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5. Implementation: Summary of High Priority Steps
Land Use and Zoning

Design

Business District Zoning.
District creation and rezoning.

Historic Sensitivity. Development should be
mindful of historically-significant buildings.

Quaint Quarters (Residential) Zoning.
District creation and rezoning for single- and
multiple-family
uses, and coach
houses .

Quality. Provide four-sided architecture.
Building Details. Utilize historic details, halfround front doors, and stone masonry
chimneys. No extra-large houses.
Street Cross-Section. Determine
appropriate street designs.
Canadian Pacific Railway. Remove
defunct poles and wires.

Circulation

Parking

186th Street Connection. Connect Pleasant
Street to Burleigh Road via 186th Street.

Municipal Parking Lot. Determine private
interest in structural parking along Pleasant
Street. Build surface lot if no interest found.

186th Street Reconstruction. Reconstruct
186th Street in the Business District area.

Owners
Executive Summary. Send a copy of the
neighborhood plan Executive Summary to land
and business owners within the Village Area.
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River Road. Investigate
the design parameters
for on-street parking.
Riverview Drive.
Investigate the design
parameters for parking along Riverview Drive,
including safety measures.
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6. Implementation: High, Medium and Lower Priority Steps
The following section outlines the preferred implementation strategies for the Village Area. High Priority
steps are strategies that should begin as soon as possible to have an immediate impact on the Village Area.
Medium Priority steps are strategies that should begin soon but other City priorities take priority at the
present time. Lower Priority steps are strategies that need to wait until circumstances identify a need to
address the strategy at a future date. All the strategies on the following pages should be addressed over the
next 20 years.

The legend is available on each
page for easy reference.
The High icon is placed next
to each High Priority strategy
to more easily identify the steps
that should be taken in the
near future.
The photos illustrate a concept
in the implementation text.
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Implementation
High Priority will do (generally a significant impact with the least amount of cost in the shortest amount of time)
Medium Priority would like to do (generally a moderate impact or impact to be determined)
Lower Priority will do if time permits (generally an impact on an as-needed basis)

1. Land U se and Zoning. It is the preference that the outcome of this neighborhood plan
includes taking initial steps at this time to ensure that the vision is known early on and is
realized in the future through zoning actions.
a. Business District Zoning. W rite a new mixed use base zoning district based on a
similar concept utilized at Brookfield Square and Executive Drive (the O&LR/C
#2 Office and Limited Residential/Commercial #2 District). T he Brookfield
Storage property may require a MSO overlay district on top of the new base
zoning district to limit the uses to non-retail uses. Potential items to include in
drafting the district regulations:
i. Historic Sensitivity. Redevelopment, remodeling and renovation shall be sensitive to
the existing Historic Outstanding , Notable and Of Interest structures in the
business district.
ii. Developed Prior to Zoning. As this area was platted and largely developed prior to
zoning, some adjustments to typical zoning standards will be necessary, such as:
1. Setbacks and Offsets. Consider a zero-foot offset (or build-to line) and a maximum building setback.
2. Lot Coverage. Consider an increase in building coverage especially if a building
accommodates underground parking.
3. Floor Area Ratio (FAR). Consider an increase in the maximum FAR especially if a
building accommodates underground parking.
4. Lot Dimensions. Consider the reduction of minimum lot width and lot area
requirements, since most lots do not meet the minimum standards today.

Business District Rezoning Area
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0-Foot Setback Preferred

Historic Sensitivity
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Implementation
High Priority will do (generally a significant impact with the least amount of cost in the shortest amount of time)
Medium Priority would like to do (generally a moderate impact or impact to be determined)
Lower Priority will do if time permits (generally an impact on an as-needed basis)

5. Parking. Consider allowing customer parking within 1000 feet of a business
entrance. [Note: Section 17.120.010(C) requires 500 feet.]
6. Vision Corners. Allow structures to be built up to the outside corner of corner
lots. [Note: Section 17.112.010(B)(1) requires a 50-foot by 50-foot vision corner
at the intersection of public streets.]
7. Residential Uses. Allow more than one (1) residential unit per one (1) commercial
tenant.
iii. Building Height. Consider drafting language to ensure that the maximum building
height is 2.5 stories. 2.0-story buildings with parapet roofs are preferred along the
west side of Brookfield Road. 2.5-story buildings with gabled roofs are preferred along
the east side of Brookfield Road and in the residential areas.
iv. Brookfield Road. First floor retail with office and/or residential above.
v. Pleasant Street and Hoffman Avenue. First floor office preferred retail optional
with office and/or residential above.
vi. 186th Street. First floor office with office and/or residential above (in mixed-use area
only).
b. Quaint Quarters (Residential) Zoning. W rite a residential overlay zoning district
that addresses primary and accessory structures. Some or all ideas from this
section may be incorporated into a final ordinance. Educate and engage the
neighborhoods prior to commencing the ordinance creation process. Potential
items to include in drafting the overlay district regulations:
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Implementation
High Priority will do (generally a significant impact with the least amount of cost in the shortest amount of time)
Medium Priority would like to do (generally a moderate impact or impact to be determined)
Lower Priority will do if time permits (generally an impact on an as-needed basis)

i.

Coach H ouse . T he initial purpose of the overlay district is to create
language to permit an apartment attached to or detached from the
main house and is available to for individuals such as elderly parents and
adult children to live in. Potential items to include in the coach house
review process:
Design Compatibility. The design shall complement the style, materials and
colors of the main house.
Plan Review Board. Review and approval required prior to the issuance of a
building permit.
Types. May be attached to or detached from the main house. They may be
on a first floor, above the garage area, or in the attic of the main house.
Ownership. The main house shall be owner-occupied.
Conditional Use. Decide after the public hearing for the creation of the coach
house concept if the conditional use language in the draft ordinance should
be retained.

Coach House (Possible Definition): An apartment not greater than 600 square feet sharing
utility connections with a principal building. It may
or may not be a separate building. (New Urban
News, December 2001. Page 10.)
Basic amenities within the apartment include a
bedroom, bathroom, and small kitchen. Some
include a separate living room area.
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Implementation
High Priority will do (generally a significant impact with the least amount of cost in the shortest amount of time)
Medium Priority would like to do (generally a moderate impact or impact to be determined)
Lower Priority will do if time permits (generally an impact on an as-needed basis)

ii.

Historic Sensitivity. Outstanding , Notable and Of Interest historic structures in
the residential districts should be protected to the greatest extent possible. Redevelopment, remodeling, renovation, additions and coach houses shall be designed to
complement the style, materials and colors of the architectural style of the existing
home (and the surrounding neighborhood if there is a prevailing architectural theme).
If redevelopment is occurring in an area without a prevailing architectural theme, Old
Style (steps up to a big front porch) or Cottage Style (half-round front door and big
stone masonry chimney) characteristics should be incorporated into the building
design.
iii. Setbacks and Offsets. Consider the reduction of setbacks and offsets to retain existing neighborhood character, including the potential reduction of accessory structure
offsets to allow detached garages closer to the interior property lines to accommodate
the properties that are narrower than 130 feet in width and might have features such
as specimen trees that make compliance with the existing code impractical.
iv. Building Coverage. Consider a reduction in lot coverage to avoid extra-large houses.
v. Floor Area Ratio (FAR). Consider the reduction of floor area ratio to avoid extra
large houses. Consider increasing the floor area ratio for accessory structures to
accommodate coach houses .
vi. Building Height. Consider adjusting the building height requirements, including allowing
a coach house or detached garage to exceed 15 feet to accommodate living quarters
and/or match the roof slope of the main house.
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Implementation
High Priority will do (generally a significant impact with the least amount of cost in the shortest amount of time)
Medium Priority would like to do (generally a moderate impact or impact to be determined)
Lower Priority will do if time permits (generally an impact on an as-needed basis)

vii. BuildingVolume Ratio (BVR). Consider the addition of new language to limit the bulk of
primary and secondary structures.
Single Family. Limit the volume of a home to avoid extra-large homes invading the
established and quaint residential neighborhoods.
Multiple Family. Limit the volume a multiple family building to avoid large apartment
buildings and ensure that the buildings complement the homes in the established
and quaint residential neighborhoods. Where multiple family uses are intermixed
with single family uses, the difference in building bulk should be modest and
undetectable from the street.
viii. Landscape Volume Ratio (LVR). Consider the addition of new language to maximize
the amount of landscaping surrounding building(s) to protect mature landscaping and
screen larger homes.
ix. Design. The Plan Commission reserves the right to reopen the discussion on the
potential of regulating the characteristics of single family homes. [See Design section
for additional district standards, and the November 21, 2005, Plan Commission meeting
minutes in Appendix F.]
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Implementation
High Priority will do (generally a significant impact with the least amount of cost in the shortest amount of time)
Medium Priority would like to do (generally a moderate impact or impact to be determined)
Lower Priority will do if time permits (generally an impact on an as-needed basis)

2. Design. T he #1 priority is historic sensitivity. T he #2 priority is blending in with the
diverse architectural styles in the area.
a. Building. T he following items should exist or be established in zoning codes and/or
design guidelines (if guidelines are found to be a part of a redevelopment strategy)
for the area.
i. H istoric Sensitivity. Redevelopment, remodeling and renovation shall be
sensitive to the existing H istoric
Outstanding , N otable and Of
Interest structures in the business and residential districts. Consider an
elevated, big front porch style of home, or a cottage style home with a halfround front door, a big stone masonry chimney, and most of the home s
square footage on the first floor. T he style of the home should reflect the
details of the historic homes within the respective Quaint Quarter.
ii. Quality. Four-sided architecture - where there is no back side of a
building - is required to present a proper image to passersby and create
lasting values.
iii. Design Compatibility. A coach house design shall complement the style, materials and
colors of the main house. Building permit application only after coach house
approval by the Plan Review Board (PRB).
iv. Site Development Standards. The elements of the Citys Site Development Standards that
promote residential design in commercial buildings are applicable. Prohibition of EIFS or
other stucco-like material will require a policy change via zoning, Site Development
Standards, and/or design guidelines.
v. Building Details. H istoric sensitivity is required. Elevated first floors with
large front porches - or half-round front doors and stone masonry
chimneys - are some of the residential neighborhood characteristics that
may be required for any new construction or remodeling (depending on
the chosen architectural style). T he use of EIFS is prohibited. References
for historic building details shall include A Field Guide to American Houses by
Virginia and Lee McAlester (1996).
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Implementation
High Priority will do (generally a significant impact with the least amount of cost in the shortest amount of time)
Medium Priority would like to do (generally a moderate impact or impact to be determined)
Lower Priority will do if time permits (generally an impact on an as-needed basis)

vi. Green Architecture. Encourage the use of concepts/certifications such as a green roof
(see MMSD article at http://www.mmsd.com) and LEED (Leadership in Energy and
Environmental Design) to the developer (see http://www.usgbc.org/).
vii. Coach House . [See Section 1.b.i. Coach House .]
viii. Detached Garage. May exceed 15 feet in height with Plan Review Board (PRB) approval to
match the roof slope with the roof slope of the main house. Roof slope shall match the main
house unless a determination is made by the PRB to allow a slight adjustment in the roof
pitch. The detached garage shall complement the main house in style, materials, and color.
Permit by right if compatible with the main house. Reduce the offsets to allow garages closer
to the interior property lines since multiple properties are narrower than 130 feet in width
and might have features such as specimen trees that make compliance with the existing code
impractical. Roof slopes to match the house.
ix. Building Height. 2.0 stories minimum (in the business district) and 2.5 stories
maximum.
x. Wilderness Way. If any condos are remodeled, consideration of four-sided
architecture should apply to the condominium buildings that are adjacent to
Wilderness Way to provide a front view of the buildings along a public street.
xi. Railroad Noise. Building design shall take into consideration to mitigate the noise and shaking
produced by the train traffic.
xii. Wetland and Floodplain. Boundaries shall be identified to determine building, surface parking
and/or underground parking feasibility and locations.

Village Area Neighborhood Plan - January 9, 2006, Plan Commission, and January 17, 2006, Common Council

29

Implementation
High Priority will do (generally a significant impact with the least amount of cost in the shortest amount of time)
Medium Priority would like to do (generally a moderate impact or impact to be determined)
Lower Priority will do if time permits (generally an impact on an as-needed basis)

b. Streetscape. Quality landscape and hardscape design is required.
i. Streetscape Design. The majority of the business district streetscaping along Brookfield Road
has been completed. Guidelines providing direction for the streets within the balance of the
district should be established.
Street Cross-Section. T he Department of Community Development
will communicate with the City of Brookfield Engineering Office and
the City of Brookfield Department of Parks, Recreation and Forestry to
begin the momentum of establishing criteria for future street crosssections. [ N ote: Preliminary thoughts include urban cross-sections for
all new and reconstructed streets, and rural cross-sections along
residential streets that are only resurfaced. Final determination to be
made by the Board of Public W orks.]
Street Yard. If a street yard setback is greater than zero (0) feet, elements including
planter boxes, trees, and benches may be required with Plan Commission approval.
Gateway. Gateway features shall be subtle and complement the historic buildings
of the neighborhood. Existing elements such as the railroad crossing and change in
grade could be considered to provide the feeling of entrance sought with this
concept.
ii. Tree Species. State Project Number 2721-00-72 identifies the following trees for
various streets (see City Forester for details):
Brookfield Road. Hackberry, Autumn Blaze Pear, Green Ash, Ginkgo Biloba.
Pleasant Street. Chancellor or Greenspire Lindens.
Hoffman Avenue. Schwedler Maples.
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Implementation
High Priority will do (generally a significant impact with the least amount of cost in the shortest amount of time)
Medium Priority would like to do (generally a moderate impact or impact to be determined)
Lower Priority will do if time permits (generally an impact on an as-needed basis)

c. Overhead Wires. Bury or remove all existing overhead wires.
i. Canadian Pacific Railway. Some defunct poles and wires along the railroad
tracks should be removed to clean up the image of the Village Area.
ii. Contact Providers. The Department of Community Development will contact We
Energies and other providers (such as telephone, cable, etc.) regarding the steps and
estimated costs for burying the remaining overhead lines - and relocating other
unsightly infrastructure - in the Village Area.
iii. Financing. Research funding options to bury overhead wires. Consider utilizing the
cell tower revenue (when the Greenway Corridor path system is fully constructed in
the next 10 to 15 years) as a means to finance potential overhead wire burial and
power pole removal. Other options to help defray the costs of overhead wire burial
and power pole removal could include a public-private partnership.
d. Site Features. Many elements make The Business District and The Quaint Quarters districts unique
from historic building design to tree-lined driveways to driveway markers along Burleigh Road to the
valley created by the areas topography (please see 3-dimensional images on Page 7) to street trees
to the business district buildings built up to the Brookfield Road sidewalk. The pages within The
Elements section represent a small sample of the images to illustrate the theme of materials and
design details for the various districts. All image sources and other background information available
at the Department of Community Development.
e. Signage. Consider a signage program to direct people to the Sharon Lynne Wilson Center for
the Arts.
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Implementation
High Priority will do (generally a significant impact with the least amount of cost in the shortest amount of time)
Medium Priority would like to do (generally a moderate impact or impact to be determined)
Lower Priority will do if time permits (generally an impact on an as-needed basis)

3. Circulation. Establish an interconnected and balanced circulation system including
pedestrians, bicycles, automobiles and rail.
a. Streets. A traffic impact analysis may be required with any new development. The Engineering Office
will determine whether or not one will be required.
i. No Reconstruction/Resurfacing. The Citys Capital Improvements Budget does not
anticipate any projects in the foreseeable future for the following streets: 184th Street,
Brookfield Road, Burleigh Road, Hoffman Avenue, McCoy Lane, Memory Lane, North
Hills Drive, Pleasant Street, River Road, and Wilderness Way.
ii. 186th Street Connection. Request that the Board of Public W orks construct
the connection between Pleasant Street and Burleigh Road.
iii. 184th Street Connection and Other New Streets. The connection of 184th Street from
Pleasant Street to Burleigh Road and providing additional streets as part of a potential new
subdivision in the rear yards of Hoffman Avenue and Burleigh Road will be determined
when a developer approaches the City for an approval of a subdivision plan. The City will not
initiate this initiative.
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Implementation
High Priority will do (generally a significant impact with the least amount of cost in the shortest amount of time)
Medium Priority would like to do (generally a moderate impact or impact to be determined)
Lower Priority will do if time permits (generally an impact on an as-needed basis)

iv. 186th Street Reconstruction. Road reconstruction and/or resurfacing of
186th Street by the City of Brookfield in the business district could occur as
soon as 2006. City staff (including the Economic Development
Coordinator) should meet with property owners and local businesses to
coordinate the reconstruction project.
v. Driveway Markers. Encourage driveway markers on private property with each new
residential development along Burleigh Road and Brookfield Road.
vi. Milwaukee Avenue Resurfacing. Resurfacing is anticipated in 2008.
vii. Private Streets. Resurfacing and maintenance to be coordinated by the property
owners.
b. Intersections. The intersections in the area of the railroad crossing are of concern when it
comes to public safety. Conduct a railroad crossing safety study of public road and private
driveway connections to Brookfield Road adjacent to the railroad tracks.
c. Paths. Construct a path network that will be useful to pedestrians and bicyclists, and implements the
neighborhood plan, the Bikeway Master Plan and the Greenway Corridor Trail. A resource to
consider using is Innovative Bicycle Treatments (2002) by Jumana M. Nabti and Matthew D.
Ridgway. Creativity will be required especially in the 184th Street and Memory Lane pedestrian
connections that pass over a significant grade change.
i. 184th Street Pedestrian Link. A pedestrian path in the area of the former road right-of-way
(vacated March 3, 1992) should be designed to connect Milwaukee Avenue (at 184th Street)
and the future Greenway Corridor Trail. An appropriate design will be needed to ensure safe
travel over steep terrain.
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Implementation
High Priority will do (generally a significant impact with the least amount of cost in the shortest amount of time)
Medium Priority would like to do (generally a moderate impact or impact to be determined)
Lower Priority will do if time permits (generally an impact on an as-needed basis)

ii. Memory Lane Pedestrian Link. A pedestrian path should be designed to connect North Hills
Drive (at Memory Lane) to the future Greenway Corridor Trail and/or a path along the south
side of Riverview Drive.
iii. Business District. A path physically and visually connecting Pleasant Street and McCoy Field
should be considered.
iv. Greenway Corridor Path Location. Possibly utilize the following alternatives when designing a
Greenway Corridor Trail in the railroad area:
Utilize the southern portion of the railroad right-of-way. If it is determined that the path
cannot be within the rail right-of-way, then:
Overlay a pedestrian and bicycle path easement over the top of the existing sanitary sewer
easement in the rear yards of the properties along the south side of the tracks.
v. River Road Path. Consider a pedestrian and bicycle path along River Road.
d. Right of Way. Vacate the portion of right-of-way along Brookfield Road that coincides with the
establishment of the 66-foot right-of-way width as approved in November 2004 in the Master
Street Right of Way Plan and to potentially free up additional land for building purposes.
e. Storm Water. Since many of the properties - particularly those within the Business District - were
platted and built upon prior to subdivision controls (i.e. the properties will not meet the on-site
retention requirements), creativity should be considered when designing solutions for storm water
management, in order to meet storm water management code requirements.
f. Water. Various water supply issues should be considered:
i. Wilderness Way and McCoy Lane. Installation of water mains by the City is not identified in
the current capital improvements program; therefore, its construction will be expected to
occur sometime after 2010.
ii. Pre-1935 Infrastructure. Some existing utilities pre-date 1935 and may need a replacement
and/or repair schedule.
g. Sanitary Sewer. Per the Director of Public Works memo of April 15, 2005, additional sanitary
sewer capacity is not required at this time; however, the need for conducting a capacity
analysis will be determined by the Engineering Office based on additional flow monitoring and
development proposals.
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Implementation
High Priority will do (generally a significant impact with the least amount of cost in the shortest amount of time)
Medium Priority would like to do (generally a moderate impact or impact to be determined)
Lower Priority will do if time permits (generally an impact on an as-needed basis)

h. Parking.
i. Municipal Parking Lot. Determine private interest in structural parking
along Pleasant Street. Build surface lot if no interest found.
ii. River Road. Investigate the design parameters for on-street parking.
iii. Riverview Drive. Investigate the design parameters for parking along
Riverview Drive, including safety measures. Caution: H eavy equipment uses
Riverview Drive to access the Public W orks facilities; therefore, extra
precautions must be made to ensure safety for individuals using the parking
in this area.
iv. Parking Location. No parking shall be allowed between any building and Brookfield
Road.
v. Encourage Shared Parking. There are examples in Brookfield where this has been
successful - e.g. Towne Centre at Brookfield Road and Capitol Drive.
vi. Encourage Underground/Structured Parking. Ensure the design of structural is
compatible with the historic nature of the area.
vii. Flexibility. In addition to finding creative parking solutions - including the possibility of
adjusting the minimum stall dimensions - several sections of the zoning code allow for
parking flexibility, including the elements from Section 17.120.010 (B) through (E):
(B) Modifications to Required Spaces.
(C) Parking Location.
(D) Alternatives to On-Site Parking: Shared or Off-Site Parking.
(E) Use of Alternative Transportation.
i. Passenger Rail. Work with transportation planning officials on the
passenger rail station for the link between Chicago and Minneapolis.
j. Transit. Establish a user-friendly system to encourage a
potential future trolley loop that would connect the nodes in
the City. (The trolley loop might not be economically feasible;
however, consider running the route during the summer
months when school is out or during the winter for holiday
shopping. Precedents include the Milwaukee County Transit
System Trolley and the Schaumburg Woodfield Trolley in Illinois.)
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Implementation
High Priority will do (generally a significant impact with the least amount of cost in the shortest amount of time)
Medium Priority would like to do (generally a moderate impact or impact to be determined)
Lower Priority will do if time permits (generally an impact on an as-needed basis)

4. Community Development Authority (CDA). Consider the appropriateness of the use of economic
development tools available under Wisconsin Statues or Programs (loans, grants, etc.) to achieve the
redevelopment objectives of this plan.
5. Economic Development Committee (EDC). Staff will provide a briefing at a future meeting. The EDC
may make additional recommendations.
a. Small Business Development Program. Initially, direct potential small business owners to the Citys
Economic Development Coordinator. The Small Business Center at WCTC Campus in Waukesha
County (www.wctc.edu/web/busres/smallbus/small bus.htm), the Wisconsin Small Business
Development Center ( www.wisconsinsbdc.org), and the University of Wisconsin Milwaukee Small
Business Development Center (http://cfprod.imt.uwm.edu/sce/dci.cfm?id=15) could help new
businesses get started or expand.
6. Other.
a. Owners. Send a complementary copy of the neighborhood plan executive
summary to owners of land and businesses in the Village Area with a cover letter
encouraging those owners to work with the City on establishing a long-term
reinvestment or redevelopment plan.
b. Capital Improvement Plan. Reconcile the Pleasant Street municipal parking lot and
implementation timeline, and a cost/funding plan for other municipal parking lots such as River
Road and Riverview Drive. Need, passenger rail, depot location, long-term maintenance,
operational, and cost/revenue issues must be considered.
c. Residential Land Use. An infrastructure capacity analysis will be necessary if a portion of any
development proposal includes a residential land use at a density beyond that permitted by current
zoning as of September 2005.
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7.

Conclusion

The Village Area will include small local businesses, multiple family and single family land uses; incorporate
pedestrian, bicycle, auto, transit, and rail (freight and passenger) transportation in the variety of circulation
options; and build upon a quaint, wood frame, historic, and architecturally diverse design aesthetic.
The next 20 years will include new businesses to provide new services to citizens; new homes and coach
houses to provide a range of housing options; new pedestrian and bicycle paths to provide access to the
Greenway Corridor Trail; and historically-sensitive reinvestment in old buildings and investment in new
buildings to retain the quaint character of the Village Area.

Before

After
The Village Area will have new downtown development where the new buildings complement the
existing historically-significant buildings.
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8.

Appendices
Appendix A
Appendix B
Appendix C

9.

Property Inventory
Illustration Boards
Resolution

Supplement Document:
Available at the City of Brookfield Clerk s Office
Appendix D
Appendix E
Appendix F
Appendix G
Appendix H

Analysis of Future Development Value
Calendar
Meeting Minutes
Smart Growth
Miscellaneous

Village Area Neighborhood Plan - January 9, 2006, Plan Commission, and January 17, 2006, Common Council

