Neighborhood Development Plan
Redevelopment within the 124th Street and Lisbon Road Neighborhood is anticipated to occur over a period of several
years, and to be driven by private investment rather than public intercession. The City of Brookfield’s primary role in
promoting redevelopment will be to carry out improvements to public infrastructure and to create a flexible regulatory
environment that recognizes the unique character of this part of the community. A secondary role is to promote a plan and
redevelopment opportunities to property owners and developers in the community.
This section of the 124th Street and Lisbon Road Neighborhood Plan details proposed road and infrastructure development, discusses issues related to the changes and potential transitional strategies, and provides recommendations related to
development standards for the neighborhood.

Road Patterns
The plan for the 124th Street and Lisbon Road Neighborhood proposes the eventual closure of 127th Street between Lisbon
Road and Congress Street. Access to properties on the west side of 127th Street would be provided with an extension of
128th Street north to Congress Street, and an extension of Congress Street west from 127th Street to 128th Street.
The City of Brookfield owns a majority of the right-of-way necessary to construct this new street network. This includes
the undeveloped right-of-way for Congress Street between 127th Street and 128th Street, a 30-foot undeveloped right-ofway for 128th Street between Lisbon Road and the city-owned stormwater detention facility, and the property on which the
City’s storm water basin is located. Two acquisitions will be necessary to complete the new road. These include:


tax key number BR C1012999013, measuring approximately 30 feet east to west, and 815 feet north to south (0.56
acres), and currently owned by Lakeshore Burial Vault, which is the western half of the right-of-way necessary for extension of 128th Street; and



a portion of tax key number BV
1009291007 in the Village of Butler,
measuring approximately 30 feet by 30
feet (0.02 acres), and presently owned
by First Industrial, which is necessary to
complete the intersection of 128th Street
and Congress Street.

Two properties in the neighborhood have
frontage only on 127th Street and may potentially be impacted by plans to close and/or
vacate the street. All of the remaining parcels fronting on 127th Street have frontage
either on 126th Street, or on the new 128th
Street. The impacted parcels are:


tax key number BR C1012054001, or
4225 North 127th Street, which is a 0.37acre parcel; and



tax key number BR C1012052001, or
4175 North 127th Street, which is a 0.40acre parcel.

Waukesha County Assessor’s Office

Both of these parcels were originally part of larger parcels (BR C1012052 and BR C1012054) extending the full length
between 127th Street and 128th Street. The remaining portions of these parcels do not have frontage on 127th Street and
must access the street through an easement across the front parcel. BR C1012054 and BR C1012054001 (4225 North
127th Street) are owned by the same entity and would, arguably, not suffer any loss of access due to closure of 127th Street
if the properties were recombined. That is not the case with BR C1012052001 (4175 North 127th Street). If 127th were to
be vacated, this property would not have access to a public street.
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Map 5: Planned Road Configuration – 124th Street and Lisbon Road Neighborhood

Road Cross-Sections
Lisbon Road, 124th Street, and the neighborhood’s internal road network will have a variety of cross-sections, depending
on conditions such as storm water conveyance, on-street parking, or provision of sidewalks. The following are typical
cross-sections proposed for streets in the neighborhood.


124th Street
Jurisdiction for 124th Street is shared with the City of Wauwatosa and further impacted by decisions within the Village
of Butler. This plan is consistent with the Regional Transportation Plan1 in recommending that 124th Street be widened to four lanes from Lisbon Road north to the Village of Butler. No specific profile is being provided for the road,
however, as this will be dictated by forecasted travel volumes at the time of construction, and the road will be constructed in conformity with the appropriate standards from the Wisconsin Department of Transportation’s Facility

1

A Regional Transportation System Plan for Southeastern Wisconsin: 2035, Southeastern Wisconsin Regional Planning Commission,
2006 (page 394)
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Development Manual if Federal funds are used to reconstruct the road. In accordance with the City of Brookfield's
policy, sidewalks should be provided along the west side of the street. (The City of Wauwatosa will be requiring
sidewalks along the east side of the street, which falls within its jurisdiction.)


Relationship of Neighborhood Plan to Year 2020 Master Plan and 124th Street
By adoption of this neighborhood plan, the Common Council acknowledges that Objective #32 of the City of Brookfield Year 2020 Master Plan does not apply to the current need to widen 124th Street. Objective #32 would normally
dictate that 124th Street would not be widened until certain traffic voumes are reached. However, due to the industrial
nature of the neighborhood, related economic development goals, and specific needs for truck transportation in the
neighborhood and surrounding area, the Council adopts a policy that 124th Street be widened as a short-term initiative
in advance of traffic volumes justifying added lane capacity.



Lisbon Road
A two-lane profile with left-turn lanes (where necessary) has been proposed for Lisbon Road, extending from the
western edge of the neighborhood to the recently-constructed divided road segment east of 126th Street. Curb and gutter are recommended for the entire length. Sidewalks would be located in the terrace to the north. Development of
sidewalks on the south side of the road, located east of 128th Street, would be consistent with the recommendations of
the 124th Street & Capitol Drive Neighborhood Plan. This is pictured in the proposed cross-section below.
The current right-of-way for Lisbon Road varies from 90 feet west of 128th Street, to 120 feet between 128th Street and
a point east of 126th Street, to 140 feet at the intersection with 124th Street. The area provided is in many cases much
wider than necessary to accommodate the proposed street cross-section. The City of Brookfield may want to consider
vacating a portion of the right-of-way as a further inducement to encourage redevelopment of properties on both the
north and south sides of Lisbon Road. This issue should be determined at the time that engineering plans are prepared
for reconstruction of the street and as the area re-develops to accommodate turn lanes, etc. Issues related to street design, turn lane requirements, and utility locations may dictate what portion of the right-of-way is available for vacation.



126th Street and the segment of 127th Street north of Congress Street
The proposed cross-section for 126th Street and the segment of 127th Street located north of Congress Street provides
two traffic lanes and on-street parking on both sides of the street. The road profile will measure 42 feet from back-toback of curb. There will be curb and gutter at the street edge, and a six-foot concrete sidewalk provided in the terrace.
This is recommended as an integral curb and sidewalk (beginning at the back of the curb). No street tree plantings are
anticipated in the terrace area.
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127th Street between Lisbon Road and Congress Street
As this segment of 127th Street is planned to be vacated at some future date, the City of Brookfield has recommended
that the existing roadway be milled and that the street be re-paved in its existing configuration. This will mean that the
street is not reconstructed to an urban cross-section with curb, gutter, and sidewalk.



128th Street
In most respects, the cross section for 128th Street is identical to that of 126th Street. The significant difference is that
sidewalk is provided only on the east side of the street. One justification for leaving it off the west side of the street is
that the parcel is expected to develop as a single owner with internal pedestrian circulation provided from the sidewalk on Lisbon Road. A second consideration supporting this decision is the lack of any need for pedestrians to access the storm water basin, and a desire to discourage access to that facility.



Congress Street
The open ditch running parallel to the north side of Congress Street from 128th Street to a point east of 126th Street
carries water a majority of the year, and falls under the jurisdiction of the Wisconsin Department of Natural Resources
(DNR). It is not expected that the DNR will grant a permit to enclose this ditch. As a result, its continued presence is
going to impact the design of Congress Street. The cross-section of Congress Street will fall within the southern twothirds of the right-of-way, will be narrower than other streets in the neighborhood, and will not have any on-street
parking. While curb and gutter is shown on the south side of the roadway, there is a short paved shoulder and gravel
shoulder on the north. A sidewalk is provided only on the south side of the street.
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At the time the road is designed, the cross-section of Congress Street should be widened to the extent possible near
the intersection with 124th Street to accommodate turning movements and stacking of vehicles waiting to turn
northbound onto 124th Street.

Street Terrace Plantings
As recommended in the Site Development Guidelines and Standards, 124th Street and Capitol Drive Neighborhood Plan
(March, 2007), the neighborhood south of Lisbon Road is proposed to have extensive landscaping along the street edge.
This includes a concrete walk, planting boxes, and extensive concrete sidewalk patio up to the building edge. These improvements will be constructed over time as the property redevelops.
Although attractive, a similar treatment on the north side of Lisbon Road would be excessive given the nature of the uses
located there. This plan recommends limited treatment of the public street terraces within the 124th Street and Lisbon
Road planning area. Street trees are recommended for planting within the right-of-way of Lisbon Road and on 124th Street
only. High-quality landscaping should be encouraged within the setback areas of newly-redeveloped properties to improve
the aesthetic quality of the neighborhood.

Street Lighting
Dark streets and perceptions related to safety were a concern noted in several meetings with area businesses. At the time
streets are constructed, the City of Brookfield should communicate with neighborhood business and property owners to
determine if conditions warrant installation of street lighting.

Sidewalks
The 124th Street & Lisbon Road Neighborhood Plan recommends that sidewalks be constructed throughout much of the
neighborhood. Property owners and business representatives within the neighborhood have presented conflicting opinions
regarding the need for sidewalks. The decision to support sidewalk construction is based on the following factors:


The City of Brookfield has established a policy to provide pedestrian accommodation on its arterial streets. These
would include both 124th Street and Lisbon Road.



Design guidelines for the neighborhood south of Lisbon Road indicate that sidewalks will be provided. In addition to
making it easier for pedestrians to move around that neighborhood, it will establish a better pedestrian linkage between the study area and the bus stop at 124th Street and Capitol Drive.
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Redevelopment within the neighborhood south of Lisbon Road is anticipated to attract new retail, service, and restaurant users which will become a destination for workers in the neighborhood. Due to the close proximity, many of
these workers will opt to walk.



During the course of the planning project, the consultant team observed pedestrian activity on neighborhood streets on
multiple occasions.

A six-foot concrete sidewalk is recommended. As properties redevelop, pedestrian access should be required from the
public sidewalk to the principal building entrance.

Access Management
The City of Brookfield's standards for access management were established following development of most lots within the
124th Street and Lisbon Road Neighborhood. Consequently, the access provided to many of these sites does not meet the
City's current standards. The City's Site Development Standards for Non-Residential Uses would allow one access driveway spaced 125 feet apart, or for sites with less than 300 feet of frontage, a maximum of one driveway. Additionally, on
any new development, the City does not allow use of the public right-of-way for parking or for maneuvering trucks to access loading areas (which are not allowed to face onto the public street).
Within the neighborhood, R.A. Smith & Associates noted thirty locations where overhead doors or loading docks are both
facing, and in close proximity to the public right-of-way. Many of these doors and docks appear to be infrequently used.
Others may be sited to allow trucks to maneuver on-site for access. But for several locations, trucks are required to use the
public street in order to access the loading area.
Similar conflicts exist with parking. There are numerous locations where the space between the street edge and the building has been paved with gravel or asphalt to provide parking, creating a continuous access and utilizing a portion of the
public right-of-way to provide private parking.
Although some may be addressed, correcting all of these issues immediately when the neighborhood streets are reconstructed would not be feasible due to logistics as well as cost considerations. Continuous parking strips along the road
edge should be eliminated at the time the streets are reconstructed. As described later in this report, the "loss" of this parking will be mitigated by providing parallel parking on the street and a reduction in the requirement for on-site parking.
Where possible, driveway access should be made to comply with the City’s existing standards. This may not be possible
on all neighborhood properties, as access to loading areas and access to on-site parking will both need to be maintained.
Property owners may be encouraged to share access and parking.

On-Street Parking
On-street parking is warranted in this neighborhood to facilitate redevelopment and to provide relief from the expected
impact that road reconstruction will have on existing parking. On-street parking has been recommended on 126th Street,
the portion of 127th Street north of Congress Street, and on 128th Street.

Street Abandonment
Marion Street is proposed to be abandoned. This short street could be vacated at any time without significant impact on
traffic in the neighborhood. Two properties border the street, one on the north and the other on the south. Each building
has a garage door facing the street. In each case the existing property, with the addition of a 30-foot strip of vacated rightof-way, would be sufficient to provide access to these doors. Although the street may be vacated, the City of Brookfield
will need to maintain an easement over a portion of the existing right-of-way where storm sewers are located.
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