Introduction

Land use is the central chapter of the comprehensive plan. The
Land Use section of this comprehensive plan is segmented into
two chapters. Chapter 9 focuses on existing land uses,
regulations, trends, and opportunities. Chapter 10 discusses
desired development patterns, community design standards,
and coordination with other required plan chapters. Chapter 10
also includes the Future Land Use Map. 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,

The Town of Wolf River's abundant natural resources.

Of the 14 local planning goals provided in the Comprehensive Planning Law, those listed below specifically
relate to planning for land use:

Promotion of the redevelopment of lands with current 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 habitats, lakes, woodlands, open space and
ground water 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, historical 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.

The Town of Wolf River’s landscape is characterized by agricultural fields, open spaces, and scattered
residential and commercial development, and the lake Poygan shoreline. However, the dominant feature in
the community is the river that provides the Town with its name. The Wolf River bisects the community on
a northwest/southeast axis, entering in the northwest portion of the Town near STH 100 before entering
Lake Poygan at Boom Bay. As presented in Chapter 1: Introduction, the river both unifies and divides the
community.

The landscape attributes that serve to define the Town of Wolf River are highly valued by residents as

evidenced by the responses to the Community Survey questions and through the various planning
exercises presented in Chapter 2: Issues & Opportunities.
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Existing Land Use Inventory

The Existing Land Use Map was created from Geographical Information System (GIS) mapping data
provided by Winnebago County, East Central Wisconsin Regional Planning Commission (ECWRPC),
WDNR and WisDOT. A brief description of the land use categories found in the community and illustrated
on the Existing Land Use Map appears below.

AGRICULTURAL

Agricultural lands include farm fields, pasture, orchards, and rented cropland. Farmland is abundant in the
Town of Wolf River, particularly in the western half of community. Chapter 7: Agricultural, Natural, and
Cultural Resources provides additional information about agriculture in the Town of Wolf River.
CEMETERIES

Cemetery locations are described in Chapter 6: Utilities & Community Facilities and provided on the
Utilities Map.

COMMERCIAL

Commercial land uses are scattered throughout the community, but are primarily located along USH 10,
Wolf River Road, and in and around the hamlet of Zittau. For additional information on commercial
development in the Town of Wolf River, please refer to Chapter 8: Economic Development.
SINGLE-FAMILY RESIDENTIAL

Single-family residential development is spread throughout the Town with more dense development
concentrated on the banks of the Wolf River and along the shore of Boom Bay. Detailed information
regarding residential development in the Town of Wolf River can be found in Chapter 4: Housing.

FARMSTEADS

Farmsteads are widely dispersed throughout the community. Farmsteads represent the area of a farm
property on which the buildings (home, barn, silos etc.) are located.

MOoOBILE HOMES

Mobile homes are located along near River Trail Drive, Boom Bay, Richter Lane and in the Crossed Arrows
Plat off of Apache Avenue.

INSTITUTIONAL

The Institutional category can include such uses as churches, medical clinics, fire stations, prisons/jails,
and the Town Hall. For information about institutional land, uses in the Town of Wolf River please refer to
Chapter 6: Utilities and Community Facilities Chapter.



RECREATIONAL

Recreational uses include golf courses, parks, trails, and Wisconsin Department of Natural Resources
properties among others. Refer to Chapters 6: Utilities & Community Facilities and Chapter 7: Agricultural,
Natural & Cultural Resources for more information on recreational land uses in the Town of Wolf River.

UTILITIES

Utilities include cellular towers, sanitary districts, electric substations, and lands owned by other service
providers. More information is provided in Chapter 6: Utilities & Community Facilities.

WATER FEATURES

Water features include the Wolf River, natural and artificial ponds, streams, creeks, and Lake Poygan. To
learn more about surface water see Chapter 7: Agricultural, Natural, and Cultural Resources.

WOODLANDS / OPEN SPACE

Woodlands, including wooded wetlands, are scattered throughout the Town but dominate the Wolf River
floodplain. Large wooded areas can also be found in the north central, northwest, and southeast areas of
the community. Please refer to Chapter 7: Agricultural, Natural, and Cultural Resources for information
regarding existing woodlands and open space.

RoaADs

Information regarding roads can be found in Chapter 5: Transportation.

Table 25.0: Existing Land Use.
Land Use Total Acres Percent of Total
Agricult ural 8,343.58 35.91%
Churches/ Cemeteries 11.40 0.06%
Commercial 82.55 0.35%
Farmsteads 36.37 0.15%
Institutional 4,57 0.03%
Mobile Homes 47.26 0.20%
Recreational /RV/Campground 27.70 0.11%
Roads 528.12 2.27%
Single Family 302.03 1.30%
Utilities 2.07 0.01%
Water 4,725.82 20.34%
Woodlands / Open Space 9,121.40 39.26%
Total 23,232.87 100%
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Table 25.0 (at bottom left) provides a numerical breakdown of existing land uses in the Town. This table is
required by 1999 WI Act 9, Wisconsin’s Smart Growth Law. The net density (total number of dwelling units
divided by all residential acres) in the Town is .63 dwelling units/acre (944 housing units/1,507.64 acres).

Land Use and Development Regulations
CURRENT ZONING

The Town of Wolf River administers and enforces its own zoning ordinance. The ordinance organizes the
community into different districts within which permitted and conditional uses are allowed. The Town of
Wolf River’s zoning code follows a traditional Euclidean® 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.

ALTERNATIVE ZONING METHODS

In recent years, the planning profession has developed alternative zoning models based on structural form
and performance standards.

Form-Based Zoning. 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. Codes based on performance standards seek to regulate based on a particular
set of operation standards rather than on particular type of use. Performance standards 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. Additional information on zoning can be found in Chapter 10: Future Land
Use.

Table 26.0 (on page 9-4) describes current zoning districts in the Town of Wolf River. Please refer to the
Town of Wolf River Zoning Ordinance for site restrictions (including minimum lot sizes) and allowable
conditional uses within each district.

! Reference to Euclid vs. Amber Realty Company, 192 Supreme Court Decision, which serves asdahedation for zoning practice in the United States.
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Table 26.0: Current Zoning Districts.

Districts

Permitted Uses

A-1 Exclusive
Agri-Business

1. Agricultural uses including aquaculture, general farming, dairying, livestock raising,
beekeeping, floriculture, raising grain, grass and seed crops, marsh hay, vegetable
farming, wild crop harvesting, orchards, horticulture, plant greenhouses, and nurseries,
forest and game management and other uses of a similar nature.

2. Harvesting of wild crops such as marsh hay, ferns, berries, tree fruits and seeds in a
manner that is not injurious to the natural reproduction of such crops.

3. Single family detached residential dwellings.

A-2 General
Farming

1. Agricultural uses including aquaculture, general farming, dairying, livestock raising,
beekeeping, floriculture, raising grain, grass and seed crops, marsh hay, vegetable
farming, wild crop harvesting, orchards, horticulture, plant greenhouses, and nurseries,
forest and game management and other uses of a similar nature.

2. Harvesting of wild crops such as marsh hay, ferns, berries, tree fruits and seeds in a
manner that is not injurious to the natural reproduction of such crops.

3. Single family detached residential dwellings.

A-3 Small Farming

1. Harvesting of wild crops such as marsh hay, ferns, berries, tree fruits and seeds in a
manner that is not injurious to the natural reproduction of such crops.

R-1 Residential

. Dwelling, one family (excluding mobile homes).
. Library, public.

. Noncommercial garden.

. Nursery school.

22. Newsstand.

23. Nursery school.

24. Parcel delivery.

25. Pet shop.

26. Photography studio.

27. physical culture and health facility, spa.

28. professional or business office including optical and dental laboratory.

29. Radio and TV studio.

30. Research laboratory.

31. Sale and display of art objects, are and school supplies, candy, ice cream; gift
shop; picture framing shop.

32. Sales and service of plumbing, electrical, or heating fixtures and appliances.
33. Supermarket, department store, variety store; sales of clothes, shoes, furniture,
hardware, flowers, jewelry, toys, china and glass-ware, carpet and floor coverings,
luggage and leather goods, dry goods, paint and wallpaper, office supplies, sporting
goods.

34. Tent and awning sales and production.

35. Ticket and travel agency.

36. Upholstering shop.

R-2 Residen tial

. Dwelling, one family (excluding mobile homes).
. Library, public.

. Noncommercial garden.

. Nursery school.

R-3 Residential

. Dwelling, multiple family.
. Library, public.

. Noncommercial garden.
. Nursery school.

B Business
District

. Antique and craft shop.

. Automotive parts and accessories.

. Bank and financial institution, incl. Bank and drive-in.
. Bicycle sales, rental, and repair.

. Blueprinting and photostating.

. Business machine and equipment sales and service.
. Catering establishment.

. Day care facility.

. Dry cleaning and laundry facility including linen, towel or diaper service.
10. Fraternal, philanthropic and charitable institution.
11. Governmental service.

12. Household appliance, radio, and TV sales and service.
13. Indoor amusement and recreation facility.

14. Indoor cinema or theatre.

15. Interior decorating.

16. Library.

17. Liquor store.

18. Loan office.

19. Meat and fish market.

20. Medical, dental and optical clinic.

21. Newspaper office.
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I-1 Industrial

1. Ambulance service.

2. Bottling works.

3. Car wash.

4. Contractor’s facility, including material and equipment storage.
5. Express and parcel delivery.

6. Feed manufacture.

7. Fuel and ice retail sales.

8. Greenhouse and nursery.

9. Laundry.

10. Lumberyard, mill work.

11. Mail order house.

12. Packing and crating.

13. Painting and enameling.

14. plumbing and heating shops.

15. Publishing and printing.

16. Railroad switching and repair facility.

17. Sheet metal working, tinsmithing, blacksmithing.

18. Vehicle repair, including painting, body and motor work.
19. Wholesale or jobbing establishment.

I-2 Industrial
(Overlay)

All allowable uses require a conditional use permit.

P-1 Public,
Institution and
Recreation
District

1. Cemeteries.

2. parks, playgrounds, recreational areas (public and not-for profit).
3. Places of religious worship.

4. Schools, elementary and secondary.

MH-Mobile Home
District

1. All permitted uses allowed within R-2 District.

MHP-Mobile Home
Park District

1. Mobile home parks.

Zoning Overlays

Zoning Overlays include: Solar Access Recordation, Heat Pumps, Wind Energy, and
Campgrounds and Camping Resorts.
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SUBDIVISION REGULATIONS

Winnebago County administers and enforces subdivision regulations within the Town of Wolf River. The
Winnebago County Subdivision Ordinance outlines procedures for land division, technical requirements,
design standards for plats and certified survey maps, park and public land dedication, variances, and
required improvements (i.e. street improvements, curb and gutter, sidewalks? etc.). The ordinance also
includes provisions for open spaces (park and public lands) in subdivisions, but provides limited guidance
for such development design and objectives. Please refer to Chapter 4: Housing for recommendations
regarding local subdivision regulations.

OTHER LAND USE TOOLS

A variety of other regulatory tools are available to local government to guide development. These tools are
presented and described in Chapter 10: Future Land Use.

Trends in Supply, Demand, and Price of Land
RESIDENTIAL DEVELOPMENT

Residential development (including single-family homes, mobile homes, and farmsteads) accounts for
1.2% (279.51 acres) of the land in the Town. Official WDOA projections estimate that the number of
households in the Town will increase from 542 in 2005 to 682 in 2030.

As discussed in Chapter 4: Housing, the majority of the local housing supply in the Town of Wolf River is
single-family homes. In the community survey, responses clearly indicate residents have little desire for
multi-family housing choices (i.e. rental properties, high-density developments, and other “urban” uses). If
residents desire some other type of living (i.e. townhomes, condos, etc.) they may be forced to relocate to
other communities with more diverse housing options. This situation is particularly challenging to the
elderly and baby-boomers entering retirement, who may prefer townhomes, condos, or senior complexes
that do not require the maintenance that a single-family homes does. Responses to the community survey
demonstrated some support for senior housing development in the Town of Wolf River. It is possible, if
market conditions are appropriate, that developers may seek to create senior housing to capitalize on the
quiet, rural setting within a close proximity to Fremont, New London, Waupaca, and the Fox Cities.

FARMING

In the community survey and at the public meetings, residents expressed a strong desire to retain
farmland. Simultaneously, the local farming economy has continued to see the number of area farms
decrease. This can be attributed to consolidation, as well as diminished farm product returns, aging
farmers seeking retirement through land sales, and high demand for rural housing and vacation homes.
Simple economics also plays a role in the loss of farmland. Farmers have the choice to either rent their
farmland or sell their land for several thousand dollars an acre. Long-term agricultural uses are most likely
to continue in the easternmost reaches of the township, where development pressures have not been as

2 Other required improvements include: sanitary sage water supply facilities, stormwater, utiifistreet trees, signage, erosion control and easem
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substantial. The continuation of farmland in the westernmost areas of the Town will require dedicated
farmers committed to farming.

Preservation of rural character is contingent upon successful efforts to retain farmland. Chapter 7:
Agricultural, Natural and Cultural Resources and Chapter 12: Implementation provide additional detail
about strategies, including:

Encouraging landowners to pursue opportunities to partner with land trusts charged with protection
of natural areas and farmland;

Encouraging landowners to consider cluster and 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 transfer and purchase of development rights program opportunities.

COMMERCIAL DEVELOPMENT

Commercial development represents a small portion of the Wolf River land base. Local resident sentiment
would like to see increased commercial and business opportunities clustered in identified growth areas
(please refer to Chapter 10: Future Land Use for detailed information on future commercial development)...

Though representing a small fraction of land in the Town, commercial activities are becoming more
common, especially along STH 110 near its intersection with US 10. With the recent expansion of this
highway, commercial development demands will likely increase. It is important to properly locate future
commercial development in areas that provide convenient access to motorists and Town residents and do
not conflict with neighboring land uses.

DEMAND

As is reflected in state and local population projections, the Town'’s population is expected to steadily
increase significantly over the next 20 years (by as much as 16.2% according to WDOA). Accordingly, this
increase will result in rising demand for housing. In addition to housing for a growing population, the
community will continue to be a desirable location for seasonal vacation homes. New construction will be
important to meet local 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 others in need of local housing.

TRENDS IN LAND AND HOUSING PRICES
Land prices in the Town are expected to steadily rise as more and more people continue to move to the

community to take advantage of its great location, natural resources, and other amenities such as the Wolf
River and Lake Poygan.
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Opportunities for Redevelopment

Opportunities for redevelopment are more typically associated with urban environments. As a rural
community, few areas of the town are actually developed — much of the community is wooded, farmland, or
undeveloped. Accordingly, opportunities for redevelopment are limited in the Town of Wolf River. Existing
structures in the Town are in good condition, and there are no areas meeting the standards definition of
blighted at this time, although some structures located along the Wolf River (commonly referred to as
fishing shacks) may not meet UDC code requirements.
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