
 
 

 
PLEASE NOTE: It is possible that members of and possibly a quorum of members of other governmental bodies of the municipality may be in attendance at the above meetings to gather 
information. No action will be taken by any governmental body other than that specifically noticed. Also, upon reasonable notice, efforts will be made to accommodate the needs of individuals 
with disabilities through appropriate aids and services. For additional information or to request such services contact the clerk’s office at the above.  
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Town of Brookfield 

645 N. Janacek Road 

Brookfield, WI 53045 

(P) 262-796-3788 

(F) 262-796-0339 

 

 

MEETING NOTICE 
 

Meeting will be held at the 
Town of Brookfield Municipal Building, Eric Gnant Room 

645 N. Janacek Road, Brookfield, WI 
 

Tuesday, January 23, 2024 
 
PLAN COMMISSION                  7:00 p.m 
 

AGENDA 
1) Call to Order. 
2) Meeting Notices. 
3) Approval of Agenda. 
4) Approval of Minutes. 

a. November 28, 2023 Plan Commission Minutes 
5) Citizen Comments: Three-minute limit. 
6) Old Business:  

a. None 
7) New Business: 

a. Ryan Janssen, representing Avery & Birch, for a recommendation for Preliminary Approval of a new building consisting of 
a three-story salon suite facility, located at 21055 Crossroads Circle.  

b. Town of Brookfield request to schedule a public hearing at a future Town Board meeting for a Municipal Code Text 
Amendment to amend Section 5.23(1) and 5.23(1)(a) (Fire Code – Life Safety and Fire Protection Systems) of the 
Municipal Code.  

8) Communication and Announcements. 
9) Adjourn. 
 
Posted this 18th day of January, 2024 
Bryce Hembrook 
Town Planner  



TOWN OF BROOKFIELD 
PLAN COMMISSION MINUTES 

November 28, 2023 
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The regular meeting of the Plan Commission was held in the Erich Gnant Room of the Town Hall, 645 N Janacek 
Road, Brookfield, WI.   
 

1) CALL TO ORDER. 
Chairman Keith Henderson called the meeting to order at 7:00 p.m. with the following people present: Town Planner 
Bryce Hembrook, Town Supervisor Ryan Stanelle, Plan Commission members Kevin Riordan, Len Smeltzer, and 
Jeremy Watson.   
 

2) MEETING NOTICES. 
Planner Hembrook confirmed that the meeting was noticed in accordance with Open Meeting Law.  
 

3) APPROVAL OF AGENDA 
Motion by Supervisor Stanelle to approve the agenda. 
Seconded by Mr. Watson. 
Motion Passed Unanimously. 
 

4) APPROVAL OF MINUTES. 
a. Motion by Mr. Watson to approve the October 24, 2023 Joint Public Hearing Minutes for the request by David 

Wimmer to add 3 units to Northbrook apartment building as presented. 
Seconded by Supervisor Stanelle. 
Motion passed unanimously. 

 
Motion by Mr. Watson to approve the October 24, 2023 Joint Public Hearing relating to a Zoning Code Text 
Amendment relating to fences. 
Seconded by Supervisor Stanelle. 
Motion Passed Unanimously.  

 
b. Motion by Mr. Watson to approve the October 24, 2023 regular Plan Commission minutes as presented. 

Seconded by Supervisor Stanelle. 
Motion Passed Unanimously. 

 

5) Citizen Comments: Three-minute limit. 
 
Angie Otto, 21545 Greendale Drive asked if a fence in current compliance would be grandfathered in.  Ms. Otto felt 
that her fence is in compliance and asked for proof that it is not.  It was agreed that Planner Hembrook would look into 
her concern further and either he or the building inspector will respond. 
 
Debra Dabey, 545 S. Allen Road stated that a previous comment from a Plan Commission member, allegedly saying 
that property owners should be able to do what they want in their own yard, does not make sense.  Ms. Dabey said 
that since there are other ordinances regarding yards, such as slabs under sheds, and you cannot have a lot of junk 
in the yard, the comment did not make any sense.  Ms. Dabey went on to say that she feels it is extremely important 
to have a fence be three feet from the lot line, because a fence shades three feet so she can’t grow anything up to her 
lot line.  She can’t weed-whack, because then she is possibly damaging the other property owner’s fence.  Ms. Dabey 
also stated that if the Town doesn’t want a lot of fences, they should make it more inconvenient for people to put up 
fences.   
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6) Old Business: 
a. Town of Brookfield for a recommendation of approval for a Zoning Code Text Amendment to Section 

17.02(14)(g)11 related to fences. 
 

Planner Hembrook outlined two options, with Option 2 including a signed agreement from neighbors, and Option 
1 eliminating that agreement.  Hembrook reminded the Plan Commission that the recommendation from the town 
attorney was to omit the requirement of neighbor approval, because in requiring a conditional use permit there 
would be notification of a public hearing.  Language was added to reflect that open fences may be allowed in 
double frontage or corner lots.  Additionally, language was amended to show that a survey would be required for 
both open and solid fences within five feet of the property line.  The checklist was updated to correct typographical 
errors, and a drawing showing a double frontage lot and an interior lot was included. 

 
Chairman Henderson pointed out some errors on the fence application and the PSR agreement (backside of 
application).  Hembrook noted the errors and they will be corrected.  Chairman Henderson also suggested color 
modification on the drawing to be more easily seen. 

 
Motion was made by Mr. Watson to recommend approval for a Zoning Code Text Amendment to Section 
17.02(14)(g)11 related to fences with Option 1 as provided by town staff, and with corrections to the application 
and drawing as noted above. 

Seconded by Mr. Riordan. 
 

Motion passed 3-1, with Mr. Smeltzer dissenting. 
 

7) New Business: 
a. Ryan Janssen, representing Avery & Birch, for a recommendation for Conceptual Approval of a new building 

consisting of a three-story salon suite facility, located at 21055 Crossroad Circle. 
 

Planner Hembrook described that the applicant is proposing to split the current lot, and use the southern part of 
the lot for a new three-story building.  The proposed lot size is 1.7 acres, which requires a Certified Survey Map 
(CSM) review and approval for splitting the parcel.  The proposed structure is 17,619 total square feet, to be used 
for salon suites.  Each floor is approximately 5,800 square feet.  The applicant is proposing 77 parking stalls for 
this site.  Hembrook reported that according to code, 88 parking spaces would be required.  The number could 
be adjusted as employee numbers fluctuate.  The building is 67’ from the rear yard.  Hembrook had discussions 
with the applicant that the landscaping on the west side must be maintained to screen the residential area.  Floor 
area is 23.79%, which meets requirements.  The fire department indicated concerns with maneuvering around 
landscape islands, and suggested reducing the width of the landscape curb on the north to allow trucks to get 
through with ease.  The Town Engineer has not seen preliminary plans yet but there will be storm water 
requirements included as the review process continues. 

 
Mr. Watson inquired whether the applicant actually owns the property currently.  Ryan Janssen was present and 
responded that the property is under offer to purchase and is contingent on approvals of the building.  He will be 
purchasing entire parcel and splitting after closing.  Mr. Janssen also addressed the parking stalls and by moving 
two landscape islands closer to the building, he would gain four spaces, also allowing fire department equipment 
a better easement.  A storm water pond will be built to service both parcels, with possible placement between two 
buildings.  A second building would most likely be “build to suit”.  Mr. Janssen indicated that he may not proceed 
with the parcel split (requiring a CSM) right away, instead concentrating his efforts on approvals for this first 
building.   
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Chairman Henderson expressed concern whether one entrance would be sufficient for two buildings.  Potential 
options were discussed for an additional entrance for a future building on the north parcel.  Mr. Smeltzer opined 
that it is very close to a residential neighborhood, and the landscape screening must be maintained because 
of that, and would like to see more green space at the front of the building.  Mr. Janssen responded that the 
reason the building is set back further is the nature of the business.  The suites would all have a window and 
rather than look onto a parking lot, the windows have a more park –like setting on two sides.  The south side 
is further from the property line and therefore more green space is seen from the windows. Rather than allowing 
for parking that essentially surrounds the building, it is all on one side to allow better views on three other 
sides.  It was clarified that there are 35 suites in the building, and they are all independent contractors that 
offer many different salon services. 

 
Motion was made by Mr. Watson to recommend to the Town Board Conceptual Approval of a new building 
consisting of a three-story salon suite facility, located at 21055 Crossroads Circle. 

Seconded by Supervisor Stanelle. 
 

Motion passed unanimously. 
 

b. Steve McCleary (ra Smith, Inc.) representing Discount Tire, for a recommendation for site plan approval for 
proposed changes to the subject property site plan to expand parking area on north side of the property and along 
the building and to update the landscaping plan, located at 20120 West Bluemound Road. 
 
Planner Hembrook reported that Discount Tire is proposed to be in the building where F&F Tire currently exists, 
and described proposed changes as follows:  

 Adding a new northern parking lot consisting of 17 parking stalls and a trash enclosure; 

 Adding three stalls, two of which are ADA compliant, in front of the building; 

 Proposed site plan shows 49 parking stalls, (current site has 37); 

 Landscaping plan, which Town Engineer has reviewed and two items need to be addressed. 
The use will be strictly tires, no automotive repair.  Discount Tire would bring the building to company standards.  
The building is not a purchase, but a lease.  Mr. McCleary reported that the recommendations from the Town 
Engineer as stated above have already been addressed.  Architectural Review Committee has reviewed and 
approved the exterior changes.  The trash enclosure is concrete block.  The tires will be stocked inside, with the 
dead tire storage inside as well.  Mr. Watson expressed concern over outdoor storage of dead tires and reported 
that at another Discount Tire location in Waukesha County the old tires were in fact outside.  Mr. McCleary 
indicated he will let them know that this practice is not allowed.  It was clarified outdoor storage will not be allowed.  
Mr. Riordan recused himself from the discussion due to this site being his brother’s property.  A sidewalk is in 
existence and located off the property, so there most likely is not a need for an easement.  The back parking lot 
is intended for staff.  The lease deal is expected for January.  Interior alterations would take place in winter.   
 
Motion was made by Mr. Watson to recommend to the Town Board for site plan approval for proposed changes 
to the subject property site plan to expand parking area on north side of the property and along the building and 
to update the landscaping plan, located at 20120 West Bluemound Road 
Seconded by Supervisor Stanelle. 
 
Further discussion included Mr. Smeltzer asking for clarification regarding sidewalks.  It was noted that sidewalks 
are be on the east and west sides of Poplar Creek Parkway, and if widening the private road would impact the 
sidewalk on the Discount Tire location.  Chairman Henderson also commented that exterior alterations should be 
shown to the Town Board.  Lighting was also a topic to explore further. 
  
Motion passed unanimously. Note: Commissioner Riordan was present. 
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8) COMMUNICATION AND ANNOUCEMENTS. 
 
The next meeting falls on the 26th of December.  It was agreed to have the December meeting on January 9th, 2024.  
Mr. Hembrook suggested that the change is posted on the website.  There will still be a regular January meeting 
scheduled on the normal fourth Tuesday, January 23rd. 
 
Tree lighting is Saturday, December 3 from 3pm – 5:30pm.  
 
 

9) ADJOURN. 
 
Motion by Commissioner Watson to adjourn at 8:04pm. 
Seconded by Commissioner Smeltzer.  
 
Motion Passed Unanimously. 

 
 
Respectfully submitted, 
Bryce Hembrook, Town Planner 



 

 

Engineers   |   Architects   |   Planners   |   Scientists 

Short Elliott Hendrickson Inc., 501 Maple Avenue, Delafield, WI 53018-9351 

SEH is 100% employee-owned   |   sehinc.com   |   262.646.6855   |   888.908.8166 fax 

 

TOWN OF BROOKFIELD PLAN COMMISSION ZONING REPORT 

TO: Plan Commission 
 
FROM: Bryce Hembrook, AICP 

Town Planner 
 
REPORT DATE: January 18, 2024  
PC MEETING DATE: January 23, 2024  
 
RE: Avery & Birch – Preliminary Approval 
 21055 Crossroads Circle BKFT1129999007 
   
Applicant: Ryan Janssen representing Avery & Birch    
Application Type: Preliminary approval of a new building consisting of a three-story salon suite facility  
     
Request 
Preliminary approval of a new building consisting of a three-story salon suite facility, located at 21055 
Crossroads Circle.   
 
Summary of Request  

 Zoning District = B-2 Limited General Business District 

 Currently a vacant 3.6 acre parcel in an office park.  
o Quest Interiors received final approval for their facility on the subject property earlier this year 

but decided to no longer pursue the project.  

 The applicant intends to eventually split the existing lot into 2 lots but is not planning on splitting the 
property at this time. The plans show where the potential property split may occur.  

o Potential lot size (if divided) = Approximately 1.82 acres or 79,505 square feet.  
o This will require a certified survey map review and approval. The lot size may differ than current 

plans but must still meet setback and lot size requirements.  

 Proposed structure = 16,500 total square foot three-story facility with salon suites. Approximately 5,500 
square feet each floor.  

 Approximately 89 parking stalls currently proposed, including 2 handicap stalls.  
o The proposed use is likely considered a personal service use, which requires one space per 200 

square feet of gross floor area, plus one space per employee for the work shift with the largest 
number of employees.  

o There appears to be an adequate amount of parking provided on-site.  
o The proposed site plan shows a drive access connection to the future lot to the north.  

 Proposed setbacks: 
o Front = 210+’ 
o Side = 66’ north and 87’ south 
o Rear = 69’   
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o All building setbacks will meet code requirements.   
o The pavement setback along the Crossroads Circle right-of-way appears to meet the 10’ 

requirement.  

 Sum total of floor area 
o Proposed = 20.7% of lot area.  
o Required = No less than 6,000sf or 15% of the lot area, whichever is less. Shall not exceed 50% 

of lot area.  
o Requirement is met.  

 No building height dimensions were provided but the building will likely meet the 45’ height 
requirement.   

 There are single-family residences directly to the west of the subject property, but only one of the 
adjacent parcels is zoned residential. The applicant intends to keep the existing landscaping to serve as a 
buffer for the residential properties.  

 The applicant is proposing to add a stormwater pond to the north of the building and this is proposed to 
serve the potential northern lot as well.  

 Note: Some of the site data provided on the site plan (Sheet C100) is inaccurate as the total floor area 
and the floor area ratio.  

 
Any review comments or concerns from the Development Review Team will be provided at the time of the 
meeting.  
 
Preliminary Approval Requirements 
The purpose of preliminary project review is to determine that proposed structures are properly located and to 
review the project plans. The project plans, in the maximum scale of one-inch equals 40 feet, for any multifamily 
residential, commercial, industrial, park, or institutional development shall include a plat of survey prepared by a 
registered land surveyor showing the location, boundaries, dimensions, elevations, existing and proposed grades 
to the Town of Brookfield datum. In addition, the plat of survey shall show the location, elevation, existing 
grades, and use of any abutting lands and their structures within 100 feet of the subject site. This information 
was provided by the applicant and included in the plan sets.  
 
According to Section 17.02(4)(c) of the zoning code, the Committee needs to review the following:  

 site plan 
 existing and proposed structures 
 architectural plans 
 driveway location 
 loading and unloading 
 highway access 
 traffic generation and circulation 
 drainage 
 utilization of landscaping and open space.  
 

When deciding whether to approve the preliminary plans, the Committee should consider these elements.  
 
Development Review Team Feedback 
The Town Engineer provided a review letter to the applicant and the applicant has submitted new plans to 
address the items listed in the letter. The Town Engineer has not be able to review the revised plans at this time.  
 
Architectural Review Committee (ARC) Review 
The ARC reviewed the proposed preliminary plans and recommended preliminary approval. The ARC did 
mention that they thought the architectural features should be enhanced.  
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Next Steps 
If approved by Plan Commission, the applicant can submit for final approval, which is reviewed by Architectural 
Review Committee, Plan Commission, and approved by the Town Board.  
  
Plan Commission Recommendation 
Grant preliminary approval of the proposed building.     
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SCALE:  1" = 200'

GENERAL NOTES:

   UTILITY PLAN

   EROSION CONTROL PLAN

   DETAILS
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SCALE: 1"=20'

      TOTAL BUILDING FLOOR AREA :

      FLOOR AREA RATIO :

      PROPERTY AREA :

SITE DATA TABLE

PROPOSED

      LANDSCAPE SURFACE AREA RATIO

      LOT COVERAGE RATIO

      TOTAL PARKING :

5,500 S.F.

79,505 S.F.

      TOTAL PAVED SURFACE AREA (including concrete areas) :

      TOTAL OPEN AREA (GREEN SPACE):

40,955 / 79,505 = 51.5%

48.5%

PROVIDED: 89

5,500 / 79,505 = 6.9%

33,050 S.F.

40,955 S.F.

REQUIRED: 88

CONCRETE CURB & GUTTER

(SEE DETAIL)

5' WIDE STANDARD

4" CONCRETE WALK

3" COMPACTED STONE BASE

(TYPICAL - MAX 2% CROSS SLOPE)

      HC PARKING : PROVIDED: 4 (1 VAN)REQUIRED: 4

PROPOSED HC SIGN LOCATION

(1) VAN @ 12'WIDE (SEE SIGN DETAIL)

TYPICAL FIRE TRUCK

TURNING MOVEMENT

DETECTABLE WARNING FIELD

(SEE DOT DETAIL)

TREE

PRESERVATION

AREA
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SCALE: 1"=20'

PAVEMENT LEGEND:

STANDARD DUTY PAVEMENT

4" ASPHALT PAVEMENT

     (2 LIFTS)

8" - 3/4" GRAVEL BASE

DARK CURB EDGE

INDICATES REJECT

CURB - SEE DETAIL 1

(ALL GRADES ARE

 TO FLANGE)

SEE WDOT CURB RAMP 7A

DETAIL SHEET

PROPOSED PAVEMENT GRADE

PROPOSED CONTOUR GRADE

GENERAL SPECIFICATIONS FOR PRIVATE STORM SEWER:

1.   All work shall be in accordance with the Standard Specifications for Highway and Structure Construction, State of Wisconsin,

Latest Edition, and the Town Ordinances and the State of Wisconsin Standard Specifications for Sewer and Water Construction in

Wisconsin.

2. The private storm sewer design, permitting, construction, installation, supervision, maintenance, inspection AND testing shall be in

accordance with the Town of Brookfield Plumbing Inspection Department and the State of Wisconsin, Chapter SPS 382..  All permits

must be obtain by the contractor prior to commencing work.

3. Private Storm Sewers shall be PVC (solid wall), DR-26 OR HDPE, per the State of Wisconsin Plumbing Code, Chapter SPS 382.

Catch Basins and Inlets shall be precast concrete structures in accordance with the Standard Specifications for Sewer & Water

Construction in Wisconsin (SEE DETAIL PLAN SHEET).

INLET DRAINAGE AREA

CURB CUT & CONCRETE APRON

PER TOWN STANDARDS

(ROAD OPENING PERMIT REQ'D)

OVERLAND EMERGENCY SPILLWAY

IN PAVEMENT

230'-12"HDPE PIPE @ S=0.2%

POND STORM MANHOLE

(SEE DETAIL SHEET)

PROPOSED

TREELINE

EXISTING

TREELINE

PROPOSED CATCH BASIN

RIM 897.50 (GRADE AREA TO DRAIN)

12"W 895.00

18"E 895.00

DARK CURB EDGE

INDICATES REJECT

CURB - SEE DETAIL 1

(ALL GRADES ARE

 TO FLANGE)

TREE

PRESERVATION

AREA
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PRIVATE WATER MAIN, SANITARY & STORM SEWER

SPECIFICATIONS:

1.   All work shall be in accordance with the Standard Specifications for Highway and

Structure Construction, State of Wisconsin, Latest Edition; the State of Wisconsin Standard

Specifications for Sewer and Water Construction in Wisconsin, the State of Wisconsin

Department of Safety and Professional Services  Plumbing Code; and the Town

Ordinances.  TRACER WIRE REQUIRED ON ALL MAINS.

2. The private water main, sanitary & storm sewer design, permitting, construction,

installation, supervision, maintenance, inspection AND testing shall be in accordance with

State of Wisconsin, Chapter SPS 382.  All permits must be obtain by the contractor prior to

commencing work.

3. Private sanitary laterals shall be PVC (solid wall), ASTM D-3034, DR-35 or 28;  or  PVC

(solid wall), AWWA C-900 per the State of Wisconsin Plumbing Code, Chapter SPS 382

and the Standard Specifications for Sewer & Water Construction in Wisconsin.

4. Private Water main laterals shall be PVC (solid wall), AWWA C-900, CLASS 235, DR-18

with Push-On type integral elastomeric bell-spigot joints per the State of Wisconsin

Plumbing Code, Chapter SPS 382 AND the Standard Specifications for Sewer & Water

Construction in Wisconsin.  6' BURY REQUIRED.

5. MINIMUM BURY DEPTH IS 6.5 FEET ACCORDING TO SECTION 12.4 OF THE TOWN

TECHNICAL SPECIFICATIONS.

6.  THE CONTRACTOR SHALL NOTIFY THE TOWN SANITARY DISTRICT NO. 4 AND

FIELD STAFF A MINIMUM OF 72 HOURS BEFORE THE START OF ANY

CONSTRUCTION OR CONNECTION TO EXISTING PUBLIC UTILITIES.

7.  BUILDING PLUMBER TO PROVIDE SANITARY & WATER MAIN LATERAL SIZING

CALCULATIONS FOR ISSUANCE OF BUILDING PERMIT.

FIRE DEPARTMENT CONNECTION

(BY FIRE PROTECTION CONTRACTOR)

SCALE: 1"=20'

CONNECT TO EXISTING 8"WM WITH

TAPPING SLEEVE AND VALVE PER

TOWN STANDARDS.  (SAW-CUT, SLURRY

BACKFILL AND REPLACE FULL DEPTH

PAVEMENT  & CURB IN KIND).

WATER UNDER STORM MUST HAVE

A MINIMUM 18" CLEAR SEPARATION

PER NR811.74 OF THE STATE CODE.



50'LONG(MIN) X 20'WIDE - 12"

THICK, 3-6" CLEAR OR WASHED

STONE ENTRANCE DRIVE PER

WDNR Technical Standard 1057.

(SEE DETAIL)

TEMPORARY TOPSOIL PILE

LIMITS OF SITE DISTURBANCE

(1.8 Acres)
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SCALE: 1"=20'

SEE WDOT CURB RAMP 7A

DETAIL SHEET

PROPOSED CONTOUR GRADE

CURB CUT & CONCRETE APRON

PER TOWN STANDARDS

(ROAD OPENING PERMIT REQ'D)

OVERLAND EMERGENCY SPILLWAY

IN PAVEMENT

230'-12"HDPE POND OUTLET PIPE @ S=0.2%

POND STORM MANHOLE

(SEE DETAIL SHEET)

PROPOSED

TREELINE

EXISTING

TREELINE
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INLET PROTECTION

(SEE DETAIL)

STRAW WATTLE

(SEE DETAIL)

STRAW WATTLE

(SEE DETAIL)

SILT FENCE

(SEE DETAIL)

DARK CURB EDGE

INDICATES REJECT

CURB - SEE DETAIL 1

(ALL GRADES ARE

 TO FLANGE)
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TYPICAL STORM WATER POND CROSS SECTION

180 200 2606040200

TYPE C - Clay Liner per

WDNR Technical

Standards (24" min.)

10' Wide Safety Shelf

@ 10h:1v Slope

Permanent Pool Elevation (895.0)

Depth=5' min.

100yr-High Water Elevation (898.72)

Top of Curb

Elev=899.7

Emergency Overflow

Route in Pavement

Pond Bottom Elevation (890.0)
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220 240

CURB RAMP DETAIL

10' Wide Safety Shelf

@ 10h:1v Slope

890

895

900

885

905

HC SIGN DETAIL
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D

5
D

3
D

A

A

PLAN:

SECTION A-A:

10D

END SECTION TYPICAL RIP RAP DETAIL

NOT TO SCALE (FLARED APONS REQUIRED ON ALL ENDSECTIONS)

1D

4-6" RIPRAP

(TYP)

4-6" RIPRAP

(TYP)

GEOTEXTILE FABRIC, TYPE R

(Conform to the requirements

 of WisDOT Spec. 645.2.6)

NOTE: ADDITIONAL POST DEPTH OR TIE BACKS

            MAY BE REQUIRED IN UNSTABLE SOILS.

* NOTE: 8'-0" POST SPACING ALLOWED IF A

               WOVEN GEOTEXTILE FABRIC IS USED.

GEOTEXTILE

FABRIC ONLY

BACKFILL AND COMPACT TRENCH

WITH EXCAVATED SOIL

ATTACH THE FABRIC TO THE POSTS WITH

WIRE STAPLES OR WOODEN LATH AND NAILS

GENERAL NOTES 

TRENCH SHALL BE A MINIMUM OF 4" WIDE & 6" DEEP TO BURY

AND ANCHOR THE GEOTEXTILE FABRIC. FOLD MATERIAL TO FIT

TRENCH AND BACKFILL & COMPACT TRENCH WITH EXCAVATED SOIL.

WOOD POSTS SHALL BE A MINIMUM OF 1 

1

8

" x 1 

1

8

" OF OAK OR HICKORY.

CONSTRUCT SILT FENCE FROM A CONTINUOUS ROLL IF POSSIBLE BY CUTTING

LENGTHS TO AVOID JOINTS. IF A JOINT IS NECESSARY USE ONE OF THE

FOLLOWING METHODS: A) TWIST METHOD -- OVERLAPTHE END POSTS AND TWIST , OR

ROTATE, AT LEAST 180 DEGREES. B) HOOK METHOD -- HOOK THE END OF EACH SILT FENCE

LENGTH. 

1

2

3

SUPPORT CORD

GEOTEXTILE

FABRIC

SILT FENCE

SILT FENCE

TIEBACK BETWEEN

FENCE POST & ANCHOR

SILT FENCE TIE BACK

(WHEN ADDITIONAL SUPPORT REQUIRED)

ANCHOR STAKE MIN. 18" LONG

TRENCH DETAIL

GEOTEXTILE

FABRIC

EXCESS

FABRIC

TWIST METHOD

GEOTEXTILE

FABRIC

WOOD POST

GEOTEXTILE
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JOINING TWO LENGTHS OF SILT FENCE

4

 STONE TRACKING PAD

PER WDNR TECH STANDARD 1057

Note 1: Use hard, durable, angular No. 3" stone or recycled concrete meeting the gradation in Wisconsin Department of

Transportation (DOT) 2018 Standard Specification, Section 312, Select Crushed Material.

Note 2: Slope the stone tracking pad in a manner to direct runoff to an approved treatment practice.

Note 3: Select fabric type based on soil conditions and vehicles loading.

Note 4: Install tracking pad across full width of the access point, or restrict existing traffic to a dedicated

egress lane at least 12 feet wide across the top of the pad.

Note 5: If a 50’ pad length is not possible due to site geometry, install the maximum length practicable and

supplement with additional practices as needed.

STRAW WATTLE DETAIL

12" THICK

12' MIN WIDTH

50' LENGTH

EROSION MATTING:  WDNR TS-1052
INLET PROTECTION
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Isoline Legend
Illuminance (Fc)
Color Value

0.2
0.4
1

Luminaire Schedule
Symbol Qty Label Description LLF

5 A1 GALN-SA1C-740-U-T4FT 0.900
1 C1 GALN-SA2C-740-U-SL4-HSS 0.900
2 B1 GALN-SA2C-740-U-SL3-HSS 0.900
3 OA1 XTOR1B 0.900
2 OK3 C30TC-L40C-BK-T3 0.900
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Isoline Legend
Illuminance (Fc)
Color Value

0.4
1

Luminaire Schedule
Symbol Qty Label Description LLF

5 OA1 XTOR2B 0.900
6 OK1 PRV-C25-D-UNV-T4-BZ 0.900
2 OK2 PRV-C25-D-UNV-T3-BZ-7050 0.900
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January 8, 2024 
 
 
Mr. Tom Hagie, P.E. 
Town of Brookfield 
645 North Janacek Road 
Brookfield, WI 53045 
 
Re: Avery and Birch Development 
 Town of Brookfield, Wisconsin (Town) 
 
Dear Tom, 
 
Strand Associates, Inc.® (Strand) has finished its initial review of the plan package for the 
Avery and Birch Development that was received from the Town on December 28, 2023, for conformance 
with the Town specifications and general engineering practices. Before construction may begin, the 
contractor shall submit all required permits for the development to the state, Wisconsin Department of 
Natural Resources, Town, and any other relevant agencies. New drawings and a letter describing the 
revisions should be returned to Strand after the following concerns have been addressed. 
 
Stormwater Management Report 
 
1. It appears that the proposed wet detention pond is detaining runoff from the peak 2-, 10-, and 

100-year storm events to be equal or less than the existing peak discharge rates for the existing 
conditions. Based on the Town’s Ordinance (Section 26.07(5)(b)2.), the 1-year storm event 
should also be analyzed. Calculations should be submitted showing that the proposed peak 
discharge rates are equal or less than the existing peak discharge rates for this storm event.  
 

2. The Stormwater Management Report should explain and show how the site is meeting infiltration 
requirements within the Town Code (Section 26.07(5)(c)). 

 
3. It is not clear why only a length of 80 feet was used for sheet flow in the existing conditions. It 

appears that the sheet flow could be extended the maximum allowable length of 100 feet. 
 

4. It appears that the 2-year, 24-hour precipitation used in the proposed conditions sheet flow 
calculations should be changed from 2.6 to 2.7 inches.  
 

5. The proposed condition’s shallow concentrated flow length shown in the Proposed Drainage 
Map (260 feet), does not match the Hydraflow model input length (270 feet).  
 

6. The Hydraflow input for the pond weir structure shows a crest length of 9.5 feet at elevation 
897.00. It is not clear whether this is supposed to be the open grate on the outlet structure shown 
in the detail on Sheet C500 or another component of the outlet. If this is referring to the open 
grate, it appears that the crest length needs to be modified.  
 

7. A stormwater maintenance agreement should be established between the owner and Town. 
  



Mr. Tom Hagie, P.E.  
Town of Brookfield 
Page 2 
January 8, 2024 
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Sheet C500–Details 
 
1. It appears that the pond outlet structure bottom elevation callout of 896.00 is incorrect in the 

typical stormwater pond cross section detail.  
 
Stormwater Conveyance 
 
1. Storm sewer sizing using the rational method and inlet capacity calculations should be provided 

for the proposed storm sewers. 
 
Site Plan–Sheet C100 
 
1. According to Section 17.06(3)(c)(2) of the Town Zoning Code, 2 percent of the total number of 

spaces shall be designated for the physically disabled. The 2010 Americans with Disabilities 
Act (ADA) Standards, Section 208.2, requires a minimum number of physically disabled 
accessible parking spaces based on the total number of parking spaced provided in the parking 
facility. The Town should provide direction on which standard will be enforced. There are 
89 parking stalls being provided, with two stalls (2.2 percent) being ADA-accessible. The 
2010 ADA standards note that a minimum of four ADA compliant stalls shall be provided if the 
total number of stalls ranges from 76 to 100. 

 
2. Calculations should be submitted showing the minimum number of parking spaces are being 

provided in accordance with Section 17.06(3)(h) of the Town Zoning Code. 
 

3. A turning moving exhibit should be provided to verify the largest vehicle (including any 
emergency vehicles) that will access the site can perform the required turning movements with 
the proposed layout.  

 
Site Grading Plan–Sheet C200 
 
1. It appears that a new high density polyethylene (HDPE) 12-inch-diameter storm sewer pipe will 

be cored in the southwest side of an existing curb inlet on Crossroads Circle. There is an 
18-inch-diameter opening on the west side of this inlet as well. It should be verified that the new 
12-inch pipe being cored into the existing inlet will not jeopardize the structural integrity of the 
structure.  
 

2. There is a callout stating “Concrete Curb & Gutter (see detail), reject curb along exterior of lot.” 
The detail on the sheet is of standard curb and there is no detail for the reject curb. It is not clear 
what exact curb type is used at what locations (i.e., whether all islands contain regular curb). 
More detail should be added to the construction drawings identifying the different curb types.  
 

3. A more detailed grading plan is needed for the handicap-accessible route in order to determine 
whether the proposed grades are ADA-compliant. Also, dimensions should be included for the 
handicap-accessible parking stalls and access aisle.  
 

4. It appears that a detectable warning field is needed west of the handicap access aisle between the 
two ramps.  
 



Mr. Tom Hagie, P.E.  
Town of Brookfield 
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5. It does not appear that the 12-inch HDPE storm sewer pipe downstream of the outlet structure 
running at a 0.2 percent has the capacity to handle the 10-year design storm event outgoing flow 
from the pond (3.19 cubic feet per second). 
 

6. Please denote intended tree protection or woodland area protection provided on-site.  
 

7. Storm sewer note 3 states that inlet grates shall be Neenah No. R3227-C, but it appears that a 
couple of the inlets are located in the curb and a different frame and grate should be selected for 
these locations.  

 
Sheet C300–Private Sanitary Sewer and Water Main Plan 
 
1. It should be noted that the minimum bury depth is 6.5 feet according to Section 12.4 of the Town 

technical specifications. 
 
2. Evaluate that proper separation between water and storm crossing in Crossroads Circle is 

meeting the requirements of Section NR811.74 of the state administrative code. 
 

3. A note should be added stating that the contractor shall notify the Town Sanitary District No. 4 
and field staff a minimum of 72 hours before the start of any construction or connection to 
existing public utilities.  
 

4. Provide sizing calculations for the proposed sanitary and water utilities.  
 

5. Sanitary sewer frame and castings should be noted in the drawing. 
 

6. The existing sanitary sewer is not shown correctly on the west side of the property where the 
proposed sanitary service connection to the main is taking place. There is no sewer line running 
north of this manhole. The existing line running to the north of this manhole should be removed.  
 

7. It appears a proposed sanitary sewer easement will be needed for the new 8-inch-diameter main 
running to the north of the existing manhole.  
 

8. It should be noted that, if the building requires a sprinkler system, a fire hydrant needs to be 
within 150 feet of a Fire Department Connection. Any water main leading to the hydrant would 
be considered public and utility easements will be needed. Also, after reviewing the Town’s 
water model, it is recommended that the piping be 8-inch diameter as that will result in available 
fire flow at the end of the new 8-inch main to be more than 3,000 gallons per minute (gpm), 
which is good for this type of development. A 6-inch-diameter main would result in fire flows 
less than 2,000 gpm, which is borderline for the development. 

 
Landscape Plan 
 
1. It should be verified that the mature spread of the trees, specifically the Homestead Elm trees, 

will not extend beyond the lot line (Section 17.02.19.e.). 
 
2. Please show trees for preservation on future drawings. Also, in accordance with 

Section 17.02 (6) 19.C, provide information on natural forest or woodland areas and 
substantiality or quality thereof. 



Mr. Tom Hagie, P.E.  
Town of Brookfield 
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Lighting Plan–ES01 
 
1. It appears that the intensity of illumination measured at the property line exceeds 0.2 foot-candles 

at numerous locations (Section 17.02(6)(15)d.).  
 
2. All areas designated on approved site plans for vehicular parking, loading, or circulation and 

used for any such purpose after sunset shall provide artificial illumination in such areas at a 
minimum intensity of 0.4 foot-candle, exclusive of approved anti-vandal lighting 
(Section 17.02(6)(15)c.). 

 
Please call 608-251-4843 if you have any questions.  
 
Sincerely, 
 
STRAND ASSOCIATES, INC.® 
 
 
 
Justin J. Gutoski, P.E. 
 
c: Bryce Hembrook, Planner, Town of Brookfield  

Tony Skof, Town of Brookfield Sanitary District No. 4 
 Scott Hartung, Department of Public Works Superintendent, Town of Brookfield 
 Mark Ellena, Ellena Engineering Consultants, LLC 



STATE OF WISCONSIN:    TOWN OF BROOKFIELD:    WAUKESHA COUNTY 

 

 

Ord. No.:   

 

ORDINANCE REPEALING AND RECREATING SECTIONS 5.23(1) AND 5.23(1)(a) of 

THE MUNICIPAL CODE OF THE TOWN OF BROOKFIELD  

 

 

NOW THEREFORE, the Town Board of the Town of Brookfield, Wisconsin do ordain 

as follows: 

SECTION 1: Section 5.23(1) and 5.23(1)(a) of the Town Code is hereby repealed and 

recreated as follows:  

(1) Fire Department review. One copy of approved plans and calculations, if approval is 

required by Wisconsin Statutes, rules or regulations, and one copy of cut sheet on all fire-

protection and/or fire alarm equipment be submitted electronically to and approved by the 

Fire Department Bureau of Fire Prevention. 

 

(a) One hard copy of approved plans, if approval is required by Wisconsin Statutes, rules 

or regulations be submitted by mail to the Fire Department Bureau of Fire Prevention. 

In addition, one copy of the approved plans under this section shall be submitted 

electronically to the Fire Department Bureau of Fire Prevention. 

 

SECTION 2: All other provisions of the Town Code, including Sections 5.23(1)(b)–(f),  

shall remain in full force and effect.  

SECTION 3: All ordinances or parts of this Ordinance conflicting or contravening the 

provisions of this Ordinance are hereby repealed. 

SECTION 4: This Ordinance shall take effect upon passage and posting or publication as 

provided by law. 

[Signature Page to Follow] 

  



2 
 

PASSED AND ADOPTED by the Town Board of the Town of Brookfield, Waukesha 

County, Wisconsin this  , day of     ,  . 

 

BY:        

        KEITH HENDERSON, Chairman 

 

 

BY:        

        JOHN CHARLIER, Supervisor 

 

 

BY:        

        RYAN STANELLE, Supervisor 

 

 

 

BY:        

        STEVE KOHLMANN, Supervisor 

 

 

BY:        

        JOHN R. SCHATZMAN, Supervisor 

 

 

ATTEST:       

 

Name:        

 

Title:        
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