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To understand the character of the Town and Village of Black Creek one only needs to look at the 
landscape.  From the scenic, open farmlands, and quality housing development, Black Creek is a 
beautiful community, with a strong farming tradition and expanding development potential.  
These attributes are echoed in the value statements presented in Chapter 1 and the strengths, 
weaknesses, opportunities and threats listed in Chapter 2. 
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The Existing Land Use Map was created from information provided by Outagamie County and 
the East Central Wisconsin Regional Planning Commission (ECWRPC).  The Town and Village 
of Black Creek provided additional updates in 2004.  What follows is a description of the land use 
categories illustrated on the Existing Land Use Map. 
 
INDUSTRIAL  
 
Industrial land uses, as shown on the Existing Land Use Map, include all industrial activities.  
Industrial properties are currently concentrated the Village of Black Creek.  To learn more about 
the area economic development opportunities, refer to Chapter 8. 
 
RIGHT-OF-WAY 
 
All roadways are shown in black on the Existing Land Use Map.  To learn more about 
transportation facilities, refer to Chapter 5. 
 
RAILROAD 
 
Canadian National Railroad is the only railroad corridor in the community.  To learn more about 
transportation facilities, refer to Chapter 5. 
 
WATER FEATURES 
 
Water features include ponds, streams, creeks, and drains.  The primary water features in the 
Town and Village are streams and creeks.  To learn more about surface waters see Chapter 7.   
 
WOODLANDS/WETLANDS 
 
The woodlands and wetlands are grouped together in one category, since most of the wetlands are 
incorporated into the woodland areas.  These areas cover much of the community and limit 
development to certain areas.  Refer to Chapter 7 for more information. 
 
UNDEVELOPED AREAS 
 
Areas classified here consist of residential subdivision lots that are not yet developed and areas 
that are not wooded, wetland or farmland. 
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UTILITIES 
 
Utilities include electricity, natural gas, communications, and other service providers.  More 
information is provided in Chapter 6.    
 
COMMERCIAL  
 
Commercial land uses are concentrated primarily within the Village and the southwest section of 
the Town.  Commercial land uses include retail business, restaurants, gasoline stations and 
service businesses like travel agencies, banks, and auto repair establishments.  Chapter 8 profiles 
economic development opportunities.   
 
CEMETERIES 
 
Cemetery locations are also illustrated on the Existing Land Use Map.  A detailed profile of each 
cemetery is included in the Utilities and Community Facilities Element (Chapter 6). 
 
INSTITUTIONAL  
 
Institutional uses include churches and schools and medical facilities.  For more information 
about area churches refer to the Culture Resources portion of Chapter 7.  For information about 
the local school districts refer to the Utilities and Community Facilities Chapter, Chapter 6. 
 
QUARRIES 
 
There are a few small quarry/pit operations located around the Town.  These areas are shown in 
dark grey.  Refer to the Agricultural, Natural and Cultural Resources Element (Chapter7) for 
more information. 
 
RECREATION 
 
Town and Village Parks, as well as privately owned forests, wetlands, and sportsmen clubs fall in 
this category.  For more information on these areas, see Chapters 6 and 7. 
 
AGRICULTURE 
 
The vast majority of the Town is classified as agricultural land.  Agricultural lands include all 
non-irrigated cropland and rented cropland.  For additional information about the local 
agricultural land uses, refer to Chapter 7. 
 
FARMSTEADS/OUTBUILDINGS 
 
Farmsteads/Outbuildings are defined as the residence, barn and other outbuildings associated with 
a farming operation.  Farmsteads do not include cropland areas.  For more information about the 
area farming operations, refer to Chapter 7. 
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SINGLE FAMILY HOMES 
 
Single-family residential development is spread throughout the Town with the vast majority on 
individual plots lining roadways and a growing number forming in planned subdivisions.  In the 
Village, residential subdivisions cover a very significant portion of the community. Information 
about the characteristics and quality of the housing supply is available in Chapter 4.  
 
MULTI-FAMILY HOMES 
 
Multi-Family homes are consist of more than one family unit per structure.  Apartments, 
duplexes, quadplexes, and senior housing are each examples of multiple family homes.  
Information about the characteristics and quality of the housing supply is available in Chapter 4. 
 
MOBILE HOMES 
 
There is a small mobile home parks in the Village of Black Creek.  There are a few mobile homes 
scattered around the Town.  These mobile homes are illustrated in pink on the Town/Village 
Existing Land Use Map, and the mobile home park is shown on the Village map. 
 
The table below is a numerical breakdown of the existing land uses in the Town and Village.  
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 and Village of Black Creek 
is 1.47 dwelling units/acre (976 housing units/663.72 acres). 
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Two zoning maps are included in this chapter.  The Town and Village of Black Creek zoning 
requirements are established and enforced separately by each community.  Table 22 provides a 
summary of the Town/ Zoning Ordinance permitted uses and dimension requirements, by district.  
Table 23 provides similar information for the Village. 
 
By far, the vast majority of the Town of Black Creek is zoned Exclusive Agricultural.  In 
contrast, the Village has a variety of different zoned uses.  Comparing the Zoning Maps to the 
Existing Land Use Maps it appears that both communities are zoned in accordance with current 
development patterns.  Meaning, there do not appear to be many non-conforming uses. 
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The purpose of a subdivision ordinance is to regulate and control the division of land to: 

�  Further the orderly layout and use of land; 
�  Prevent the overcrowding of land; 
�  Lesson the congestion on streets and highways; and 
�  Facilitate adequate provision for water, sewage and other public improvements. 

 
A subdivision ordinance includes technical requirements, design standards for plats and certified 
survey maps, and required improvements (i.e. stormwater detention, public and private sewage, 
land dedication).   
 
The Outagamie County Subdivision Ordinance outlines procedures for land division, technical 
requirements, design standards for plats and certified survey maps, and outlines required 
improvements (i.e. stormwater detention, public and private sewage, land dedication).  The 
county ordinance also includes provisions for cluster developments (i.e. conservation-
subdivisions), but provides little guidance for such development design and objectives.  To obtain 
a copy of the county ordinance, contact the Outagamie County Planning / Zoning Department. 
 
The Town of Black Creek does not have its own separate subdivision ordinance.  As a township 
with “village powers,”  the Town has the authority to establish its own subdivision ordinance.  
Such an ordinance could only be enforced if it were more restrictive than existing Outagamie 
County Subdivision Ordinance.  The purpose of a Town Subdivision Ordinance would be to 
further regulate and control the division of land to: 
 

·  Support the development pattern presented on the Future Land Use Maps; 
·  Prevent the overcrowding of land;  
·  Lesson the congestion on streets and highways. 

 
The Village of Black Creek does not have a separate subdivision ordinance. Rather the Village 
relies upon its existing codes which effectively regulate the design, density and type of 
development that occurs in the Village.  Specifically, the Village uses its zoning ordinance to 
establish minimum lot sizes and use requirements.  The Village also has ordinances specifying 
road design requirements, utility connection requirements and the like.  The development of a 
separate subdivision ordinance is seen as duplicative and unnecessary in the Village. 
 
Each time an application for a new subdivision is prepared, the Village Plan Commission reviews 
it for consistency with local codes.  The Plan Commission will then make a recommendation to 
the Village Board.  Typically, these recommendations include conditions deemed necessary to 
protect public health, safety and welfare.  This site plan review-based model works well for the 
Village.
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EXTRATERRITORIAL ZONING 
 
An implementation tool for this plan is an extraterritorial 
zoning ordinance (see definition in box).  Extra-territorial 
zoning ordinances include provisions for signage, conditional 
use permits, nonconforming uses and structures, as well as, a 
definition of different zoning districts.  
 
The development and adoption of an extraterritorial ordinance 
is encouraged to ensure development in the 1.5-mile area 
beyond the Village limits is consistent with this plan.  This 
process will require close coordination with the Town and 
Village. 
 
OFFICIAL MAP 
 
The official map is one of the oldest plan implementation devices at the disposal of the local 
communities.  It is also one of the most effective and efficient devices to manage the problem of 
reserving land for future public use.  Section 62.23(6) of the Wisconsin Statutes provides that the 
governing body of any local municipality may establish an official map for the precise 
identification of right-of-way lines and site boundaries of streets, highways, waterways, and 
parkways, and the location and extent of railway right-of-ways public transit facilities, and parks 
and playgrounds.  Such a map has the force of law and is deemed to be final and conclusive with 
respect to the location and width of both existing and proposed streets, highways, waterways, and 
parkways, the location and extent of railway right-of-ways public transit facilities, and parks and 
playgrounds.  The Statutes further provide that the official map may be extended to include areas 
beyond the corporate limits but within the extraterritorial plat approval jurisdiction of the 
municipality. 

 
The official map is thus intended to implement the community’s master plan of streets, highways, 
parkways, parks, and playgrounds.  Its basic purpose is to inhibit the construction of buildings or 
structures and their associated improvements on land that has been designated for future public 
use.  The official map is a plan implementation device that operates on a communitywide basis in 
advance of land development and can thereby effectively assure the integrated development of 
the street and highway system.  Unlike subdivision control, which operates on a plat-by-plat 
basis, and acts on development proposals, the official map can operate over the entire community 
in advance of development proposals.  The official map is a useful device to achieve public 
acceptance of long-range plans, since it serves legal notice of the government’s intention to all 
parties concerned well in advance of any actual improvements.  It thereby voids the altogether too 
common situation of development being undertaken without knowledge or regard for the long-
range plan.  Thus it can help avoid public resistance when plan implementation becomes 
imminent. 

 
Neither the Town, nor the Village, of Black Creek have adopted an official map.  Soon after 
adoption of this plan, an official map should be developed to facilitate the proper implementation 
of this plan and any supporting extraterritorial zoning regulations.  The Official Maps developed 
by each community should show all existing property and street right-of-way lines, as well as 
proposed right-of-way lines and site boundaries of streets, future collectors, highways, 
waterways, and parkways, railways, public transit facilities, parks and playgrounds within the 
extraterritorial boundaries.  The maps should be reviewed by both communities. 
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RESIDENTIAL DEVELOPMENT 
 
The Town has a strong desire to carefully regulate the location of future residential development 
to ensure that future growth will not have a negative impact on the Town’s rural character, 
interfere with farming operations, or result in significant increases in service needs and costs.  
Scattered rural development translates directly into increased potential for conflicts with adjacent 
farms (i.e. odors, lighting, etc.), interrupts scenic views and character of rural areas, and may also 
increase the potential impacts of arsenic.  It also costs more for the Town to provide road 
maintenance (including snowplowing), garbage collection and other amenities to residents that 
are scattered thorough the Town than it does for residents living in a more compact area. 
 
Areas immediately adjacent to the Village provide the greatest opportunity for new housing in the 
Town.  While some of this development may be annexed to the Village, the Town will continue 
to enjoy the tax benefits of any such annexations in accordance with 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 five years, an amount equal to the property taxes that the 
Town imposed on that land in the year in which the annexation was finalized.   
 
Development immediately adjacent to the Village could have access to water and sewer service.  
Additional space is available for expansion, but current policies do not allow for service 
extension beyond the Village limits. In order for development to remain in the Town and receive 
municipal water and sewer service a shared services agreement between the Town and Village 
needs to be developed. 
 
By seeking to concentrate future housing development near the Village, conflicts between 
housing and farming uses can also be minimized and rural character can be better protected.   
 
The Village provides a quality supply of homes around the STH 47 business district, which are 
very affordable for residents of the area.  The Village also offers apartments and senior housing 
choices that are not available in surrounding communities.  Newer, larger homes are being built 
in the southern areas of the Village.   
 
Demand for additional residential development is expected to steadily, though modestly, increase 
over the next twenty years in accordance with official population projections (refer to Chapter 3). 
 
 
SUPPLY/TRENDS IN FARMING 
 
As discussed in the Agricultural, Natural and Cultural Resources Element Chapter, older area 
farmers are retiring.  Furthermore, the poor farm economy discourages people from becoming 
farmers.  The result is a diminished pool of local family farmers.  This leads to pressure to sell 
and convert farmland to more profitable uses to improve the sale price. 
 
Fortunately, the Black Creek Community sees this plan as a tool to protect farmland by directing 
development to the Village and outlining strategies for cost-effective farming.  It is hoped that 
this strategy will improve demand for farmland acreages in the Town in order to prevent 
sprawling residential development patterns. 
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COMMERCIAL AND INDUSTRIAL DEVELOPMENT 
 
Commercial and industrial development is concentrated primarily in the Village.  In particular, 
these uses are found along STH 47 and STH 54.  This pattern of development is expected to 
continue in the future.  Accordingly, the Future Land Use Maps recommend a pattern of 
development that supports infill and expansion of these areas.  For this reason, the Village will 
seek to:  
 
·  Infill new commercial/industrial development along STH 47 and STH 54; 
·  Enhance the appearance of the STH 47 corridor; 
·  Promote additional Downtown development; and 
·  Utilize any new business park development as a means to grow the local economy.   
 
DEMAND 
 
Quality schools, parks and the small town atmosphere bring people to Black Creek.  As is 
reflected in state and local population projections, the population is expected to steadily, though 
modestly, increase over the next 20 years.    
 
Given low vacancy rates, new housing construction will be important to meet local demand.  
Moreover, providing housing for all stages of life will also be important to address changing 
demand from the aging population base.  Offering a variety of local housing types, including 
single-family homes, duplexes and multiple family housing is necessary.  By providing choices, 
Black Creek can accommodate the housing demands of families, single individuals, retirees, 
young professionals and others in need of local housing.   
 
With a growing residential base, demand for additional businesses will soon follow. The greatest 
challenge to the Village will be to entice industrial development to the community to support the 
local tax base and provide quality employment opportunities for employment.  Providing space in 
an industrial park is only one element in attracting industrial development. To be effective, the 
community will need to market itself.  More specific attributes and strategies are outlined in the 
Economic Development Element. 
 
 
TRENDS IN LAND PRICES 
 
Of some concern is the fact that Town and Village housing values have increased only minimally 
over the last ten years.  In fact, the Town and Village have seen their comparable ranking of 
house values, when compared to other Towns and Villages in the County drop. Part of this can be 
explained by the fact that the Town has exclusive agricultural zoning, which keeps land values 
down.  This is advantageous to farmers in Black Creek, compared to other communities, where 
farmland is seen more as potential residential development area and is valued disproportionately. 
 
However, the issue is different for the Village.  To spur increases in land values in the Village, 
efforts need to be made in implementing this plan to ensure that Black Creek takes advantage of 
its great location, schools, parks, and other amenities.  This may mean marketing efforts and 
investment in the community’s appearance to attract quality development (and additional tax 
base) to the Village.  Otherwise, the Village runs the risk of seeing its land values (and tax base) 
not rise to meet growing community service costs needs.  
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In Wisconsin, village cannot instigate annexations.  Town landowners 
have to petition for annexation; then villages have to determine whether 
or not they are willing to annex those parcels.   
 
If the Town of Black Creek is concerned about annexations, the Town 
should study why residents decide to petition for annexation: 

� � Do residents want services the Town is unable to provide?   
� � Does annexation increase the marketability and value of their 

property?   
� � Is the annexing municipality more willing than the Town to 

address their concerns?   
� � What other issues are involved?   

 
Once the issues have been identified, the Town needs to determine what measures it can, and is 
willing to take to address those issues. 
 
The greatest potential for annexation exists along the eastern and southern boundaries of the 
Village.  It is anticipated that over the life of this plan, residents in these areas will seek 
annexation to the Village to support development opportunities.  When the Village annexes 
property several issues often arise: 
 
� � Town land divisions, adjacent to the Village, approved through Certified Survey Maps 

(CSMs), divide up acreage making it more difficult to lay out efficient urban density 
developments around rural development. 

� � Bringing public water and sewer through or around existing CSM developments to nearby 
vacant land is costly and disruptive. 

� � Those annexed sometimes complain about surrounding development at higher density, the 
high and unexpected costs for them to connect to public water and sewer lines, etc. 
 

Extraterritorial zoning is one tool to address issues surrounding growth of the Village into 
surrounding areas.  A new tool developed in Lincoln, Nebraska has the potential to also work 
well in Black Creek.  The concept is called shadow platting.  It is very similar to a conservation-
based subdivision, but rather than conserving areas for preservation, areas are preserved for future 
urban development.  The Lincoln ordinance requires: 
 
� � That no more than 20 to 25 percent of a parcel located beyond the City (within the 

extraterritorial limits) be developed, reserving the remainder of the parcel for future urban 
density development. 

� � Land to be developed would use the land most suitable for individual septic systems and/or 
adjacent to natural resources (e.g. forests and wetlands) to create a large lot development 
buffer between these areas and future development. 

� � A 5% development bonus is granted if the development will preserve a significant 
environmental or open space resource allowing up to 30 percent of a parcel to be developed. 

                                                           
1 For additional information visit www.ci.lincoln.ne.us 
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� � That the subdivider layout a conceptual plan for how streets and utilities and drainage will 
work on the overall parcel in the future once it is fully developed.  This would allow future 
development on the parcel to better fit with surrounding land uses and to reserve easements 
for future service extensions. 

� � Notice is provided to the purchasers of the lots within a shadow plat that they will have the 
future financial responsibly if annexed by the City for upgrading their infrastructure by filing 
of deed restrictions and “no-protest”  agreements. 

Advantages of this approach include the fact that the people living in the development are made 
aware of long-term development from the onset and landowners can sell their land for 
development at a higher return based on the long-term development of the outlot.   
 
For this concept to work in Black Creek, the Village would either need to: 

1) Coordinate with the Town of Black Creek to pursue modification of their Land Division 
and Subdivision Ordinances to require this approach (at least within the 1.5 mile 
extraterritorial jurisdiction); or   

2) Adopt provisions in an the extraterritorial zoning ordinance requiring this approach. 
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In the Black Creek community, opportunities for redevelopment are most prevalent in the 
Village.  Specifically, opportunities for redevelopment exist along STH 47, the new rail to trail 
development and in industrial development expansion.  Additional information about these 
opportunities is discussed in the Economic Development and Future Land Use Chapters. 
 
Most areas of the Town are classified as undeveloped or farmland areas.  Accordingly, 
opportunities for redevelopment are limited. 
 
When redevelopment opportunities arise, the Town and Village will rely on zoning requirements, 
site plan review, and other existing tools to oversee such events. 
 

25 – 30% of a Parcel that may be used for  non-sewered Town 
development.  This area will likely eventually be required to 
connect to municipal services if annexed. 
 
 
An additional 5% bonus area for  development if a significant 
natural resource (e.g. wetlands, forests, etc.) is preserved and 
integrated within the 25 – 30% development area. 
 
 
The rest of the parcel is platted as an outlot, reserved for  future 
urban development with the extension of municipal services. 


