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Introduction 
 
Land use is the central element of a comprehensive plan.  Previous elements have discussed: 
·  Projected population growth, 
·  The quality housing available in the Village and potential future housing needs, 
·  Transportation network challenges with increasing population growth,  
·  Available utilities and community facilities, and 
·  Local business choices and economic growth opportunities. 
 
This element assesses land use trends by pulling together the recommendations from the previous chapters. 
The Land Use Element it is divided into two chapters in this plan.  This chapter discusses existing land uses, regulations, trends and opportunities.  The next chapter discusses desired development patterns, community design 
standards, and coordination with other required plan elements. Chapter 10 ends with the Future Land Use Map and a discussion of how it was created and how it is to be used. 
 
Of the 14 local planning goals provided in the Comprehensive Planning Law, Casco believes that the goals listed below specifically relate to planning for land use: 
 
�  Promotion of the redevelopment of lands with existing infrastructure and public services and the maintenance and rehabilitation of existing residential, commercial and industrial structures. 
�  Encouragement of neighborhood designs that support a range of transportation choices. 
�  Protection of natural areas, including wetlands, wildlife habitats, lakes, woodlands, open space and groundwater resources. 
�  Protection of environmentally productive areas. 
�  Encouragement of land uses, densities and regulations that promote efficient development patterns and relatively low municipal, state governmental and utility costs. 
�  Preservation of cultural, historical and archaeological sites. 
�  Providing adequate infrastructure and public services and an adequate supply of developable land to meet existing and future market demand for residential, commercial and industrial uses. 
�  Balancing individual property rights with community interests and goals. 
�  Planning and development of land uses that create or preserve varied and unique urban and rural communities. 
 
Existing Land Use Inventory 
 
The Existing Land Use Map was created from information provided by the Village citizens and the Village’s Consultant. Village elected officials, the Kewaunee Communities Plan Commission, and residents provided 
additional updates and changes during the planning process. What follows is a description of the land use categories illustrated on the Existing Land Use Map. 
 
SINGLE-FAMILY HOMES 
Single-family residential uses are clustered towards the center of the Village. For more information about housing, please refer to the Housing Chapter, Chapter 4.  
 
COMMERCIAL 
Commercial land uses are shown on the Existing Land Use Map. For more information about commercial facilities located in the Village, please refer to Chapter 8, Economic Development.   
 
INDUSTRIAL 
Industrial land uses are shown on the Existing Land Use Map. To learn more about the Village’s economic development opportunities, refer to Chapter 8. 
 
 



Kewaunee Communities Comprehensive Plan - Village of Casco - Existing Land Use Chapter                2

INSTITUTIONAL 
Institutional uses include churches and schools. For more information about area institutional facilities, please refer to Utilities and Community Facilities Chapter, Chapter 6. 
 
RECREATION 
State, county and local parks, privately owned forest reserves, some state-owned wetland areas, golf courses, sportsmen clubs, etc. are grouped into this category. For more information on these areas, see Chapter 6. 
 
WOODLANDS 
Forested areas in the Village are scattered throughout the community and are particularly dense in floodplain areas. Forested areas are shown in dark green on the Existing Land Use Map. For information about woodlands 
and other natural areas, refer to Chapter 7. 
 
AGRICULTURE 
There is not a large amount of agricultural land in the Village. Agricultural lands include farm residences, farm fields and buildings, pasture, orchards, and rented cropland. For additional information about the local 
agricultural land uses, refer to Chapter 7 and Chapter 8. 
 
UTILITIES 
Utilities include electricity, natural gas, communications, and other service providers.  More information is provided in Chapter 6, the Utility and Community Facilities Element of the Plan.   
 
CEMETERIES 
Cemetery locations are listed in Chapter 6: Utilities & Community Facilities.  
 
UNDEVELOPED / PRESERVED OPEN SPACE AREAS 
Areas classified as undeveloped consist of residential subdivision lots that are not yet developed, preserved open space in subdivisions, and other areas that are not classified as wooded, wetland or farmland (i.e. shrub 
covered, open space). 
 
WATER FEATURES 
Water features include ponds, streams, creeks, and drains. To learn more about surface water see to Chapter 7.   
 
WETLANDS 
Wetlands are found adjacent to water features and in lowland marsh areas.  Refer to Chapter 7 (Agricultural, Natural and Cultural Resources 
Element) for more information. 
 
 
 
 
The table at right is a numerical breakdown of the existing land uses in Casco. This table is required by 1999 WI Act 9, Wisconsin’s Smart 
Growth Law. 
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SOURCE: Village of Casco Existing Land Use Map 
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Land Use Regulations 
 
VILLAGE OF CASCO ZONING ORDINANCE 
 
The Village of Casco has adopted and enforces its own local zoning ordinance. The zoning ordinance organizes the community into different districts. Within each district specific uses are permitted subject to certain 
requirements.   
 
The Village of Casco is fortunate to have its own zoning code to use as a tool to permit development in a fashion that is compatible with the local rural setting.  Not all Villages have their own zoning ordinance. In many 
places, the only zoning regulations available are adopted and enforced by the county. This limits local autonomy. The Village of Casco is free to update and modify its local zoning ordinance as it deems necessary to promote 
public health, safety and community welfare. 
 
Casco’s zoning ordinance follows a traditional Euclidean1 model that seeks to segregates uses by type and establishes dimensional requirements related to lot size, setbacks and building height. As new uses are created over 
time, they are listed specifically in the zones in which they are permitted. To be most effective, this type of ordinance must list every possible use and establish a zone in which that use would be appropriate. Euclidean 
ordinances are based on a philosophy that separation of uses will create a safer, healthier environment. In recent years, the planning profession has developed alternative zoning models based on performance standards and 
building form.  
 
Form-based zoning codes regulate a community based on the appearance (i.e. building line, landscaping, lighting, signage, building size, building materials, building design) rather than the type of use. Ordinances based on 
performance standards seek to regulate based on a particular set of operation standards rather than on particular type of use.   
 
Performance standards provide specific criteria for limiting noise, air pollution, emissions, odors, vibration, dust, dirt, glare, heat, fire hazards, wastes, traffic impacts and visual impacts of a use. In this approach, the proposed 
use is not a factor in development. If all operation standards can be met, any use can be permitted adjacent to another. Some communities are also using hybrid-zoning codes that combine performance and form-based zoning 
criteria to regulate land use.  
 
These two new approaches offer the advantage of regulating the impact and design characteristics of different uses, rather than limiting the types of uses allowed in a community. As a result, communities relying on these 
newer models are creating mixed-use communities with a variety of different land uses established in close proximity. This pattern of development provides a walkable environment in which a person can walk to 
neighborhood shopping, school, and employment destinations as opposed to a Euclidian model that either separates uses and results in the need to drive to different destinations, or requires multiple variances to gain approval. 
More information about walkable communities is provided in Chapter 5 and Chapter 10.  
 
Table 27.0 provides a breakdown of the different zoning districts found in the Village of Casco. For additional information refer to the Village of Casco Zoning Ordinance. These different districts are illustrated on the Zoning 
Map provided on page 6 in this chapter.  
 
EXTRATERRITORIAL ZONING 
 
Under state statutes, the Village may enact an extraterritorial zoning ordinance. An extraterritorial zoning ordinance regulates the subdivision of land within the extraterritorial jurisdiction of that municipality, or 1.5 miles 
outside of the Village boundary in the case of the Village of Casco. The objective of extraterritorial jurisdiction is to review land divisions that are proposed beyond the municipality to ensure street extensions, environmental 
corridors, and parks are preserved to provide efficient municipal growth without having to annex extensive rural development.  
 
 
 
 
 
 
 
 
 
                                                           
1 Reference to Euclid vs. Amber Realty Company, 1926 U.S. Supreme Court Decision, which serves as the foundation for zoning practice in the United States. 
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Trends in Supply, Demand, and Price of Land  

 
The Village of Casco covers 395 acres of land. The Existing Land Use Map shows the current land uses in the Village. A portion of the Village is undeveloped, allowing for some form of future development. Potential areas 
for development include all lands, beyond wetland and floodplain areas, that are currently undeveloped (but not part of a residential subdivision or park area).  
 
RESIDENTIAL DEVELOPMENT 
 
Residential development accounts for about a quarter of the land in the Village. Most of the nearly 600 people who live in the Village are very happy with the quality residential neighborhoods.  
 
Current populations projections show an anticipated increase in the population for the next 25 years, with a population of 640 people in 2025. Currently there are 227 households in the Village. Official household projections 
through 2025 estimate the number of households in the Village will increase to 275. That translates into roughly 2 new single-family homes being constructed each year. The Village of Casco has experienced similar growth 
rates the past five years as demonstrated by the figures below: 
 
Even with this information, the Village of Casco expects to exceed the population estimates. Some of the economic visions for the Village are small retail 
shops, offices and restaurants along STH 54, a light industrial park, development along the Ahnapee Trail and a grocery store. To implement these visions, 
residential development will need increase at a greater rate than the projections. Given this information, it is likely that the actual number of new homes built in 
the Village over the next 20 years will be greater than the official projections. It is very difficult to predict future population projections, but with the 
implementation of any of these economic visions, the population of the Village will exceed these projections.  
 

TABLE 28.0: SINGLE-FAMILY BUILDING PERMITS 

Year # of Permits 
2000 3 
2001 3 
2002 2 
2003 1 
2004  2 
TOTAL 11 

SOURCE:  Village of Casco Records 
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COMMERCIAL AND INDUSTRIAL DEVELOPMENT 
 
The Village of Casco is considered the primary economic location when compared to the other five communities. Existing infrastructure, including sewer and water, make the Village a prime location for commercial and 
industrial development. This type of development is concentrated primarily along STH 54. This pattern is expected to continue, but there are some opportunities for commercial development along the Ahnapee Trail due to 
increasing use of the trail and future expansion. The Village can anticipate small specialty shops catering to trial users who pass through the Village. If commercial land uses are included within future residential subdivisions, 
the commercial locations should be explicitly noted on the subdivision plats, so potential purchasers of nearby residential lots will have notice. Any larger commercial areas or light industry will be concentrated along STH 
54. The Village will seek to:  
 

·  Promote infill new commercial/industrial development along STH 54 
·  Explore the potential for the creation of a light industrial park 
·  Encourage the construction of a grocery store within the Village.  

 
 
SUPPLY/TRENDS IN FARMING 
 
Area farmers surrounding the Village are beginning to experience some pressure to accommodate rural residential development. Scattered rural development translates directly into increased potential for conflicts with 
adjacent farms (i.e. odors, lighting, etc.), and interrupts scenic views and character of rural areas. It also costs more for the Township to provide road maintenance, garbage collection and other amenities to residents that are 
scattered throughout the township than it does for residents living in a single area.  
 
The Village is willing to accommodate residential development to help preserve outlying farm operations and minimize complaints about noise, odors, etc. The Village of Casco sees this strategy as a means to protect 
farmland by directing development to the Village. By coordinating with the Town of Casco through extraterritorial zoning, the Village can better direct development away from farmland and to areas of the Village.   
 
 
DEMAND 
 
Given the Village’s desirable country living in beautiful Kewaunee County, within close proximity to nearby employment centers, the demand for additional housing is expected to increase in the future.  Official state 
population projections support this fact. Land remains available to accommodate new development.   
 
As the population of the community increases, the potential also exists for more investment in the commercial areas located along STH 54. In addition, demand for highway oriented uses will continue in the future. 
 
 
TRENDS IN LAND PRICES 
 
Historical trends have demonstrated that land prices have steadily increased in the Village of Casco. This trend is expected to continue as 
the community continues to be discovered by people moving out to the area. 
 
Of concern is the fact that the 2000 U.S. Census data shows a growing disparity between the new housing development that is occurring in 
the Village of Casco when compared with new housing in nearby communities. Over the next decade new homes will be built in both the 
Village and the surrounding communities. If the value of almost every new home in the Village, excluding land, is $50,000 or more under 
the value of almost every new home in the nearby communities, excluding land, the disparity between the Village and nearby communities 
in the median value of owner-occupied homes will grow wider. Better coordination with neighboring communities, extra-territorial zoning, 
planned annexation and shadow plat techniques are means to address this potential issue.   
 
 
 
 
 

TABLE 29.0:  VILLAGE OF CASCO RESIDENTIAL PROPERTY 
VALUES 
Home Values (includes vacant land) Number of Properties 

$0-$99,999 83 
$100,000-$199,999 60 
$200,000-$299,999 0 
$300,000-$399,999 0 
$400,000-$499,999 0 
$500,000 and Up 0 
Totals 113 

Source:  2000 U.S. Census – based on owner-occupied units reporting from the long census 
form.  
 



Kewaunee Communities Comprehensive Plan - Village of Casco - Existing Land Use Chapter                8

Annexation�
 
As documented in the Community Profile Chapter, the Village is expected to grow. This growth may require annexation. Annexation from neighboring communities can be 
challenging and results in conflicts.  
 
In Wisconsin, Villages cannot instigate annexations. Town landowners have to petition for annexation; then Villages have to determine whether or not they are willing to annex 
those parcels. On April 22, 2004, the Governor signed SB 87 (2003 Wisconsin Act 317), which prohibits a City or Village from annexing any Town territory unless the City or 
Village agrees to pay the Town, for five years, an amount equal to the property taxes that the Town imposed on that land in the year in which the annexation was finalized. 
However, a city or village is not required to make payments to the Town if the governments enter into one of three specified boundary agreements. Information about these 
agreements is provided in the Intergovernmental Element.   
 
 

OPPORTUNITIES FOR REDEVELOPMENT 

 
The Smart Growth Law requires that communities examine opportunities for redevelopment of blighted, underdeveloped, or other areas of a community. This is different from opportunities for new development on farm 
fields or lands that have never been built upon. This would involve the revitalization of commercial areas, redevelopment of areas to accommodate different (or more) types of development. In the Village of Casco, the main 
location for redevelopment is along the STH 54 corridor. This area has the potential for redevelopment due to its access to STH 54 and its central location in the Village.  
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