
  

 
 
 
 
 
 

PLAN COMMISSION MEETING MEMORANDUM 
 
TO:    David Valentine, Chairman 

Plan Commission & Town Board 
FROM:  Eric Ryer, Asst. Administrator/Clerk 
MEMO WRITTEN:  January 14, 2016 
 
SUBJECT: Agenda Item # 4a: Discussion on updating the Five Corners Master Plan* 
__________________________________________________________________________________________________ 
 
BACKGROUND 
Like most long-range planning documents, municipal master plans don’t always age well. The economy, market forces, 
transportation issues, and development trends can dramatically change over time. As such, it’s important the plan for the Five 
Corners area reflects the realities of today. Drafting of the Five Corners Master Plan (FCMP) began in August 2005 and was 
completed in 2006. Since then, the Great Recession has made its mark on all levels of the economy. Locally, much has 
changed over the past nine years. Average daily traffic at Five Corners has grown by 67%. Business development and planning 
by neighboring communities have already directly impacted the Five Corners area. The FCMP didn’t consider these factors, 
analyze the residential and commercial markets, or assess the Town’s competitive position.  

UPDATE OUTLINE 
More than any other area in the Town, the Five Corners Business District will pose a myriad of questions in the years to come. 
Some of these questions include (Plan Commission responses shown in red): 

Should residential development be considered? If so, what type(s) and how dense? Yes, pedestrian friendly in the 
form of mixed-use, senior, and traditional housing as options.  
How can Town-owned properties be leveraged for the greater good?  
What type of businesses should be pursued? Focus on new business development. 
What role should cultural/recreational attractions and pedestrian facilities play? Incorporate the Sports Complex. 
Are public improvements needed to facilitate development? 
Are there public finance tools/public-private partnerships the Town could pursue that could assist the Town with its 
goals? Continue relationship with PWSB loan program.  

 
Town decision-makers will be better equipped to answer these and other questions by updating the Five Corners Master Plan.  
 
PLAN COMMISSION DISCUSSIONS IN MAY/JUNE 
The Plan Commission took up this discussion at their May 20th meeting, deciding to address the plan update internally. The 
first step in this deliberate and thorough process was a discussion on the purpose of the plan at the June meeting. Staff 
presented four questions to the Commission regarding this. Those questions, along with Commission responses (in red) are 
below. 
 

Should future development of Five Corners focus primarily on tax base growth? Yes. 
Or accommodating certain types of new businesses/services (i.e. Recreation hub/Sports Complex)? Yes, bring in 
new business and continue to strive for realization of the Sports Complex. 
Or drawing more customers for existing businesses? Or some sort of a combination? Growth of new business is 
priority over focusing on current businesses. 
Or perhaps some other role? Attempt to attract restaurants connected to public spaces such as compact parks 
or gathering areas. 
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The Commission directed staff to take into consideration their comments and update the statement for review at the July 
meeting. The recommended updated statement is shown below. 

 
JULY MEETING 
The next logical step was to begin updating the “Introduction and Background” section of the plan. While only three pages in 
length, updates to this section set the stage for the remainder of the plan update. Topics addressed within this section of the 
existing plan, associated questions, and Commission responses include: 
 

Incorporate the updated purpose statement as confirmed by the Plan Commission (seen above) 
Review the area to which the Five Corners Master Plan applies. The Commission directed Administrator Culotta 
to contact the Grob family to see if they are interested in adding their Airport Fields properties to the Five 
Corners Business District & Town Center Overlay area.  
Public input. Staff presented business and resident surveys that could be circulated with the fall Town newsletter. The 
Commission directed staff to issue surveys (including a question regarding senior housing as an option in 
the Five Corners area and Town as a whole). The resident survey went out with the fall newsletter, and the 
business survey was available to those on the Town business list. Of note is the original Master Plan was drafted with 
the assistance of a steering committee, stakeholder and property owner interviews/workshop, and concluded with a Joint Steering 
Committee/Plan Commission meeting.  

 
SEPTEMBER MEETING 
Cody Gunstenson, a representative with Buxton, gave a presentation to the Commission regarding retail recruitment noting a 
partnership with Buxton would cost $50,000 annually. Although the Commission appreciated the presentation, it was a general 
agreement of the Commission this was not a good fit due to the Town’s characteristics. The Commission also noted the 
Design Guidelines and Standards approved by the Board in August of 2014 and Design Preference Survey contained within 
the current Five Corners Master Plan did not need any updates at this time.  
 
OCTOBER MEETING 
The business and resident Annual survey results were discussed at this meeting. Preferred residential development in the Five 
Corners area was single-family (70%), independent living (57%), and senior retirement community (50%). Also, 50% said the 
Town should be prioritizing for a sports complex, and 45% supported mixed use residential and commercial development. 
The Commission reviewed the project goals in the current version of the Plan and did not see a need to change any of the 
current goals in the Plan. The also answered the two questions below: 
 

How does the current data align with the goals found in the current version of the Master Plan? Chairman Valentine 
noted the survey data supports the current Master Plan. 

Does this data influence the Commission’s vision for the Master Plan moving forward? 
Chairman Valentine noted the survey data encouraged the Commission and Town to continue the current 
Plan update path. 

 
NOVEMBER & DECEMBER MEETINGS 
In November, the Plan Commission recommended a new draft Chapter 4 regarding a comparison to neighboring 
communities and how they compete with the Town be added to the Plan. In December, the Commission recommended a new 
draft Chapter 5 regarding public input and market analysis be added to the Plan.  
 

Old statement: “to create a vibrant and pedestrian-friendly “town center,” featuring mixed-use development and 
providing a focal point and gathering place for the town”. 
 
New statement: “to create a vibrant and pedestrian-friendly “town center,” attracting new business, generating 
tax base growth, and realizing the construction of a Sports Complex”. 
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CURRENT MEETING: CHAPTERS 4-6 
Chapters 4-6 are next to be addressed. Staff observations and requested direction from the Commission regarding significant 
items are noted below and in the attached pages marked up with red ink. 
 

Topic Content Referenced Requested Direction 
Roundabouts/Access Current Plan: calls for roundabouts at 

Five Corners and Horns Corner/STH 
60, as well as a “triangle intersection” at 
181/CTH NN.  
 

WisDOT currently calls for roundabouts at Five 
Corners and 181/CTH NN (as well as Granville 
Road/STH 60), but not Horns Corners/STH 60. 
Staff suggests updating the plan to call for 
roundabouts at Five Corners and 181/CTH NN, 
but not at Horns Corners/STH 60. 

Mapping These chapters contain maps that may 
be outdated, including the Zoning Map, 
hydric soils map, and environmental 
corridors map.  

Staff suggests keeping the maps in the plan, but 
verifying they are current versions.  

Sports Complex Recreation is mentioned throughout 
these chapters, with the mapping 
showing soccer fields only. 

Staff suggests updating the chapters with current 
planning information regarding the Sports 
Complex, including the variety of proposed uses 
and scope of the project. 

Vision (page. 12) Page 12 outlines the vision of the 
redevelopment plan.  

Review the three points and confirm to staff 
whether or not these should be updated. 

Implementation Chapter 6: Implementation, includes a 
“Town Center Design Review Board” 
in the review process. 

This Board has not been used. It is recommended 
to replace references to this Board with staff. 

Planning Areas There are a series of conceptual 
renderings throughout Chapter 5 that 
show the locations of development. 

Review the conceptual renderings and text and 
direct staff to update as needed. 

Main Street Sub Area This is described as a pedestrian friendly 
area with denser, mixed use 
development, creative parking solutions, 
and shared open spaces/plazas.  

This type of development still seems appropriate 
for what could become a true Town Center over 
time. The inclusion of pedestrian features such as 
sidewalks, lighting, and street trees would be 
central to this atmosphere and functionality. 

Town Center District This area calls for less dense 
development including a business park, 
commercial nodes, and residential 
mixed in.  

The business park could be replaced by the Sports 
Complex, and senior housing and single-family 
could play a larger role in areas west of Five 
Corners. 

Unnamed Area East 
of Five Corners 

The plan includes, but does not name 
the area to the east of the Main Street 
Sub-Area. 

That area could be identified somehow so all of the 
planning area has a designation: “Industrial and 
Mixed Use Center” could be a name. 

WHAT MAKES THE TOWN UNIQUE 
As you may recall, there was a mention in December to the value in identifying and promoting what makes the Town a unique 
place. Chairman Valentine/staff identified the following ideas, which could be included in the plan and otherwise advertised to 
promote the Town: 
 

Business friendly: officials and staff that support business through streamlined development applications and low-
interests loan opportunities, feedback mechanisms, and openness to ordinances that make it easier operate in the 
Town.   
The housing stock: the Town provides a mix of established neighborhoods on smaller lots ranging to large active 
farms. The recent trend has shifted to hobby farms, equestrian estates, and conservation subdivisions that has made 
the Town a destination in the Metro Milwaukee area. 
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Cedar Creek: this meandering water feature provides beauty, recreation, and increases property values in many areas 
of the Town.  
Covered Bridge: this is an obvious choice but for good reason. This last remaining covered bridge in the state is a 
tourist draw, a true Town icon that provides a strong identity to the community.  
Taxes: the Town has the most stable tax rate in the most conservative county in the state. This is strong draw for 
residents and businesses alike.  
Self-supporting recreation: the Town bucks the trend in terms of municipal recreation, not relying on taxpayers to 
support programming or make up annual deficits.  

Potential Estimated Sales Surplus/Leakage 
ACTION REQUESTED 
Staff requests the Commission discuss Chapters 4-6 and provide direction to staff. Staff can then proceed with updates to the 
text and certain maps, although updates to the renderings may require the purchase of new software/outside assistance.   
 
ATTACHMENTS 

I. Plan Chapters 
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