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Land use is the central element of a comprehensive plan.  Previous elements have discussed the 
Town and Village’s projected population, housing, and economic growth; documented the need 
for transportation improvements and other utilities and community facilities; and profiled Black 
Creek’s natural resources.  This element assesses land use trends by pulling together the 
recommendations from the previous chapters. 

 
This chapter concludes with 10-year and 20-year Future Land Use Maps.  These maps illustrate 
the goals, objectives, visions and policies expressed throughout this plan.  More importantly, they 
seek to reflect, to the greatest extent feasible, the desires, expectations and demands of residents 
and landowners in the Town and Village of Black Creek. 
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Of the 14 local planning goals described in the Comprehensive Planning Law, Black Creek 
believes that the goals listed 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 habitats, woodlands, open space 

and ground water resources. 
·  Protection of environmentally sensitive areas and productive farmland areas. 
·  Encouragement of land uses, densities and regulations that promote efficient 

development patterns and relatively low municipal, state governmental and utility costs. 
·  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. 

�



Town and Village of Black Creek Comprehensive Plan 
Chapter 10: Land Use, Part 2  153 

� � � � � �� � � � �
 
The Black Creek planning process was initiated with an extensive vision development effort and 
review of the historic and existing population characteristics.  This information is in Chapters 1 
and 2.  From there, the Town and Village worked together to study current conditions and future 
needs related to housing (Chapter 3), transportation (Chapter 4), utilities and community facilities 
(Chapter 6), and economic development (Chapter 5).  The Town and Village also examined the 
natural environment and agricultural considerations in Chapter 7.  Finally, existing land use 
patterns and regulations were considered in the previous chapter. 
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In the mid-1990s, public health experts began to focus their attention on the extent to which the 
built environment can either help or hinder the public’s ability to become and stay healthy.  These 
experts recognized that many of the community planning and design tools that have been used to 
implement “smart growth”  objectives – bicycle and pedestrian planning, mixing land uses, 
broadening transportation options, and encouraging compact form – may also be creating 
communities where people could be physically active on 
a regular basis.   

�
The new focus on the relationship between community 
design and physical activity was sparked by soaring rates 
of obesity nationwide, a trend that has been widely 
reported in the popular media.  As rates of obesity, heart 
disease and stroke have climbed steadily in the last three 
decades, health experts realized that long-standing 
approaches aimed at getting people to modify their 
eating habits and improve their cardiovascular health 
were only modestly effective.  Urban sprawl, which is 
facilitated in large part by Euclidean Zoning2, traditional 
subdivision standards, and poor street connectivity, has 
become commonplace over the past 30 years.  The sharp 
separation of land uses, which contributes to urban 
sprawl, is now recognized as one of several hindrances 
to communities’  efforts to create healthy, walkable 
neighborhoods.  The separation of land uses and larger 
lots discourages walking and promotes a sedentary 
lifestyle where the public is largely dependent on private 
vehicles to meet their transportation needs.  Likewise, 
poor street connectivity results in isolated, single-use 
subdivisions that have limited direct street or pedestrian 
connections to nearby schools, shopping or other 
destinations.   
 

                                                 
1 Section includes excerpts from Zoning Practice, Issue No. 6: Physical Activity, June 2004. 
2 Euclidean Zoning is zoning that separates land uses by type.  The name is in reference to the 1926 U.S. 
Supreme Court Decision Euclid vs. Ambler realty that established the foundation for zoning in the U.S.  
Mixed-use development patterns offer an alternative to Euclidean Zoning approaches. 
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“Smart growth”  calls for more mixed-use developments and districts.  To be possible in Black 
Creek, this will either require the approval of a complicated pattern of zoning, the creation of new 
zoning districts, or the use of the existing Planned Unit Development District in the Village’s 
Zoning Code (see box on previous page).   
 
There are several things the Village of Black Creek can do to support a healthy community with 
neighborhoods where residents have more opportunity to be active.  This chapter seeks to define 
those approaches through New Urbanism, Traditional Neighborhood Design, and other tools like: 

� � Increasing development densities; 
� � Requiring sidewalks and trails in new developments; 
� � Retrofitting already developed areas with sidewalks, trails, and bike paths; 
� � Linking open spaces; and  
� � Requiring street connectivity. 

�
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In order to understand desired development in and around the Town and Village, residents were 
provided a variety of opportunities to participate in the planning program.  Four activities were 
particularly instrumental in understanding local development desires and expectations:   
 

1. SWOT, Vision & Value Exercises (Summer 2003) 
2. Town Community Survey (Summer 2004) 
3. Cognitive Mapping Exercise  (July 2004) 
4. Visual Preference Survey (July 2004) 

 
SWOT, VISION &  VALUE EXERCISES�
 
At the early public planning meetings, residents were asked to participate in a series of exercises 
designed to solicit ideas about important local values and the Town and Village’s strengths and 
weaknesses.  Residents were also asked to participate in a visioning exercise to understand their 
perspective about desired future conditions.  These efforts provided a general guide for the 
planning program.  They established a framework for appreciating local resident concerns and 
expectations of the future.  The community strengths, weaknesses, opportunities, threats and 
values identified by residents are detailed in Chapters 1 and 2.  Visions are presented for each 
element. 
 
COMMUNITY SURVEY RESULTS 
 
Throughout this plan the results of the Town’s community survey are highlighted.  The complete 
results are also provided in the appendix.  The survey was mailed in June 2004 and had a 40% 
response rate (435 surveys mailed and 175 were returned).    
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The responses provided the following information: 
� � 85% of respondents were satisfied or very satisfied with the Town of Black Creek as a 

place to live. 
� � The rural/country atmosphere and the sense of safety/security were the two most 

important characteristics of the Town. 
� � 75% of respondents indicated farmland preservation was important or very important. 
� � Town survey respondents did not favor additional alternative housing choices within the 

Town (e.g. duplexes, senior housing, condominiums, townhomes, etc.). 
� � With respect to recreational choices, respondents desired trails, areas for scenic 

enjoyment, hunting areas and fishing areas.   
� � Respondents indicated they would like to see new restaurants, childcare facilities and 

office uses.  Resident were not interested in seeing shopping centers, convenience stores, 
or gas stations develop in the Town.   

� � When asked what type of industrial development should be encouraged or discouraged, 
respondents encouraged agriculture-related businesses and manufacturing uses and 
discouraged large-scale livestock operations and mineral extraction uses. 

� � For any non-residential uses (e.g. commercial, industrial), survey respondents indicated 
these uses should locate near existing developments. 

 
Included in the appendix is a Collective Survey Results Map.  That map is a composite of the 
survey respondents’  illustrations on a map included in the survey to show where development is 
desired.  This activity is very similar to the Cognitive Mapping Exercise described below.  The 
recommendations from that map are consistent with the Future Land Use Maps included in this 
chapter.  However, the Collective Survey Results Map shows additional areas for development 
that are more consistent with needs over a 30 – 50 year period – beyond the scope of this plan.  
Nevertheless, that map is included in this document as a tool to understand long-term 
development desires.  The map may be particularly useful after the STH 47/CTH A interchange is 
completed. 
 
COGNITIVE MAPPING 
 
On July 6, 2004, the Town and Village hosted a special public meeting to allow residents to 
participate in a cognitive mapping exercise.  Cognitive mapping is a planning tool used to 
determine desired future development.  Cognitive mapping is two-part process.  Participants first 
have the opportunity to create an Attitude Map to express their ideas about what areas of the 
Town are attractive and unattractive.  These maps also indicate important local travel routes and 
places that have special meaning.   A Composite Attitude Map is provided on the next page.  This 
map represents consistent patterns and ideas represented on the maps prepared by individual 
participants.  It is not a direct translation of any single map created during the exercise. 
 
Next, participants had the opportunity to develop individual Future Land Use Maps based on 
their ideas, perceptions, experiences and beliefs.  A copy of the Composite Future Land Use Map 
based on the individual maps created is provided in this chapter.   
 
The Town of Black Creek Survey also included a map that allowed residents to indicate the 
locations where they would most like to see new development.  The results are included in the 
appendix. 
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�
VISUAL PREFERENCE SURVEY 
 
On July 6, 2004, during the same evening the cognitive mapping exercise was facilitated, 
residents also had the opportunity to complete a visual preference survey.  In this activity, 
participants were shown a series of different images.  The photos included areas from the Town 
and areas beyond.  The images included natural areas, farmland, housing, and commercial uses.  
Participants were asked to rank (on a scale of –5 to +5) what they felt were the images most 
consistent with what they would like to see developed in the community.  The results of this 
exercise were presented to the Town and Village as an information item.  The results are included 
in the appendix.�
�
! � � � 	� ��� � � � 	� � �� �	� � �  
 
PROPERTY RIGHTS 
 
Throughout the development of this plan, landowners have consistently expressed their desire to 
see their property rights protected.  This plan seeks to respect the property rights by illustrating 
planned development patterns for all property owners to understand and use to make their own 
personal development decisions. 
 
If a landowner disagrees with the Future Land Use Maps, or another aspect of this plan, they 
have the right to petition the Town and Village to amend the document.  Any amendments would 
occur through a public process, including a public hearing.   
 
DESIRED AMENITIES 
 
·  Trails.  The Transportation Plan Map illustrates planned on-road trail corridors as well as the 

recently abandoned rail to trail route through the community.  The community survey results 
also express support for trail development.  

 
·  Park &  Ride.  Many residents commute to work each day.  Car-pooling saves fuel and 

reduces the demand for capital investment in arterial street and highway improvements.  
Given rising fuel costs, it is possible that more and more residents may find carpooling to be 
a viable transportation option.  To support carpooling, a park and ride lot is needed.  Potential 
location for a park and ride lot is shown on the Future Land Use Maps as a parking district.  

 
The proposed park and ride is centrally located along the new trail corridor.  Therefore, in 
addition to being useful as a hub for commuters traveling to Appleton, Green Bay and other 
areas beyond the Village, it is also a viable access point for trail users.  To further capitalize 
on this location, it is anticipated that a farmers market may occur regularly within the park 
and ride lot.  In addition, it is strongly recommended that links be provided (e.g. sidewalks, 
information signs, etc.) to connect this park and ride to the downtown business 
establishments.  In addition, a small area of multiple family and commercial uses are 
identified adjacent to the new park & ride to provide a small convenience shopping area for 
trail users and commuters with adjacent residential development for people interested in 
living on the trail (above or adjacent to the proposed commercial businesses). 
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·  Expanded Park Facilities.  In the Utilities and Community Facilities Element, the need for 
additional park facilities is discussed.  A future park site is illustrated on the Future Land Use 
Maps.  The site is recommended to meet the recreation needs of the growing population base.   

 
HIGHWAY IMPROVEMENTS 
 
The development of a new interchange at STH 47 and CTH A has the potential to generate 
demand for different land uses in this area.  The Town expects to review this matter in more 
detail when the first comprehensive update of this plan is completed (within 10 years).  It is 
possible that additional commercial development may be provided consistent with the community 
survey results. 
 
ENVIRONMENTAL CORRIDORS 
 
Participants in the planning effort clearly indicated natural features are an important part of the 
community, and residents’  support protecting natural areas, including woodlands, floodplains, 
wetlands and creeks.  To that end, the Future Land Use Maps delineate a environmental corridor 
that consists of wetland, woodland, and undeveloped areas.   
 
Environmental corridors are components of the landscape connecting natural areas, open space, 
farmland and wildlife habitat. They provide physical linkages between fragmented habitat areas 
and provide animals and insects a means of travel to and from feeding and breeding places. Fish 
and wildlife populations, native plant distribution, and even clean water all depend upon 
movement through corridors. Most native species decline when habitat areas are fragmented due 
to agricultural operations or residential and commercial development. Wildlife populations 
isolated in one location, like a stand of trees or a secluded wetland, can overpopulate or die out 
without adequate corridors allowing free and unimpeded movement. 
 
The functional effectiveness of a corridor depends on the 
type of species that use it, its size and shape, and its edge 
effects. Larger corridors offer greater habitat diversity. 
Linear corridors tend to be less diverse but offer 
important migration routes. Edge effects include the 
penetration of wind, light, and sound, as well as 
visibility beyond and into surrounding areas. They are 
crucial in determining the type of habitat a corridor will 
provide.  In the Town of Black Creek, farmlands 
function as important wildlife corridors. 
 
One way to think of environmental corridors is to 
compare them to hallways. A building contains 
hallways, which are places of concentrated movement back and forth; and rooms, which are 
destination points where people eat, work, play, and sleep. The hallways serve to link places of 
activity. Just as hallways enhance the operation of a building, environmental corridors increase 
the value of natural resource areas. Areas of concentrated natural resource activity (“ rooms”), 
such as wetlands, woodlands, prairies, lakes, and other features, become more functional when 
linked by environmental corridors (“hallways” ).3  

                                                 
3 Environmental Corridors: “ Lifelines for Living” ; University of Illinois Extension; Fact Sheet Series, 
2001-013. 
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Environmental corridors often lie along stream and riverbanks. More than seventy-percent of all 
terrestrial wildlife species use riparian corridors like the Black Creek. Conservation design and 
open space development patterns in urbanizing areas have begun to address the importance of 
maintaining and restoring environmental corridors. Economic benefits of preserving and 
enhancing these habitat areas include increasing the value of nearby housing sites, reducing the 
risks of building in areas with soils rated poor for development, providing flood protection, 
reducing the cost of stabilizing eroding stream banks, and protecting water quality.  
 
PRIVATE SEWER AND WATER CHALLENGES 
 
In the Town a relatively new problem has been emerging with individual mound systems.  The 
Town has an abundance of mound systems that are about 10 years old and several of these have 
failed.  The replacement costs is approximately $10,000.  Periodic cleanout and inspection may 
run as high as $1,000 each time.  This is making mound systems very expensive.  
 
Some have said that holding tanks are the answer to this issue. However, holding tanks are also 
expensive to pump out and the Black Creek Sanitary District will not accept the material.  As a 
result, people would need to haul the material to other places.  Given that the holding tanks need 
to be emptied periodically, this will increase truck traffic on Town roads, which presents a 
particular problem in the spring when the roads are thawing. 
 
Private wells are also a critical issue to development in the Town.  This issue was discussed in the 
Utilities and Community Facilities, as well as, the Agricultural, Natural and Cultural Resources 
Elements.  It is not realistic to build a municipal water system given scattered, low-density 
development pattern.  Costs are simply prohibitive.  As a result, the Town is dependent on its 
groundwater.  Increased arsenic levels have been detected and continue to rise.  Beyond the 
consumption issues associated with arsenic, there also appears to be a link between the arsenic 
damaging pipes and causing homeowners to have to play for replacement plumbing.   
 
For these reasons, the bulk of new residential development is planned in the community is shown 
Village of Black Creek and its surrounding vicinity.  Moreover, the Town will consider 
requirements for community wells, possible restrictions on earthen pond development (based on 
concern of unnecessarily drawing water from aquifer), and support the DNR well casing 
requirements. 
 

EXCLUSIVE AGRICULTURAL ZONING 

As has been discussed in several areas of this plan, there is a 35-acre minimum lot size 
throughout much of the Town of Black Creek as part of its exclusive agricultural zoning.  At the 
same time, there has been some concern raised by local farmers that they need to sell their land 
for residential development in order to finance their retirement.  This plan seeks to provide an 
alternative to that notion by identifying ways to sustain the agricultural economy as a viable land 
use with saleable parcels.   
 
The Economic Development and Agricultural, Natural and Cultural Resources discuss 
opportunities associated with niche farming and organic farming.  Another effective strategy is 
agritourism zoning.  For local farmers, the draw of embarking on an agritourism business is to 
add much-needed income to a small farm operation.  Agritourism takes many forms, including 
traditional roadside stands, country stores, and bed-and-breakfast inns, or more innovative 
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enterprises such as festivals, corn mazes, wineries, cider mills, pumpkin patches, hayrides, petting 
zoos, corporate retreats, farm stays, ranch stays, educational classes, and tours.  
 
Areas slated for new town development generally fall beyond areas zoned exclusive agricultural.  
If residential development on smaller lots is requested in these areas, if approved, all tax credits 
would need to be repaid. 

�
CONNECTIVITY IN THE VILLAGE

4�
 
The purpose of a street 
network is to connect 
spatially separated 
places and to enable 
movement from one 
place to another.  With 
few exceptions, a local 
street network connects 
every place in a 
community to every 
other place in the 
community.  But, 
depending on the design 
of the network, the 
quality of those 
connections will vary. 
 
The Transportation Element 
provided a brief introduction to the issues of connectivity.  In that chapter, the natural and man-
made resources (e.g. wetlands, creek) in and around Black Creek were identified as a challenge to 
the layout of roads.  These features sometimes require the development of cul-de-sacs to 
accommodate development with minimal impact on such natural features. 
 
The historic neighborhoods of the Village of Black Creek are very well connected.  Travelers 
have a number of options (e.g. intersecting streets, a grid pattern of streets, a highway corridor) to 
use to get to different locations.  However this is not as true for newer Village developments.  
Winding streets, longer blocks and cul-de-sacs are more common in these newer developments.   
 
The Village of Black Creek is not alone.  Communities across the country face issues of 
connectivity.  What is important to realize is that it is not too late.  Now is the time to consider the 
potential benefits of improved street connectivity – before any additional neighborhoods with 
poor connectivity are approved.  
 
Increasing street connectivity will: 
� � Decrease traffic on arterial streets; 
� � Provide for continuous and more direct routes that facilitate travel by nonmotorized modes 

such as walking and bicycling; 

                                                 
4 Planning for Connectivity:  Getting from Here to There, Susan Handy, Robert G. Paterson and Kent 
Butler, Planning Advisory Service Report Number 515, American Planning Association, 2003. 
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� � Provide greater emergency vehicle access and reduced response time, and conversely, 
provide multiple routes of evacuation in case of disasters such as tornadoes; and 

� � Improve the quality of utility connections, facilitate maintenance, and enable more efficient 
trash and recycling collection and other transport-based community services. 

 
Two approaches have been used most frequently to address the issue of connectivity:  block 
length requirements and connectivity indexes.  With a 
block length requirement, the Village controls the 
spacing between local streets, thereby creating a 
relatively predictable and evenly distributed network 
of streets.  
 
A connectivity index is calculated as the number of 
street links dividing by the number of nodes or link 
ends.  The higher the number of links relative to 
nodes, the greater the connection.   
 
In addition to choosing an approach to defining and 
measuring connectivity, the Town and Village should 
also continue to address: 
 
�  Planning needs for future street connections through 

stub-out requirements;�
�  Restricting the use or length of cul-de-sacs; 

Prohibiting gated communities;�
�  Promoting pedestrian and bicycle connectivity; and 

Giving appropriate consideration to topography, 
floodplains, dense drainage networks and to other factors 
that might limit connections. 

�
� �   � � 	�� �� � � 	� � �� � � �� � � � � � �"� ��
� � ��� ��
 	� � # 	�	�� �
 
There are two guiding approaches recommended for future 
development in the Village of Black Creek:  New Urbanism 
and Traditional Neighborhood Design.  These approaches 
can work harmoniously to provide profitable new 
development patterns that respect the natural setting and 
promote a high quality of living.  These principals combat 
harmful sprawling practices.  Sprawl (e.g. scattered, low 
density, separation of uses, unconnected development) 
encourages a sedentary lifestyle where residents are forced 
to drive to destinations.  An increasingly sedentary 
lifestyle is one reason why heart disease, obesity and stroke have increased in American Society.   
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NEW URBANISM FOR THE VILLAGE OF BLACK CREEK  
 
New Urbanism is an international planning movement to reform the design of the built 
environment.  Its goals are to raise the quality of life and standard of living by creating better 
places to live. New Urbanism is the revival of the lost art of place making, not just developing.  
The seven primary principles of New Urbanism are highlighted on the next page along with their 
relationship to the Village of Black Creek. 
 

PRINCIPLES RELATIONSHIP TO BLACK CREEK 
1. Walkability  
       Most things are within a 10-
minute walk (1/4 mi).  Pedestrian 
friendly street design that 
encourages a greater use of 
bicycles, rollerblades, scooters, 
and walking as daily transportation  

 

 
The layout of the older portions of the Village is where walkability is 
best.  Destinations (e.g. schools, parks, shopping) are concentrated in 
this area.  The Village has sidewalks throughout the community to 
make walking a safe choice.  These same traits are not present in the 
newer neighborhoods on the periphery of the Village. 
 

2. Connectivity 
       An interconnected network of 
       grid Streets 

 
As is discussed earlier in this Chapter, connectivity is something that 
needs to be improved. Connectivity can be improved by providing 
additional roadway connections and also pedestrian and cycling 
connections through trails and sidewalks between developments. 
 

3.    Mixed Uses The Village has a wonderful array of different land uses in the older 
areas of the community.  Newer developments have tended to 
segregate uses. 
 

4.    Mixed Housing Types The Village has an opportunity to improve its balance of housing types 
to provide quality living choices, including condominiums, townhomes, 
apartments and the like. These structures promote affordability and 
walkability.  Moreover, these types of developments allow the Village 
to capitalize on its infrastructure (e.g. water and sewer). 
 

5. Quality Architecture & Design 
        Emphasis on beauty, 
        aesthetics, human comfort,  
        and creating a sense of place 

There are limited design requirements for development in Black Creek.  
The requirements that do exist in the Zoning Code are related to 
setbacks, building height, and density requirements.   
 

6.  Traditional Neighborhood 
Structure 
        Discernable center and edge. 
        Public space at center. 

Many areas of the Village follow this pattern.  The downtown is 
centrally located.  Parks, the library, schools, and even a medical clinic 
are centrally located within neighborhoods.   
 

7.  Sustainability 
       Energy efficient design.   
       More walking less driving. 

The Wisconsin Energy Star Program has guidelines that can be used 
as a standard for new housing construction and to improve energy 
efficiency in older homes.  Likewise, through planning, the Village can 
promote development patterns and amenities that encourage walking 
and cycling as viable transportation alternatives to driving.  
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TRADITIONAL NEIGHBORHOOD DEVELOPMENT (TND)5
 FOR THE  

VILLAGE OF BLACK CREEK  
 
The comprehensive planning law defines “ traditional neighborhood development”  (TND) to 
mean compact, mixed-use neighborhood where residential, commercial and civic buildings are in 
close proximity to each other.  TND is a planning concept based on the principles of new 
urbanism to promote traditional small cities and villages.  TND is found in the older parts of 
Wisconsin’s cities and villages.  Principles of TND include: 
 
� � Compact.  TND areas have a higher density than traditional single-family subdivision (i.e. 

duplexes, apartments, as well as single family homes on smaller lots).  Compact development 
also means that the developed area is designed for human scale, not always the automobile.  
This includes being sensitive to walking distances, heights of buildings, design of streetlights, 
signs, sidewalks and other features.  Compact development includes parks, public buildings, 
and retail development within a close proximity.  These features serve as destination points 
for surrounding residential areas in the immediate vicinity (1/2 mile or less). 

 
� � Mixed Use.  TND includes a mixture of land uses.  This means that nonresidential land uses, 

such as commercial areas, are mixed with residential development.  Mixing uses helps 
promote walking throughout the community.  Mixing land uses can also broaden the tax base.  
Furthermore, mixed uses can promote different means of transportation (walking, bicycling, 
automobiles). 

 
Mixed use also means promoting varied housing types and sizes to accommodate households 
of all ages, sizes and incomes.  This translates into varying lot sizes and allowing varied types 
of housing such as attached single-family residences, town homes, duplexes, and housing for 
seniors.  Mixed use may also mean that residential uses are provided above or in the same 
building as commercial uses. 

 
� � Street Patterns, Sidewalks, and Bikeways.  TND provides for access through an 

interconnected network of streets, which facilitate walking, bicycling and driving.   
 
� � Cultural and Environmental Sensitivity and Design.  TND can foster a sense of 

community identity.  The design of buildings and their placement receives special attention. 
Provision of adequate open spaces, use of indigenous vegetation and the use of 
environmentally responsive storm water management systems are equally important. 

 
 
CONSERVATION SUBDIVISION DESIGN FOR THE TOWN OF BLACK CREEK  
 
The Town of Black Creek has a significant supply of farmlands, woodlands, and natural resources 
(refer to the Natural Features Map in Chapter 7).  In the community survey, at public meetings, 
and through the vision statements, retaining these areas was considered important. 
 
The Town of Black Creek sees several advantages to conservation-based development, 
particularly conservation subdivisions, including: 
 

                                                 
5 Model Traditional Neighborhood Development Ordinance, UW-Extension, 2000 
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�  The ability to protect rural character by maintaining natural areas, woodlands, scenic views, 
open undeveloped areas, and farmland. 

�  Cost savings to developers because fewer roads and other infrastructure is required because a 
smaller area of the site is served. 

�  Profit advantages to developers and landowners because lots in conservation subdivisions 
typically sell for higher prices than conventional lots of the same size. 

 
There are two ways to develop conservation subdivisions.  Figure 1 illustrates the differences 
between the two approaches. 
 
If the landowner agrees to common open space, a conservation easement is established.  A 
conservation easement is a restriction against further development on a portion of a property.  
Conservation easements can be used to protect floodplains, areas of steep slope, woodlands, and 
scenic views beyond the home sites in the development.  In this approach, individual lot sizes are 
reduced and surrounding land is held in common ownership and usually maintained by a 
homeowners association.  The overall density of development remains the same (i.e. no more 
homes are permitted than in a traditional subdivision development). 
 
In some situations, it is not feasible to reduce the lot size to develop a conservation/cluster 
subdivision.  In these situations, lot lines can be extended so that there is no common open space, 
but rather pr ivate open space.  Areas beyond the house site can then be deed-restricted against 
further development, keeping the property open without creating a “common”  open space that 
will need to be maintained by a homeowners association or others. 
 
The Town of Black Creek does not currently have regulations in place to permit conservation 
subdivisions.  Accordingly, objectives have been added to this chapter. 

4�� � �
 1�
SOURCE:  Fred Heyer, Preserving Rural Character, American Planning Association PAS Report No. 429 

 

� �   � � 	�� �� � � 	� � �$� � ��  
 
Community design principles are integral to the future of Black Creek.  Use of community design 
can ensure that new development will be harmonious with existing areas and provide profitable 
landscapes that respect the natural setting and promote a high quality of living in a healthy 
environment.��To that end, the Town and Village support the continued enforcement of zoning 
regulations, including sign and landscape ordinances.  Likewise, the Town and Village supports 
the use of a detailed site plan review process, including lighting, sidewalk, building material and 
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sign proposals, to ensure that new development is compatible with surrounding land uses and the 
visions, goals, objectives and policies expressed in this plan. 
 
OUTDOOR L IGHTING STANDARDS FOR COMMERCIAL USES 
 
Increasingly, light pollution caused by excessive exterior lighting is a source of concern.  The 
Town and Village of Black Creek can address the problem by educating residents and others 
about more efficient exterior lighting practices (e.g. sensor lighting, pointing lighting sources 
down vs. up, providing shields to direct lighting to where it is needed).  This education can be 
done through a web site and/or a Town and Village newsletter.  The Town and Village can also 
adopt ordinances to regulate the type, placement, and brightness of residential and commercial 
light fixtures.  Standards can be found from the Illuminating Engineering Society of North 
America (www.iesna.org) and the International Dark-Sky Association has additional information 
on this topic (www.darksky.org). 
 
BILLBOARD POLICY 
 
The highway corridors offer opportunities for billboard advertising and the use of tall pylon signs.  
To preserve and enhance the scenic character of Black Creek, additional billboards and tall pylon 
signs should be prohibited.  Constructing new billboards and tall pylon signs and replacing 
existing billboard and tall pylon signs distracts from the scenic quality of the community.  
Moreover, these signs are not major tax generators and are not highly effective for bringing 
customers to local businesses.   
 
DESIGN ORDINANCE  
 
In looking at the older downtown buildings in the Village of Black Creek, one is quick to notice 
that they look little like the more recent auto-oriented commercial buildings located on the 
periphery of STH 47.  The older buildings are built much closer to the street and to one another.  
Parking is located on street, to the side, and rear of these businesses.  The signage is also 
comparatively less than newer uses with 
freestanding signs and larger wall-mounted signs.   
 
The Village’s current ordinances do not easily 
permit this type of development to be duplicated.  
Local ordinances include minimum parking, lot size 
and setback requirements that are excessive and 
have resulted in developments that are more auto-
oriented than pedestrian oriented (e.g. excessive 
parking areas between the building and the road, 
excessive signage, etc). 
 
An opportunity exists to revitalize the Village’s 
Zoning Code to better reflect the desired appearance 
and character of any new development to ensure that 
it is not only appropriately located, but of an 
appropriate size, scale, attractive, and compatible 
with a healthy Village. 
 
A design ordinance is a comprehensive tool to 
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define specifically what building materials, colors, styles, sizes, roof types, building lines (vs. 
setback), landscaping, lighting, signage and other amenities are required.  Design ordinances can 
be used to promote New Urbanism approaches to commercial development.  Communities use 
design ordinances to create a consistent community image.  Typically, design ordinances describe 
a pallet of materials, styles, and requirements for developers to choose from.  Each of the items in 
the pallet will work well together to create the desired community image. 
 
As was previously mentioned in this plan, the Village has some ordinances to address design 
minimums (e.g. minimum building setback, building height, and signage), but these requirements 
are either inconsistent with older development patterns or simply too vague.  A design ordinance 
provides specific parameters to regulate building location (e.g. requiring new buildings to match 
the building lines established by historic development).  Moreover, a design ordinance can be 
used to provide standards to revitalize vacated buildings and infill empty lots.  Below are some 
elements of design ordinances that may be included in a design ordinance. 
 
Streetscape Roofline and Roof Shapes 
The upper edges of building roofs, or rooflines, visually define the height of the building and/or 
streetscape.  The visual continuity of these urban design elements should be maintained, if 
warranted, and building development or redevelopment with nonconforming rooflines should be 
discouraged. 
 
Selection of Mater ials and Colors 
Selection of materials and colors for both architectural and landscape design should be based 
upon material and color unity, the atmosphere and character desired, the material and color 
composition of surrounding buildings 
and landscape features, the material’s 
and color’s compatibility with other 
materials and colors, and climatic 
considerations. Conflicting material use 
and relationships should be avoided. 
 
Architectural Details 
Architectural details and building 
ornamentation (if present) often 
represent historic elements of 
architecture and are important 
components of the overall character of a 
community.  The distinctiveness of older residential and commercial buildings is directly 
associated with their architectural details.  Unsympathetic design changes can destroy both the 
architectural character of a building and the overall community streetscape.  Significant 
architectural details, where they exist, should not be lost in rehabilitation or “modernization”  of 
buildings.  Remodeling efforts should attempt to retain architectural details.  However, efforts to 
transform an existing building into an earlier period through the use of details that were not 
originally used on the structure do not maintain any original architecture.  Consequently, an 
introduction of modern detail or a mixture of old and new parts on buildings should be avoided, 
to preserve the overall visual character of the building. 
 



Town and Village of Black Creek Comprehensive Plan 
Chapter 10: Land Use, Part 2  170 

STREETSCAPING 
 
There are two types of 
shopping areas:  destination 
and drive by.  Destination 
shopping districts are 
unique.  People will go out 
of their way to experience 
their unique environment 
and selection.  Drive by 
shopping areas are found in 
anyplace, USA.  They are 
the standard array of stores 
and designs that one can 
find in any community.  
People shop these locations 
because they are 
convenient.   
 
Streetscaping efforts (also discussed in the Economic Development Element) can be used to 
refresh shopping areas and integrate these areas with the community.  Streetscape improvements 
include:  burial of power lines, sidewalk improvements, lighting and signage investments, 
building façade improvements.   
 
 

� � � �� �� �   � � 	�� �� � � 	� � �	� �� �� � � �� �� � � �
 
USING THE MAIN STREET PROGRAM  

Since 1980, the National Main Street Center has been working 
with communities across the nation to revitalize their historic or 
traditional commercial areas. Based in historic preservation, the 
Main Street approach was developed to save historic commercial 
architecture and the fabric of American communities© built 
environment, but has become a powerful economic development 
tool as well.  

The Main Street program is designed to improve all aspects of 
the downtown or central business district, producing both 
tangible and intangible benefits. Improving economic management, strengthening public 
participation, and making downtown a fun place to visit are as critical to Main Street©s future as 
recruiting new businesses, rehabilitating buildings, and expanding parking. Building on 
downtown©s inherent assets -- rich architecture, personal service, and traditional values and most 
of all, a sense of place -- the Main Street approach has rekindled entrepreneurship, downtown 
cooperation and civic concern. It has earned national recognition as a practical strategy 
appropriately scaled to a community©s local resources and conditions. And because it is a locally 
driven program, all initiative stems from local issues and concerns. 
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The National Main Street Center can help the Village of Black Creek organize a program, 
develop a fundraising plan, create a vision for the future of STH 47 and STH 54 and a strategic 
way to accomplish your goals. 

By investing in the Downtown, residents and visitors will have a place to gather.  By providing 
places to purchase food and beverages for consumption on site (including outdoor dining), unique 
shopping, as well as, needed local services in a beautiful setting (e.g. parks, landscaping, public 
art, street and/or sidewalk arches, with buildings located close to the sidewalk to make them easy 
to walk to), people will visit the area with more frequency and the community will be a 
destination for visitors.  Some samples of recommended building styles are provided on the next 
page. 
 
STREETSCAPING IN THE VILLAGE OF BLACK CREEK  
 
The heart of the Village is its downtown.  Downtown is where many different land uses are 
located within close proximity to one another.  Accordingly, this is also the area of the 
community where people are more likely to walk to their destinations (or between destinations) 
rather than drive.   
 
Several of the buildings located along STH 47 are built to the street with no setbacks.  These 
structures are an important part of the Village’s history.  What is important is to ensure that 
destination points remain downtown (e.g. shopping, restaurants, services) to attract visitors and 
shoppers.  By enhancing the downtown, a distinctive positive image of the Village can be 
projected.  
 
Areas adjacent to the downtown provide an opportunity for housing development to 
accommodate populations that may not be as willing or able to drive to destinations (e.g. 
restaurants, shopping, services).  Townhomes, condos or senior housing are all housing choices 
that could be located adjacent to downtown Black Creek. This strategy can help sustain the 
downtown with a reliable, resident customer base.  
 
Downtown revitalization will require investment in façade improvements, interior renovations, 
and streetscaping.  To help finance these improvements, many communities have established 
façade improvement programs that provide low interest loans or grants to property owners 
seeking to restore the historic character of their building to promote its successful use.  Moreover, 
municipal investments in streetscaping and available grant funding to restore buildings and 
provide handicap access are important.   
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STH 47 AND STH 54 GATEWAY DESIGN  
 
Many participants in the cognitive mapping exercise described 
development along STH 54 and STH 47 as unattractive.   The 
corridors are home to variety of uses.  Few buildings reflect 
the historic character of the community.  The corridors have 
become a drive by shopping area. Even local residents do 
much of their shopping elsewhere. 
 
Streetscaping can improve the corridors by providing a 

distinguishable 
business 
environment that 
brings customers to 
the area seeking a 
different shopping 
experience and 
entices new businesses to open.  Streetscape 
improvements to enhance this corridor would include 
landscaping (particularly in the form of street trees 
planted along the corridors), consistent street lighting 
features, and distinctive street signs (including 
banners).  These treatments can help to define the 
street lines visually, add texture and natural color, 
provide needed optical screening and fill spaces 
currently void of design significance.     
 
An enhancement grant, combined with private 
investment based on carefully developed design codes 
would allow the Village to make many of these 
suggested improvements.  
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NEW TRAIL CORRIDOR DESIGN 
 
As is discussed in the Transportation, Utilities and Community Facilities, as well as the Economic 
Development Element, the new trail brings a wonderful array of opportunities to the community.  
The design of trail amenities (e.g. signage, benches, trash receptacles, information kiosks, etc.) is 
important, particularly as it relates to directional information to get tourists using the trail to 
patronize local businesses. 
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The Village of Black Creek is a unique community that has the 
potential to offer a walkable mix of uses that will attract 
residents to the area and showcase the Village’s small town 
charm.   
 
Using the principals of TND and New Urbanism as a guide, 
the following strategy is recommended for housing 
development in Black Creek.  It is anticipated that 
developments employing these traits would be approved 

through the use of Planned Unit 
Development Zoning or creation of a 
new zoning district for traditional 
neighborhood development. 
 
� � A variety of lot sizes ranging from 

6,000 to 10,000 square feet with 
an abundance of two-story single-
family homes of different sizes. 

� � Larger public spaces vs. 
individual yards in areas with 
smaller lots. 

� � A mix of detailed buildings that 
reflect the historic character of the 
community. 

� � Landscaping, including terrace 
trees, in front yards. 

� � Sidewalks and trails in 
neighborhoods to promote 
walkability.  

� � Housing for life – providing a mix 
of single-family, multiple-family 
(that also share characteristics of 
single family – balcony’s, bays, 
porches, detailed architecture, rear 
parking, front door oriented 
toward the street), and senior 
housing in close proximity. 

� � Encourage development patterns 
that allow for a corner store, 
office, daycare, or park on the 
edge of single-family residential 
neighborhoods along important 
local streets (e.g. Burdick, Maple, 
Forest, STH 54 and 47). 
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� � Buildings with front doors and porches, not garages, facing the street frontage.  This approach 
puts “eyes on the street”  as a means to promote safety and a sense of community. 

� � On street parking for residential units. 

�
� � � � 	� � �! ��� �� � � �"� ���� � �$� %� �
 
The Town offers a setting for development that is different from the Village.  Town development 
is on larger lots.  Village development is more compact, walkable, and neighborhood-based using 
available water and sewer infrastructure.  These different environments offer buyers a choice by 
providing distinct areas for living. 
 
The housing strategy for the Town is very different from that of the Village.  The Town 
recognizes that a proliferation of sprawling residential development will have an adverse affect 
on the Town’s rural character, agricultural integrity, and tax base.  In addition, given the 
exclusive agricultural zoning throughout much of the town, this type of developent is prohibited.  
Therefore, the Town will direct any housing development to conservation-based subdivisions 
located adjaent to existing residential areas (e.g. near CTH A and the Village).  This strategy is 
consistent with resident opinions in the community survey which support a rural atmosphere with 
abundant hunting areas and areas of scenic enjoyment.���
�
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HOUSING 
 
Chapter 4 includes an inventory of the existing housing supply, a discussion of housing needs and 
a series of supporting goals and objectives.  This chapter also establishes the policy for 
maintaining a variety of housing choices.  This policy is translated on the Future Land Use Maps. 
 
TRANSPORTATION 
 
Chapter 5 includes a plan for transportation improvements, including trails and sidewalks, over 
the planning period.  The walkability and connectivity principals discussed in this chapter support 
the goals, objectives and policies presented in the Transportation Element. 
 
UTILITIES AND COMMUNITY FACILITIES 
 
Chapter 6 describes the infrastructure available to support growth and development in Black 
Creek.  Chapter 6 also highlights the need for expanded services as the area grows.   
 
AGRICULTURAL , NATURAL AND CULTURAL RESOURCES 
 
Chapter 7 profiles productive agricultural areas, the diverse natural landscape and the variety of 
cultural resources available to residents.   
 
ECONOMIC DEVELOPMENT 
 
Chapter 8 provides a vision and supporting goals, objectives and policies to support economic 
growth.  The Future Land Use Maps illustrate the recommendations set forth in Chapter 8. 
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The Future Land Use Maps were developed using a very specific process:   
 
1. Natural resource areas were identified to understand development limitations. 
2. Future population and household projections, in conjunction with zoning requirements, were 

examined to understand the extent of future residential development needed in the Town and 
Village. 

3. Utility and community facility capacities were reviewed to ensure new development would 
be adequately serviced. 

4. Planned and anticipated road and trail network changes were considered. 
5. The results of the cognitive mapping exercise and community survey were reviewed to 

emphasize resident desires and expectations. 
6. New Urbanism and TND approaches were used as a framework for planning for future uses 

in the Village. 
 
The result of this process is the detailed set of Future Land Use Maps presented at the end of this 
chapter.  It should be noted that there is only a 10-Year Plan Map for the Village.  This is because 
the Village has a more efficient means of guiding development through infrastructure extension 
than the Town.  In the Town, individual landowner interest and highway improvements primarily 
drive development decisions (e.g. CTH A and STH 47 interchange with associated frontage roads 
will encourage development upon completion).  The 10-Year Village Map is intended to provide 
an indicate of timing for future development.  However, ultimately, the 20-Year Future Land Use 
Map is the Village’s official guide for future land use development. 
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The Future Land Use Maps are a planning tool for Black Creek.  In accordance with the Smar t 
Growth Law, they should be used to guide the following actions: 
� � Official Mapping � � Local Subdivision 

Regulation 
� � Zoning

 
Town and Village appointed and elected officials should use the plan maps as a guide for 
making future land use decisions.   
 
Developers and residents should understand the plan maps are intended to direct development to 
certain areas where facilities and services are available.   
 
It is important to remember that a plan is not a static document.  It must evolve to reflect current 
conditions.  If not regularly reviewed and amended, it will become ineffective.   

Applications for rezoning and development that are inconsistent with the plan and plan maps 
must still be considered.  In some situations, it may be desirable to amend the plan (and maps) to 
accommodate a compatible, but previously unplanned use.  Likewise, a change in county or 
regional policy, technological changes, or environmental changes may also impact the plan.   

Any change to the plan (including the plan maps) must be considered in the context of all nine 
required plan elements, including the visions, goals and policies expressed in this document.  If 
an amendment is to be approved, the process must include a formal public hearing and 
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distribution per the requirements of the Wisconsin Smart Growth Law.  Any amendment must be 
recommended by the appropriate Plan Commission and approved by either (depending on the 
community) the Town Board or Village Board before development is permitted. 
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Provided at the conclusion of this chapter are 10-Year and 20-Year Future Land Use Maps for 
Black Creek.  These maps illustrate the anticipated amount, location, and intensity of new 
development.   
 
The Future Land Use Maps were built from the Existing Land Use Map.  Existing land use 
patterns and conditions are the foundation of the plan -- the beginning point from which to build 
the future.  The Future Land Use Maps designate specific areas to be developed in accordance the 
requirements of local regulations. Uses are located to take advantage of a cost effective extension 
of infrastructure.  By allowing development to occur in these areas local goals can be attained.  
For example, the cost of providing services will be kept to a minimum, the character of the 
community will be preserved, there will be minimal interference with agricultural production, and 
residential property values will be maintained because there will be no negative impacts from 
mixing non-residential and residential development.   
 
As with any long-term planning document, as proposals are presented, amendments may be 
necessary to reflect market forces that shift land use patterns.  However, it would be preferable 
for the Town and Village Plan Commission’s to periodically initiate a process to review and 
recommend changes to the Future Land Use Maps with public participation, so that proposed 
changes can be considered outside the context of a particular landowner©s proposed development.  
The following is a description of different land use categories used in the Future Land Use Maps. 
 
INSTITUTIONAL .  These uses would include schools, churches, medical facilities and government 
owned-properties. 
 
SINGLE FAMILY RESIDENTIAL .  In the Village, it is anticipated that these areas will 
accommodate single-family homes developed in traditional subdivisions, some of which may 
follow Traditional Neighborhood Design (TND) and New Urbanism principals outlined in this 
chapter.  The streets serving these areas should be well connected, with a minimal number of cul-
de-sacs.  Sidewalk and trail connections should be provided whenever feasible.   
 
In the Village, the integration of commercial uses (e.g. neighborhood activity centers) at the edge 
of neighborhoods along busier streets to accommodate neighborhood services (e.g. schools, 
churches, daycare, police station, fire station, schools), office uses (e.g. accountant, attorney, 
medical office) and small retail establishments are an option.   Neighborhood businesses could 
include coffee shops, beauty salons, drycleaners, ice cream parlors, restaurants, pubs, daycare, 
movie rental stores, card shop, athletic clubs, etc.  More intensive uses like gas stations, strip 
malls, and big-box retail are not consistent with the neighborhood activity center. There is also 
the potential for some second story apartments (above the retail or office uses) in these areas.   
 
In the Town, residential development will also occur through CSM’s, individual lot splits and 
conservation-based subdivision developments.  Future residential uses are shown near CTH A , 
adjacent to the Village, and off CTH PP. 
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DUPLEX/TOWNHOMES.  These areas are intended to serve as a transition between more intensive 
uses (e.g. industrial areas, commercial areas, and higher traffic roadways) and neighboring single-
family residential neighborhoods.  There is also some potential for duplex/townhomes uses 
adjacent to corner uses (e.g. neighborhood activity centers) developed in the Village to act as a 
buffer between these uses and single-family residences. 
 
MULTI-FAMILY RESIDENTIAL .  Triplexes, quadplexes, condominiums, and apartments may be 
developed in these areas.  These areas may or may not be designed to accommodate seniors. 
 
COMMERCIAL .  These areas reflect existing developments and some new potential commercial 
areas along STH 47.  These areas are more likely to accommodate auto-oriented uses  
(e.g. restaurants, gas station) catering primarily to passing motorists.  Similarly, these uses will 
have abundant off-street parking, perhaps drive-thru features, and freestanding signage.  Long-
term (beyond the 20-year limits of this plan) additional commercial uses are anticipated near the 
CTH A and STH 47 interchange along frontage roads in accordance with the Collective Survey 
Map available in the appendix. 
 
POTENTIAL BYPASS CORRIDOR ROUTE.  This route is shown on the Future Land Use Maps, 
consistent with the preferred route outlined on the Transportation Plan Map provided earlier in 
this document.  This delineation is provided to restrict development from this corridor in order to 
preserve this area as a potential bypass route.  Adoption of this route as part of Official Town and 
Village Maps is recommended in the Implementation Element. 
  
UTILITIES.  These areas include water towers, cellular towers, police communication towers and 
natural gas sites. 
 
FARMSTEADS/OUTBUILDINGS.  These areas are shown only on the Town’s Map to illustrate 
existing farmsteads.  New farmsteads and outbuildings could be established in conjunction with 
organic and alterative farm development. 
 
UNDEVELOPED.  These areas are not presently occupied by housing, farmed, or classified as 
wetland, floodplain, or woodland areas.  These areas are found in the Town and are zoned 
exclusive agricultural. 
 
DOWNTOWN DISTRICT.  The central business district of the Village is to remain the primary 
economic activity center within the community.  Through streetscaping, trail connections, and 
nearby infill housing, the downtown can grow and prosper. 
 
RECREATIONAL .  Existing park sites, as well as, a new Town Park site are included in this 
category. 
 
INDUSTRIAL .  Additional industrial development is shown along the railroad corridor.  It is 
anticipated that development will occur in an industrial park setting. 
 
EXCLUSIVE AGRICULTURE.  These areas correspond to the Town’s current zoning ordinance 
requirements and the State’s program.  Development of these areas would require rezoning and a 
payback of any tax credits received. 
 
MEGA/HOBBY FARM M IX.  These areas were identified on the cognitive maps prepared by 
participants.  These areas are believed to be best suited to larger factory or concentrated animal 
feeding operations. In addition, hobby farms (e.g. horse farms) are also encouraged in these areas. 
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PARKING DISTRICTS.  These areas are identified clearly on the Future Land Use Map for the 
Village.  The most prominent of which is located in an area where the former railroad corridor 
easement was much wider than in other areas.  It is hoped that a park and ride use will be 
developed that this location.  This space would cater to commuters, downtown business patrons, 
and trail users and may even include a farmers market.   
 
SPECIAL DEVELOPMENT AREA.  This area will develop as single-family residential if a bypass is 
developed around the Village.  Accordingly, additional commercial/industrial uses will locate 
near the by-pass.  If a by-pass is not developed, this area may accommodate industrial 
development consistent with the development along the Canadian National Railroad corridor east 
of this site. 
 
SOLID WASTE SPREADING AREAS.  These areas were delineated based on Town records of 
landowners who had been issued permits in the past for waste spreading. 
 
WOODLANDS/WETLANDS (ENVIRONMENTAL CORRIDORS).  These areas face environmental 
limitations that will limit their development potential.  Accordingly, development should be 
directed elsewhere in order to protect creeks, woodlands, wetlands, and wildlife habitat. 
 
Table 24 provides a detailed breakdown of projected future development, in five-year increments, 
in the Town and Village of Black Creek. 
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The Town and Village of Black Creek anticipate that their population and boundaries will grow 
over the next 20 years.  To ensure that this development will not destroy the character of the 
community, negatively impact the natural environment, or create undue congestion, the Town and 
Village of Black Creek, will pursue the goals and objectives and policies outlined in Chapter 12. 
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