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9.0        EXISTING LAND USE  
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To understand the character of the Town of Center one only needs to look at the landscape. From 
the scenic, open farmlands, quality housing development, and small hamlet areas, Center is a 
rural community, with a rich farming tradition and expanding development potential.  These 
attributes are echoed in the value statements presented in Chapter 1 and the strengths, 
weaknesses, opportunities and threats, listed in Chapter 2. 
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The Town of Center Existing Land Use Map was created from information provided by 
Outagamie County and the East Central Wisconsin Regional Planning Commission (ECWRPC).  
The Town Chairman and Clerk completed a detailed review of the map in 2002.  The Town of 
Center Planning Commission provided additional updates in 2003.  
 
Agricultural and natural areas dominate the landscape, but single-family residential development 
is a growing portion of the community.  Most commercial and industrial development is found 
along STH 47, CTH A, and Jeske Drive. What follows is a description of the land use categories 
illustrated on the Existing Land Use Map. 
 
SINGLE AND TWO FAMILY RESIDENTIAL  
Single and two-family (i.e. duplex) residential development is scattered throughout the town with 
the highest concentrations in the southern 1/3 of the town.  Information about the characteristics 
and quality of the town’s housing supply is available in Chapter 4. 
 
FARMSTEADS 
Farmsteads are defined as the residence, barn and other outbuildings associated with a farming 
operation.  Farmsteads do not include cropland areas.  For more information about the town’s 
farming operations, refer to Chapter 7. 
 
MOBILE HOME PARKS 
There is one mobile home development in the town located north of STH 47 off Twelve Corners 
Road.   
 
AGRICULTURAL LAND 
The vast majority of the town is classified as agricultural land.  Agricultural lands include family 
farms, rented cropland and dairy operations.  For additional information about the town’s 
agricultural land uses, refer to Chapter 7.
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WOODLANDS 
Forested areas in the town are scattered in small pockets illustrated in light green on the Existing 
Land Use Map.  For information about woodlands and other natural areas, refer to Chapter 7. 
 
PARKS AND RECREATION 
The Outagamie County Conservation Club (i.e. gun club) and the Town Hall Park are shown as 
park and recreation areas.  For detailed information about park and recreation facilities refer to 
Chapter 6. 
  
INDUSTRIAL  
Industrial land uses, as shown on the Existing Land Use Map, include all industrial activities.  
Industrial properties are currently concentrated along Jeske Drive.  To learn more about the 
town’s economic development opportunities, refer to Chapter 8. 
 
COMMERCIAL  
Commercial land uses are concentrated primarily in Mackville and Center Valley.  Commercial 
land uses include retail businesses, restaurants, gasoline stations and service businesses like 
travel agencies, realtors, and attorneys.  Chapter 8 profiles economic development opportunities. 
 
UTILITIES 
Electric substations and water towers are classified as utility sites. 
 
INSTITUTIONAL  
Cemeteries, the Town Hall, churches and schools are included in this category of land use.  A 
detailed profile of such uses serving the Town of Center is provided in Chapter 6. 
 
ROADWAYS AND RAILROAD 
All town, county, and state roadways are shown in gray on the Existing Land Use Map.  Railroad 
corridors are shown with a spiked line.  To learn more about transportation facilities, refer to 
Chapter 5. 
 
NON-METALLIC M INING/QUARRY SITES 
Several non-metallic mining sites are located in the Town of Center.  These areas are shown in 
dark brown.  To learn more about these non-metallic mining operations refer to the Agricultural 
Natural and Cultural Resources Element provided in Chapter 7. 
 
WATER FEATURES 
Water features include ponds, streams, creeks and drains.   
 
UNDEVELOPED AREAS/OPEN SPACES 
Areas classified here consist of residential subdivision lots that are not yet developed and areas 
that are not wooded, wetland or farmland.   
 
CITY OF APPLETON PROPERTY 
Appleton owns four parcels(i.e. city dump and property adjacent, northeast asphalt and water 
tower) in the Town of Center.  Some of these properties have been annexed. 
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The table below is a required numerical breakdown of the existing land uses in the town.  This 
table is required by 1999 WI Act 9, Wisconsin’s Smart Growth Law.  The net density (total 
number of dwelling units divided by all residential acres) in the Town of Center is .58 dwelling 
units/acre (1,105 housing units/1904.08 acres). 
 

 
TABLE 24 

2002 EXISTING LAND USE  
AMOUNT &  INTENSIY  

 
 

Land Use Type 
Amount 
(in acres) 

% of Planning 
Area 

Single Family Residential 1,885.54 7.73% 
Commercial 27.70 0.11% 
Industrial 79.08 0.32% 
Farmsteads 314.80 1.29% 
Quarries 390.13 1.60% 

Parks and Recreation 13.09 0.05% 
Institutional 17.33 0.07% 
Agricultural/Open Space 17,752.36 72.81% 
Woodlands 2,848.64 11.68% 
Roads 925.84 3.80% 
Mobile Homes & Parks 18.54 0.08% 
City of Appleton Property 73.00 0.29% 
Water Features 108.01 0.44% 

TOTALS 24,381 100% 
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The Town of Center  zoning requirements are established and enforced by Outagamie 
County.  Table 25 provides a summary of the Outagamie County Zoning Ordinance dimension 
requirements, by district, in the Town of Center.  Four (4) of the 
nine (9) established zoning districts are in effect in the town.  The 
Zoning Map illustrates the location of the different zones.    
 
AGD, GENERAL AGRICULTURAL DISTRICT 
The intent of this district is to maintain open lands, predominately 
devoted to farming and other agricultural uses.  Beyond farming 
operations, churches, schools, parks, golf courses, mobile homes 
and single-family dwellings unrelated to any farm operation are 
permissible. 
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TABLE 25 
OUTAGAMIE COUNTY ZONING DISTRICTS++++ 

DISTRICT MINIMUM 
AREA 

MINIMUM 
FRONTAGE 

FRONT 
SETBACK 

SIDE 
SETBACK 

REAR  
SETBACK 

BUILDING 
HEIGHT 

AGD 
General 

Agricultural 

Ag Uses: 
4 Acres 

 
S.F. Homes & 
Mobile Homes: 

24,000 sq ft 

 
200 Feet 

 
 

100 Feet 

 
25 Feet 

 
 

25 Feet 
 

 
None 

 
 

20 Feet 

 
None 

 
 

30 Feet 

 
None 

 
 

None 

RSF 
Single-
Family 

Residential 

With Public Sewer, 
not in Subdivision: 

9,000 sq ft 
 

In Subdivision 
w/Public Sewer: 

7,200 sq ft 
 

In Subdivision w/o 
Public Sewer: 
15,000 sq ft 

 
W/O Sewer and not 
in a Subdivision: 

18,000 sq ft 

 
75 Feet 

 
 
 

60 Feet 
 
 

90 Feet 
 
 
 

100 Feet 

 
25 Feet 

 
 
 

25 Feet 
 
 

25 Feet 
 
 
 

25 Feet 

 
7 Feet 

 
 
 

6 Feet 
 
 

8 Feet 
 
 
 

10 Feet 

 
25 Feet 

 
 
 

25 Feet 
 
 

35 Feet 
 
 
 

40 Feet 

 
35 Feet 

 
 
 

35 Feet 
 
 

35 Feet 
 
 
 

35 Feet 

CL 
Local 
Commercial 

 
10,000 sq ft 

Approx. ¼ Acre 

 
90 Feet 

 
35 Feet 

 
20 Feet 

 
50 Feet 

 
50 Feet 

 
IND 
Industrial 

 
12,000 sq ft 

 

 
100 Feet 

 
35 Feet 

 
20 Feet 

 

 
25 Feet 

 
None 

SOURCE:  Outagamie County Zoning Department, 2002 
 
RSF, RESIDENTIAL SINGLE FAMILY DISTRICT 
Single family detached residential development is permitted in areas zoned RSF.  The density of 
the housing permitted is based on availability of public sewer.  A one acre minimum is enforced 
in the Town of Center. 
 
CL, LOCAL COMMERCIAL DISTRICT 
This district accommodates localized commercial markets throughout Outagamie County.  The 
development in this area would be on a much smaller scale than regional commercial operations 
(i.e. malls).  It is the intent of this zoning district to encouraging the grouping of commercial 
establishments.   
 
IND, INDUSTRIAL DISTRICT 
Manufacturing and closely related uses such as wholesaling, warehousing, and distribution are 
permitted in this district.  The Town of Center Industrial Park has this zoning designation. 

                                                           
+ Subject to Change.  Consult Outagamie County Zoning Ordinance for Current Requirements. 
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The City of Appleton has extra-territorial plat review in effect for an area 3 miles around its 
boundaries. This includes a significant amount of land area in the Town of Center, extending to 
Rock Road. This extra-territorial plat review power gives the city the right to make 
recommendations for or against development proposals within the extra-territorial limits.  At this 
time Appleton does not have an extra-territorial zoning ordinance.  To develop an extra-
territorial zoning ordinance with jurisdiction in the Town of Center, a Joint Extra-Territorial 
Zoning Committee would be established to develop zoning for the area.  This committee would 
include 3 members from Center and 3 members from Appleton.   
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The Outagamie County Subdivision Ordinance outlines procedures for land division, 
technical requirements, design standards for plats and certified survey maps, and outlines 
required improvements (i.e. stormwater detention, public and private sewage, land dedication).  
The county ordinance also includes provisions for cluster developments (i.e. conservation-
subdivisions), but provides little guidance for such development design and objectives.  To 
obtain a copy of the county ordinance, contact the Outagamie County Zoning Department. 
 
The Town of Center  does not have its own subdivision ordinance.  As a township with 
“village powers,”  the town has the authority to establish its own subdivision ordinance.  Such an 
ordinance could only be enforced if it were more restrictive than existing Outagamie County 
Subdivision Ordinance.  The purpose of a town subdivision ordinance would be to further 
regulate and control the division of land to: 
 

·  Support the development pattern presented on the Future Land Use Maps; 
·  Prevent the overcrowding of land;  
·  Lesson the congestion on streets and highways. 
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RESIDENTIAL DEVELOPMENT 
 
During the Kick-Off Meeting residents indicated that they value their open spaces and large 
lots.  Throughout the planning program, residents spoke in favor of continued residential 
development in the town, particularly low-density development to provide landowners with 
privacy and “elbow room.”    
 
Most homes in the town are on larger parcels with individual sewer systems and private wells.  
Many of these residences have been built along roadsides as farmers and other landowners have 
sold lots for revenue.  The result is a string of homes along county and town roads.  This pattern 
is evident on the Existing Land Use Map and is typically classified as “sprawl”  (see box). Sprawl 
is of concern because overtime the rural character of the area (i.e. farm fields, barns, silos, open 
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views, wildlife, etc.) will be replaced by housing 
development.  Moreover, sprawl requires additional access 
to groundwater supplies because development patterns are 
not compact enough to support shared or municipal wells.  
Conflicts with remaining farmers (i.e. odor, dust, noise) are 
more likely to occur as residential development is allowed 
to spread into and adjacent to farming areas.  Sprawl is 
perpetuated by large lot zoning requirements, affordable 
land, highway access, affordable tax rates, and lifestyle 
choices-- people want to get away from “big city”  for 
country living.  During the planning process residents 
indicated that it is becoming difficult to look in any 
direction without seeing homes on the landscape.  
 
The Future Land Use Chapter  provides information to 
address sprawl by: 

�  Protecting rural character ; 
�  Providing a sense of place; and  
�  Preserving farmland. 

 
In the last decade, subdivision development has also 
grown at a rapid rate.  This is particularly true in the 
southern 1/3 of the town.  A great deal of land is available for subdivision development, 
particularly as farmers seek to retire and sell their land holdings to finance their retirement.  Land 
in the Town of Center is less expensive, per acre, when compared to land in the Town of Grand 
Chute and Appleton, where municipal services are available.  This helps to support local demand 
for subdivision lots.  However, land purchased in the Town of Center requires the installation of 
a well and private septic system that will increase development costs.   
 
Given that the town’s population is projected to increase over the planning period, new housing 
development is eminent.  Likewise, demand for development in the town will continue to be 
strong.  Despite recent decreases in the manufacturing sector, the Fox Cities are a thriving area in 
Wisconsin.  Moreover, low interest mortgage rates and an abundance of local skilled builders 
makes housing construction attractive to many. 
 
Of concern with respect to new housing development is the groundwater  quality.  As is 
discussed in the Agricultural, Natural and Cultural Resources as well as the Utilities and 
Community Facilities Elements, arsenic is present in the groundwater.  This naturally occurring 
arsenic exposure increases as additional wells are drilled.  Over time, this may result in the need 
to establish a municipal water system to provide safe drinking water to residents.  Unfortunately, 
the Town of Center cannot afford the cost of such a system, particularly, to accommodate lower 
density development areas (2 or more acres per lot).  As a result, landowners may seek 
annexation to the City of Appleton in order to receive municipal water service, or perhaps a 
boundary agreement can be reached with Appleton to provide water service without annexation 
in certain areas. 
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FARMING 
 
In the community survey and at the public meetings, residents expressed a strong desire to 
retain farmland, especially family farms.  Simultaneously, the local farming economy has 
continued to see the number of area farms decrease.  This can be attributed to diminished farm 
product returns, aging farmers seeking retirement through land sales, and demand for rural 
housing.  Simple economics also plays a key role in the loss of farmland.  Farmers have the 
choice to either rent their farmland or sell their land for several thousand dollars an acre.  Today, 
there are very few farms remaining in the town that haven’ t sold frontage for housing 
development.  Long-term agricultural uses are most likely to continue in the northernmost 
reaches of the township, where development pressures have not been as substantial. 
 
As farmers age, the supply of farmers willing and able to purchase land for farming is 
diminishing.  Unlike the past, when children of a farmer would takeover the land, children of 
today’s farmers are seeking jobs with benefits the farm cannot provide.  Nevertheless, retiring 
farmers need to find ways to raise the money needed to sustain their lifestyle in retirement.  This 
leads to pressure to sell and convert farmland to other more profitable uses for better sale prices. 
 
Preservation of rural character  is contingent upon successful effor ts to retain farmland.  
The Implementation and Agricultural, Natural and Cultural Resources Elements provide 
additional detail about strategies to be considered, including: 
 

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

·  Encouraging landowners to consider cluster and conservation-based development options 
to preserve farmland. 

·  Establishing an Agriculture Committee to minimize farmland conflicts through 
negotiation and open communication; 

·  Establishing networks, through the Agriculture Committee to connecting farmers who are 
considering selling their land property with other farmers who would like to acquire 
additional property; and 

·  Considering transfer and purchase of development rights program opportunities. 
 
COMMERCIAL AND INDUSTRIAL DEVELOPMENT 
 
Unlike farmland, the town’s commercial and industrial development sectors are growing.  
Though still only a small fraction of land in the town, commercial and industrial activities are 
becoming more common, especially along STH 47 and CTH A.  New development is also 
locating along Jeske Drive.  Land affordability, when compared to prices per acre in Appleton, as 
well as easy access to highways make development in the town attractive to many entrepreneurs.  
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Given the rural nature of the town, opportunities for redevelopment are limited.  Most areas are 
classified as undeveloped or farmland.  The opportunities for redevelopment that do exist are 
found in the hamlet areas of Center Valley and Mackville.  For example, if existing commercial 
and industrial establishments are purchased by others, redevelopment of particular buildings may 
occur.  Moreover, infill opportunities exist in these hamlet areas as well. 
 
Probably the greatest potential for redevelopment is associated with the local quarry operations.  
As quarry sites are reclaimed, they will be redeveloped.  Additional information about quarries is 
provided in the next chapter.   
 
When redevelopment opportunities arise, the Town of Center will rely on zoning requirements, 
site plan review, and other tools to oversee such events. 


