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Land use, both existing and future, is the central element of a Comprehensive Plan. Previous chapters 
have discussed: 
 
�  Projected population growth; 
�  The quality housing available in the Town and potential future housing needs; 
�  Transportation network challenges with increasing population growth; 
�  Available utilities and community facilities; 
�  Local business choices and economic growth opportunities; and, 
�  Sevastopol’s natural resources and recreational opportunities, among others.  
 
For ease of understanding, the Land Use 
information portion of this Comprehensive 
Plan is segregated into 2 chapters. This 
chapter focuses on existing land uses, 
regulations, trends, and opportunities. 
Chapter 10: Future Land Use discusses 
desired development patterns, community 
design standards, and coordination with other 
required plan chapters. Chapter 10 also 
includes the Future Land Use map. 
 
Of the 14 local planning goals provided in 
the Comprehensive Planning Law, those 
below specifically relate to planning for land 
use: 
 
�  Promotion of the redevelopment of lands with existing infrastructure and public services and the 

maintenance and rehabilitation of existing residential, commercial and industrial structures. 
�  Encouragement of neighborhood designs that support a range of transportation choices. 
�  Protection of natural areas, including wetlands, wildlife habitat, lakes, woodlands, open spaces and 

groundwater resources. 
�  Protection of economically productive areas, including farmland and forests. 
�  Encouragement of land uses, densities and regulations that promote efficient development patterns 

and relatively low municipal, State governmental and utility costs. 
�  Preservation of cultural, historic and archaeological sites. 
�  Providing adequate infrastructure and public services and an adequate supply of developable land to 

meet existing and future market demand for residential, commercial and industrial uses. 
�  Balancing individual property rights with community interests and goals. 
�  Planning and development of land uses that create or preserve varied and unique urban and rural 

communities. 
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The Existing Land Use map was created from information provided by Door County, BLRPC, and the 
Town of Sevastopol. The descriptions of the land use categories illustrated on the Existing Land Use map 
are as follows. 
 
WOODLANDS / OPEN SPACE 
A contiguous area of woodlands/open space is located on the eastern side of 
Town. In other parts of the community, woodlands represent a sporadic land 
use intermixed with agricultural land. Overall, woodlands and open space 
cover nearly twenty-three square miles (25%) of Sevastopol. 
 
AGRICULTURAL  
Agricultural lands include farm fields, pasture, orchards, and rented cropland. 
Farmland is abundant in Sevastopol. Chapter 7 provides more information 
about agriculture in the Town. 
 
SINGLE FAMILY  
Single family residential development is spread throughout the Town with the 
highest concentrations found within the hamlets of Institute and Valmy and 
subdivisions on the west side of the Town. Information about the 
characteristics and quality of the housing supply is available in Chapter 4. 
 
WATER  
Water features include inland lakes, rivers, streams, Green Bay, Sturgeon Bay 
and Lake Michigan. To learn more about surface water see Chapter 7. 
 
FARMSTEADS 
Farmsteads are located throughout the Town. They represent the area of a 
farm property on which the buildings (home, barn, silos etc.) are located. 
 
RECREATIONAL  
Recreational uses in the Town include the Town Park, Quarry Park, Whitefish 
Dunes State Park, and Cave Point County Park. Other facilities include public 
access to Clark Lake, golfing, and public hunting access at the old Town 
dumpsite. Refer to Chapter 6 for more information about recreational 
opportunities. 
 
COMMERCIAL  
Commercial land uses are found in various locations in the Town including 
along Bayshore Drive, adjacent to Highways 42/57, and in the hamlets of 
Institute and Valmy. Chapter 8 profiles economic development opportunities 
in Sevastopol. 
 
UTILITIES  
Utilities include cellular towers, sanitary districts, electric substations, and 
lands owned by other service providers. More information is provided in 
Chapter 6. 
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M INING  
For more information about non-metallic mining, refer to Chapter 7: 
Agricultural, Natural and Cultural Resources, as well as Chapter 8: 
Economic Development. 
 
CHURCHES &  CEMETERIES  
Church and cemetery locations are illustrated on the Utilities & Community 
Facilities and Existing Land Use maps. A listing of several Sevastopol 
cemeteries can be found in Chapter 6: Utilities and Community Facilities. 
More information on churches in Sevastopol is found in Chapter 7: 
Agricultural, Natural & Cultural Resources . 
 
MULTI -FAMILY  
Multi-family dwellings are defined as residential units with 3 or more units 
per structure. Apartments, quadplexes, and certain forms of senior housing are 
each examples of multiple family dwellings. There are few multiple family 
developments currently located in the Town. For more information about 
housing refer to Chapter 4. 
 
M IXED USE 
Mixed use typically includes a combination of residential and commercial 
uses within the same structure. Most home businesses, however, are shown as 
single-family (with conditional use permit). 
 
INDUSTRIAL  
Light industrial land uses are also shown on the Existing Land Use map. To 
learn more about economic development opportunities, refer to Chapter 8. 
 
INSTITUTIONAL  
The Institutional category can include such land uses as schools, medical 
clinics, fire stations, and governmental offices. For information about the 
school district refer to Chapter 6: Utilities & Community Facilities . 
 
ABANDONED LANDFILL  
Inactive landfill property is shown on the Existing Land Use map. There are currently no active landfills 
in the Town. For more information about solid waste refer to Chapter 6: Utilities & Community 
Facilities. 
 
MOBILE HOMES 
Few mobile homes are currently found in the community. Additional mobile home park development is 
not expected to occur in any significant way in the future. 
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Table 22 provides a numerical breakdown of existing land uses in Sevastopol. This table is required by 
1999 WI Act 9, Wisconsin’s Smart Growth Law. Data was provided by Door County Planning 
Department and Bay Lake Regional Planning Commission. 
 

TABLE 22 
EXISTING LAND USE AMOUNT & INTENSITY  
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SEVASTOPOL ZONING 
 
Zoning in the Town of Sevastopol is administered and enforced under the Door County Zoning 
Ordinance. The zoning ordinance organizes the community into different districts. Within each district, 
specific uses are permitted subject to certain requirements, while others are allowed under conditional use 
permits.  
 
Door County’s zoning code follows a traditional 
Euclidean1 model that seeks to segregate uses by type 
and establishes dimensional requirements related to 
lot size, setbacks and building height. As new uses 
are created over time, they are listed specifically in 
the zones in which they are permitted. To be 
effective, this type of code must list every possible 
use and establish a zone in which that use would be 
appropriate. Euclidean codes are based on a 
philosophy that separation of uses will create a safer, 
healthier environment. The Door County Zoning 
Ordinance also includes a chapter regulating the 
construction of Planned Residential Developments, 
otherwise known as PUDs (Planned Urban 
Developments – see box). 
 
ALTERNATIVE ZONING METHODS 
 
In recent years, the planning profession has 
developed alternative zoning models based on 
building form and performance standards. These models may provide a better means of addressing more 
complex land uses, such as mixed use, than the traditional model. Additional information on alternative 
zoning methods can be found in Chapter 10: Future Land Use. 
 
Form-Based zoning codes regulate a community based on the appearance rather than the type of use. 
Different elements of form-based zoning include building line, landscaping, lighting, signage, building 
size, building materials and building design. 
 
Performance Standards seek to regulate based on a particular set of operation standards rather than on 
particular type of use. They provide specific criteria for limiting noise, air pollution, emissions, odors, 
vibration, dust, dirt, glare, heat, fire hazards, wastes, traffic impacts and visual impacts of a use. With this 
approach, the proposed use is not a factor in development. If all operation standards can be met, any use 
can be permitted adjacent to another. Some communities are also using hybrid-zoning codes that combine 
performance and form-based zoning criteria to regulate land use. 
 
These alternative zoning methods may become desirable should the Town of Sevastopol pursue mixed-
use development opportunities in the community. 
 

                                                           
1 Reference to Euclid vs. Amber Realty Company, 1926 U.S. Supreme Court Decision, which serves as the foundation for zoning practice in the 
United States. 
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FLOODPLAIN AND SHORELAND ZONING ORDINANCES
2 

 
Door County does not have a separate Shoreland Zoning Ordinance. The shoreland regulations, including 
setbacks from the water, filling and grading, etc. are found in the body of the Door County Zoning 
Ordinance. The Town of Sevastopol is comprehensively zoned, which means that the provisions of the 
ordinance, including the shoreland regulations, apply throughout the Town.  
 
Table 23 provides a breakdown of the different zoning districts found in the Town of Sevastopol. For 
additional information such as specific permitted and conditional uses refer to the Door County Zoning 
Ordinance.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

                                                           
2 SOURCE: Phone conversation with Kay Miller, Door County Planning Department, December 18, 2006. 
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TABLE 23 
EXISTING LAND USE AMOUNT & INTENSITY  
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NA = Not applicable 
V = variable depending upon the site design and other details of the development. 
Note: There are several footnotes siting specific information; refer to the Door County Zoning Ordinance  for these specifics at: 
http://www.doorbell.net/pz/chap03.pdf.

Source: Door County Zoning Ordinance 
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SUBDIVISION REGULATIONS  
 
The Door County Land Division Ordinance outlines procedures for land division. Issues covered include 
but are not limited to technical requirements, design standards for plats, certified survey maps, land-only 
condominiums, variances, and required improvements and dedications (i.e. street improvements, utility 
easements, sanitary sewer, etc. 3).  
 
EXTRATERRITORIAL PLAT REVIEW

4 
 
The City of Sturgeon Bay exercises extraterritorial plat review 
authority over lands within 1 ½ miles of its corporate boundaries 
(see box at right). The City also identified a growth area in 
Sevastopol within its 2001 City Comprehensive Plan, which 
essentially runs from Gordon Road south and STH 42/57 west. 
The Town will continue to work with the City to ensure that 
growth patterns are consistent with this and future plans.  
 
EXTRATERRITORIAL ZONING  
 
Currently, extra-territorial zoning is not in effect in Sevastopol 
(Sturgeon Bay would exercise this authority for all lands in 
Sevastopol within 1 ½ miles of City boundaries). There are no 
plans to establish extra-territorial zoning at this time. The process 
for adopting an extraterritorial zoning ordinance5 is as follows: 
 
�  Establish Joint Extraterritorial Zoning Committees. One must 

be established for each participating community, with 3 
members appointed from each committee.  

�  An initial draft extraterritorial zoning ordinance is developed.  
�  The initial draft extraterritorial ordinance must be reviewed by each Joint Extraterritorial Zoning 

Committee. Each Joint Extraterritorial Zoning Committee will comment on the initial draft and a 
second draft can then be produced. 

�  A majority of each Joint Extraterritorial Zoning Committee must vote in favor of the proposed 
regulations prior to setting a public hearing.  

�  After the hearing, the City Council adopts the regulations. The final adopted City ordinance for the 
extraterritorial area must also be approved by a majority of the Joint Extraterritorial Zoning 
Committee members.  

 
Once in effect, the criteria for approving or denying extraterritorial zoning requests may include: 
 
�  The location, nature, and size of the proposed use. 
�  The size of the site in relation to the proposed use. 
�  The location of the site with respect to existing or future road access. 
�  The agricultural productivity of the lands to be converted to non-agricultural use.  
�  The compatibility of the proposed use with existing uses on adjacent land. 
�  The harmony of the proposed use with the future development of the district.  
                                                           
3 Other required improvements include: lot setbacks, block shape, and stormwater,  
4 Source for Sturgeon Bay references in the Extraterritorial plat review and zoning sections: Sturgeon Bay Community Development Department. 
5 A zoning ordinance that guides growth within the unincorporated area within 3 miles of the corporate limits of a first, second, or third-class city; 
or within 1.5 miles of a fourth class city or village. The purpose is to ensure growth that is compatible with current uses. The Town must approve 
the zoning ordinance for it to take effect.  
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a. Availability of adequate public facilities to accommodate the development shall either 
presently exist or be provided within a reasonable time.  

b. The provision of public facilities to accommodate development will not place an 
unreasonable fiscal impact on the City or the Town. 

�  Existing topography, drainage, soil types, and vegetative cover. 
�  Whether development will result in undue water or air pollution, cause erosion, excessive stormwater 

runoff, or have an unreasonably adverse effect on environmental corridors and the Niagara 
Escarpment. 

�  Compatibility with the Town of Sevastopol Comprehensive Plan.  
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RESIDENTIAL DEVELOPMENT  
 
Residential development (excluding farmsteads) accounts for approximately eleven percent of the Town’s 
total land area. From a tax base standpoint, however, it accounts for a far greater percentage of local tax 
revenues. As discussed in Chapter 8: Economic Development, residential is the costliest in terms of tax 
revenue needed to maintain the services and infrastructure associated with that form of development. 
Despite this fact, the majority of residents are content with the rural residential nature of the Town and 
would like to see country living continue as a primary land use in Sevastopol.  
 
Official Wisconsin Department of Administration (WDOA) household projections for 2025 estimate the 
number of households necessary to serve the population of the Town to be 1,318. As discussed in 
Chapter 4: Housing, the current supply of housing exceeds the 2025 projected need by 250. This 
discrepancy results from the failure of WDOA housing projections to account for the high demand for 
seasonal homes in the community. Since 1990, the Town has experienced an average 37 new homes 
constructed per year.  
 
Single-family homes account for a disproportionate percentage of all housing units in Sevastopol. The 
most glaring needs, at present and in the future, are affordable housing and housing for seniors. Currently, 
those residents seeking or requiring alternative forms of housing must look outside of Sevastopol. 
Presently, the Town permits multi-family dwellings in several zoning districts6 as either a permitted or 
conditional use. It is possible, if market conditions are right, that a developer may seek to create a senior 
housing development to capitalize on the quiet, rural setting within close proximity to area medical 
services provided in Sturgeon Bay. Chapter 10: Future Land Use will present the Town’s strategy for 
addressing future housing needs in the community. 
 
FARMING  
 
Throughout the planning process, residents have expressed a strong desire to retain farming as a 
significant component of the Town’s landscape and economy. However, the local farming economy has 
continued to see the number of area farms decrease. This can be attributed to diminished farm product 
returns, aging farmers seeking retirement through land sales, and demand for rural housing. Simple 
economics also plays a role in the loss of farmland. Farmers have the choice to either rent their farmland 
or sell their land at development premiums. Long-term agricultural uses are most likely to continue in the 
central portion of the Town away from the Highway 42/57 corridors. 
  
                                                           
6 Districts where multi-family housing (duplex) is allowed include: General Agriculture, Countryside, Heartland districts, Rural Residential, High 
density Residential, Commercial Center, Mixed Use Commercial, and Recreational Commercial. 
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Preservation of rural character is contingent upon successful efforts to retain farmland. Chapter 12: 
Implementation and Chapter 7: Agricultural, Natural and Cultural Resources provide additional 
detail about strategies, including: 
 
�  Encouraging landowners to pursue opportunities to partner with land trusts charged with the 

protection of natural areas and farmland;  
�  Encouraging landowners to consider conservation-based development options to preserve farmland; 
�  Establishing an Agriculture Committee to minimize farmland conflicts through negotiation and open 

communication; 
�  Establishing networks, through the Agriculture Committee, to connect farmers who are considering 

selling their property with other farmers who would like to acquire additional property; and, 
�  Considering opportunities for the transfer and/or purchase of development rights.  
 
COMMERCIAL AND INDUSTRIAL DEVELOPMENT  
 
As has been demonstrated throughout this Plan, commercial and industrial development represents a 
small portion of land use within the community. Local resident sentiment would like to see only slight 
increases in business activity, clustered in identified growth areas.  
 
Though representing a small fraction of land in the Town, commercial activities are important to the 
residents of Sevastopol. Local businesses not only reduce the frequency of trips out of Town for shopping 
needs but also employ residents and provide tax revenue. The recent expansion of STH 57 from Green 
Bay to Sturgeon Bay will increase traffic coming through Door County. The traffic flowing into and 
through the Town via Highways 42/57 on its way to the northern reaches of the County will provide an 
opportunity to offer goods and services along the heavily traveled corridor. By carefully locating 
appropriate and desired commercial development within identified growth areas residents can enjoy a 
greater variety of choice for local shopping and a boost in employment, while simultaneously preserving 
the rural nature of the Town, providing convenient access to motorists and Town residents, and avoiding 
conflict with neighboring land uses.  
 
DEMAND  
 
The Town’s population is expected to increase slightly over the next twenty years (by about 2%, or fifty-
five people). Any rise in population, however small, will result in rising demand for housing. For 
Sevastopol, it will be the desire for second/vacation homes that will create a greater increase in demand. 
Moreover, providing housing for all stages of life and all lifestyles will be important to meet resident 
demand. By providing some choices, the Town can accommodate the housing demands of families, 
retirees, and other year-round residents while still reasonably accommodating seasonal housing.  
 
TRENDS IN LAND AND HOUSING PRICES 
 
Land prices in the Town are expected to steadily rise as more people continue to move to the community 
to take advantage of its great location, natural resources, and other amenities such as the parks and water.  
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In Wisconsin, Cities and Villages cannot instigate annexations. Town landowners have to petition for 
annexation; then Cities and Villages have to determine whether or not they are willing to annex those 
parcels.  
 
On April 22, 2004, the Governor signed SB 87 (2003 Wisconsin Act 317), which prohibits a City or 
Village from annexing any Town territory unless the City or Village agrees to pay the Town, for 5 years, 
an amount equal to the property taxes that the Town imposed on that land in the year in which the 
annexation was finalized.  
 
METHODS OF ANNEXATION

7 
 
There are several ways that annexations can occur, including unanimous approval, direct annexation, 
annexation by referendum, annexation of owned territory, and annexation by court-ordered referendum. 
 
Unanimous Approval. This method is the most common form of annexation. It involves direct annexation 
by a single property owner or group of property owners that wish to have their property taken into a 
Village or City, commonly for the provision of municipal services such as sewer and water. Under this 
method, all of the property owners and electors in the area desiring annexation sign a petition that is 
submitted to the clerks of each Town, Village, City, and school district affected by the annexation8. The 
City council or Village board can then adopt the annexation ordinance by a two-thirds vote. 
 
Direct Annexation. Second in popularity, but far behind that of unanimous approval, is direct annexation. 
This process is more open to the community. It begins by the electors and property owners wishing to be 
annexed publishing a class 1 notice9 of the intent to circulate an annexation petition. This petition has to 
be signed by a majority of electors in the territory area as well as the owners of one-half the real property 
in value or in land area. The petition must be sent within 5 days of publication to the following: clerk of 
all affected municipalities, school districts affected, and owners of land within the proposed territory. The 
Village or City must again have a two-thirds vote to adopt the annexation ordinance. In this case, 
however, if there are electors in the territory that do not want the annexation to go through, they may 
challenge it by petitioning for a referendum that is held in the area proposed for annexation. For this 
referendum vote to occur, 20% of the electors must sign the referendum petition. 
 
Annexation by Referendum. Although rarely used, it is a very open process that allows all community 
residents to have a say in the annexation. To begin, there is a referendum on the issue of annexation. The 
petition has to be signed by at least 20% of the electors in the territory to be annexed. The actual 
annexation referendum is then voted on by all of the electors of the Town. The success or failure of this 
vote decides whether or not the process continues. 
 
Annexation of Owned Territory. A Village or City can also annex territory they own that lies within a 
Town. When referring to a property “island,” they may do so unilaterally. When referring to a property 
peninsula, however, they cannot do so unilaterally. In addition, if property is an island within a Town, the 

                                                           
7 SOURCE: Brian Ohm, Guide to Community Planning in Wisconsin, online at: 
http://www.lic.wisc.edu/shapingdane/resources/planning/library/book/contents.htm 
8 If the annexation is taking place in a County with a population of 50,000 or greater the petitioner must send within 5 days of submitting the 
petition to the clerks the following: a copy of the petition, a scale map of the area, and a legal description of the property to be annexed to the 
Municipal Boundary Review for advice. This holds true for the Direct Annexation Method as well. 
9 Class 1 Notice – Publish a notice one time in the newspaper designated by the municipality’s governing body as the official newspaper of public 
record for the area. 
 



9/16/2008 

Town of Sevastopol Comprehensive Plan Draft – Existing Land Use Chapter 9-14 

Village or City cannot use the property for a purpose that contrasts to the applicable County or Town 
zoning ordinance.  
 
Annexation by Court-Ordered Referendum. Under this rarely utilized method, a Village or City initiates 
an annexation proceeding by asking the circuit court to order a referendum on the issue.  
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Land and border disputes between Towns and Villages/Cities are all too common in the State. Wisconsin 
statutes provide authority to local governments to try and resolve these disputes and share services. Below 
are descriptions of various methods for dispute resolution. 
 
INTERGOVERNMENTAL AGREEMENTS (SEC. 66.30) 
 
This law allows municipalities to enter into cooperative agreements. The municipalities include Cities, 
Villages, Towns, Counties, school districts, lake and sanitary districts, and other governmental entities, as 
well as Indian tribes. The law discusses certain activities that are common under this legislation:  
 
�  Joint planning whereby one or more communities can contract 

with another governmental unit such as a County or Regional 
planning commission, or a private consultant to prepare a 
Comprehensive Plan. This can result in savings, increased 
agreement over normally contested issues and consistency 
across jurisdictional borders; 

�  Sharing of public services among neighboring communities; 
and, 

�  The law can be applied to make boundary agreements. For 
instance, a Town may allow the annexation of a portion of its 
land over a planning period in return for a Village/City to leave 
the remainder of the community in tact. Another example could 
be the establishment of a growth boundary (see definition at 
right), by which a Village or City delimits its future growth to 
ensure Towns that the Village will not annex their land beyond 
a certain point in the future. 

 
BOUNDARIES FIXED BY COURT JUDGMENT (SEC. 66.027) 
 
This applies to Towns, Villages and Cities with boundary issues. The municipalities can contest the 
validity of an annexation, consolidation, incorporation, or detachment under this law. Courts may settle 
cases by demarcating the common boundary with approval of the boundary by both municipalities. If 
either is unhappy with the boundary, the line can be challenged through a referendum after at least 20% of 
the electors in the affected area sign a petition. The final judgment is binding to future governing bodies. 
There are several obvious drawbacks to this process, however: 
 
�  It is reactive, not proactive; 
�  Can be costly; 

                                                           
10 SOURCE: UW-Extension Local Government Center 
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�  The scope of agreements under this law have not been specified under the statutes nor have they been 
interpreted by the courts;  

�  Decisions are not necessarily based on a well thought-out plan; and, 
�  There is the possibility of a referendum that can be costly. 
 
BOUNDARIES AGREEMENTS UNDER A COOPERATIVE PLAN (SEC. 66.023) 
 
This allows Villages, Cities and neighboring Towns to determine boundaries and enter into service 
agreements under a cooperative plan that is approved by the WDOA (Wisconsin Department of 
Administration). The plans are legally binding for all involved. The plans can freeze boundaries, allow 
phased boundary changes, or permit boundary changes if certain requirements are met. 
 
There are many requirements that must be met as a part of the Plan adoption process, including: 
 
�  The Plan has to address boundaries and services, physical development, environmental issues, and 

affordable housing for residents; 
�  The Plan has to be in compliance with State, Federal and local regulations and ordinances; 
�  The duration of the Plan has to be at least ten years, and can be extended by the WDOA; 
�  Notice must be given to adjacent units of government about public hearings and the possibility of an 

advisory referendum (all electors are involved in this advisory referendum, unlike those in the Court 
Judgment where only area electors are involved in a binding referendum); and 

�  WDOA has to approve any Plan before it goes into effect. 
 
Although some chastise this method for being too comprehensive and taking too much time, there are 
certain benefits to this method, including: 
 
�  Any boundary changes will have legal backing; 
�  No litigation required; 
�  Concurs with State and Federal laws and regulations; 
�  Includes extensive public participation; and, 
�  Is proactive. 
 
TAX REVENUE SHARING AGREEMENTS (SEC. 66.028) 
 
This section of the statute allows Towns, Villages, and Cities to compose agreements by which 2 or more 
municipalities and or Indian tribes may share in revenue created by new growth. The revenues come from 
taxes such as property and room taxes, and “special charges” like impact fees. This specific law is broad 
in scope providing municipalities and Indian tribes with a degree of flexibility. The law speaks for 
cooperation instead of competition between communities. For example, instead of a Village or City 
competing with a Town for a new business, or requiring annexation of the Town land if the lot will 
require sewer and water service, the Village or City could provide the service for a portion of the 
revenues coming from that new development and allow the property to remain within the Town limits. 
These agreements must be for at least ten years. 
 
 


