Type

Median Property Value
2012
2018

Single Family
Condominiums
Apartments
Senior Housing

$272,700
$280,300
$1,564,300
$6,025,500

$331,100
$369,200
$3,525,700
$11,315,800

$277,800
$287,400
$1,727,400
$11,140,000

Single Family Home Values (Improvement Value only)
Preserve Character and Attractiveness of Neighborhoods
Ave Single Family Home Value
2012
2018
$200,100

$207,200

Median Single Family Home Value
2012
2018
$158,100

$163,900

Number of Home Renovations
Promote Long-term Maintenance and Renovation
Total Home Alterations Permits Approved
2012*
2018
388

393

Total Home Addition Permits Approved
2012*
2018
27

39

*2012 represents earliest year inspections dept. data is available post adoption of the City’s 2035 Comprehensive Plan (Dec 2009).
Other data collected and represented to correspond with this limitation for the purpose of analysis.
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Number of Home Sales
Retain & Attract Next Generation of Families
Total Single Family Home Sales
2012
2018
344

543

Number of Residential Properties of Unique Housing Types/Non-Single Family
Encourage Broad Range of Housing Types
Residential Property Type

Total Count of Properties
2012
2018

Two & Three Family Units
Condominiums
Apartments
Senior Housing

147
1195
56
3

150
1254
67
3

Number of Parks & Recreation Improvements
Retain & Attract Next Generation of Families
Public Improvement Type
Neighborhood Parks
District Parks
Community Parks
Baseball Diamond
Baseball/Softball Diamond
Basketball Goal
Playfield
Playground
Soccer Field
Swimming Pool or Beach
Tennis Court

Total Count of Park & Rec Improvements
Base Facility Need*
Existing Facilities (2018)
95 acres
133 acres
190 acres
4
27
46
20
18
35
1
25

283 acres (17 parks)
171 acres (5 parks)
589 acres (3 parks)
7
29
41
28
26
47
2
47

*Base Facility Need total determined by per capita standards for each facility in Brookfield’s Park & Open Space Plan

The following pages report the figures required in 66.10013(2)(a),
66.10013(2)(b), 66.10013(2)(c), 66.10013(2)(d), 66.10013(2)(e),
66.10013(2)(e)1., and 66.10013(2)(e)2. of the Housing Affordability Report
section under Subchapter X of Chapter 66 in the Wisconsin State Statutes.
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INVENTORY OF 2018 APPROVALS
Approved Application Type

# of Approvals*

Subdivision Plats

1

Certified Survey Maps

6

Condominium Plats

1

Building Permits**
New Residential Dwelling Units

1,184
39

*Figures derived from 2018 Inspections Department, Engineering Department, and Community Development Department
executed applications. Pending applications at 2018 year’s end not included.
**Building Permits for all residential construction including decks, foundation repair, retaining walls, roofs, alterations, etc.
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INVENTORY OF VACANT PARCELS ZONED RESIDENTIAL*
Parcel Tax Key #

Acres

Zoning

BR C1010979009

0.818

R-3

BR C1010981003

11.067

M-1

BR C1013008

0.209

R-3

BR C1013010002

0.068

R-3

BR C1013022

0.954

R-3

BR C1014121

0.356

PDD

BR C1014131

0.363

PDD

BR C1014998001

17.038

R-2

BR C1014999002

11.465

R-2

BR C1015061001

0.058

R-3

BR C1015085

0.082

R-3

BR C1015999003

9.555

R-3

BR C1016095

0.797

B-1

BR C1016982

1.974

R-2

BR C1017187

5.983

R-2

BR C1017986

0.645

R-2

BR C1018024

0.082

R-3

BR C1019049

0.173

M-2

BR C1019982

3.156

R-3

BR C1019984

0.340

R-3

BR C1019992

1.237

R-2

BR C1020070

0.556

R-2

BR C1023030

0.493

R-3

BR C1023996002

1.360

M-1

BR C1025026001

0.620

R-3
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BR C1025129

4.264

UC

BR C1026013

0.521

R-3

BR C1026022

0.840

R-3

BR C1026997

58.966

R-2

BR C1026997003

0.688

R-2

BR C1026997004

0.728

R-2

BR C1026997005

1.861

R-2

BR C1028007

0.603

R-3

BR C1028013

1.154

R-3

BR C1028027

28.071

R-3

BR C1037009

0.518

R-3

BR C1037012

0.532

R-3

BR C1041095

0.617

R-3

BR C1041179

0.462

R-3

BR C1042997

1.007

M-2

BR C1043028

0.909

R-3

BR C1043029

0.540

R-3

BR C1043137

0.582

R-3

BR C1043138

0.607

R-3

BR C1043139

1.148

R-3

BR C1043140

1.293

R-3

BR C1043141

1.374

R-3

BR C1043142

1.615

R-3

BR C1043147

0.124

R-3

BR C1046235

10.090

R-3

BR C1047996003

1.217

R-2

BR C1048074

0.125

R-2

BR C1049143

0.236

R-2
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BR C1049191

0.012

R-2

BR C1050992002

0.589

R-2

BR C1050998002

33.671

BR C1051012

0.404

R-2

BR C1051155

0.477

R-2

BR C1051980

2.862

R-2

BR C1051989

0.904

R-2

BR C1054040

0.912

R-2

BR C1055064

0.897

R-2

BR C1055197

0.110

R-2

BR C1057088

0.619

R-2

BR C1058021

1.250

R-2

BR C1058022

0.322

R-2

BR C1058976002

2.120

R-2

BR C1058976003

1.194

R-2

BR C1059015006

0.567

R-2

BR C1059103

0.590

R-2

BR C1059109

0.574

R-2

BR C1059112

0.574

R-2

BR C1059113

0.574

R-2

BR C1059114

0.616

R-2

BR C1059115

0.574

R-2

BR C1059124

3.827

R-2

BR C1059126

0.888

R-2

BR C1060091

0.598

R-2

BR C1061998001

4.058

R-2

BR C1061999003

0.766

R-2

BR C1064982004

0.232

R-2

R-2, R-3, C
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BR C1064982004

0.818

R-2

BR C1067033

1.252

R-2

BR C1070009

2.490

M-2

BR C1070028

1.066

R-3

BR C1070051

1.047

M-1

BR C1070054

1.039

M-1

BR C1070070

1.910

R-3

BR C1070152

0.493

R-3

BR C1071993002

0.666

R-3

BR C1072015002

1.143

R-2

BR C1072097

0.737

R-2

BR C1073070

0.441

R-3

BR C1073072

0.485

R-3

BR C1073073

0.462

R-3

BR C1073074

0.463

R-3

BR C1073075

0.465

R-3

BR C1073077

0.265

R-3

BR C1073993

1.003

R-3

BR C1075001

0.469

R-3

BR C1075053

0.759

R-3

BR C1075056

0.479

R-3

BR C1076006

0.517

R-3

BR C1076030

0.145

R-3

BR C1076035008

0.534

R-3

BR C1076092

0.203

R-3

BR C1076101

0.064

R-3

BR C1077031

0.504

R-3

BR C1077078

0.517

R-3
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BR C1079001001

0.036

R-3

BR C1082093

1.025

M-2

BR C1082093

0.938

M-2

BR C1082094

1.025

M-2

BR C1082094

0.938

M-2

BR C1082095

1.025

M-2

BR C1082095

0.938

M-2

BR C1082099

1.025

M-2

BR C1082099

0.938

M-2

BR C1082100

1.025

M-2

BR C1082100

0.938

M-2

BR C1082994006

0.243

R-3

BR C1085117

0.563

R-2

BR C1087072

5.777

R-2

BR C1087119

2.653

R-2

BR C1088098

0.119

R-2

BR C1088099

0.102

R-2

BR C1088100

1.366

M-1

BR C1088116

0.600

M-1

BR C1088125

1.354

M-1

BR C1088128

0.681

M-1

BR C1088149

1.047

M-1

BR C1088152

0.185

R-2

BR C1088153

4.329

R-2

BR C1088154

3.104

R-2

BR C1088998007

0.626

R-2

BR C1090999003

0.510

R-2

BR C1091054

0.449

R-2
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BR C1091141

1.599

R-2

BR C1092012

0.985

R-2

BR C1092032

0.657

R-2

BR C1092039001

4.879

R-2

BR C1093973002

0.800

R-2

BR C1095002

2.109

R-2

BR C1095050001

0.589

R-2

BR C1096133

0.258

R-2

BR C1096139

1.515

R-2

BR C1096991

4.923

R-2

BR C1098995

0.931

R-2

BR C1098996

1.056

R-2

BR C1108030

0.101

R-3

BR C1108050

0.144

R-3

BR C1108051

0.144

R-3

BR C1108054

0.239

R-3

BR C1108055

0.126

R-3

BR C1108089

0.275

R-3

BR C1108091

0.124

R-3

BR C1111012

0.155

R-3

BR C1111071001

0.226

R-3

BR C1112073

0.280

R-3

BR C1112104

0.220

R-3

BR C1112147

0.544

R-3

BR C1112162

0.323

R-3

BR C1112248

0.549

R-2

BR C1113999

19.919

R-2, C

BR C1114995

14.707

R-2, C
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BR C1114998003

0.883

R-2

BR C1115001

1.058

R-2

BR C1118001

0.896

R-3

BR C1135999007

1.089

R-3

BR C1135999008

1.153

R-3

BR C1136102

0.604

R-3

BR C1136112

0.634

R-3

BR C1136184

0.609

R-3

BR C1136200

0.609

R-3

BR C1136211

0.565

R-3

BR C1136214

0.652

R-3

BR C1136234

0.008

R-3

BR C1136245

0.912

PDD

BR C1136246

0.302

PDD

BR C1137979

0.640

R-3

BR C1138230

0.546

R-3

BR C1138238

0.521

R-3

BR C1138243

0.521

R-3

BR C1138250

0.560

R-3

BR C1139069

0.161

R-3

BR C1139070

0.473

R-3

BR C1139085

0.035

R-3

BR C1139115

0.528

R-3

BR C1139116

0.521

R-3

BR C1139117

0.648

R-3

BR C1139125

0.597

R-3

BR C1139990002

0.996

R-3

BR C1140042

0.288

R-3
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BR C1140043

0.303

R-3

BR C1140102

0.271

R-3

BR C1140978002

3.763

R-3

BR C1140991002

0.068

R-3

BR C1142999002

0.595

R-2

BR C1142999003

0.598

R-2

BR C1143138

0.465

R-3

BR C1143226

0.530

R-3

BR C1145056

0.065

R-2

BR C1147057

0.469

R-3

BR C1147105

0.161

R-3

BR C1147106

4.238

M-2

BR C1147993012

3.749

M-2

BR C1147999

10.116

R-3

BR C1147999004

0.014

R-3

BR C1147999004

0.163

R-3

BR C1148976002

1.311

R-3

BR C1148978011

0.485

R-3

BR C1148986

1.016

R-3

BR C1148988

1.908

R-3

BR C1148989

1.944

R-3

BR C1148991

1.517

R-3

BR C1150024

0.709

R-3

BR C1150067

0.041

R-3

BR C1150994

4.932

R-3

BR C1151993003

0.126

R-3

BR C1152083

0.173

R-3

BR C1152146

0.161

R-3
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BR C1152169

0.162

R-3

BR C1152206

0.130

R-3

BR C1152219

0.155

R-3

BR C1152246

0.464

R-3

BR C1152266

0.154

R-3

BR C1152340

0.147

R-3

BR C1152362

0.165

R-3

*Information derived from 2019 City GIS, Community Development Department, and City Assessor data. Classification based on
state statutes for assessment of property for which the information requested in Statute 66.10013 is derived. Statute 66.10013 is
inconsistent in this regard as Statute 70.32 classifies “undeveloped” lands as bog, marsh, wetlands, and other “nonproductive” lands
historically placed in conservancy. Undeveloped land is synonymous with “land not suitable for development” whereas vacant land
is synonymous with “land available for development” in the classification of property. City of Brookfield presumes the latter is
intended for reporting in Statute 66.10013.
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MAP OF VACANT PARCELS ZONED RESIDENTIAL
(Large Version: http://wi-brookfield2.civicplus.com/973/Housing-Affordability-Analysis)

19

20

INVENTORY OF VACANT PARCELS SUITABLE FOR RESIDENTIAL
BUT NOT ZONED RESIDENTIAL*
Zoning

Available Public Facilities and Services**
City Water
City Sewer Road

Parcel Tax Key #

Acres

BRC1024995

0.801

O

Yes

Yes

Yes

BRC1024995001

0.633

B-1

Yes

Yes

Yes

BRC1024997012

1.443

PDD

Yes

Yes

Yes

BRC1094988

0.661

B-3

Yes

Yes

Yes

BRC1094989

7.469

B-3

Yes

Yes

Yes

*Information derived from 2018 City GIS, Community Development Department, and City Assessor data. Suitable parcels
determined by associated residential use designation on the City’s future land use map. Classification based on state statutes for
assessment of property for which the information requested in Statute 66.10013 is derived. Statute 66.10013 is inconsistent in this
regard as Statute 70.32 classifies “undeveloped” lands as bog, marsh, wetlands, and other “nonproductive” lands historically placed
in conservancy. Undeveloped land is synonymous with “land not suitable for development” whereas vacant land is synonymous with
“land available for development” in the classification of property. City of Brookfield presumes the latter is intended for reporting in
Statute 66.10013.
**City Fire and Police services are available to all properties within the municipality’s civic boundaries. Public transportation services
are managed and provided by Waukesha County. Water, sewer, and road facility availability based on reasonable access of subject
property to connect to City systems.
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RESIDENTIAL DEVELOPMENT REGULATIONS ANALYSIS
Land Use Controls
Brookfield’s municipal code currently contains six unique residential zoning districts that
regulate the development of new subdivision construction. A list of the zoning
requirements and the resulting financial impact each has on the cost of a new
subdivision is provided below. For the sake of document succinctness and conveyance
of relevant information, regulations that do not directly impose costs on the construction
of a new subdivision have been omitted from this list. (ex. Maximum Floor Area Ratio
regulations are not included - though they may affect the financial potential from
construction on a property, they do not directly impact the cost of construction)

Floor Area
Required Minimum Floor Area Per Family By Districts (in square feet)
Zoning
District
R-1

1
Bedroom
1,800

2
Bedroom
1,800

3
Bedroom
1,800

4+
Bedroom
2,000

R-2

1,600

1,600

1,600

1,800

R-3

1,400

1,400

1,400

1,600

R-4

1,400

1,400

1,400

1,600

M-1

1,400

1,400

1,400

1,600

M-2

800

1,000

1,300

1,500

Assuming an average cost for new residential home construction of $125.00 per
square foot*, the financial impact of Required Minimum Floor Area on home
construction in a new subdivision is calculated for each zoning district and homebedroom-count below.
Financial Impact of Required Minimum Floor Area per Home (based on $125.00 per sqft of new
construction)
Zoning
District
R-1

1
Bedroom
$225,000

2
Bedroom
$225,000

3
Bedroom
$225,000

4+
Bedroom
$250,000

R-2

$200,000

$200,000

$200,000

$225,000

R-3

$175,000

$175,000

$175,000

$200,000

R-4

$175,000

$175,000

$175,000

$200,000

M-1

$175,000

$175,000

$175,000

$200,000

M-2

$100,000

$125,000

$162,500

$187,500

Note that this regulation imposes the same cost within a district, except the M-2
district, for constructing a one bedroom, two bedroom, or three bedroom home.
*Based on U.S. Census 2018 Annual Characteristics of Housing – Contract Price per Square Foot, Single-Family Completed
Midwest Region
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Applying the requirement in this manner increases its relative impact on a perbedroom cost of constructing a home as the total number of bedrooms decreases.
The only district that reduces the minimum requirement of floor area for each
decrease in bedroom count below three bedrooms is the M-2 district.
Financial Impact of Required Minimum Floor Area per Bedroom (based on $125.00 per sqft of new
construction)
Zoning
District
R-1

1
Bedroom
$225,000

2
Bedroom
$112,500

3
Bedroom
$75,000

4
Bedroom
$62,500

5
Bedroom
$50,000

6
Bedroom
$41,666

R-2

$200,000

$100,000

$66,666

$56,250

$45,000

$37,500

R-3

$175,000

$87,500

$58,333

$50,000

$40,000

$33,333

R-4

$175,000

$87,500

$58,333

$50,000

$40,000

$33,333

M-1

$175,000

$87,500

$58,333

$50,000

$40,000

$33,333

M-2

$100,000

$62,500

$54,166

$46,875

$37,500

$31,250

Because the City’s Minimum Floor Area regulation captures the total area of a family
dwelling (area for a bathroom, kitchen, and other common space), it is reasonable to
expect that this regulation’s impact would increase on a per-bedroom basis as
bedrooms decrease. The square footage requirement of the first bedroom includes
the entire floor area needed to complete a family dwelling, whereas each additional
bedroom does not require a proportional increase (family dwellings are not required
to add the same floor area of a kitchen, living room, bathroom, dining room, etc. for
each additional bedroom). As demonstrated by the M-2 district however, this relative
impact on cost can be reduced if the minimum floor area requirement is decreased
for each decrease in bedroom count.

Lot Size
Minimum Area
Zoning
District
R-1

Minimum Lot Area
(in square feet)
30,000

R-2

25,000

R-3

22,500

R-4

30,000

M-1

20,000

M-2

20,000

Land value affects the cost of new subdivision construction through a direct, positive
relationship. As land value increases, the cost of purchasing land increases and
therefore the total cost of developing a new subdivision increases. The financial
impact resulting from minimum lot size regulations will vary depending on the value
of the land involved. Some areas of Brookfield will be more or less impacted than
others based on their land value.
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In order to achieve a basic understanding of this land use control’s financial impact,
a median land value per square foot was calculated for single family residential
property using 2018 city-wide assessor data.
City of Brookfield 2018 Single Family Residential Property Median Land Value per Square Foot*
$1.34 per square foot

Multiplying this figure with the minimum area requirements for lot size in each district
yields the following impacts on subdivision cost.
Financial Impact of Required Minimum Lot Area per Lot of New Residential Subdivision
Zoning
District
R-1

Financial Impact
Per Lot
$40,200

R-2

$33,500

R-3

$30,150

R-4

$40,200

M-1

$26,800

M-2

$26,800

The cost impacts from minimum lot area are important for understanding the
remaining financial impact of land use controls related to Lot Size and overall
residential development dimensional requirements. Each regulation has an
associated impact on cost, however the cost of these remaining regulations are
captured under the total impact generated by the minimum lot area requirement.
They do not generate additional cost, rather their impact should be evaluated as
baseline costs within the total cost of minimum lot area. For example, a building
setback requirement of 50 feet and a minimum average lot width requirement of 150
feet equate to 7,500 square feet of baseline area impacting the cost of the existing
30,000 square foot minimum area requirement of the R-1 zoning district. The
resulting 7,500 square feet does not increase the total cost of a new residential
subdivision, the developer already needs to acquire 30,000 square feet per lot, but it
is a baseline cost within the 30,000 square foot requirement.
This information is useful for understanding each regulation’s underlying impact on
cost if modifications to minimum lot area requirements are desired. It also provides
insight for evaluating the costs and benefits of each regulation that limits the
potential build area of residential lots. For example, the combined minimum width
requirement and minimum setback requirement (street frontage area) of the R-1
zoning district impact property owners at a minimum $10,050 per lot in 2018 dollars.
Each lot includes this baseline cost of unbuildable area in order to conform to the R1 zoning district, which ultimately creates the character of the street frontage and
cross section of these neighborhoods.
*Figure derived from City Assessor data.
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Minimum Width
Zoning
District
R-1

Minimum Average Width Measured
50 Feet from Front Lot Line
(in linear feet)
150

R-2

130

R-3

130

R-4

150
120 one family,
180 two+ families
120

M-1
M-2

Building Setback
Zoning
District
R-1

Minimum Distance from Lot Line
Adjacent to Street
(in linear feet)
50

R-2

50

R-3

50

R-4

50

M-1

50

M-2

50

Street Frontage Area (Combination of Minimum Width & Building Setback)*
Zoning
District
R-1

Minimum Lot Frontage Area
Free of Structures
(in square feet)
7,500

R-2

6,500

R-3

6,500

R-4

7,500
6,000 one family,
9,000 two+ families
6,000

M-1
M-2

Minimum Financial Impact of Street Frontage Area*
Zoning
District
R-1

Minimal Financial
Impact Per Lot
$10,050

R-2

$8,710

R-3

$8,710

R-4

$10,050
$8,040 one family,
$12,060 two+ families
$8,040

M-1
M-2

*Street Frontage Area is not a listed requirement of the zoning code, though it is derived from land use controls in the zoning
code. Calculations were provided to inform elected officials and property owners regarding land use controls and impacts.
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Building Offset
Zoning
District
R-1

Minimum Distance from
Abutting Property Lines
(in linear feet)
25

R-2

25

R-3

25

R-4

25

M-1

20

M-2

20

Minimum Financial Impact of Building Offset*
Zoning
District
R-1

Minimum Financial
Impact Per Lot
$13,400

R-2

$12,215

R-3

$10,926

R-4

$13,400
$8,397 one family,
$7,028 two+ families
$8,397

M-1
M-2

Open space
Zoning
District
R-1

Minimum Open Space
per Dwelling Unit
(in square feet)
25,000

R-2

20,000

R-3

15,000

R-4

12,000

M-1

15,000

M-2

7,500

Financial Impact of Open space
Zoning
District
R-1

Financial Impact per
Dwelling Unit
$33,500

R-2

$26,800

R-3

$20,100

R-4

$16,080

M-1

$20,100

M-2

$10,050

*Calculation based on minimum lot area requirement, minimum setback requirement, and minimum offset requirement for new
residential subdivision.
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Site Improvement Requirements
For site improvement requirements and the subsequent aspects of analysis listed in
State Statute 66.10013 and presented in this report, the City does not require
developers to submit records or statements related to the costs for adhering to plan
documentation (as-built plans, surveying, engineering calculations, etc.) and other
associated developer costs when constructing a single family residential subdivision.
Without these data, it is not possible to include the related costs in the analysis. In
addition, the City’s improvement design requirements (street cross section, curb &
gutter, pavement, utilities, etc.) are closely associated with industry standards, state &
federal requirements, and those elements pertaining to life safety. A more in-depth
study into the manageable risks and benefits of adjusting these standards would be
necessary prior to including their costs in this analysis. The objective of this report is to
recommend informed solutions for the City’s elected officials to consider in reducing the
cost of new single family subdivision construction. When appropriate strategies and
solutions related to specific costs (e.g. plan documentation, improvement design
requirements) cannot be determined based on the information available, or if such falls
outside the purview of the City, it shall be noted.
Addressing the costs in a general sense, the City’s site improvement requirements are
limited to the infrastructure necessary for serving a new residential subdivision and
street yard landscaping in conformance with City standards. Pedestrian crosswalks, not
less than fifteen (15) feet wide, and public utility easements sized accordingly per code
may be required by the plan commission through the center of blocks more than nine
hundred (900) feet long where deemed essential to provide circulation or access to
schools, playgrounds, shopping centers, and transportation, and to better facilitate the
master plan for water and sewer utility services. Infrastructure improvements either
required by code or voluntarily installed by the developer include:
A. Streets;
B. Sanitary sewerage system;
C. Stormwater drainage and including sewers;
D. Curb and gutter;
E. Street lights;
F. Water supply and distribution;
G. Public utility locations;
H. Street signs, guard rails, etc.;
I. Grading;
J. Erosion control.
(Ord. 2102-07 § 1 (part), 2007)
Construction improvements must be in accordance with, and materials used must
comply with, the methods and materials required in the appropriate sections of Standard
Specifications for Highway and Structure Construction, as amended, published by the
State Department of Transportation. Construction materials must also conform to the
minimum indicated in the appropriate Standard of ASTM, ASA, AWWA and other
standards approved by the city engineer. (Ord. 2102-07 § 1 (part), 2007)
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Refer to the City’s Public Infrastructure and Development Handbook for City approved
standards:
http://www.ci.brookfield.wi.us/DocumentCenter/View/821/PUBLIC-INFRASTRUCTURE--DEVELOPMENT-HANDBOOK?bidId=

In designing the layout of a new subdivision, a public street is required for convenient
access to all property within the subdivision. No private street or thoroughfare is
permitted except as provided in Section 17.44.020 of the municipal code.
The municipal code contains the following language with regard to reimbursement to
developers for requirements that are oversized in comparison to the immediate
subdivision’s needs:
16.20.140 Oversize design.
Where required in the overall city planning, as evidenced by the master plans for
streets, water, and sanitary sewers, subdivision improvements shall be larger than
necessary to serve the immediate subdivision adequately, an agreement shall be
made to repay the subdivider the construction cost resulting from the increased
design. This shall apply, but not be limited to, collector sewers, lift stations,
disposal facilities, wells, pumping stations, water mains, storage tanks, culverts,
storm sewers, etc. In the case of street improvement, the developer shall pay the
cost of the improvement up to the width and depth required for a collector street;
the city shall reimburse him for any additional cost required for pavement on a
major or secondary street. (Ord. 2102-07 § 1 (part), 2007)

New single family residential subdivision lots that abut major or secondary streets are
required to meet the City’s landscape standards. The municipal code defines street
classifications as:
1.

2.

3.

Major streets shall be those having inter-city or regional importance and shall be
properly integrated with the existing and proposed system of major streets and
highways and shall be of such right-of-way width as may be required for the
construction of an urban-type pavement section, provided, however, the right-ofway shall not be of a width less than one hundred twenty (120) feet.
Secondary streets shall be interneighborhood and shall be properly related to
the mass transit system, to special traffic generating from facilities such as
schools, churches and shopping centers, to population densities and to the
major streets into which they feed. The dedicated right-of-way widths shall be of
such a width as to provide adequate space for the design of an urban type
street section; provided, however, in no case shall the right-of-way width be less
than ninety (90) feet.
Collector and minor local streets shall be laid out to conform as much as
possible to topography to discourage use by through traffic, to permit efficient
drainage and sewer systems, and to require the minimum amount of street to
provide convenient safe access to property. Right-of-way width shall be of such
a width to provide the necessary areas for the design of an urban-type street
section, provided, however, no minor street right-of-way shall be less than sixty
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(60) feet. A minor street used as a frontage street may have a minimum right-ofway width of fifty (50) feet.
The Residential Development Landscape Standards provide a high quality street yard
that establishes the character of Brookfield’s neighborhoods along major and secondary
streets. Street yard is defined as:
The area of a lot which lies between the property line(s) abutting an arterial street
and the thirty (30) foot street yard setback line. A street yard is the area of the lot
that must be landscaped in accordance with the Residential Development
Landscape Standards.
Exemptions from these standards include:





Single-family residences where only one structure is constructed on a previously
platted lot.
Substantial restoration which occurs within a 12 month period of a building which
has been damaged by fire, explosion, flood, tornado, riot, act of a public enemy,
or accident of any kind.
Restoration of buildings with a historic designation.
Interior or façade remodeling as long as the front and side exterior walls of the
building remain in the same location.

The listed requirements contained in the Residential Development Landscape
Standards that impact cost are inserted below:
The intent of the landscape requirements is to provide minimal tree plantings along
with a diversity of plant materials within the street yard area of a lot. For purposes of
determining the number of shrubs necessary to meet the minimum at-grade
coverage area requirements we have categorized plant types by size and coverage
provided.
Plant Type

Area of Coverage Provided

Shade Tree

0*

Ornamental Tree

0*

Evergreen Tree (>8’ dia.)

75 sq. ft.

Large Shrub (6-8’ dia.)

38 sq. ft.

Med. Shrub (4-6’ dia.)

20 sq. ft.

Small Shrub (2-4’ dia.)

12 sq. ft.

Perennial (4.5” pot.)

6 sq. ft.

*Note: Shade and Ornamental trees are not considered a plant type contributing to
at-grade coverage.
1. On all lots, at least 60% of the total street yard area shall be landscaped utilizing
at-grade coverage plant materials.
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2. At least one deciduous tree - no less than 3” cal. – shall be incorporated into the
design and included as part of the installation per the following ratios:
a. In street yards less than 10,000 sq. ft., one tree per 1,000 sq. ft. or a
fraction thereof:
b. In street yards between 10,000 and 50,000 sq. ft., one tree per 2,000 sq.
ft. or fraction thereof, of street yard area over 10,000 sq. ft. is added to the
required ten (10) trees for the first 10,000 sq. ft.
c. In street yards over 50,000 sq. ft. one tree per 5000 sq. ft., or fraction
thereof, of the street yard area over 50,000 sq. ft. is added to the
requirement of 30 trees. An existing or planted tree which is six inches or
greater in diameter shall be considered as two trees for the purpose of
satisfying this provision.
d. Ornamental trees may be used in lieu of shade trees at a ratio of two (2)
ornamental trees for every one (1) shade tree.
3. At least one evergreen tree at least 7’ high shall be incorporated into the design
and included as part of the installation as per the following ratios:
a. In street yards less than 10,000 sq. ft., one tree per 1,250 sq. ft. or a
fraction thereof.
b. In street yards between 10,000 and 50,000 sq. ft., one tree per 2,000 sq.
ft. or fraction thereof, of street yard area over 10,000 sq. ft. is added to the
required eight (8) trees for the first 10,000 sq. ft.
c. In street yards over 50,000 sq. ft. one tree per 5000 sq. ft., or fraction
thereof, of the street yard area over 50,000 sq. ft. is added to the
requirement of 28 trees. An existing or planted tree which is at least six
inches in diameter shall be considered as two trees for the purposes of
satisfying this provision.
4. To assure a diversity of color, texture and year-round interest, the total number of
woody shrubs must be comprised of a minimum 30% evergreen type, but not to
exceed 65% of the total.
5. Elements within the traffic vision corner shall not obstruct the view between the
street and the access drives near the street yard entries and exits. Plant
materials and/or landscape elements shall not exceed 24” in height.
6. All required plant material shall be installed according to the Installation
Guidelines included in these standards, and/or planting details and specifications
as shown on the landscape plan showing clearly how growing conditions
adequate to sustain vigorous and healthy growth will be achieved. These may
include:
a. Protect and support tree trunks (guying, staking, tree wrap, etc.)
b. Provide adequate conditions for root development and establishment (type
of soil mix, soil amendments, planting hole depth, pruning, fertilizing, etc.).
c. Provide for retention of moisture (mulching, ground cover, etc.).
d. Protect plants from construction equipment damage.
e. Provide planting holes twice the diameter of the root ball and backfill with
clean topsoil rich in organic material.
SCREENING REQUIREMENTS
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Screening landscape buffers reduce or eliminate the effects of dust, litter, noise,
odor, signs and glare of lights within the residential development. Where
architectural features or berms are used, the minimum 60% at-grade landscape
coverage area shall still apply. Architectural features such as decorative walls and/or
fences shall not be more than 3 feet in height.
1. Screening shall be provided within the street yard area. Such screening shall
meet the following minimum requirements:
a. Shall be a minimum 4’ high above finished grade and, measured from the
right-of-way pavement elevation, utilize berms, architectural features,
shrubs, plantings, etc., or a combination thereof.
b. Berms with side slopes greater than 3:1 must be landscaped with a
combination of trees, shrubs, groundcovers and perennials where the
maximum slope allowed is 2:1. Mowed turf will not be acceptable on
slopes greater than 3:1.
c. Where fences and/or architectural features are used, plantings shall be
provided adjacent to them on the street side of the feature, in accordance
with the City’s fence code,
Utilizing a lot width applicable in all residential zoning districts, the following example
provides a relative baseline of impact that the Residential Development Landscape
Standards have on lots abutting applicable streets in a new subdivision.
Minimum Street Yard Landscape per Lot Example*
Plant Type
Deciduous Tree

Plant Count
4 shade and 2 ornamental**

Area of Coverage
0

Evergreen Tree

5 (4 required)

375 sq. ft.

Deciduous Large Shrub

20

760 sq. ft.

Evergreen Large Shrub

10

380 sq. ft.

Deciduous Medium Shrub

15

300 sq. ft.

Evergreen Medium Shrub

18

360 sq. ft.

Deciduous Small Shrub

20

240 sq. ft.

Evergreen Small Shrub

20

240 sq. ft.

60 sq. ft.
Perennial
10
*Street yard = 4,500 sq. ft. (150’ lot width x 30’ street yard setback)
**ratio of ornamental in lieu of shade 2:1 (minimum equivalent 5 shade trees required)
At-grade coverage = 2,700 sq. ft. (60% of street yard)

The City’s Site Development Standards for Nonresidential Uses contains the landscape
standards for street-yard plantings applicable to all streets in new multifamily
development. State Statute 66.10013 does not require specific analysis of costs for
multifamily residential development (apartments, condominiums, etc.), however, the
costs associated with the corresponding landscape design standards would be similar
to those listed above for a new subdivision. Cost differences would be mostly attributed
to the added landscaping of parking lot islands and vehicle use area screening
requirements not present in single family residential development.
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Fees and Land Dedication Requirements
The following example provides an approximate minimum financial impact for fees and
land dedication requirements applicable to each residential zoning district. It serves as a
relative baseline of these costs in new single family construction.
Minimum Financial Impact of Fees and Land Dedication Example*
Fee/Land Dedication Type

Fee/Land Amount

Preliminary Plat Approval

$1,440.00

Final Plat Approval

$360.00

Engineering Review of Preliminary Plat

$110.00 per hour

Engineering Review of Final Plat
Engineering Review of Development
Plan Documentation (Civil Plans,
Easements, Sureties, Stormwater
Management, Agreements, etc.)
Stormwater Management Plan Permit
Administration

$110.00 per hour

Subdivider’s Agreement – First Draft

$300.00

Subdivider’s Agreement – Each
Additional Draft Except Final

$45.00 per hour

Landscape Plan Review Fee

$350.00

Hydrant Flow Test

$46.75 per hydrant

Dedication for Parks and Recreational
Transportation Trails**
Dedication for Wetlands***

$110.00 per hour
$300.00

1 acre per 31
single-family
dwelling units
1 acre per 8
dwelling units

Total
$1,440.00
($144.00 per lot
average)
$360.00
($36.00 per lot average)
$7,700.00, combined
total of Engineering
Review.
($770.00 per lot
average)
$300.00
($30.00 per lot average)
$300.00
($30.00 per lot average)
$45.00
($4.50 per lot average)
$350.00
($35.00 per lot average)
$187.00
($18.70 per lot average)
Fee in lieu of dedication
Fee in lieu of dedication

Park and Recreational Transportation
Trail Fee – Single-Family Housing
(All Sections except 5 and 13)

$747.00 per
dwelling unit

$747.00

Wetland Preservation Fee****

$96.00 per
dwelling unit

$96.00

$11,525.00
TOTAL FINANCIAL IMPACT
($1,911.20 per lot average)
*Example based on billed fees of recently approved subdivisions. 70 hours of total engineering review of a 10 lot
subdivision assumed.
** Whenever a proposed park or recreational transportation trail designated on the city’s master plan, neighborhood
unit development plan, or other master plan component is encompassed, all or in part, within a tract of land to be
subdivided, the park and or recreational transportation trail shall be made a part of the plat as an outlot and shall be
dedicated to the public by the subdivider.
***Whenever a wetland designated on the city’s master plan, neighborhood unit development plan, or other master
plan component is encompassed, all or in part, within a tract of land to be subdivided, the wetlands shall be made a
part of the plat as an outlot and shall be dedicated to the public by the subdivider
****Fee applies if the subdivision, subject property, or certified survey map does not encompass a wetland or if the
city plan commission does not require wetlands to be shown as an outlot in the subdivision or certified survey map

Each subdivision development will have unique conditions that affect the total project
costs. Though this example provides a relative baseline for consideration, it does not
accurately reflect all costs impacting the developer. As previously stated, there are data
limitations based on information collected and available to the City for analysis. For
detailed project specific fees, please refer to the New Housing Fee Report – City of
Brookfield 2019 available on the City’s website at:
http://wi-brookfield2.civicplus.com/DocumentCenter/View/15327/New-Housing-Fee-Report

32

Permit Procedures
The following example provides an approximate minimum financial impact for permit
fees applicable to each residential zoning district. It serves as a relative baseline of
these costs in new single family construction.
Minimum Financial Impact of Permit Fees per Lot Example*
Fee Type
Building Permit
(Residence, one- and two- family,
and attached garages)
Footing and Foundation Permit
Heating Permit
(includes incinerator and wood
burning appliances)
Air Conditioning Permit
Heating and Air Conditioning
Distribution Permit
Deck Permit
Residential Occupancy Permit
Plan Examination - Residence
(one- and two-family residence)
Plan Examination – Deck,
Retaining Walls
Plan Examination - HVAC
Erosion Control
(one- and two-family lots)
Electrical Permit***
Plumbing Permit – Water
(service connection to
municipal system)
Plumbing Permit - Sewer
(connection to a main sewer or
lateral at the curb)
Minimum Plumbing Permit Fee
(where no other applicable)
Plumbing Fixture
(includes any water connected
appliance)
Water Heater and Water Softener,
Water Treatment
Sump Pump Discharge
Connection to Storm Sewer
Street Excavation & Culvert
Permit
State Seal Fee

Fee Amount

Total Fee

$0.36 per sq. ft.

$648.00*

$169.00

$169.00

$70.00 per unit

$200.00*,
combined Heating
Permit and Air
Conditioning
Permit under new
distribution install

$55.00 per unit
1.90 per 100 sq. ft. air
conditioned systems,
$50.00 min.
$61.00

$61.00*

$55.00 per unit

$55.00

$229.00

$229.00

$38.00

$38.00

$65.00

$65.00

$202.00 per lot

$202.00

$76.00 minimum
charge

$160.00***

$57.25 minimum per
connection
$57.25 minimum per
connection

165.00*,
combined
Plumbing Permit
for Water & Sewer

$57.25

$0.00

$14.25 per
fixture/appliance

$85.50**

$57.25

$171.75

$57.25 per connection

$0.00

$38.00

$38.00

TOTAL FINANCIAL IMPACT
$2,287.25
*Example Principal Building = 1,800 sq. ft. (R-1 zoning min. requirement) w/ deck permitted in all residential districts.
**Total assumes minimum fixture count (one full bathroom, one kitchen sink, laundry, and basement fixture).
***Electrical permit application includes all individual items (fixtures, appliances, feeders, services, etc.) with total assuming
minimum application of items in construction of a new home.
Actual permit fee assignments may combine above fee types under one permit.

For detailed project specific fees, please refer to the New Housing Fee Report – City of
Brookfield 2019 available on the City’s website at:
http://wi-brookfield2.civicplus.com/DocumentCenter/View/15327/New-Housing-Fee-Report
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Potential Modifications to Residential Development Regulations
Wisconsin State Statute 66.10013 requires this analysis identify ways in which the
municipality can modify its construction and development regulations, lot sizes, approval
processes, and related fees to meet existing and forecasted housing demand and
reduce the time and cost necessary to approve and develop a new residential
subdivision in the municipality by twenty percent.

Meeting Existing and Forecasted Housing Demand
The City of Brookfield hired Gruen Gruen & Associates to complete a housing
demand study to provide information on the housing stock of Brookfield in
preparation of completing the housing element of the 2035 Comprehensive Plan. It
investigated the likely future demand for housing in Brookfield. Research was also
done on whether Brookfield will continue to remain a desirable housing location
within the Milwaukee metropolitan area and whether the large-lot relatively large
single-family house common in Brookfield will remain a preferred housing product.
The consultants used two approaches to forecast future housing demand, initially
ignoring housing constraints. First, they completed a “jobs-housing” method which
estimated the City can support an additional 5,900 jobs at build-out. Based on
historic Brookfield jobs-housing ratios, the method assumed approximately 0.40
households are added per additional job, indicating around 2,400 additional housing
units would be needed in Brookfield.
The second method performed a “top-down” approach by forecasting housing
demand in Brookfield as a function of demand in Waukesha County. Based on
projections of household growth in Waukesha County from 2006 through 2025, and
assuming Brookfield’s housing would comprise 10 percent to 9.6 percent of the total
amount of housing units in Waukesha County, approximately 2,456 housing units
would be needed in Brookfield.
These two methods demonstrate a long-term demand for housing in the range of
2,400 to 2,500 additional units. However, Brookfield’s capacity to accommodate
additional housing units was calculated at approximately 2,257 new housing units.
Therefore, Brookfield may reach full build-out capacity by 2023, assuming no
change in current regulations and no rezone of nonresidential land to residential
land. The estimated capacity to serve new supply includes 397 single family units on
637 acres of land for an average density of one unit for somewhat over half acre
lots. The review of housing literature, interviews, and secondary data all suggest that
the half acre, relatively large single-family housing unit will continue to be a preferred
housing product in Brookfield. An additional 1,860 multi-family units were estimated
for 336 acres of land for a density ratio of 5.5 units per acre.
The Gruen Gruen & Associates housing demand report was implemented into the
housing element of the 2035 Comprehensive Plan. As enumerated earlier, the goals,
objectives, policies, and initiatives of the Comp Plan were designed to influence
Brookfield’s future growth to successfully accommodate the City’s forecasted needs.
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Based on the success of the City’s efforts to meet the demand projected in these
documents, the City will continue to practice its current policies outlined in the 2035
Comprehensive Plan. It will utilize PDD zoning and other zoning tools when
necessary to meet its existing and future forecasted housing demand, as determined
through the process of updating its comprehensive and neighborhood plans.
Brookfield’s current housing market remains competitive. Few “greenfield” sites for
new development exist within its boundaries with no indication that the City will come
short of reaching the forecasted “build-out” in the next decade. The long-lasting,
comparatively higher property values of existing single-family residential properties
in the City creates desirable conditions for new construction financing in Brookfield.
Land available for home construction promptly develops with demand as a result of
these market forces. Because the City finds no evidence that this trend will change
in the near future, it is unwarranted to suggest modifications to its construction and
development regulations, lot sizes, approval processes, and related fees with regard
to meeting existing and forecasted housing demand at this time.

Reducing Time and Cost of New Residential Subdivision Approvals and Development
by Twenty Percent
This report supplies and utilizes all information available to the City at the time of
posting with regard to fulfilling this requirement. However, the City’s development
approval and permitting processes do not include submittal of pro formas, financial
statements, or invoices for project completion when a development is not subsidized
by the City. Brookfield has not subsidized the creation of any subdivisions that could
provide examples of total development approval and construction costs for
comparative analysis. Without the information needed to establish a relative baseline
cost, a proper analysis to reduce costs necessary to approve and develop a new
residential subdivision in the municipality by twenty percent cannot be achieved.
Strategies for reducing time and cost are provided in this report for elected officials
to consider. This report assumes a holistic, multi-faceted approach in which
numerous strategies are employed will provide a sufficient reduction in the time and
cost for approval and construction of a new subdivision to fulfill State Statute
66.10013.
Strategy One – Reduce Fees Imposed by the City
A detailed report of all residential project fees imposed by the City of Brookfield has
been completed per State Statute 66.10014. The New Housing Fee Report – City of
Brookfield 2019 can be viewed and downloaded from the City’s website at:
http://wi-brookfield2.civicplus.com/DocumentCenter/View/15327/New-Housing-Fee-Report

The City is currently updating its fees associated with new development. Impact fees
that are not current, such as the City’s bikeway fee, have been suspended until the
appropriate fee can be determined and enforced. Fees are limited to those that can
be justified as the equitable distribution of current and future costs associated with
City services and infrastructure. Current property owners are not responsible for
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taxes or fees that subsidize future growth, and likewise, new development does not
fund existing infrastructure and service gaps. Based on this justification, the City will
continue to analyze and impose the appropriate fees on new development. Please
refer to the New Housing Fee Report – City of Brookfield 2019 for more detailed fee
information.
Opportunities to provide relief to affordable housing efforts and/or reduce the fees
imposed on new residential projects have been largely reduced by the actions of the
state legislature. Municipal levy limitations enacted by the legislature have been
effective in eliminating the majority other funding sources possible to mitigate rising
service and infrastructure costs. In addition, state statutes explicitly deny the
creation of inclusionary zoning that could serve to incentivize affordable housing
directly by providing developers with benefits (reduced zoning regulations, less
restrictive architectural standards, increase development opportunity, reduced fees,
etc.) based on the developer providing and guaranteeing affordable housing. The
City should join other municipalities in lobbying the state legislature to enact and/or
eliminate laws in order to provide improved flexibility in regulating communities and
managing costs with regard to the creation of affordable housing. Until other
opportunities arise for funding services and infrastructure improvements related to
new development, it is not recommended that the City endeavor to eliminate the
necessary fees associated.
Strategy 2 – Reduce Costs Related to Land Use Controls
The analysis of costs related to the City’s minimum dimensional requirements
reveals opportunities where the City can pursue amendments to the zoning code
that reduce the costs of new subdivision development. Land use controls of the
various residential zoning districts could be amended in order to achieve a more
evenly distributed, gradual, and consistent cost decrease across the spectrum of
densities and districts.
New residential zoning could also be pursued to specifically address regulations
affecting the development of affordable housing. The process for creating such
district(s) should be at the discretion and direction of the plan commission and
common council. The 2035 Comprehensive Plan recommends utilization of Planned
Development Districts to accomplish neighborhood specific solutions. It also
specifies City efforts made in neighborhood planning updates should incorporate
discussion and input from area residents and property owners related to the creation
of such districts, or other new residential districts specific to each area. The Comp
Plan directs these efforts to the City’s eleven Targeted Investment Areas.
Strategy 3 – Reduce Costs Related to Site Improvement Requirements
As previously stated, the City’s improvement design requirements (street cross
section, curb & gutter, pavement, utilities, etc.) are closely associated with industry
standards, state & federal requirements, and those elements pertaining to life safety.
A more in-depth study into the manageable risks and benefits of adjusting these
standards is necessary prior to recommendations for amending City processes and
code. Based on current City staffing, it is recommended such investigations be
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performed by independent consultants and/or higher governmental entities. Other
matters related to the cost of housing development should take precedent in the
City’s efforts.
City staff could investigate appropriate amendments to landscaping requirements,
however, that provide cost savings for more affordable residential development.
Careful consideration should be given to maintain the overall character of Brookfield
as a “Garden City” as established in the 2035 Comprehensive Plan. Sensitivity
should be given to existing neighborhoods with built lots conforming to the current
landscape standards with regard to plant quantity and coverage requirement
adjustments. It’s important to note that any amendments made in terms of cost
savings would only affect new lots created along the City’s arterial streets. Because
the standards are limited to lots abutting these streets, the majority of residential lots
in Brookfield are unaffected by the Residential Development Landscape Standards.
Strategy 4 – Reduce, Simplify, and/or Consolidate Permitting Processes
The City could amend sections of the municipal code related to processing
residential subdivision approval and permitting for opportunities to simplify,
consolidate, or eliminate requirements for shorter timelines and/or lower costs. The
City would limit the endeavor to requirements that are not associated with state or
federal regulations.
The current process of residential subdivision development consists of three main
phases: pre-application, administrative review and approval, and final review and
permitting.
Pre-application Phase
The cost and time of the pre-application phase is managed by the developer. The
City only requires that the developer attend one pre-application meeting with
members of pertinent City departments to vet the project is eligible for placement
on a plan commission meeting agenda for action. Municipal code requires the
following information be provided at the preliminary consultation meeting:
A. Information including data on existing covenants, land characteristics and
available community facilities and utilities, and information describing the
subdivision proposal such as number of residential lots, typical lot width and
depth, price range, business areas, playgrounds, park area and other public
areas, tree planting, proposed protective covenants and proposed utilities and
street improvements;
B. The city may require a location map showing the relationship of the
proposed subdivision to existing community facilities which serve or influence
it. These shall include development names and locations; main traffic arteries;
public transportation lines; shopping centers; elementary and high schools;
parks and playgrounds; drainageways; environmental corridors as shown in
the adopted city park and open space plan and wetlands and floodplains within
the environmental corridors; principal places of employment; other community
features such as railroad stations, airports, hospitals and churches; and other
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map features, including title, scale, north arrow and date. (Ord. 2102-07 § 1
(part), 2007)
Assigning responsibility of this work to the developer may impact the developer’s
costs. However, it also reduces City staff review time, the amount of City staff
needed to investigate, and grants the developer control over the rate at which the
information and documentation needed to seek approval is collected. Proper due
diligence, meetings with the area’s Aldermen and Alderwomen, door-to-door
interactions with neighboring property owners, and other upfront planning and
interactions are encouraged by City staff and officials, but are not required by
code prior to formal request. The total cost, overall timeline, and eventual
success of a project is heavily influenced by the ability of the developer to
appropriately navigate the pre-application phase.
Administrative Review and Approval Phase
Based on the recommendations of adopted comprehensive and neighborhood
plans, the City of Brookfield has already endeavored to minimize the time
necessary to complete the administrative review and approval process. The
formal staff review period prior to plan commission action is thirty five days. Upon
plan commission approval, the item is then placed on the agenda for common
council action at the proceeding regularly scheduled meeting. In summary, the
City has already optimized the length of the administrative review and approval
process (land divisions, rezoning, demolition, etc.) based on the need to provide
statute-required public notices, review by City departments, preparation and
distribution of staff reports for elected and appointed
board(s)/commission(s)/committee(s) members, and hold statute-required
meetings and hearings. The number of required meetings and the resulting
timeline of this phase is dependent on the complexity of the project and the
requirements for meeting state statutes.
Final Review and Permitting Phase
The length of time and total associated costs of the last phase of residential
subdivision development approval and permitting also varies based on the
complexity, conditions, and overall proficiency of the developer. Execution of
subdivider’s/development agreement, utility easements, access easements,
sureties, final civil plans, final building plans, and other necessary documents are
the responsibility of the developer with City review and approval prior to
execution. The City departments assigned to review each of these documents
have prepared approved templates for the developer to complete when the item
is not a state or federal requirement (City staff directs the developer to the
appropriate state and federal templates in those circumstances). Provided no
substantive changes are made to the templates, the developer can achieve
approval of these items within thirty days upon successful submittal of the
templates with the appropriate language and exhibits specific to the project. This
can extend from several months to several years depending on the ability and/or
desires of the developer. However, the process of submittal, review, comment,
and resubmittal for plan revisions and recorded documents is largely dependent
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on the developer. If plans are code compliant when submitted and the developer
accepts the language of the City’s templates, this phase can be completed in an
abbreviated timeline with minimal costs.
The costs associated with the various permitting requirements of residential
subdivision development are listed in the New Housing Fee Report. Permit
review turnaround in the City is ten business days. Similar to final review, the
overall time and cost of permitting is largely dependent on the developer. Fees
accumulated from plan review time and inspections can be minimized if executed
properly.
As stated previously, the City has already prioritized the reduction, simplification,
and consolidation of development review and permitting. Further efforts could focus
on digitization of elements to reduce printing costs, implementing additional
opportunities to review items earlier in the project to reduce time and costs in the
later phases, and further formalizing the pre-application phase for more in-depth
meetings with development teams. These efforts could result in modest reductions in
residential development project timelines and costs.
Strategy 5 – Expanding “By-right” development
Current municipal code provides “by-right” development for all single family homes
located in zoning districts which permit them. No architectural design standards are
enforced on single family homes outside those already enforced by state building
code. New plats creating lots for single family homes are reviewed by the plan
commission and approved by the common council in accordance with state statutes.
If a developer is seeking approval of a Planned Development District – Residential
project, the plan commission may require building architecture to be sensitive to
nearby existing neighborhoods and/or historic districts.
Though the majority of single family residential projects in the City are “by-right”
construction, the City does not afford an equivalent opportunity for “by-right”
multifamily development. Semi-detached, duplexes, triplexes, four-units, row
housing, and pocket neighborhoods that are compatible in architecture and scale
with nearby single family neighborhoods could be added to “by-right” development in
the City. The process for enacting such expansion should be at the discretion and
direction of the plan commission and common council, and implementation should
occur through neighborhood plan updates so that area residents and property
owners can engage with City staff and elected officials in creating specific controls
sensitive to each area of the community. The City’s “consensus approach” to
neighborhood planning can help mitigate, or even eliminate, perceived negative
impacts by neighbors, and increase opportunities to develop multifamily “missing
middle” housing. Allowing more “by-right” development should provide significant
time and cost savings (reduced risk, project team time, uncertainty, etc.) related to
approving these residential projects.
Strategy 6 – Enact Digital/Electronic Plan Review and Processing
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All development projects are required to submit hard copies of project materials in
quantities that fully cover distribution of paper packets and full scale plans to
pertinent City staff and officials. This includes the copies necessary for board,
committee, and/or commission members. Over the course of the approval and
permitting process, the printing costs associated with the sheer number of paper
copies can be a significant impact on the overall project, particularly in more
affordable housing projects where budgets are limited.
Converting the majority of the process to electronic submittal and review would
reduce these costs. Additionally, time can be saved with automated and
instantaneous updates between the developer team, City staff, and elected officials
through digital copies. Electronic submittal and review can also provide opportunities
for greater transparency between the developer and the City in reviewing,
commenting, and responding to delays. It is important to acknowledge that not all
aspects of the approval and permitting process can be digitized. Additionally, some
applicants may not have access to the software necessary to convert documents
into a compatible digital format for City review, comment, and approval. Efficiencies
gained through electronic processing should be pursued, however, moving to allelectronic processes without alternate paper option should be carefully evaluated.
The City is currently working to expand internal and external utilization of electronic
processing. As part of this effort, the City should consider how these updates affect
the time and costs of development approval and permitting, and endeavor to
accomplish reductions where possible.

Report Conclusion
As previously stated, this report assumes that a holistic implementation of numerous
strategies can satisfy the cost and time reduction requirements of State Statute
66.10013. In particular, modifications to the City’s land use controls, landscape
standards, “by-right” development, lobbying with other municipalities regarding levy
limits and regulations for increased flexibility of developer incentives, and overall
electronic processing of plan review and permitting could provide cost and time savings
in the creation of new housing development. It is important to acknowledge that there
are many factors beyond the City’s immediate authority or control when attempting to
reduce the cost and time of residential development by twenty percent. Baseline
construction (material, labor, equipment), market conditions (property value, housing
preferences, regional/national economy), and environmental conditions (floodplain,
protections/conservancy, suitable land) are just a few of these factors greatly impacting
residential development.
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