8.0 EcoNoMIC DEVELOPMENT

According to the Smart Growth Law, the purpose of the
Economic Development Element is to promote the stabilization, retention and expansion
of the economic base, and quality employment opportunities. To address this
requirement, this chapter includes:

Highlights of the labor force information from Chapter 3;

An assessment of strengths and weaknesses with respect to attracting and
retaining business and industry;

An overview of environmentally contaminated sites; and

A list of organizations (and contact information) providing economic
development programs at the county, regional, state and federal levels.

Like most Wisconsin towns, the Town of Center does not have an economic activity
center or “village” areawhich has wastewater treatment service. Thisisnot to say
residents are without choices for jobs and shopping. Given its close proximity to
Appleton and the Fox Cities, residents choose to travel elsewhere to obtain goods and
services. Farming is also important to the local economy.

Through 2025, economic activity has been concentrated primarily around Mackville and
Center Valley. Quarry operations are thriving and are considered an important part of
the local economy.

Most of the Town’s non-residential development has been along the STH 47 corridor in
and to the south of Mackville. Activities in this area include: service businesses, shops,
and light industrial development. Some of this area has been annexed to the City of
Appleton, prior to development, to accommodate business needs for city services (i.e.
water and sewer). The area around STH 47/CTH A extending toward Center Valley has
grown modestly with a few businesses. Employment opportunities for residents can
easily be found within 15 miles of their homes.
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The Community Profile Chapter provided a detailed analysis of
the local and county economy as well as the |abor force.
Highlights from that chapter include:

Outagamie County has a somewhat higher participation
rate than the State of Wisconsin and the United States.
Outagamie County’ s labor force participation rate is over
80 percent. The United States' participation rate is only
around 70 percent, while the overall State of Wisconsin

participation rate is approximately 75 percent. The 2000 participation ratein
the Town of Center was 74.1 per cent.

Outagamie County wor kers are very mobile. Almost 45 percent of all employed
county residents work outside of the county. Likewise, most town residents who
work travel beyond the town limits for jobsin Appleton and other nearby
communities.

According to the 2000 U.S. Census, town residents were almost evenly divided
into management and professional (25.4%), sales and office (25.7%) and
production, transportation and materials moving occupations (22.2%). Also of
significance is the 16.7% of residents employed in construction, extraction, and
mai ntenance occupations.

Average annual wages paid in Outagamie County wer e 98.8 percent of the
aver age State wagesin 1999.

Between 1990 and 2000, the Town’s median household income increased from
$39,650 to $58,092. However, other towns in the county saw even more dramatic
gains. As aresult, the Town of Center’s rank among other towns in the county fell
from 5™ in 1990 to 9" in 2000.

These facts and statistics are indicative of the fact that the town has alimited
economic base with most residents finding employment opportunities beyond the
town limits. Given its proximity to the City of Appleton and other Fox Cities, the
Town of Center isnot aregional hub for economic development. Major employersin
the arealocate in nearby municipalities with available infrastructure to suit their
needs (i.e. water and sewer). The town will continue to support alimited number of
small businesses as described in the Current Business Inventory section of this
chapter.
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Commercia development in the Town of Center is
scattered throughout the town. There are afew
pockets in the town where business development is
concentrated together. There are essentialy five
business environmentsin the Town of Center:
STH 47, CTH A, Center Valley, Mackville
(including Jeske Drive) and rural areas of the town.
What follows is a profile of these business
environments.

STH 47 and CTH A. These two north-south
corridors are very important transportation routes
in thetown. A limited amount of commercial
development has occurred along each corridor.
Additional development is expected in the future,
particularly near the STH 47 and CTH A
interchange.

Center Valley and Mackville. Thesetwo areas
are not cities or villages, nor are they sanitary

districts. Center Valley and Mackville are simply

unincorporated areas within the Town of Center.
Development in these two unincorporated areas is
denser than is found in other areas of the town and
includes amix of taverns, a credit union,
entertainment-based businesses, churches,
convenience stores and a co-op. Residential
development is also important in both Mackville
and Center Valley. Asaresult, future commercial
devel opment must not create a nuisance for
adjacent residential areas.

Rural Areas. The remaining areas of the town, . .

. Existing Development on Jeske Drive
away from the state and county highways are West of Mackville off CTH O
considered rural. Rural areas also support a
myriad of economic activitiesincluding afew scattered commer cial properties (i.e.
landscapers, bow hunter shop, printer, auto shops, trucking/excavating, etc.), home
occupations, and most importantly, farms.

The town would like to concentrate business uses in Mackville, Center Valley, and along
STH 47 and CTH A. This strategy will direct business development to the most visible
areas of the community. It will also help to preserve farming operations el sewhere and
minimize potentia conflicts with residential development. The town aso supports the
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continued long-term future of farming in the Town of Center. Likewise, the town
supports the establishment of agri-businesses to support the local farming economy.

In addition to the aforementioned business
development areas, the town isalso hometo a
substantial volume of aggregate material which
Is used in construction activities throughout the
county and region. Non-metallic mining
resour ces are particularly rich in Sections 17,
20, 28, and 33. Several quarry operations are
working in these areas of the town. Given the

town’srich and
accessible supply of non-metallic mining resources, the
Town of Center supportsitslocal quarry operations. The
town will continue to communicate with the quarry
operators as they develop reclamation plansin accordance |
with NR 135. Likewise, the town will seek to establish '
agreements with local quarry operators to better regul ate the
extent of blasting and other nuisances typically associated
with quarry operations. Furthermore, the town will seek to "H
direct residential development to areas of the town away
from these operations. The town will achieve this by $
showing anon-residential development buffer around the
quarries on the Future Land Use Maps.

It is aso believed that some home occupations (i.e. child
care, hair stylist, taxidermy, heating and cooling contractors, |
cabinetry shops, etc.) also exist in the town without any
specia permits or other zoning approvals. The nature of 0
these businesses presents no noticeable impact or nuisance
to adjacent properties, so their location is difficult to detect. 1
Moreover, some residents may work at home utilizing the /
internet and other technologies. The town supports a
resident’ s right to have a small business operation on his/her
property or work at home, provided that the business
activity or establishment does not create a nuisance for
neighboring property owners by generating excessive
traffic, noise, lighting, visual structural obstructions, etc.
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The Town of Center has several positive attributes to offer
potential businesses. Specifically, the town has:

A relatively low tax rate;

A great location north of Appleton and Grand
Chute;

Propertieswith STH 47 and CTH A frontage;
Land available for development;

While the town certainly enjoys its share of advantages,
there are several weaknesses that the town must contend
with when seeking to attract new businesses and industry.
In particular:

The Town of Center has limited servicesto offer
potential businesses (i.e., N0 municipa water or
sewer service).

The population in the town is not large enough to
provide the customer base necessary to support a
large commercial endeavor.

Residents of the Town of Center arevery
mobile and can easily drive to nearby communities
to purchase services and products.

Not enough traffic aong roadways to sustain
major devel opment dependent on high traffic
volumes.

Future commercia and industrial development in the
Town of Center ismost likely to occur aong the highway
corridors, particularly north of the City of Appleton and at
the future CTH A and STH 47 interchange. Secondary
development islikely in Center Valley. As has already
been mentioned in this chapter, development is desired in
these locations to provide a separation to buffer
commercial/industrial development from farmland,
natural, and residential areas. However, it should be
understood that the town does not envision these corridors
infilling completely with commercial and industrial
development over the next 20 years. Preferably,
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development along these corridors would expand from the
existing developed areas.

While the town would like to welcome additional commercial,
office and light industrial development to support the local tax
base, it isimportant that any new development exist in harmony
with thelocal environment. Therefore, new development
should not produce a significant amount of waste, which could
pose a hazard to the creeks, groundwater, and wetlands of the
Town of Center. Likewise, new development should blend into
the rural landscape and not represent a nuisance to residents.
Therefore, new developments must include natural landscaping
and attractive signage.

New development must not interfere with the traffic flow along
highways. Therefore, the use of common entrances and planned
site development (i.e., Jeske Drive Development) should be
encouraged. Otherwise, it is possible that traffic lights, lane
expansions and other traffic improvements will be required.

The town wants to be sure that new development does not
jeopardize the quality of life. Therefore, businesses and industries
that locate in the town should:
- Beenvironmentaly friendly
Have limited outdoor storage (if any) to control
unsightliness
Generate minimal noise and traffic that can be easily
accommodated by the existing transportation network
Require only minimal lighting (on-site lighting only, no
beams, or other protruding light sources)
Require only on-site signage (no billboards)
Have generous landscaping to improve the fagade from
the roadway and buffer the development from adjacent
land uses.

Given these constraints, the town would like to target the
following types of devel opment:

Commercial, light industrial and office establishments
along STH 47 and CTH A.

Expanded industrial development in the businesses
park-like area along Jeske Road.

Town of Center Comprehensive Plan - Economic Development Element

$
&)
D-)
E
&> *
F
&-) *
< 5
&)
4)
&
<
6




Service businesses (i.e. restaurant, coffee shop, grocery, and real estate office
development) in Mackville and Center Valley with accessto STH 47 and CTH A.

Home occupations of a professional nature to take advantage of the Internet and
other technologies that permit people to work from the privacy of their homes.
Home occupations are particularly attractive to the town given the town’s low
density of development that limits the likelihood that a home occupation will
become a nuisance to neighboring property owners.

The community survey results reveal that residents
would like to see far ming oper ations continue in the oo

future. Thelong-term success of farming in the Town "# I #"
of Center will depend on many factors. It may be that H
programs like Purchase of Development Rights (PDR), | +

activities of Land Trusts, and aternative devel opment 7

patterns like Conservation Subdivisions will need to be

considered to provide options to farmers who need to
recoup a profit from their land without sacrificing the farmland areas.

Residentia development is growing in the Town of Center. Assuch, it continues to
provide an increasing share of the area’ stax base. Therefore, residential development
does provide some economic development gains for the town.

However, to amuch greater degree than commercia and agricultural development,
housing requires extensive services to accommodate resident needs. These services
include: schools, parks, sanitary sewer, public safety, roads and associated maintenance
(including snowplowing), and other amenities. Asan example, in 1994, the Town of
Dunn' in Dane County, WI conducted a study to understand the tax implications of
development. The study showed for every dollar of tax revenue collected from
residential development, $1.06 was required in services for residential users. (Any
service costs greater than $1.00 result in anet loss for thetown.) Conversely, for every
dollar collected from acommercia development, $0.29 was required for services.
Therefore, commercia uses bring additional tax dollars into the community. For every
dollar collected from farmers, as little as $0.18 was required in services.

It isimportant to ensure that local residential tax dollars cover the costs to provide needed
services. While the Town of Center supports additional residential development
opportunities, the town does not want to see poorly planed new residential devel opment
significantly increase town operating and service costs for all existing homeowners and
taxpayers. Therefore, the town supports new residential development paying afair and
proportionate share of service costs.

! Additional Information about the Town of Dunn Community Services Study is available on-line at
www.town.dunn.wi.us.
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I NDUSTRIAL REVENUE BOND

The Department of Commerce® Industrial Revenue Bond (IRB)

Program allows all Wisconsin cities, villages and towns to support

industrial development through the sale of tax-exempt bonds. The L o # &
proceeds from the bond sale are |oaned to businesses to finance -

capital investment projects at, primarily, manufacturing facilities. 6 A

Even though IRBs are municipal bonds, they are not general &>* (5( ,

obligations of the municipality. The company or business that will
use the facilities provides the interest and principal payments on the

loan. The local government isin partnership with the business,

lending its name, but not its credit, to the bond issue.
INDUSTRIAL PARK

In business, location is avery important factor for success. While the Town of Center
does not have aformally established industrial park, there are nine (9) businesses
developed along Jeske Drive off CTH O, west of Mackville. The businesses along Jeske
Driveinclude: construction supply companies, a manufacturer, a storage rental business,
atrailer sales business, and a auto body shop. Jeske Driveis centrally located in the Fox
Valley with easy accessto STH 47 and USH 41. Given the concentration of businesses
at thislocation, the town may want to formally establishing an industrial park at this
location in the future. Forming an industrial park would help the town and county to
provide additional amenitiesto the area (i.e. signage, lighting, etc.) and would help to
organize expansion of the area.

INTERNET MARKETING

Many townsin Wisconsin are creating Internet Web Pages. The
Town of Center does not currently have aweb page. The town may
want to consider developing aweb page in the future to keep
residents informed of official town business. Such asite could aso
be used as an economic development tool to market the town by

providing up-to-date and detailed information about community
services, programs, organizations and businesses. Demographic, economic and housing
statistics should also be provided on the Web Site. Much of thisinformation could be
taken from this plan or provided as alink to the Outagamie County Internet Web Site.
The town should aso include information on the availability of industrial/commercia
lots, services provided, and cost. This type of information is a valuable resource to
marketing professional s seeking devel opment locations.
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CAPITAL IMPROVEMENTS PROGRAM AND BUDGET(CIP/B)
Through a CIP/B, the Town of Center would be ableto &
responsibly plan for future improvements that may generate
additional development in Center.

MILK VOLUME PRODUCTION PROGRAM (MVP)

The MVP program is designed to assist dairy producers that are seeking to acquire
additional cows. The program is managed by the Wisconsin Department of Commerce.
The goal of the MV P program is to provide qualifying dairy producers with needed
financing and to partner with local communities to increase dairy production in
Wisconsin. Assistanceis limited to no more than $500 per cow added to a operation or a
maximum award of $1 million. Additional information about this program, including
application requirements, is available at www.commer ce.state.wi.us.

OUTAGAMIE COUNTY REVOLVING LOAN FUND

Outagamie County is currently working with the Wisconsin Department of Commerce to
establish arevolving loan fund. The fund, once established, would be administered by
the Fox Cities Chamber of Commerce. The fund will be available for low interest
business |oans.

Outagamie County has several programs and organizations to encourage economic
development opportunities within the county. Moreover, many communities within the
county (i.e. the Fox Cities and Heart-of-the-Valley) have their own Chambers of
Commerce to promote economic devel opment within their boundaries. What followsisa
description of the programs and organi zations available to support economic
development opportunities in the Town of Center.

OUTAGAMIE COUNTY PLANNING DEPARTMENT

The Outagamie County Planning Department has the
responsibility of coordinating the economic devel opment 3

activitiesin the county. The county is participating with three A $&B >

organizations that have been formed to promote the economic o4
opportunitiesin this area: the Greater Outagamie County 3 $

Economic Development Corporation, the Fox Cities Economic

Development Partnership (includes the cities of Appleton and

Kaukauna and the villages of Kimberly, Combined Locks, and Little Chute) and the
Northeast Wisconsin Regional Economic Partnership (see Attracting Business and
Industry Subsection for more information).  The county aso maintains an extensive web
page, including detailed demographic information.
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UW-EXTENSION

Through the Outagamie County office of the University of Wisconsin-Extension, the
Outagamie County Resource Development Agent offers:

Small business management assistance workshops or one-on-one counseling
Information on county revolving loan funds and other sources of financing
Research into available government loans

Local demographic information

In addition to these county organizations and programs, there are many federal, state, and
regiona organizations that can help the Town of Center to support economic
devel opment opportunities and initiatives in the town.

GREATER OUTAGAMIE COUNTY ECONOMIC DEVELOPMENT CORPORATION

The Greater Outagamie County Economic Development :
Corporation (GOCEDC) was formed in May 1997 by ;3 7A

communities and organizations interested in the economic 3
devel opment of the smaller communities that lie outside the A $&B>*-', 5,44
urbanized Fox Citiesregion. Participantsin this organization $

pool their resources and talents in an effort to market the

economic opportunities in these smaller communities.
GOCEDC membersinclude:

City of New London - Village of Nichols

City of Seymour - Village of Shiocton

Town of Black Creek - Oneida Nation

Town of Dale - Seymour Economic
Town of Freedom Development Corporation
Town of Liberty - WE Energies

Town of Vandenbroek - University of Wisconsin-
Village of Bear Creek Extension

Village of Black Creek
Village of Hortonville

The Town of Center isnot currently a member of thisorganization. Membership may
prove beneficia as economic development opportunities are desired.

REGIONAL AGENCY

East Central Wisconsin Regional Planning Commission —www.eastcentralrpc.org:
maintains an Economic Development Program that provides communities with
information for economic development, reviews of program changes and initiatives, and
review assistance for local economic development proposals and plans. ECWRPC also
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reviews regiona economic development program recommendations for more effective
application at the local level.

A significant portion of the Economic Development Program is updating the
Comprehensive Economic Development Strategy (CEDS), an annual report that includes
areview of the previous year®accomplishments, current demographic and economic
statistics and any significant changes in the local economy. As part of the process, the
Commission’s Economic Devel opment Committee helps to identify economic problems,
opportunities, and economic development projects to address their needs.

ECWRPC a so collects and distributes socio-economic data about the region that is useful
for market analysis by prospective developers. Furthermore, ECWRPC maintains an
inventory of industria sites and buildings within the region.

STATE AGENCIES/PROGRAMS

Wisconsin Department of Commerce — www.commer ce.state.wi.us: This
department is the state’ s primary agency for delivery of integrated services to
businesses.

Wisconsin Department of Transportation —www.dot.state.wi.us: The Office of
Disadvantaged Business Enterprise Programs encourages firms owned by
disadvantaged individuals to participate in al federa and state transportation
facility contracts.

Forward Wisconsin — www.forwar dwi.com: Forward Wisconsin markets outside
Wisconsin to attract new businesses, jobs, and increase state economic activity.
Department of Workforce Devel opment — www.dwd.state.wi.us: This department
builds and strengthens Wisconsin's workforce by providing job services, training
and employment assistance, and hel ping employers find necessary workers.
Wisconsin Small Business Devel opment Centers — www.uwex.edu/sbdc: These
centers help ensure the state’ s economic health and stability. They offer
formative business education, counseling, and technology training. The nearest
Small Business Development Center to the Town of Center islocated at UW-
Oshkosh.

FEDERAL AGENCIES/PROGRAMS

Department of Agriculture Rural Development Administration —
WWW.rurdev.usda.qgov

US Small Business Administration —www.sba.qov: provides financial, technical
and management assi stance to help Americans start, run and grow their
businesses.

US Department of Commerce — www.doc.qov

US Department of Transportation — www.dot.gov
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For acomplete history and up-to-datelist of brownfield sites
in the Town of Center, including spill locations and mitigation
actions taken, check the WDNR Bureau for Remediation and
Redevelopment Internet web site tracking list available at:

www.dnr .state.wi.us/org/aw/rr/brrts/index.htm. According to available information
most sites have been addressed to WDNR specifications.

The town can pursue organizational and financial assistance from Outagamie County, the
Wisconsin Department of Natural Resources and the U.S. Environmental Protection
Agency. There are many grant programs available through these agenciesto help
communities address Brownfield (currently vacant commercial and industrial facilities),
leaking underground storage tank, and other environmental concerns should they arisein
the future. To prevent an environmental situation, the town will encourage only
environmentally friendly business development that is properly permitted and regul ated
to protect the town’s natural environment.

# # $

Economic development in the Town of Center directly affects the other elements of this
comprehensive plan. Specifically, the Economic Development Element impacts the Land
Use, Transportation, Housing and Intergovernmental Cooperation Elements. Therefore, it
isimportant that the elements are consistent and support one another.

LAND USE ELEMENT

New commercia and industrial development must be located in areas that the market will
support (typically along mgor roadways). Furthermore, new commercial and industrial
development should not create a nuisance for neighboring properties. As such, new
development should have a minimal environmental impact and be located in areas that
have access to needed infrastructure. These concerns were carefully considered during
the development of the Future Land Use Maps.

TRANSPORTATION ELEMENT

Additional economic development may result in increased truck traffic for deliveries and
more local traffic from customers frequenting businesses. This situation, if not carefully
planned for, may create congestion. Likewise, local farming operations will continue to
demand access to roadways. Farm traffic (i.e. large tractors) creates congestion from
timeto time. The town must work with the county to monitor traffic flows to ensure that
new development is appropriately planned and sited to minimize impact on adjacent
roadways. Likewise, access for farm equipment must continue to be a priority when
maintaining and upgrading roads. This effort must include providing adequate road
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shoulder areas. Pedestrian access must also be considered, particularly in the sanitary
district, in terms of access to business destinations.

HOUSING ELEMENT

New economic development may generate more jobs and create a need for more housing
in the town. However, given limited size of development areas and desired scale of
development, it is not anticipated that local economic development will create an
unreasonable demand on the local housing market.

INTERGOVERNMENTAL COOPERATION

Successful economic development endeavors require cooperation with neighboring units
of government to market the overall economy of county and, in turn, promote economic
development within the town. Currently, the town coordinates with the county and
neighboring municipalities. These relationships must continue. Furthermore, the town
may want to become a partner in the Greater Outagamie County Economic Devel opment
Corporation to better market itself for economic development. Many neighboring towns
are already members of this organization.

% &

In 20 years, the Town of Center expectsto remain arural residential community. The
local business community will have grown to accommodate new development along STH
47, CTH A, in Mackvilleand in Center Valley. The businesses provide services for
residents of the town and beyond. The goals and objectives needed to reach the desired

future economic base are provided below. The location for new business development is
illustrated on the Future Land Use Maps.

EcoNnomMICc DEVELOPMENT GOALS

1. Expand commercia and light industrial development opportunitiesalong CTH A,
STH 47 and in Mackville and Center Valley.

2. Support the continued existence of local quarry operations.

3. Support local farm operations.

EcoNnomMIc DEVELOPMENT OBJECTIVES

1. Through appropriate zoning and communication with local realtors, seek to
concentrate new commercia and industrial development around existing devel opment
in areas identified on the Future Land Use Maps.
a. Makeacopy of this plan available to local realtors and entrepreneurs seeking to

develop in the town.
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b. Work with county officials and the UW-Extension to ensure that the county

zoning code adequately permits commercia and light industrial uses with
appropriate signage, lighting, and landscaping.

2. Coordinate county and regional organizations to market the Town of Center for
economic growth opportunities.

a

Develop an Internet Web Page to provide demographic, market, site location,
cost, and other information about the community for prospective
entrepreneurs.

Maintain the list of current businesses on the Town of Center Web Page.
Consider participating in the Greater Outagamie County Economic
Development Corporation.

Market local businesses to town residents by profiling at least one businessin
each town newsletter distributed to residents.

3. Encourage local businesses to establish a business organization to support one
another.

a

b.

Dedicate an article to this topic in atown newsl etter.

Coordinate with the UW-Extension to host a special meeting for local business
owners to learn more about the potential for establishing a business
organization.

Support the efforts of the local business organization by providing meeting
space at the Town Hall.

4. Address the establishment of home occupations, provided such uses do not constitute
a nuisance to neighboring properties (i.e. excessive noise, traffic, odors, vibration,
etc.) or deter from the rural character of the area (i.e. signage, lighting, etc.).

a

Adopt apolicy for providing recommendations to Outagamie County about
proposed special use permits to allow for home occupations in the Town of
Center.

Develop aguide for local property owners who wish to establish a home
occupation. Include criteriafor site development and zoning approvals.

5. Monitor local property tax revenue to ensure that revenues are adequate to provide
needed services.

a

b.

Develop a Capital Improvement Program to anticipate future budget expenses.
Coordinate improvements with state, county and other agencies as needed to
minimize duplication of services and increase efficiencies in services provided.
Consider conducting a cost of services study, similar to the study completed by
the Town of Dunn, to better understand the sources and allocations of tax dollars.
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