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10.0        FUTURE LAND USE  
 

� � � � � � � � � 	� �  
This chapter provides the 10-year and 20-year Town of Center Future Land Use Maps.  
These maps illustrate the goals, objectives, visions and policies expressed throughout this 
plan.   
 


 � � � �
 � � �� 	� 	� � �
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By 2025, much of the Town of Center has been developed into rural residential 
neighborhoods and large rural residential lots to accommodate the growing Fox 
Valley population.  The Town has become a popular suburban area for people 
seeking larger lots that are accessible to the economic activities in the Fox Cities. 
Portions of the Town have been annexed by neighboring communities, resulting 
in water and sewer service for these areas. Limited areas of commercial and light 
industrial development exist near Mackville (along STH 47) and in Center Valley. 
 
� � � � � � � � � � �
 
To develop the Future Land Use Maps a great deal of time and effort was required over 
the course of a 24-month planning program.  The planning process was initiated with an 
extensive vision development effort and review of population characteristics.  This 
information is described in Chapters 2 and 3.  From there, the Planning Commission 
studied current conditions and future needs related to housing (Chapter 4), transportation 
(Chapter 5), utilities and community facilities (Chapter 6), and economic development 
(Chapter 8).  The Plan Commission also examined the environment and agricultural 
considerations in Chapter 7.  Finally, existing land use patterns and regulations were 
considered in the previous chapter. 
 
� � � 	� � � �� � � � �� � � � � � �
 
COMMUNITY VALUES 
 
To understand development and preservation desires, the planning process began with an 
assessment of community strengths, weaknesses, opportunities and threats (see Chapter 
2).  Immediately thereafter, residents were asked to consider community values.  By 
answering the question, “What makes the Town of Center special?”  it was easy to identify 
local priorities.  A complete list of values is provided at the end of Chapter  1. 
 
COMMUNITY SURVEY RESULTS 
 
Throughout this plan results from the Community Survey are highlighted.  This 
information has served as a barometer for understanding resident concerns and 
expectations.  For example, in the Housing Element Chapter, survey information related 
to residential development is provided.  Likewise, in the Agricultural, Natural and 
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Cultural Resources chapter information from the survey related to farmland preservation 
and protection of natural resources is highlighted.  Similarly, information about business 
development desires is included in the Economic Development Element. 
 
As part of the Community Survey, residents were asked to indicate if the following items 
were of concern (percentage is for number of respondents answering in the affirmative). 
 
94%  - Rural/Country Atmosphere 
79%  - Future Tax Rates 
78%  - Well Water  Quality 
59%  - Growth Too Fast 
53% - New Housing  

36%  - Roads and Highways 
2%  - Growth Too Slow 
29%  - Housing Too Dense 
27%  - Town Services

 
COGNITIVE MAPPING 
 
Another tool used to determine desired future development was cognitive mapping.  
Cognitive mapping is a process whereby individuals have the opportunity to develop their 
own, personal attitude and land use map of the Town.  This activity was included as part 
of the Mid-Course Planning Meeting.  More than 50 residents participated. 
 
On the first map residents were asked to illustrate attractive areas, unattractive areas and 
important travel routes.  This information provides a picture of what is important and 
valued in the town and what areas are desired for change.  After collecting the individual 
maps, OMNNI Associates, the Town’s Planning Consultant, developed a Collective 
Attitude Map to illustrate common ideas from the individual maps.  A copy of this map is 
provided on the next page. 
 
On the second map residents were able to create their own Future Land Use Map, based 
on their ideas, perceptions, experiences and beliefs.  A Majority Opinion Map was 
developed by OMNNI Associates to represent the desires and expectations of residents.  
A copy of this map is also provided in this chapter. 
 
Generally, these maps indicate a desire to concentrate non-residential development 
in Center  Valley and Mackville.  Residential development is acceptable vir tually 
anywhere, provided it does not inter fere with natural features.   
 
� � � � 	� ��� � � � 	� � � � � 	� � �   
 
PRIVATE WELL SETBACK AREAS 
 
Landfills are intensive land uses that may create disturbances to neighboring properties 
including groundwater issues.  The WDNR requires a 1,200 foot setback around landfills 
for private wells.  To develop within this area, property owners are required to obtain a 
variance from the WDNR to drill a residential well (irrigation wells are not subject to this 
requirement).  This process is intended to protect residents from potential environmental 
hazards, including groundwater issues.   



Town of Center Comprehensive Plan  144 

 



Town of Center Comprehensive Plan  145 



Town of Center Comprehensive Plan  146 

 
QUARRY OPERATIONS 
 
As mentioned in Chapter 7, The Town of Center has a rich and accessible supply of non-
metallic mining resources.   The town supports its local quarry operations and 
understands their need to expand in the future.  However, at the same time, the town is 
concerned about residential development adjacent to quarries and the potential adverse 
impacts residents in these areas may experience (i.e. traffic, noise, vibration, water 
quality, etc.).   
 
In areas adjacent to existing and potential future quarry sites, farming and some 
industr ial development is encouraged.  Residential development is discouraged, but 
not prohibited, in these areas to prevent conflicts associated with blasting, truck 
traffic and other  potential nuisances.   
 
During the planning process, a great deal of concern was 
expressed related to quarry operations and surrounding 
development patterns.  While the town does not want to 
infringe on individual property rights, the town does not want 
to see a great deal of nuisance complaints arise from residents 
who develop homes adjacent to existing and new quarry sites.  
To address this issue, an objective has been added to this 
section for the Town of Center to coordinate with Outagamie 
County to establish an overlay zone adjacent to existing 
quarries and possibly including the primary and secondary 
areas identified for future quarry development.  In this overlay, 
residential development would require a conditional use 
permit.  This would educate landowners about the existence 
and potential lifestyle impacts of living next to a quarry. 
 
Moreover, as is discussed in the Agricultural, Natural and 
Cultural Resources Chapter, the Town will continue to pursue operation agreements with 
quarry operators to ensure that these operation do not infringe on public health, safety, 
and welfare. 
 
 
ENVIRONMENTAL CORRIDORS 
 
The Community Survey results clearly indicate residents consider natural features and the 
rural atmosphere very important.  Likewise, resident support for protecting natural areas, 
including woodlands, wetlands and creeks is very strong.  To that end, the Future Land 
Use Maps delineate an environmental corridor area adjacent to local streams and creeks.  
Many of the areas in the environmental corridors correspond to the Shoreland Wetland 
Zoning requirements enforced by Outagamie County.  Likewise, the Future Land Use 
Maps indicate that existing woodland areas will remain intact.   
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ANNEXATION  
 
In Wisconsin, cities cannot instigate annexations.  Town landowners have to petition for 
annexation; then cities have to determine whether or not they are willing to annex those 
parcels.  The City of Appleton 2020 Plan shows 4 miles of the southern half of the town 
is lost to annexation.  The Future Land Use Maps show a similar pattern of development 
in this area, but the town believes the land will remain in the town. 
 
If Center is concerned about annexations, the town should study why residents decide to 
petition for  annexation: 

·  Do residents want services the town is unable to provide?   
·  Does annexation increase the marketability and value of their property?   
·  Is the annexing municipality more willing than the town to address their 

concerns?   
·  What other issues are involved?   

 
Once the issues have been identified, the town needs to determine what measures it can, 
and is willing, to take.  The Intergovernmental Chapter discusses the potential for 
establishing boundary agreements, shared tax revenue and other forms of 
intergovernmental agreements with the City of Appleton to protect the town’s southern 
boundary.  Accordingly, an effort must be made to educate residents about the benefits 
and downfalls of annexation. 
 
PROPERTY RIGHTS 
 
Individual property rights are a primary concern in the Town of Center.  The town does 
not want to develop a plan that will result in an inordinate number of new ordinances and 
restrictions on development.  The sense of freedom to develop and use one’s property is 
important to town landowners. Therefore, this plan reflects the desire of landowners to 
have the opportunity to develop their properties. 
 
� � � � � � 	� � �� � � 	� � �� � � � 	� � � � � 	� � � �
 
Community design and appearance is an important aspect of planning.  The town 
supports the continued enforcement of zoning regulations, including sign ordinances.  
Likewise, the town supports the use of a detailed site plan review process, including 
lighting, sidewalk and building materials, to ensure that new development is compatible 
with surrounding land uses and the visions, goals, objectives and policies expressed in 
this plan.  This is particularly important in Mackville and Center Valley.  These tools 
help to ensure that development is attractive and natural areas are protected.  What 
follows is a discussion of particular issues with respect to local design considerations in 
the Town of Center. 
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DEFINING AND PRESERVING RURAL CHARACTER  
 
What is “ rural character”?  For every town the answer is somewhat different.  In the 
Town of Center, rural character means a blend of:  
�  Low density residential development 
�  Scattered farm operations 
�  Wooded areas 
�  Streams and creeks 
�  Open, scenic, distant views 
�  Abundant natural resources and wildlife 
 
To maintain these features, the Future Land Use Maps provide a desired pattern for 
development.  The County Zoning Ordinance provides minimum standards for density 
and layout.  Moreover, this plan identifies other tools landowners can use to maintain 
farmland and open areas (i.e. land trusts, easements, conservation subdivisions, etc.) 
 
 
OUTDOOR L IGHTING 
 
In recent years a movement has spread across 
the country related to outdoor lighting. At the forefront of these efforts is the Society for 
Dark Sky Preservation.  This organization’s mission is to ensure that the night sky is 
visible by eliminating intrusive lighting.  Center believes that its rural character includes 
the dark skies overhead that make it possible to enjoy the stars.  To that end, Center will 
seek to promote environmentally friendly lighting choices that: 
 
�  Keeping glare to a minimum; 
�  Discourage the use of direct uplighting in any application; 
�  Put outdoor lighting only where it is needed and when it is needed (e.g. use motion 

detectors); 
�  Use alternatives to constant “dusk-to-dawn” lighting whenever possible; and 
�  Eliminate light trespassing on neighboring properties and roadways. 
 
These restrictions can be enforced through local ordinance adoption, zoning and site plan 
review. 
 
TRADITIONAL NEIGHBORHOOD DESIGN (TND) 

 – OPPORTUNITIES FOR MACKVILLE &  CENTER VALLEY 
 
Ensuring that developed areas of the Town of Center are attractive and well maintained is 
an important priority.  The Town of Center is fortunate to have two hamlet areas --
Mackville and Center Valley.  They each contribute significantly to the local sense of 
place and community identity.  In a planning sense, both areas are considered 
underdeveloped/underutilized areas.  There are many opportunities to enhance these 
areas, and in turn, improve the community. The Future Land Use Maps support 
commercial and industrial development in these areas surrounded by residential 
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neighborhoods.  The long-term vision is to provide more local business choices and 
employment opportunities.   
  
The “smart growth”  law defines “ traditional neighborhood development”  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 
traditional small towns.  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, etc. as well as single family homes in a 
single area).  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 mean that different 
means of transportation are promoted in the community (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 
such as shops or offices. 

 
·  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 stormwater management systems are 
equally important. 
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Mackville and Center Valley have the beginnings to support TND.  These areas serve as 
focal points in the community with schools, churches and local businesses.  Accordingly, 
the Future Land Use Maps promote mix of additional development in and immediately 
adjacent to these areas.  
 
To further enhance these areas, sidewalks connections could be improved.   Installing and 
maintaining basic, smooth, clean sidewalks between businesses, schools, and other points 
of interest in Mackville and Center Valley will allow residents to park their car and walk 
to several different destination points.  Studies show people are generally willing to 
abandon their cars in favor of walking to destinations within a 10-minute walk (i.e. ¼ 
mile).  If sidewalk is to be installed anywhere in the town, these areas should be a first 
priority. 
 
Trail connections should also be considered through portions of the town – between 
residential subdivisions and areas like Mackville and Center Valley.  Potential trail routes 
are identified on the Outagamie County Greenway Plan and on the Future Land Use 
Maps in this chapter.  When identifying town values, the ability to safely walk and cycle 
in the town as listed as an important local value.  Given anticipated development, safely 
walking and cycling on town and county roads will become more difficult given 
increased traffic.  In this environment, trails will provide safer locations for cycling and 
walking. 
  
OUTDOOR ADVERTISING (BILLBOARDS) 
 
STH 47 offers opportunities for billboard advertising.  
To preserve and enhance the scenic character of 
Center, the town believes billboard signs should be 
prohibited.  Billboards distract from the rural scenic 
quality of this local highway route.  The town 
believes that preservation of natural beauty, including 
open views of woodlands, wetlands and farmlands 
from roadways, is important to protect the quality of 
life and rural community identity. To achieve a ban 
on outdoor advertising the town will need to work 
with Outagamie County to either change the county 
zoning requirements or approve an overlay 
prohibiting billboards in the Town of Center. 
 
MANAGED ROADWAY ACCESS 
 
Another tool available to maintain rural roadside 
character, particularly through the town, is strict 
control over roadway access.  “Roadway access”  
refers to the number of points of ingress and egress 
from a roadway.  Managing roadway access points 
help to promote safe and efficient travel and minimize 
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disruptive and potentially hazardous traffic conflicts.  Managed roadway access involves 
minimizing the number of driveways along a roadway and establishing standards for 
driveway spacing.  Rather than promoting driveway after driveway along rural roadways 
and highways, shared driveways are encouraged (See diagram).  This approach has the 
added benefit of limiting impervious surface and its associated impacts on groundwater 
quality. Likewise, driveway spacing is determined based on the posted speed limit, not 
property lines (See table at below).  The Outagamie County Planning Department and 
WisDOT regulate current standards for roadway access.  Coordination with these 
agencies is important to ensure that rural character is preserved. 
 

Source:  E. Humstone & J. Campoli, 
Access Management:  A Guide for 
Roadway Corridors, Planning 
Commissioners Journal, Winter 1998. 
 
�
�

�
� � � �� � � � �� � � � � � � � � �
 � � � �
 � � �! � � � �� � � � �� � � � " �
 
The Future Land Use Maps were developed using a very specific process:   
 

1. Natural resource areas were identified to understand development limitations, 
including potential quarry locations. 

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. 

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 added to the Future 
Land Use Maps. 

5. The results of the community survey and cognitive mapping exercises were 
reviewed to emphasize resident desires and expectations. 

6. The Appleton 2020 Plan and the Outagamie County Zoning Ordinance were 
referenced to understand planning objectives. 

 
The result of this process is the detailed set of Future Land Use Maps presented at the 
end of this chapter. 
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The Future Land Use Maps are a planning tool for the Town of Center.  In accordance 
with the Smar t Growth Law, they should be used to guide the following actions: 

� � Local Subdivision Regulation 
� � Official Mapping 
� � Zoning 

Posted Speed Limit 
(MPH) 

Minimum Driveway Spacing 
(in Feet) 

25 90 - 125 
30 155 
35 185 
40 225 

45+ 300 
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Town 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 distribution per the requirements of the Wisconsin Smart Growth Law.  Any 
amendment must be recommended by the Plan Commission and approved by the Town 
Board before development is permitted. 
�
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Provided at the conclusion of this chapter are the Future Land Use Maps.  These maps 
illustrate the anticipated amount, location, and intensity of new development.  The areas 
outlined for future residential development exceed the areas needed, based solely on the 
population projections.  Additional areas were added to provide choices for residential 
development so as to prevent the inflation of land values.  Likewise, by outlining 
additional areas, the longevity of the plan is further ensured. 
 
The Town of Center Future Land Use Maps were built from the Existing Land Use Maps.  
Therefore, existing land use patterns and conditions are the foundation of the plan -- the 
beginning point from which to build the future.  Areas that are not proposed for future 
development are represented by their existing land use in order to promote stability in the 
Town of Center.   
 
The Future Land Use Maps include the following features: 
 
·  Agr icultural/Rural Residential.  Areas in this category are meant to remain 

farmland as long as feasible and desirable by local landowners.  If residential 
development is desired, a balance of open areas, farmland, wildlife habitat and open, 
scenic views is desired in order to maintain the town’s rural character.  This can be 
achieved through current County Zoning regulations related to minimum lot size in 
the AGD district and CSM’s.   
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Individual lot development (CSM’s, not subdivisions) in these areas should be 
established to have a minimum impact on the town’s rural character.  Individual 
landowners are asked to consider the following objectives when developing 
properties in the town: 

o When individual lots (CSM’s, not subdivisions) are proposed, new homes should not 
be placed in the middle of open farm fields.    

o Individual residences (not part of subdivisions) should be located adjacent to tree lines 
and wooded field edges, if available.  If not, homes should be clustered on the edges 
of farm fields and undeveloped areas to retain farmland and open views. 

o Where clustering of homes will yield open space that can remain actively farmed or 
protect vital wildlife habitat/corridors, its use should be explored and possibly 
required. 

o Tree lines should be preserved. 
o Roads should be constructed to follow contours. 
o Disturbance for the construction of roads, basins and other improvements should be 

kept at a minimum by clustering homes together to prevent disturbance to an entire 
property. 

o Disturbance on individual lots should be limited by restricting development to occupy 
only a portion of a lot. 

 
Subdivision development within this area is anticipated, but the town will seek to limit 
subdivision development to 40 acres per year to accommodate growth at a rate 
consistent with official state projections.  This limit on new subdivision development 
will also help to maintain open spaces, retain the town’s rural character, and allow for 
modest growth that can be served by existing or planned future infrastructure (e.g. 
roads, schools, groundwater, garbage collection, etc.).  The minimum lot size in a  
subdivision development shall be one acre. 
 

·  Future Commercial.  Future commercial development is shown in Mackville and 
Center Valley.  Commercial development is not encouraged along the entire length of 
STH 47 and CTH A.  Such a pattern would destroy the town’s rural character. Rather, 
development should be concentrated in Mackville and Center Valley to promote the 
development of these hamlets. 

 

·  Future Industr ial.  Industrial development is encouraged adjacent to local quarry 
operations and at the STH 47 and CTH A intersection.  

 

·  Future Commercial/Industr ial Mix.   Areas within Mackville and Center Valley are 
identified as being desirable to a combination of well-designed, attractive commercial 
and industrial development that conform to zoning requirements and respect natural 
resources. 

 

·  Potential Future Quarry Sites include land holdings of quarry operations.  These 
areas include only a portion of all quarry deposits identified in the Agricultural, 
Natural and Cultural Resources chapter based on a geologic assessment of the area.  
The town is interested in working with Outagamie County to provide notification 
requirements for future residential subdivision development located within 1,200 feet 
of a quarry. 
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·  Potential Future Trail locations are shown along the Soo Railroad easement, east of 
Mackville and along Meade Street to provide walking, cycling and biking 
opportunities for residents.  The locations are in accordance with the Outagamie 
County Greenway Plan. 

 

·  Environmental Cor r idors.  As discussed earlier in this chapter, these areas would 
include wetlands, floodplains and areas adjacent to creeks and streams. 

 

·  Private Well Setback Area.��On both the Future Land Use Maps a 1,200 setback is 
shown around the landfills located in Section 33 and Section 5.�

�

·  Appleton Future Growth Area.��These are areas, based on the City of Appleton 
Vision 20/20 Comprehensive Plan, where annexation and City growth is likely. 
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Table 24 provides a breakdown of projected future development, in five-year increments.  
As with any long-term planning document, as proposals are presented, amendments may 
be necessary to reflect market forces that shift land use patterns. To implement this 
plan, the Town of Center  Plan Commission will: 

� � Direct development to areas identified on the Future Land Use Maps; 
� � Minimize residential development lining rural road frontages; and 
� � Seek to limit residential subdivision development to 40 acres per year to provide 

residential development in proportion to the official population projections 
provided in Chapter 3.  

 
TABLE 24 

20-YEAR PROJECTIONS FOR FUTURE LAND USE ACREAGE 
Land Use Type 2005 (acres) 2010 (acres) 2015 (acres) 2020 (acres) 

Residential Subdivision 
(single/two-family) 

2,000 2,200 2,400 2,600 

Commercial 40 132 255 378 
Industrial 200 504 972 1,440 
Commercial/Industrial Mix 51 103 198 293 
Farmsteads  314 314 314 314 
Mining/Quarry Sites * 410 550 675 876 
Parks and Recreation 13 13 13 13 
Institutional 17 17 17 17 
Agricultural/Rural Residential / 
Open Space 

16,813 15,466 12,913 11,306 

Woodlands 2,848 2,848 2,848 2,848 
Transportation 1,008 1,025 1,050 1,075 
Surface Water 108 108 108 108 
Environmental Corridor 541 1,083 2,600 3,095 
Mobile Homes & Parks 18 18 18 18 

TOTALS 24,381 
*  Based on ownership. 
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The Town of Center anticipates that it will grow over the next 20 years.  To ensure that 
this development will not destroy the rural character of the area, negatively impact the 
natural environment, or create undue congestion on town, county and state roads, the 
Town of Center, will pursue the following goals and objectives. 
 
OVERALL LAND USE GOAL  
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