CHAPTER 8.0 ECONOMIC DEVELOPMENT

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

Highlights of the labor force infor mation from

Chapter 3;

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

An overview of programs that deal with environmentally contaminated sitesfor
commercia and industrial uses; and

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

Like most rural Towns, Oconto Falls does not have an economic activity center/focal
point (i.e. adowntown) where business development is concentrated. Business
development in the Town isvery limited. Businesses that do exist are scattered around
the community. The primary economic activity is farming.

Economic development in the Town of Oconto Falls is in harmony with the Town’s rural
character. Farming remains the foundation of the local economy. Residents also enjoy
small businesses that have developed along the STH 22 and 32 corridors. These
businesses must rely on individual water and sanitary facilities. With limited employment
opportunities in the Town, residents travel, on average, 65 miles roundtrip daily to work.

The Community Profile Chapter (Chapter 3) provides a
detailed analysis of the local economy and labor force.
Highlights from the chapter include:

Oconto County has a somewhat lower participation rate
than the State of Wisconsin and the United States. Oconto
County’ s labor force participation rate is 66.7 percent.

The United States' participation rate is around 70 percent,
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while the overall State of Wisconsin participation rate is 69 percent. The 2000
participation ratein the Town of Oconto Fallswas 77.5 percent.

Oconto County workers are very maobile. Almost athird of residents travel beyond
the county to places of employment. Brown County (Green Bay, Ashwaubenon,

DePere) is the main destination point for most workers.

According to the 2000 U.S. Census, most
Town residents were working in
manufacturing (20%), education and
health care (15%) and farming (11%)
occupations. For a complete breakdown
refer to Table 6 in Chapter 3.

Town resident median household and
median family income figures compare

favorably to county and state data.

Since there are relatively few employers located in the
Town, the vast magjority of all income earned isfrom

employment opportunities found beyond the Town
limits. Thisis consistent with the vision statement
provided at the beginning of this chapter.

Given natural development limitations (refer to the

Agricultural, Natural and Cultural Resources Element

for more information), the overall amount of new
business development is not expected to

% &%) *+

change dramaticaly. Simply put, much
of the developable land is aso prime
farmland. Farming is encouraged on
these properties. Other properties have
limitations for buildings and on-site
sanitary systems based on soil
characteristics. Wetlands and
floodplains restrict devel opment along
the Oconto River. Furthermore,
services available in the Town are

limited (i.e. no municipa water and
sewer).

) *+/ % |

! This participation rate may have changed since 2000 sude to severa plant closingsin the County.
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Businessesin the Town of Oconto Fallsare
situated primarily along STH 22 and STH 32. A
few businesses are also located on REA Lane and
Chestnut Road adjacent to the City. The location of

Town businesses is shown on the Existing Land Use

Map presented in the Land Use Chapter of this plan.
Specificaly, the Town of Oconto Falls is home to:

Aaron Associates, Inc (Surveyor), 5830
Donegal Lane

KBM (Chemical Sales) 5836 Donegal
Lane

Gary LaBrosse (Machine Shop), 8162
Gray Lake Road

Anderson Lumber Company (Lumber
Mill) 9254 Vadley Line Road

Gary Allen (Bison Mead and Well
Pump Sales), 7392 Busy Nook Road
Paul Champeau (Auto Repair), 5366
Golden Corners Road

Vorpahl’s Bookkeeping, Inc. (Tax
Preparation), 8814 HWY 22

Oconto County Lumber (Lumber
Company), 8494 HWY 22
O'Harrow’s Inc. (Milk Production),
6401 Company Lake Road

Hillberg Electric (Electrical Contractor),
7265 Pipegrass Road

Pine Creek Electric Inc. (Electrical
Contractor), 6991 Little Beaver Lake
Road

G& S Excavating and Refuse (Excavator
and Trash Collection), 6024 Chestnut
Road

Fox Ridge Game Farm (Shooting &
Preserve), 8585 Valley Line Road
Lilac Plantation (Supper Club), 8446
STH 22

Zippeal Construction (Heavy
Construction), 9588 STH 22

Blazer Farms (Milk Production), 9207
STH 22

Chicken Young Well Drilling (Well
Drilling Service), 9584 Rose Road,
Gillett

Chad Holtz (Milk Production), 8804
Holtz Road
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Evergreen Builders (Home
Construction), 1349 Chestnut Road
William Fabry (Milk Production), 6732
CTHK

Steve Fischer (Mason), 8054 King
Fisher Lane

David Fritz (Carpentry), 7021 CTH K
Dennis Herzog (Milk Production), 5464
Degantown Road

Raobert Wolf (Cattle Hauling), 8460
CTHCC

Club 32 (Supper Club), 5506 STH 32
Snazz & Jane's (Supper Club), 9154
STH 22

Michael Krause (Trucking), 8003 Gallas
Road

Kevin Wirtz (Ostrich Farm), 5098 CTH
C

Ustabee’s (Tavern), STH 32

Herbert Barke (Antique Shop), 6048
STH 32

Ana Senn (Appraisal), 5120 Maple Lane
Dave Tureasky (Landscaping), Donegral
Lane

Joe Kershek (Feed Grain), 9345 STH 22
Darwin Damp (Taxidermy), Beaver
Lake Road

O'Harrow’ s Charhes (Replacement
Cows), 8703 Gray Lake Road

Jeff Sellen (Milk Production), 8976
Sellen Lane

Stoll Brothers (Milk Production)

Daryl Konitzen (Lumber Mill), 8542
CTHCC

Washbisch Brothers (Cattle), 8058
Washbisch Road

Jesse Long Construction, 6940 CTH B
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It isalso believed that some home occupations (i.e. child care, hair stylist, cabinet
makers, taxidermy, etc.) also exist in the Town without any specia permits or other
zoning approvas. Moreover, some residents may work at home utilizing the Internet and
other technologies. The nature of these businesses presents no noticeable impact or
nuisance to adjacent properties, so their location is difficult to detect. The Town
encourages aresident’ s right to have a small business operation on his/her property or
work at home, provided that the business activity or establishment conforms to all zoning
codes (and conditional use permits) addressing issues of excessive traffic, noise, lighting,
visua structural obstructions, etc.

Farming is also an important economic activity. However, given the l[imited number of
remaining farmers and decreasing profit margins, farming will be a challenge in the long-
term. Farmers have indicated that it will be very difficult, if not impossible, to find
buyers interested in continuing to farm their property after they retire. Likewise, most
children of local farmers have found jobs in other professions. Residents support the
continued long-term future of farming, but also sympathize with the farmersright to sell
their property.

Supporting farmland is a challenge the Town of Oconto Falls will work to address
through zoning, program assistance, education, and by supporting agri-business
development to make farming easier. Additional information is provided in the
Agricultural, Natural and Cultural Resources Element, as well as later sections of this
chapter.

Beyond a
comparatively
low tax rate,
the Town of
Oconto Falls
has few
attributes to
offer potential
businesses. As

aresult, the
Town haslittle % 2 3 - 0) ++
opportunity to

attract new business development. However, this situation is desirable as it will help to
ensure the Town remains largely undevel oped, rural in character, and natural resources
are not threatened by business development that may result in undue stormwater runoff,
wildlife habitat fragmentation, or other undesirable constraints upon the environment.
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The Town’slimited ability to attract new business ventures is further constrained by the
following factors:

Town roads see relatively littletraffic.

County and State Highways have access limitations that restrict business
development locations.

The Town has limited services to offer potential businesses (i.e., no municipa water
service).

The Town population is not large enough to provide the customer base necessary to
support acommercia endeavor.

Town residents are very mobile and can easily drive to nearby communities to
purchase services and products.

Existing businesses have learned to adapt to the challenges of the Town’s business
environment. These businesses do not require extensive services or traffic from walk-in
business. To support additional business opportunities the Town will:

Support rezoning requests for businesses adjacent to STH 22 and STH 32.
Coordinate with the City of Oconto Falls and local property owners, to limit the
impacts of annexation. Thiswill include pursuing shared revenue agreements (Refer
to the Intergovernmental Cooperation Element for more information) so that the
Town can continue to receive a portion of tax revenue from new development on
lands annexed into the City.

Market itself as a agricultural community with opportunities for limited business
development along STH 22 and STH 32 using a Town internet web page, this plan
document, and by coordinating and sharing information with area realtors.

Open lines of communication with the Oconto County Economic Development
Corporation and City of Oconto Falls Community Devel opment Authority to pursue
area economic interests, particularly development that supports area farming
operations.

To help retain farmland in the Town of Oconto Falls, the Town will:
Seek to permit value-added operations such as cheese making and on- and off-farm
direct retailing (roadside farm stands).
Encourage local schools to provide education to students about careers in farming
Encourage the City of Oconto Falls and other nearby communities to support
economic endeavors that provide serviceslocal farmers need including: implement
dealers, feed stores and veterinarians.
Coordinate with key county personnel, including the County Conservationist and
UW-Extension Agriculture Agent to identify and promote programs and policies at a
local and county level that support farmers.
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Given the rural nature of the Town, a substantial
amount of commercial and industrial devel opment
isnot desired, nor can it be supported by available
infrastructure. Intensive land uses are more
appropriately located in neighboring communities
with water, sewer, and storm water management
systems, aswell asindustrial parks.

Thisisnot to say that the Town does not desire %56 & 1
economic development. The Town’s primary

economic development source isitslocal farming operations. The Town strongly
supportsitslocal farmers. Accordingly, the Town will consider needed expansions, as
well as, supporting agri-related businesses. Decisions about these uses will be based on
thelir location, anticipated traffic, noise, groundwater impacts, soil quality, and proximity
to natural resources (i.e. Oconto River, wetlands, floodplains, etc.).

The primary location for non-farm
businessesin the Town isaong the STH
22 and STH 32 corridors. These corridors
provide the greatest visibility for business
ventures. Moreover, these corridors
provide easy access for customers. Itis
for these reasons that most of the existing
businessesin the Town are located along
these corridors. This pattern is expected

to continue in the future. | %4 4% : ) 4l % |

Overal, the Town wants to remain arural, farming community. The Town does not
desire abundant areas of commercial and industrial development. The Town does not
want to see the STH 22 and STH 32 corridorsinfill completely, or even partially with
commercia and industrial developments.

Therefore, the Town of Oconto Falls supports most business and industrial development
locating in the City of Oconto Falls, where services and infrastructure are available. This
strategy will help to ensure the livelihood of the City, which in turn, ensures that Town
residents have easy access to awide range of quality businesses, services, and
employment opportunities. In addition, the approach helpsthe Town retainisrural
character.
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It is anticipated that afew additional businesses will seek to locate in the Town. These
businesses will be directed to locations along STH 22 and STH 32. 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:

Be environmentally friendly In 4S50 & S
Have limited outdoor storage (if any) to control % %
unsightliness 7 #
Generate minimal noise and traffic that can be

easily accommodated by the existing transportation &t
network

Produce little or no waste that could pose a hazard

to the creeks, groundwater and wetlands

Require only minimal lighting (on-site lighting only, no beams, or other protruding,
invasive light sources)

Require only on-site signage (no billboar ds)

Have gener ous landscaping to improve the fagade from the roadway and buffer the
devel opment from adjacent land uses.

The Town of Oconto Fallswill support current businesses and the following economic
activities:

Home occupations of a professional nature to take advantage of the Internet and
other technologies that allow people to work from the privacy of their homes. Home
occupations are particul arly 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.

Businessesthat are suited to therural setting will also be encouraged. These may
include tourism or service businesses (e.g. restaurants, bed & breakfasts, game farms,
woodworking, gift shops) or those that serve the agricultural community (e.g.
implement dealers, feed mills, veterinarians).

Based on the results of the community survey, farming is strongly supported in the
Town. While the Town realizes the many challenges associated with farming, the
community will seek to support the activities of local farmers. This effort may
include the establishment of an Agricultural Committee (refer to the Agricultural,
Natural and Cultural resources Chapter for more information).

Residentia development has steadily increased in the Town of Oconto Falls. In fact,
residential devel opment provides a significant share of the area stax base. Therefore,
residential development does provide some economic development gains for the Town.

However, to a much greater degree than commercia and agricultural development,
housing requires extensive services to accommodate resident needs. These services
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include: schools, parks, public safety, roads and associated maintenance (including
snowplowing), and other amenities. As an 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 the Town.) Conversely, for every dollar collected from a
commercia development, $0.29 was required for services. Therefore, commercia uses
bring additional tax dollars into the community. For every dollar collected from farmers,
aslittle 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 Oconto Falls supports some additional residential

devel opment opportunities, the Town does not want to see poorly planned new residential
development 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. Thiswill require developers to pay
up-front the costs of road improvements and other amenities needed to accommodate
development. Likewise, roads and other improvements should be constructed to county
zoning specifications, even it they are to be private, to ensure that they are accessible to
police and fire equipment.

What follows is a description of some tools available to assist existing businesses and
other ventures that may be proposed in the Town.

I NDUSTRIAL REVENUE BOND

2 ( The Department of Commerce®|Industrial Revenue Bond
(IRB) Program allows all Wisconsin cities, villages and
7 " towns to support industrial development through the sale

! B&(; + <& + of tax-exempt bonds. The proceeds from the bond sale are
loaned to businesses to finance capital investment projects
at, primarily, manufacturing facilities. Even though IRBs
are municipal bonds, they are not general 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.

2 Additional Information about the Town of Dunn Community Services Study is available on-line at
www. Town.dunn.wi.us.
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INTERNET MARKETING

Many Townsin
Wisconsin are creating
internet web pages. The
Town of Oconto Falls
does not have a web page.

The Town may consider marketing itself by providing up-
to-date detailed information about community services,
programs, organizations and businesses on its own web
site. Demographic, economic and housing statistics
should also be provided on the web site. Much of this
information could be taken from this plan or provided as a
link to the Oconto County Web Site.

CAPITAL IMPROVEMENTS PROGRAM (CIP)

Through a CIP, the Town will be able to responsibly plan
for future improvements that may generate additional
development in Oconto Falls. Additional information
about CIP is provided in the Utilities and Community
Facilities Chapter.

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 communitiesto increase dairy production in
Wisconsin. Assistanceislimited to no more than $500 per
cow added to an 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.
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What follows is a description of the area programs and organizations available to support
economic development opportunities.

CiTY OF OCONTO FALLSCOMMUNITY DEVELOPMENT AUTHORITY

This agency is responsible for economic development within the City of Oconto Falls. It
seeks to market the City to prospective businesses and industry. Coordination with this
authority will help the Town to appreciate area economic strategies, goals, and plans for
the future. Likewise, by establishing a partnership with the authority, the Town can
direct interested developers to the City where services and infrastructure are available.

OcoNToO CouNTY EconomMiIc DEVELOPMENT CORPORATION

The Oconto County Economic Development Corporation promotes economic
development in the county. Participants in this organization pool their resources and
talentsin an effort to market the economic opportunities. The corporation maintains a
web site at www.ocontocounty.org.

UW-EXTENSION

Through the Oconto County office of the UW-Extension, the Oconto County Resour ce
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

The Oconto County Agriculture Agent is another resource available to the Town of
Oconto Fallsand its local farmers. The Agent’s mission isto foster profitable,
environmentally responsible agricultural production through the application of principles
of modern farm production and financial management. The Agriculture Agent has
information about farm preservation techniques, as well as new technologies that may be
beneficial to areafarmers. The Agent can provide education materias to the Town and
itsfarmersin an effort to address the goals, objectives and visions of this plan.

In addition to these county organizations and programs, there are many federal, state, and
regiona organizations that can help the Town of Oconto Falls to support economic
development opportunities and initiatives in the Town.

REGIONAL AGENCY

Bay Lake Wisconsin Regiona Planning Commission ( www.baylakerpc.org). maintains
an economic development program that provides communities with information for
economic development, reviews of program changes and initiatives, and review
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assistance for local economic development proposals and plans. Bay Lake also reviews
regional economic development program recommendations for more effective application
at thelocal 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 Development Committee helps to identify economic problems,
opportunities, and economic development projects to address their needs.

Bay Lake also collects and distributes socio-economic data about the region that is useful
for market analysis by prospective developers. Furthermore, Bay Lake maintains an
inventory of industrial 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 all federal and state transportation
facility contracts.

Forward Wisconsin (www.forwardwi.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 helping employers find necessary workers.
Wisconsin Small Business Development 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 Oconto Fallsis located at
UW-Oshkosh.

FEDERAL AGENCIES/PROGRAMS

Department of Agriculture Rural Development Administration
(www.rurdev.usda.gov)

US Small Business Administration (www.sba.gov) provides financial, technical
and management assistance 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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The Town can pursue organizational and financial 6
assistance from Oconto County, the Wisconsin
Department of Natural Resources and the U.S.
Environmental Protection Agency to address

environmentally contaminated sites. There are many grant programs available through
these agencies to help communities address brownfields, leaking underground storage
tanks, and other environmental concerns should they arise in the future. To prevent any
future environmental situations, the Town will encourage only environmentally friendly
business development that is properly permitted and regulated to protect the Town's
natural environment.

A complete history and listing of brownfields and contaminated sitesin the Town of
Oconto Falls, including spill locations and mitigation actions taken, is available from the
WDNR Bureau for Remediation and Redevel opment and posted on their Internet web site
tracking list available at: www.dnr.state.wi.us/org/aw/rr/brrts/index.htm. According to
the site, there are no contaminated properties in the Town of Oconto Falls. However,
there are several spills documented in the City of Oconto Falls.

% % & "
TRANSPORTATION ELEMENT

Town residents take pride in their rural roadways and want to maintain their scenic
character and quality in the future. Businesses that generate high traffic volumes are not
encouraged on these roadways. This situation helps to minimize traffic potential and
allows farm equipment to travel more easily.

State highways located in the Town have access limitations. These limitations are
designed to maintain that the integrity of the roadways as a through route by not allowing
too many driveways in close proximity. To support these limitations, development is
encouraged at intersections along the highways so that driveways can be provided on side
roads, rather than (or in addition to), driveways on the highway. Asnecessary, the Town
also supports the installation of turn lanes — installed at devel oper’ s expense - for
businesses that may generate substantial traffic or slow-moving truck traffic.

AGRICULTURAL, NATURAL AND CULTURAL RESOURCES

The Agricultural, Natural and Cultural Resources Chapter clearly documents physical site
development limitations that exist in the Town of Oconto Falls due to wetlands,
floodplains, water features, wildlife habitat, and soil conditions. Aware of these
limitations and the benefits natural areas and farmland provide, the Town will seek to
[imit the amount and type of permitted business ventures to areas that will not jeopardize
the natural environment and have limited impact on farming operations. Furthermore, the
Town believesthat its natural resources have economic benefits (i.e. tourists for
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canoeing, hiking, snowmobiling). For thisreason, their preservation is of utmost
importance.

INTERGOVERNMENTAL COOPERATION

The Town of Oconto Falls lies between the City of Oconto Falls and Gillett. Moreover,
two important regional highway corridors pass through the Town — STH 22 and STH 32.
This situation provides some opportunities for the Town to support development,
particularly aong these roadways. However, the Town does not want to see these areas
infill completely with development. This undesirable situation would destroy the urban
and rural boundary between these neighboring communities and the Town. Asaresult,
the rural character of the Town would be severely impacted. Rather, the Town would
like to work with its neighbors to promote regional economic devel opment opportunities
that benefit all communities.

. ( ’

In 20 years, the Town of Oconto Falls expectsto remain largely the same as it exists
today. Physical development limitations (i.e. wetlands, flood plains, poor soils) will limit
development potential. Most entrepreneurs will locate el sewhere to obtain needed
services. The Town will continue to support alimited number of small business ventures
and home occupations. The primary economic activity will be farming. Supporting farm-
related business ventures will increase. The goals and objectives needed to expand the
economic base are provided in the Implementation Element Chapter.
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