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I.

Executive Summary

The Village Area Plan was adopted by the Common Council on January 17, 2006,
Resolution No. 7515-06 which followed a multi-year comprehensive planning effort that
included the involvement and oversight of a citizen based Village Neighborhood Plan task
force, input from the public and recommendation and adoption from the Plan Commission
and Common Council. The original plan included an extensive property inventory,
identification of neighborhood goals and objectives, the formulation of a vision statement
and establishment of priority steps for the City to implement. The following is the
Vision/Goal statement from the 2006 plan:
“The Village Area will include small businesses, multiple family and single family land uses;
incorporate pedestrian, bicycle, auto, transit and rail transportation in a variety of circulation
options; and build upon a quaint, wood frame, historic and architecturally diverse design
aesthetic.”

The Village Neighborhood Plan is also a component of Brookfield’s 2035 Comprehensive
Plan.
Since the plan adoption in 2006 several events have occurred and new initiatives have been
implemented that could affect the Village area. This update is intended to capture those
changes and coordinate them into an update to the Village Neighborhood Plan.
The Village Area Plan is comprehensive plan document that took a great amount of effort
and time to create and included many stakeholders and today still stands as a relevant and
reliable policy document that serves as a guide to assist the City, elected officials, staff,
citizens and property owners in evaluating land use, design and redevelopment opportunities
in the Village Area. This current planning effort is simply intended to update and
supplement new information to the adopted plan.
II.

Purpose for an Update and Supplement to the Village Area Plan

The City of Brookfield has a rich history of community planning, which has helped shape
what it is today. Brookfield’s extensive planning efforts continued with the adoption of the
2035 Comprehensive Plan in 2009, which was designed to provide a blueprint for the
Brookfield of the future. The 2035 Comprehensive Plan is intended to help guide physical
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change and decision making in the City over the coming years to achieve an agreed citywide
vision for the future.
The 2035 Comprehensive Plan is also designed to provide a blueprint and methodology for
guiding change and decision making at a localized level. This is accomplished by creating
and implementing specific plan documents for smaller geographic areas of the City, or what
we call Targeted Investment Areas (TIAs). While the comprehensive plan serves as the
guiding document for how the City considers and implements citywide goals and objectives,
the TIA neighborhood plans are a more detailed and specific guide for how the City
approaches opportunities and challenges at a smaller, localized scale within designated areas
of Brookfield.
The Village Area is one of ten designated TIA neighborhood plan areas and was the City’s
area of commerce during the original settlement in Brookfield. As part of the
recommendations in the City of Brookfield’s 2035 Comprehensive Plan the Village Area
Plan was to be updated to respond to and incorporate State plans to construct a high-speed
intercity passenger rail station. The plan update was to consider the range of opportunities
rail service may have created and prioritize City policy to implement steps to accommodate
the anticipated benefits resulting from the proposed rail station plans. However, plans to
locate the rail service in the Village Area were abandoned by the State in late 2010 and the
City must now look for new opportunities to create market drivers in the Village Area.
Furthermore, the 2035 Comprehensive Plan states that the City should “continue to support
mixed use redevelopment in TIAs which promotes 24-7 activity, increases safety (from more
“eyes on the street”), and reduces vehicle miles traveled, to name just a few benefits.
Proactively identify TIAs that may be stagnating or slipping, and consider City involvement
and actions within them to help resolve issues before they become larger problems.”
III.

Detailed Summary of Changes Since Original Plan Adoption

Since the plan adoption in 2006 several events have occurred and new initiatives have been
implemented that could affect the Village Area. This update is intended to identify those
changes and offer recommendations as to how they could be incorporated into the existing
plan as an amendment or supplement. The following is a list of changes that have occurred
since this plan was originally adopted:
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The high speed passenger rail station will not occur in the Village Area at this time, nor
are there any foreseeable plans to construct a passenger rail station in the future. Two
direct impacts of the decision have occurred. First, the potential market stimuli created
by the rail initiative will not happen. Secondly, the immediate need to relocate the
historic rail depot does not exist.
The City has budgeted funds using State grant monies to rehabilitate the historic rail
station located in the Village. Should this initiative proceed the City will need to
reconcile if the station should be moved and if so, where and whether it should be a
public use of some sort.
The 2035 Comprehensive Plan was adopted in 2009 and outlines goals and objectives for
the Village Area that will need to be addressed through the update to the Village Area
Plan; however, some of these items are currently being addressed and as such the status
is provided after each item. The following is a summary of the goals and objectives from
the 2035 Comprehensive Plan as it relates to the Village Area:
o Consider measures of protection of the modest collection of historic buildings
(initiated by City staff, but not a high priority).
o Consider additional trails, including a trail between the Village Area and
Springdale Road (Park & Rec - low priority with no immediate plans).
o Identify economic development opportunities that could involve Community
Development Block Grant funds for historic preservation and the Brookfield
Revolving Loan Fund program (Economic Development - will be discussed in this
report and addressed in the implementation section).
o Prepare cost-benefit analysis of different redevelopment scenarios (Community
Development - will be discussed in this report and addressed in the
implementation section).
o Explore expansion of existing activities or a new event to promote there as a way
to increase the Village Area profile in the community. (Community Development will be discussed in this report and addressed in the implementation section)
o Identify the relationships between future investment in this TIA and recent and
planned investments in the nearby Northwest Gateway and Brookfield-Capitol
TIAs, as well as the nearby Brookfield Academy and Sharon Lynn Wilson Center.
(Community Development - will be discussed in this report and addressed in the
implementation section)
o Evaluate the impacts of new development and activity in this TIA on Brookfield
Road and other infrastructure and neighborhoods in this vicinity(Community
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IV.

Development - will be discussed in this report and addressed in the
implementation section)
The City of Brookfield recently completed a Community Survey. Feedback from that
study may provide additional insight as to the goals and objectives for the Village Area.
Summarized results will be available in July 2012. A developer has suggested additional
multiple family housing in the Village that will add to the marketability of the area.

Status of Adopted Village Area Plan

The study area is generally bound by Estate Circle to the north, Milwaukee Avenue to the
south, McCoy Lane to the west and Hoffman Avenue to the east. The business district lines
Brookfield Road.
Objectives
The original plan established a list of objectives that included goals for land use, circulation,
architectural design and redevelopment.
In summary, these objectives included:
1. Land Use – operate small local businesses primarily along Brookfield Road
2. Circulation – Incorporate transportation options such as automobiles, pedestrian, bicycle
and rail
3. Design – Promote high-quality design of buildings and structures
4. Redevelopment – consider appropriate levels of public intervention or involvement
Goal/Vision - 2006
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 a variety of circulation options; and build upon a quaint, wood frame
historic, and architecturally diverse design aesthetic.
Priority Steps
The Village Area Plan established a list of priority steps for land use, circulation, design and
redevelopment. Those steps are summarized below in Table 1.1 and include the status of
each step:
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Table 1.1
Category

Step

Level

Land Use

Business District Zoning

High

Land Use

Quaint Corners Residential
Zoning

High

Circulation

Establish an interconnected
circulation system including
pedestrians, bicycles,
automobiles and rail

High

Circulation
Circulation
Circulation
Circulation

186th Street Connection
186th Street Reconstruction
Street-Cross Section
Municipal Parking Lot

High
High
High
High

Design

Historic Sensitivity

High

Design

High Quality Architecture

High

Redevelopment

Public involvement

n/a

Status
Completed - VAB Zoning District
established
Apparent lack of support from
neighborhood and conversations of
possible lots to “McMansion” sized
homes
Based on a mobility survey conducted
by staff the Village Area
accommodates pedestrian, bicycle,
automobile and freight train
circulation; however passenger rail is
no longer an immediate or mediate
term option.
Completed
Completed
Completed
Completed – first 19 stall lot on
Pleasant Street
Established by the adoption of the
Village Area Plan and reinforced by
the adoption of the 2035
Comprehensive Plan in 2009
Accomplished through adoption of
Village Area Business District.
Addressed in update to Village Area
Plan

Several of the priority steps identified in the Village Area Plan have been completed,
including the creation and adoption of the Village Area Business (VAB) Zoning District,
construction of a municipal parking lot and a commitment from the City to maintain a
level of sensitivity to historic buildings.
The priority steps that have not be undertaken or addressed fully are due to the effects of
the overall real market in recent years and the abandonment of proposed plans for a highspeed passenger rail station. The absence of a passenger train station eliminates the
anticipated market driver, or destination place, that was needed to increase the vehicle
trips and pedestrian activity needed to support redevelopment efforts and existing local
businesses.
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V.

Neighborhood Data and Characteristics
The original Village Plan incorporated an extensive property inventory which also
included historic buildings. This plan update will supplement the original plan document
and include a summary of 2010 census data, overall market information, results of
several surveys and discussion about development activity and opportunities. This
additional data will serve as the basis for recommendations to create new goals and
objectives for the Village Area.
Census Data
Citywide Census Data
According to the 2010 Census and the most recent American Community Survey the
population of Brookfield is estimated at 37,920 with a median age of 46.7. Brookfield
contains approximately 14,576 households. Of those, 12,706, or 87%, of are owneroccupied and 1,870, or 13% are renter-occupied households. The median household
income is $86,791 per year.
As a side note, review of the 2010 Census uncovered a noteworthy and interesting detail
about Brookfield residents; 2.2% of residents described themselves as having an
“American” ancestry, while nearly 49% of Brookfield residents selected “German” as
their ancestry.
Village Area Census Data
Citywide census data can be further broken down into block groups which is the smallest
geographic area that represents demographic data. Reviewing and analyzing block group
data can give a more detailed picture of population or percentage of owner occupied
household, for instance. However, it should be noted that block group boundaries do not
match the boundary of the Village Area. Using block group data to interpolate
demographic information for the Village Area poses a problem because the plan
boundary contains or straddles the boundary of 19 different block groups. The challenge
is that some residents counted in a particular block group that crosses the Village Area
boundary may not actually be located in the Village Area, but just outside of it. To get
around this problem we can simply view total demographic numbers from these 19 block
groups as representing population in the general vicinity Village Area, but not located
within the actual Village Area boundary.
The 19 census block groups that are in the general vicinity of the Village Area represent a
population of 1,872 Brookfield residents, or approximately 5% of total City population.
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The owner occupied ratio for these 19 block groups is 66.4% and the renter occupied is
33.6%, a higher percentage of renters than most other block groups in the City.
Real Estate Market Conditions and Neighborhood Data
General Market Conditions
Overall market conditions in the Brookfield area are somewhat stable mainly due to the
close proximity to Milwaukee and the surrounding suburban market. Despite declining
economic conditions over the past several years, Brookfield is still considered an
attractive community and a desirable location for people to live and work.
Currently, the market variable that is affecting real estate activity the most are
underwriting and lending decisions. Mortgage interest rates are currently reasonable
however lending has remained highly selective with capital being allocated to owner
occupied or stabilized projects. Simply put this means that banks are making loans on
owner occupied real estate projects, or projects that have low vacancy rates. This market
condition has resulted in capital being made available to manufacturing and multifamily
projects. In contrast to other real estate sectors little money is being allocated to hotel
and retail projects.
Land Use & Estimated Real Property Value
There are a total 181 properties covering 258 acres of land with approximately 705,287
square feet of building space in the plan study area. By contrast, the City of Brookfield
contains 13,979 properties covering roughly 15,594 acres with approximately 51,190,330
square feet of building space. The Village area accounts for approximately 1.2% of total
properties, 1.6% of total land area and 1.4% of total building square footage.
The total estimated real property value of the plan area is approximately $65,209,800.
This equates to approximately 1.0% of the City’s total estimated real property value and
comes to an average estimated real property value per acre of $252,890 and an average
estimated real property value per building square foot of $92. By comparison, the
citywide estimated average real property value per square foot is $125 and $413,000 per
acre. (See Map 1.5).
There are a total of 30 commercial properties covering 34 acres of land, or 13% of the
total plan area, with approximately 303,165 square feet of building space or 43% of total
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building space in the plan area. Commercial property accounts for approximately
$19,277,700, or 30%, of estimated real property value in the plan area. The average
estimated real property value of commercial property equates to $573,338 per acre and
$64 per square foot of building space. By comparison, commercial land use represents
approximately 28% of total city value.
The remaining properties in the plan area are primarily residential; however, a few
properties are classified as exempt or undeveloped.
Estimated real property value is derived from a sub-set of 2011 assessment data and does not include
personal property. This data is for information purposes only and not considered official. Official
assessment data should be obtained from the City of Brookfield Assessor Office.
It should be noted that Assessment Class differs significantly from land use classifications used for
planning purposes. Assessment class is a simple methodology used by assessors to classify properties as
either residential, commercial (includes retail, office and some industrial) or manufacturing (assessed by
the State). Planning land use classifications also take into account mixed use, environmental corridors,
parks and recreation, community facilities and separates retail from office and combines all industrial uses
together. For the purpose of analysis the use of assessment class land use classifications is an acceptable
practice to simply illustrate and summarize the assessed value profile of the neighborhood plan area.

Building Permits
Building activity in the Village Area has been meager and nearly non-existent since 2006.
In 2011 alone only a commercial alteration and a tenant finish occurred. It should be
mentioned that one project was delayed, voluntarily by the developer, to the allow the
passenger rail decision to play out. (See map 1.6)
Work Orders
Staff collected historical work order data from Inspection Services and reviewed the type,
quantity and frequency of code compliance issues found in the Village Area. In general,
and relative to other areas of the City the Village Area does not experience a high level of
compliance issues. Of the 181 properties only 15 properties were cited for compliance
issues. These work orders ranged from property maintenance to property neglect. Staff
doesn’t feel the number and type of works orders issued indicates a trend or concentration
of code violations in this particular area of the City and therefore no concern or issue
should be raised or identified. (See Map 1.7)
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Surveys
Survey at the Brookfield Farmers’ Market
During the month of October staff visited the Brookfield Farmers’ Market and conducted
an informal, non-scientific attitudinal survey regarding people’s impression of the Village
Area. People were asked if they were aware of the Village Area and if so, what their
impression of the area was.
There were 40 respondents to the survey and 30, or 75% of them were aware of the
Village Area. However, only half of the respondents had a favorable impression. The
most common suggestion for improvement was to include more restaurant options.
Online Attitudinal Survey
Between November 2011 and January 2012 the Community Development Department
conducted the same informal, non-scientific attitudinal survey on the City’s website in a
poll format with two additional questions. The poll was advertised in the City’s
newsletter and placed on the City’s homepage.
Residents were invited to respond to a series of questions regarding the Village Area.
The answers were collected and are summarized for this report. The intent of the survey
was for staff to gauge a sense of what people think, in a general sense, of the Village
Area.
There were 37 respondents to the online survey, which consisted of four questions; each
one is listed below followed by a summary of responses:
1. Are you aware that Brookfield has a Village Area?
24 people, or 65% answered yes; 13 people or 35% answered no.
2. If so, do you have a favorable impression of it?
15 people or 40% answered yes, 38% people, or 38% answered no and 8 people or 22%
gave no response.
3. Please provide thoughts on your opinion of the Village Area.
24 of the 37 respondents gave feedback to this question. Comments appeared to fall
under two categories: the Village Area is viewed favorably and respondents indicated no
further changes were needed in terms of development, land uses, architecture, amenities
or services; the other group of people appeared to draw attention to structures with
deferred maintenance, high volumes of traffic and lack of newly remodeled buildings.
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4. What small-scale businesses would you like to see in the Village Area
21 of the 37 respondents offered feedback as to what small-scale businesses they would
like to see in the Village Area. 13 of the responses called for some sort of
restaurant/café/coffee shop type use; the remaining responses called for a hodge-podge of
uses such as toy stores, arts & crafts, acupuncture and gift shops.
Based on the online survey results, staff would summarize the limited responses to
indicate that in general Brookfield residents are aware of the Village Area but tend to
view the area in a less than positive light due to deferred maintenance and a perceived
lack of eating establishments.
Parking Stall Inventory
A parking stall survey was conducted to catalogue the number of available private and
public parking stalls available to the general public. In general these stalls are available
to customers visiting the area with the intent to park and shop at an existing store, or to
visit McCoy Park. In total there are 511 parking stalls, 238 of which are public and 273
are private.
These parking stalls serve an approximate 303,165 square feet of commercial building
space in the Village Area resulting in a plan area parking ratio of 1.68:1,000 for
commercial space. Typical ratios for commercial areas range from 4:1,000 to 5:1,000.
The commercial building square footage includes multifamily and no other types of
residential.
Mobility Survey
The Community Development Department conducted an informal, non-scientific
mobility survey to gauge the type of pedestrian and bike activity observable during the
hours of 11:00 am. To 2:00 pm.
Staff observed the Village Area on four different days over a month’s time and recorded
the number of people observed walking or biking. During this time period an average of
102 people were observed walking; only 7 people were observed biking overall.
The primary reason for observing mobility activity during this time period was to obtain
observations as to how many people walked or biked during noon hour period in an effort
to begin collecting benchmark data to be used in the future. The secondary reason was to
investigate whether or not there was enough pedestrian activity to lend support to an
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argument based on walkable destinations, such as the information gathered from the
online poll that indicated an interest in small-scale restaurants, cafes or coffee shops.
VI.

Village Area Plan Update Priorities
Based upon the remaining goals and objectives of the Village Area Plan, new goals and
objectives identified in the 2035 Comprehensive Plan and results obtained from the
surveys and market information staff recommends that the plan update address the
following issues affecting the Village Area:
Community Event
The 2035 Comprehensive Plan has identified a goal for the City to explore activities or
an event to promote the Village Area and increase its profile in the community. This
goal could be accomplished by encouraging and supporting the creation of a community
based event at McCoy Park or along Brookfield Road and if found to be successful could
be held on an annual basis and follow the format of the successful 4th of July and
National Night Out events held each year in Brookfield.
Initially staff suggested an ethnic-themed German fest at McCoy Park. Such an event
would synergize well with the German-ethnic based of many Brookfield residents,
German-based businesses located in Brookfield. However, this idea was vetted at a
neighborhood information meeting and was not well received by several neighbors
residing in the Village Area. The main points of contention surrounded the general
traffic impact such an event could place on immediate neighbors of the park as well as
concern over the shortage of parking in the Village Area to handle such an event.
Since then staff has considered other options for creating a community event or activity
in the Village Area. Other options could include a sidewalk sale for the Village
businesses, a “Winter in the Village” event during the holiday season that incorporates
festive decorations along Brookfield Road and may tie-in with a business sale on a predetermined weekend or a small-scale kid friendly event held at McCoy Park during
warmer months of the year.
Currently, sidewalk sales are allowed three times a year. This plan document is
proposing to allow sidewalk sales more than three times a year via a code amendment to
the existing Village Area Business district zoning classification. This policy and
subsequent code amendment would allow with greater ease the ability for smallbusinesses in the Village Area to plan and coordinate sidewalk sales in conjunction with
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any community-based event that may be implemented in the Village. It would also allow
these businesses to create new business-based events that would draw attention to the
Village Area.
The Village Area could accommodate such smaller-scale events in terms of parking and
traffic impact if care is taken in the planning stages and consideration is given to
logistics, parking and traffic routes on the day of the event.
Another point of concern raised during the vetting process of this topic was that who
would coordinate, manage and ultimately spear-head the efforts to get an event off the
ground.
The first step would be to determine what event could be held and supported in the
Village Area. The second step would involve identifying the entity or group of people
responsible for coordinating and managing the event.
The following scenarios could be considered in determining what event should be held
and who should coordinate and manage it:
1. The event is identified, coordinated and funded solely by the City of Brookfield.
2. The event is identified and coordinated solely by the City of Brookfield, but funded in
part or wholly by private sponsors. Sponsor funding would be procured by City staff.
3. The event is identified, coordinated and funded solely by a private entity, with policy
support from the City of Brookfield to allow such an event to occur.
4. The event is identified and coordinated by a private-public partnership between the
City and some other entity interested in managing an event. Private funding would be
procured by this other entity.
Staff recognizes that the preceding scenarios are limited and certainly other ways could
be identified. However, this creates potential for the creation of a citizen based task force
made up of interested residents who could take a closer look at what type of event could
be held and who should take the lead on coordinating and managing it to ensure success
and support.
Any analysis of a public involvement with the event needs to consider the constraints on
the city budget, allocation of city staff and resources and a policy that treats all
community organizations consistent and fairly in accessing such resources and funding.
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Support for Multifamily Opportunities
The general vicinity surrounding the Village Area has a greater proportion of renter
occupied households relative to the overall average for the City as a whole. This rate is
partly attributable to the multifamily housing located at the Towne Center development
positioned a few miles north at the southwest corner of Brookfield Road and Capitol
Drive, and indicates a possible synergy and general market support for locating additional
multifamily development in and around the Village Area.
Nationally, the apartment market is rebounding with overall rents rising and vacancy
declining. Predictions for the Greater Milwaukee multifamily market are that vacancy
rates will continue to decline and rents will increase.
In general, the multifamily market tends to benefit when the single-family residential
market is poor. The Brookfield market, much like many other locations throughout the
country, is affected by single-family home resale inventories such as distressed
properties, foreclosures and short sales. The Brookfield multifamily market may
experience a demand increase due to current market rents and the ability for people to
establish residency in the desirable Brookfield community. Evidence of this possible
trend is supported by the 100% occupancy rate of the Brookfield Junction apartments in
the Village Area.
Additionally, planning analysis undertaken during the creation of the Village Area Plan
resulted in the identification of an ultimate build out scenario possible in the Village
Area. As part of the original planning process staff analyzed the potential numbers of
additional dwelling units that could be supported in the Village Area in relation to
ultimate build out of utilities. The ultimate build out number indicates how many
dwelling units are possible in a particular location relative to utility service capacity and
restrictions. The Village Area could accommodate up to 291 additional dwelling units,
however, this is constrained by available land and market demand. We have already
discussed market conditions that may lend to increased demand of multifamily products
on the market.
In terms of land available to develop housing, the second phase of Brookfield Junction is
an immediate possibility and could deliver up to an additional 44 units of apartments.
The final count will be determined as the project design and entitlement is completed and
brought through the City for approval.
The properties along the west side of Brookfield Road south of Brookfield Academy are
additional potential redevelopment sites. (See Map 1.8) These sites are anchored by the
Katz parcel and cover slightly more than 11 acres of land; however, roughly half of it
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may be encumbered by wetlands and floodplain and likely could deliver approximately
14-18 units under M-1 Multiple Family zoning, or 29-36 units under M-2 Multiple
Family zoning. This zoning would fall under the Future Land Use designation of
“Medium Density Housing”. To develop this site with a higher density a land use
amendment to “Higher Density Housing” would be needed and establish the policy for a
Planned Development District (PDD). Regardless, an increase in Floor Area Ratio(FAR)
without an increase in units to the acre beyond M-1 and M-2 limits may be suitable. At
this point it should be noted there is redevelopment potential for the Katz parcel, but to
date no efforts have been made by the property owner or a representative to indicate
interest to redevelop the site nor is it known if any due diligence has been conducted to
determine the exact buildable area of the site. Nevertheless, considering surrounding
land uses it is a site suitable for multi-family development.
The parcel of land along the north side of North Hills Drive is currently improved with
several apartment buildings (See Map 1.8). Under the current zoning of M-1 Multiple
Family no additional units would be allowed. However, with a possible rezoning to M-2
Multiple Family or a Planned Development District “PDD” additional units and a higher
density development could be developed on the vacant land east of the existing apartment
buildings. The property owner has indicated an interest in developing the vacant portion
of this site. However, in addition to rezoning there are design issues resulting from the
challenging topography of the site whereby there is grade differential between the south
property line and the northern property line. The current property owner indicated that
given the design challenges 24 units could be potentially built if a rezoning to M-2
Multiple Family occurred. A PDD designation would allow design flexibility to lessen
the impacts on the neighborhood and may eliminate the need to access Riverview Drive
which serves as an entrance to the public works operation. A PDD would also allow the
City to require a community benefit such as the creation of a private park or preservation
of certain portions of land. Later in this document staff recommends a public process that
could be used to reconcile some of the issues associated with this property.
An additional area of opportunity for multifamily development in the Village area would
be along Hoffmann Avenue. There are several parcels in this area of the Village with
excess land and there is potential for a few of these parcels to be assembled to
accommodate 2-4 unit town homes or duplexes. The major challenge with this area of
the Village is assemblage of parcels to provide large enough lots to construct marketable
units. One option to consider the use of a Modified Suburban Overlay “MSO” district to
allow the increase in Floor Area Ratio “FAR” for proposed 2-4 unit town homes or
duplexes. This would allow a property owner to develop large, potentially higher-end
dwelling units and thereby increase potential property value without increasing density in
the immediate neighborhood.
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This plan recommends that potential redevelopment of multifamily along North Hills
Drive and Brookfield Road south of Brookfield Academy be entitled through a Planned
Development District. As stated, the PDD zoning tool is ideal because it will allow the
City and the property owner to mitigate traffic impact and design challenges through site
and building design and require a community benefit to minimize any perceived impact
such a development may have on surrounding properties.
The development of additional residences in the Village Area would add to the market
demand for goods and services in the area. Based upon the professional opinions of a
local real estate appraiser, landlords and real estate developers’ professionals seem to find
the Village Area appealing for a place to live as is serves as an entry point to the
Brookfield housing market.
Despite the build out potential discussed earlier in this section, it appears the Village
Area could deliver upwards of approximately 100 additional multifamily dwelling units
with rezoning of certain lands. If no rezoning to the base zoning of the properties occur,
approximately 50-70 additional multifamily dwelling units could be built under available
zoning tools and density requirements.
In March 2012 the National Association of Home Builders issued the report The Metro
Area Impact of Home Building in Milwaukee, Wisconsin: Income, Jobs and Taxes
Generated. The report identified and summarized the impact 100 additional multifamily
units would have on a community. The report found that local income would increase by
over $8 million, local business owner’s income would increase by over $2.5 million,
local wages and salaries would increase by over $6.2 million, local taxes would increase
by over $700,000 and local jobs supported would be approximately 120 jobs. (See
Appendix G for exhibit Impact of Building 100 Multifamily Units in Milwaukee,
Wisconsin)
So while additional dwelling units could be added to the Village, it could not be stated or
asserted by community members that the “Village” will be transformed into a dense
urban environment. In the opinion of city staff, an additional 100 units will not make
such a transformation. However, these 100 units, as the Home Builders report would
indicate, significant economic benefits could potentially result from just a minimum of
100 additional dwelling units.
Notwithstanding, the lack of parking as discussed previously in the plan would need to be
addressed and consideration given to relaxing or waiving minimum parking stall
requirements if more units or retail stores are pursued.

Page 18 of 35

Opposition to Multifamily
This report has identified three general areas where multifamily could be added in the
Village Area. The first are would be on vacant land on the north side of North Hills
Drive. The second area would be parcels on the west side of Brookfield Road just south
of Brookfield Academy and the third area would be the M-1 and M-2 zoning district
areas centered generally around the area of Hoffmann Avenue. The M-1 and M-2 areas
do not require a rezoning of the base district but could benefit from an overlay
designation to allow greater FAR as noted above. Please see Map 1.8 for reference.
The report to Common Council at the August 21, 2012 Public Hearing identified strong
opposition to an expansion of housing along the north side of North Hills Drive from the
adjacent single family neighborhood. The following is a list of comments regarding the
multifamily property along North Hills Drive and the Village Plan update:
1.

2.

3.

4.

In framing the context of this discussion, the 2035 Comprehensive Plan and the
neighborhood planning priorities established by Plan Commission resulted in staff
being asked to prepare new strategies for the Village to offset the impact no highspeed train station would have on the area.
The subject property is currently improved with three buildings that contain a
total of 24 dwelling units. These improvements are located on the western half of
the approximately 10 acre parcel. If the property owner pursues redevelopment of
the site to build additional dwelling units a rezoning from the base zoning of M-1
to either M-2 or PDD would be required.
The 2006 Village Plan states that no additional dwelling units would be allowed
on the subject site. The Common Council would need to establish policy through
this plan amendment to support a future land use that allows for higher density
housing on the subject parcel.
In the opinion of city staff, there seems to be an assumption in the North Hills
neighborhood that the form of the additional housing would be a continuation of
the current form of buildings, i.e., (eight unit buildings of 1970s style and 3
bedrooms). The City typically does not include a specific form of housing in
neighborhood plans, i.e., (style, size, etc.) However, due to some misunderstood
assumptions made about the potential design of a development on the property the
staff provides some design concepts in this text for a better understanding of the
potential use of the property. In the case of north side of North Hills Drive, there
appears to be potential, given the grade of property near Brookfield Road that
lends itself to a potential form that would place a singular contemporary styled
building at the corner in such a manner that would lessen the visual impact to the
neighborhood, direct traffic to Brookfield Road and away from the neighborhood
and permit the lands in between the existing improvements and the new
development to potentially be dedicated to open space. (See pictures below that
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illustrate how the grade drops off in two directions , away from the existing
neighborhood)

No other comments were reported or presented at the August 21, 2012 Public Hearing
before Common Council in regards to the other areas that indicate potential for
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multifamily redevelopment. That is, there was no negative feedback on amending the
land use west of Brookfield Road and south of Brookfield Academy or on lands located
within the M-1 and M-2 zoning districts.
Multifamily Housing Summary and Recommendation
To summarize, the intent of recommending additional dwelling units is being proposed
for several reasons. First, it serves as an economic driver to get more people in the
Village area, it increases City tax base, creates jobs and allows opportunities for property
owners to utilize their property to a greater extent and density. However, this needs to be
balanced with needs and desires of the Village Area residents.
Staff recommends the following in regards to the multifamily housing component of this
plan update:
1. Delay the resolution of additional housing along North Hills Drive only. This delay
would last for a period of up to 36 months to allow the potential for a housing
developer to prepare a plan that would be sympathetic to the North Hills Drive
neighborhood, engage the neighborhood residents in an inclusive process and
potentially create a housing opportunity that is additive to the Village without
negatively impacting the existing neighborhood.
2. Maintain the original plan update recommendation to support multifamily
development and redevelopment in the remaining areas of the Village as described
previously in this report and shown on Maps 1.3 and 1.8.
3. Support the use of Modified Suburban Overlay “MSO” zoning to allow the increase
of Floor Area Ratio in the M-1 and M-2 Zoning Districts as shown on Map 1.8.
Financial Incentives
The 2035 Comprehensive Plan identifies the Village Area as a potential TIA for
economic development opportunities that could involve Community Development Block
Grant funds for historic preservation and the Brookfield Revolving Loan Fund program.
Community Development Block Grant
The City of Brookfield has been approved for Community Development Block Grant
(CDBG) money available through Waukesha County. This money will initially be used
for a façade improvement program for properties located throughout the 124th Street
Corridor, but more specifically for properties located north of Lisbon Road. To be
eligible for this money a property would need to be classified as “blighted” and adhere to
other details of the program regarding labor rules.
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Staff recommends that the City of Brookfield expand the above noted plan to include
properties located in the Village Area. These efforts would include applying for CDBG
funds to be used for historic preservation, wherein blighted and job creation are not prerequisites.
This money could be used to help property owners offset the total cost of remodeling a
building. Staff will need to evaluate the area and determine the total number of blighted
properties or properties with historical significant and that would be eligible for the
CDBG programs. That number will likely determine the total amount of money given to
each eligible property.
Revolving Loan Fund Program
The City recently created the Brookfield Development Loan Fund program (BDLF)
which offers low interest loans. Brookfield businesses can now access capital for
expanding or locating within the City through this new program. The fund will offer
business loans from $25,000 to $200,000 at a low fixed interest rate of 3%. Eligible
expenses include sustainable building materials and practices, as previously discussed
above.
Small Business Development in the Village Area
Also at the Public Hearing before Common Council on August 21, 2012 an issue was
raised by a Village resident regarding the establishment of a retail business in detached
garage of a residential property. Under current building codes this proposal would not be
considered legal due to health and safety issues. However, from a land use perspective
staff recognizes that such an endeavor may be in the spirit of entrepreneurialism and lend
support to the unique setting of the Village Area, given the historical context of the
general area and close proximity of other small businesses.
This plan proposes to support such endeavors that result in the incorporation of small
businesses in the Village Area as long as the proposed use or structure complies with
established and adopted zoning regulations and building codes.
Summary of Priorities
In addition to the goals/objectives identified in the 2006 Village Area Plan the following
list of short and long-term initiatives should be considered an incorporated into the
update and supplement to the Village Area Plan:
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Short-Term Priorities


Take advantage of the Brookfield Revolving Loan Fund Program and consider
eligible properties in the Village Area.
 Expand the Façade Improvement program to eligible properties in the Village
Area.
 Support community-based and business-based events in the Village Area.
 Support development of medium-density multifamily housing on lands located
west of Brookfield Road and south of Brookfield Academy.
 Support increasing Floor Area Ratio in the M-1 and M-2 areas and reduced
parking requirements for multifamily development projects.
 Implement up to a 36-month delay on allowing higher-density multifamily
development on land north of North Hills Drive to allow for a developer to
formulate a plan and strategy.
 Support the establishment of new, small businesses in the Village Area including
the use of outbuildings that can meet minimum building code regulations.
Long-Term Priorities
 Pursue Community Development Block Grant funds for historic preservation to
assist in the relocation of the train depot.
 Maintain as a long-term goal the inclusion of a passenger rail station in the
Village Area, even though such a scenario would be unlikely to occur.
VII.

Implementation

This element of the Update & Supplement to Brookfield’s Village Neighborhood Plan
provides further detail and continued endorsement to the original Goal/Vision statements,
objectives and strategies to facilitate redevelopment in the Village Area. The steps needed to
implement this neighborhood plan are as follows: (responsible department in parentheses)
A. Research and identify potential for a non-public entity to create, coordinate and fund a
community-based event in the Village Area. At the direction of the Mayor, create a
citizen-based task force to investigate potential for a community based event in the
Village Area, the theme of such an event and who would coordinate, manage and fund
the event. (Economic Development and Community Development)
B. Amend the 2035 Comprehensive Plan Future Land Use map to allow Medium-Density
Housing on the land located west of Brookfield Road and south of Brookfield Academy
and allow greater floor area ratio.
C. Delay the resolution of additional housing along North Hills Drive to allow for a housing
developer to conduct due diligence of the site and prepare a development proposal that
would be sympathetic to the North Hills Drive neighborhood, engage the neighborhood
Page 23 of 35

D.
E.
F.

G.

residents in an inclusive process and potentially create a housing opportunity that is
additive to the Village without negatively impacting the existing neighborhood. This
delay would last for a period of up to 36 months or less to allow the identified process to
be completed, not including a subsequent rezoning process, as required. At the end of 36
months from the adoption of this update the Plan Commission will instruct city staff as to
the appropriate steps to be taken if a development process has not been
completed.(Community Development)
Expand the façade improvement program using Community Development Block Grant
funds to eligible properties in the Village Area. (Economic & Community Development)
Promote the newly implemented Brookfield Development Loan Fund program and assist
properties owners in gaining access to these loans. (Economic Development)
Create an ordinance for future consideration to amend the Village Area Business District
to allow more than three sidewalk sales per year and use of outbuildings for retail
purposes. This implementation step would include research, analysis and preparation of
a staff report that would be reviewed before Plan Commission, be presented at a public
hearing and go before Common Council for final approval and adoption. Inclusion in
these implementation steps does not necessarily mean that such is fully endorsed by the
Plan Commission at this time.(Community Development and Inspections Services)
Amend 2035 Comprehensive Plan to incorporate the Update & Supplement to
Brookfield’s Village Neighborhood Plan. (Community Development)
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VIII. Appendices
Appendix A - Maps
Map 1.1 Study Area
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Map 1.2 Future Land Use
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Map 1.3 Proposed Future Land Use
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Map 1.4 Existing Zoning
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Map 1.5 Estimated Real Property Value
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Map 1.6 Building Permits

Page 30 of 35

Map 1.7 Work Orders
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Map 1.8 Potential Sites for Redevelopment of Multifamily Residential
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Appendix B Adopting Resolution
Appendix C Adopting Ordinance
Appendix D Meeting Minutes
Appendix E Public Comment
Please contact the Clerk’s Office for a copy of Resolution No. PC-1-2012, Ordinance 23042012, meeting minutes and public comments.
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Appendix F Calendar
Date

Event
Plan Commission
September 26, 2011 Meeting

Activity

June 11, 2012

Plan Commission

Proposed Project Scope
Presentation of preliminary plan; request
to authorize a public hearing to amend the
comp. plan.

June 19, 2012

June 27, 2012

Common Council
Neighborhood
Information
Meeting

July 9, 2012

Plan Commission

August 21, 2012

Common Council

September 24, 2012 Plan Commission

October 2, 2012
2012-2013

Common Council
Community
Development

Authorize Public Hearing
Present plan to and obtain feedback from
Village Area residents and property
owners.
Presentation of final neighborhood plan
draft.
Public Hearing
Resolution to approve amendment to
comprehensive plan and neighborhood
plan.
Adoption of ordinance to amend
comprehensive plan and neighborhood
plan.
Implementation
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Appendix G: Impact of Building 100 Multifamily Units in Milwaukee, WI.
Taken from page 10 of The Metro Area Impact of Home Building in Milwaukee, Wisconsin:
Income, Jobs and Taxes Generate, March 2012.
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