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A COMPREHENSIVE PLAN FOR THE TOWN OF FARMINGTON: 2050

(Figure, Map, and Tables are at end of report)

I. BACKGROUND

The Wisconsin legislature enacted a comprehensive planning law in 1999, set forth in Section 66.1001 of the
Wisconsin Statutes. The 1999 requirements supplement earlier provisions in the Statutes for preparing county
development plans (Section 59.69(3)) and local master plans (Section 62.23), and provide a framework for
developing, adopting, implementing, amending, and updating comprehensive plans in Wisconsin. The law
includes a “consistency” requirement, whereby zoning, subdivision, and official mapping ordinances adopted
and enforced by counties, cities, villages, and towns must be consistent with the comprehensive plan adopted

by the county or local unit of government.

A multi-jurisdictional planning process was undertaken by Washington County, the Town of Farmington and 10
other local government partners, UW-Extension, and SEWPRC from 2005 through 2009 to address the
comprehensive planning requirements. This process resulted in the adoption of comprehensive plans by the
County and each local government partner that satisfy these requirements. Farmington’s original
comprehensive plan is documented in the first edition of this report, A Comprehensive Plan for the Town of

Farmington: 2035, which was adopted by the Town Board on January 19, 2010.

The first edition of the Town’s comprehensive plan is an extensive report that includes a wide-range of data and
mapping. The first edition also includes the nine comprehensive planning elements and corresponding goals,
objectives, policies, and programs required by the comprehensive planning law." Section 66.1001(2)(i) of the
Statutes requires that the plan be updated no less than once every ten years, but it does not specify what the
update must include or how extensive it must be. Based on discussion between Town officials and SEWRPC
staff, this update to the plan focuses on updating the land use plan map, which is a visual representation of the
comprehensive plan that serves to support the goals and objectives set forth in the first edition of the plan. The

resolutions and ordinance adopted during the plan update process are included in Appendix A.

' The nine elements include: Issues and Opportunities; Land Use; Housing; Transportation; Utilities and
Community Facilities; Agricultural, Natural, and Cultural Resources; Economic Development; Intergovernmental
Cooperation; and Implementation.

1



I1. POPULATION AND HOUSEHOLD PROJECTIONS

To ensure that adequate and suitable land is available to accommodate anticipated future population growth
in the Town, the Town Board selected a probable 2050 design year plan population level for this plan update.
Two alternative population projections were developed for the Town Board to consider in an effort to lessen the
uncertainty associated with forecasting a future population level. One projection was prepared by SEWRPC
under VISION 2050, which documents the regional land use and transportation plan adopted by the
Commission in 2016. The other projection was also prepared by SEWRPC, and is based on the population
trends experienced in the Town from 1990 to 2015. The “recent trends” analysis used a technique similar to
that used by the Wisconsin Department of Administration to prepare its population forecasts, wherein
population changes between 2000 and 2015 were weighted more heavily than changes between 1990 and

2000.

VISION 2050 envisions a future population of 4,184 Town residents in 2050, while a continuation of recent
trends would result in about 5,403 Town residents in 2050. The Town’s population would increase by 150
residents over the estimated 2015 population (4,034) under the VISION 2050 projection, which is an increase
of about 4 percent. The Town’s population would increase by about 1,369 residents under the recent trends
projection, which is an increase of about 34 percent. A comparison of the two projections, in relation to changes

in the Town's population between 1950 and 2015, is presented in Figure 1.

The two alternative projections provide a reasonable range for the Town’s year 2050 population. The Plan
Commission and Town Board considered the projection range, past trends, and local knowledge and
expectations regarding anticipated future growth and development in choosing the Town’s population
projection for 2050. The Plan Commission and Town Board chose to adopt the 2035 population projection of
4,500 for the year 2050, which was the basis of the land use plan map prepared for the first edition of this

plan.

The selected population projection would result in approximately 1,673 households in 2050, based on an
anticipated household size of 2.69 people per household (average household size is based on the first edition

of this plan).

Illl. TOWN OF FARMINGTON LAND USE PLAN UPDATE

Land Use Plan Map Overview
Farmington has a rich and unique natural, cultural, and historical resource base that includes segments of the

Milwaukee River and North Branch Milwaukee River, archaeological features such as Native American “Island”



Effigy mounds, scenic views, and a strong German heritage. This comprehensive plan update seeks to continue

preserving natural resources, agricultural activity, and rural character within the Town.

Planned land use for the Town, which updates the comprehensive plan from a design year of 2035 to a design
year of 2050, is presented on Map 14 (2017 Update). Table 1 presents the acreage of each land use category
shown on Map 14. The land use plan map reflects existing land use as of 2015, with overlays designating areas
for expanding residential development. The Hamlet Growth Area Overlay designates areas for expanding
residential development in and around the hamlets of Boltonville, Fillmore, and St. Michaels. The Country
Estates Growth Area Overlay designates areas for expanding residential development adjacent to existing
subdivisions outside of the Hamlets. The map also includes limited expansion of existing commercial and
industrial areas along STH 144. Table 1 shows that urban development would encompass slightly more than
20 percent of the Town if the Hamlet Growth Area, Country Estates Growth Area, Commercial Area, and
Industrial Area Overlays would become fully developed. To maintain substantial agreement with the regional
land use plan (VISION 2050), urban development will be capped at no more than 20 percent of the total area

of the Town.

Land located outside of the future growth areas is designated for agricultural or other rural uses on the land
use plan map. The map also identifies existing woodlands, wetlands, surface waters, primary and secondary
environmental corridors, isolated natural resource areas, and the Wisconsin Department of Natural Resources

(WDNR) project boundary for the North Branch Milwaukee River Wildlife and Farming Heritage Area.

Land Use Plan Map Updates
The following is a list of updates made to the year 2050 land use plan map as part of this update to the Town's
comprehensive plan, based on discussion between Town officials and SEWRPC staff:

e Hamlet and Country Estate Growth Areas have been expanded to match parcel boundaries and
incorporate small “islands” surrounded by growth areas (urban development will be capped at no more
than 20 percent of the total area of the Town)

e Existing land uses have been updated to the year 2015

e Existing environmental corridors and isolated natural resource areas have been updated to the year
2015

e North Branch Milwaukee River Wildlife and Farming Heritage Area project boundary has been updated
to the year 2016

e Stoneridge Golf Course has been removed



Land Use Plan Categories
The land use plan categories describe the range of urban and rural development as designated on the Town'’s
year 2050 land use plan map (Map 14). Typical existing and planned land uses within each category are as

follows.

Low-Density Residential

This category includes existing single-family, non-modular residences in the Town. Low-density residential
development is scattered throughout the Town, with larger concentrations located in the southern and
southwestern portions of the Town and the hamlets of Boltonville and Fillmore. Low-density residential uses
occupy 5,061 acres, or about 22 percent of the Town, on the 2050 land use plan map. This includes 1,811
acres of low-density residential development existing as of 2015, plus 3,250 acres of existing agricultural and
open lands within the Hamlet and Country Estates Growth Areas that may be converted to residential uses
during the planning period. The growth area boundaries are general in nature and urban development will be

capped at no more than 20 percent of the total area of the Town.

Hamlet Growth Area (Overlay)

The Hamlet Growth Areas are intended to accommodate single-family residential development within
subdivisions or on lots created by CSM on lands within or contiguous to, and extending approximately one-
quarter mile from, the existing hamlets of Boltonville, Fillmore, and St. Michael’s. In some instances, hamlet
growth areas may extend more than one-quarter mile from the existing hamlets to avoid splitting parcels. The
minimum lot area for single-family homes is 40,000 square feet for parcels created prior to the adoption of an
updated Town zoning ordinance in 2005, 1.5 acres for parcels created after that date and prior to the adoption
of this plan update, and one acre (43,560 square feet) after the adoption of this plan update. The Town zoning
ordinance will be amended in the future to create a zoning district that is compatible with the one acre minimum

lot area and maintain consistency with this plan update.

In 2015, 1,088 acres within the three hamlet growth areas were used for agricultural purposes or were open
and undeveloped. The plan allows converting this total area to residential use as long as urban development
does not exceed 20 percent of the total area of the Town; however, new residential development should occur
adjacent to and outward from existing land divisions. Commercial and industrial development in accordance

with zoning requirements can also be accommodated in the Hamlet Growth Areas.

Country Estates Growth Area (Overlay)

The Country Estates Growth Areas are intended to accommodate single-family residential development within
subdivisions or on lots created by CSM on lands within or contiguous to, and extending approximately one-
quarter mile from, the boundary of an existing subdivision not contiguous to the hamlets of Boltonville, Fillmore,

or St. Michael’s. In some instances, Country Estate Growth Areas may extend more than one-quarter mile from
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the existing subdivisions to avoid splitting parcels. The Country Estates Growth Areas are intended to
accommodate single-family residential development at an average density of at least three acres per dwelling

unit in an estate or farmette setting, served by private sewage disposal and water facilities.

Three Country Estates Growth Areas are designated on the land use plan map. The first is located south of the
Washington-Sheboygan County line and includes several parcels created by CSM. The second is located along
Paradise Road around the Windy Acres Subdivision. The third and largest runs from the Green Lake area
northwest to STH 144 and along STH 144 to STH 28 and includes the Whitewood Estates, Wesley Estates,
Shalom Estates, Pheasant Ridge, Star Valley, Lakehaven, and other subdivisions. In 2015, 2,162 acres within
the three Country Estate Growth Areas were used for agricultural purposes or were open and undeveloped.
The plan allows converting this total area to residential use as long as urban development does not exceed 20
percent of the total area of the Town; however, new residential development should occur adjacent to and

outward from existing land divisions.

Medium Density Residential/Modular Homes

This category includes a multifamily building and a mobile home that existed in 2015. The land use plan map
identifies the location of the mobile home east of Orchard Valley Road just south of CTH X, and the multifamily
building at the southwestern corner of the CTH DD and Scenic Drive intersection in the hamlet of Boltonville.
Medium Density/Modular Homes uses occupy about two acres, or less than one percent of the town, on the
2050 land use plan map. The land use plan map does not designate any additional areas for medium density

residential or modular home development.

Commercial

This category includes existing commercial development in the Town such as a sign company, a feed mill, a gas
station, a restaurant and taverns, and auto sales and repair shops. The land use plan map designates a future
commercial area overlay surrounding the intersection of STH 144, CTH A, and Club Lane. In 2015, 102 acres
of land within the commercial area overlay were used for agricultural purposes or were open and undeveloped.
If these areas are converted to commercial use during the planning period, areas developed with commercial

uses will increase from 24 acres in 2015 to 126 acres in 2050.

Industrial

Industrial land uses include manufacturing and other uses such as outdoor storage of commercial vehicles and
building materials, salvage yards, and storage buildings. The land use plan map designates a future industrial
area along STH 144 near the Washington-Sheboygan County line north of Boltonville. In 2015, 25 acres within
the industrial area overlay were used for agricultural purposes or were open and undeveloped. If these areas
are converted to industrial use during the planning period, areas developed with industrial uses will increase

from 25 acres in 2015 to 50 acres in 2050.



Extractive
Extractive land uses involve onsite extraction of surface or subsurface materials (typically sand or gravel). One
extractive use encompassing about five acres existed in 2015 and is reflected on the land use plan map. The

site was inactive in 2015.

Governmental, Institutional, and Utilities

This land use category includes existing governmental and institutional buildings and grounds for which the
primary function involves administration, safety, assembly, or educational purposes. This includes the Town
Hall, Farmington Elementary, two volunteer fire departments, Fillmore Turner Hall, two parish churches, a
parish church and school, three historic churches, and seven cemeteries. This category also includes cell tower
sites and a gas pipeline substation. About 45 acres of land are designated as Governmental, Institutional, and
Utilities on the 2050 land use plan map, which is the same as existed in 2015. The Town owns enough land
adjacent to the Town Hall to accommodate additional public works and/or administrative offices that may be

needed to serve the residential growth areas shown on the land use plan map.

Recreational

The Recreational land use category includes lands developed with facilities for outdoor recreation, including
public and private parks and private campgrounds, golf courses, subdivision parks, and sportsman clubs. This
category also includes open space sites owned by the Town, Washington County, private recreational
organizations, and subdivision associations, including the Star Valley Subdivision Park, which is recommended
to be developed for recreational use during the planning period. Several other public and private outdoor
recreation sites are located in the Town, but those sites are primarily for protecting natural resources with limited
recreational uses permitted. The plan envisions that the areas designated for recreational uses would occupy
225 acres, or about 1 percent of the Town. The Town should consider preparing a park and open space plan
to identify park sites and recreational facilities needed to serve residents in the St. Michael’s Hamlet and possibly

within areas designated for Country Estate development.

Street and Highway Rights-of-Way

All existing street and highway rights-of-way are shown on Map 14 as a separate land use category. There are
873 acres, or about 4 percent of the Town, within existing street and highway rights-of-way. Chapter VIII of
the first edition of this plan provides additional information regarding planned transportation facilities in the
Town, including recommendations for arterial streets and highways. The Town should require the dedication
of new collector and land access streets needed to serve new subdivisions and CSMs as they are reviewed and

approved by the Town Board.



Agricultural and Open Lands

Agricultural and Open Lands include all croplands, pasture lands, nonresidential farm buildings, and lands in
the Town that are not being farmed and have not been developed. Agricultural and Open Lands on the land
use plan map outside designated residential, commercial, and industrial growth areas encompass 10,645 acres,
or about 45 percent of the Town. Agricultural and open lands outside of designated growth areas are intended
to be preserved for agricultural use; for productive farms through prevention of land use conflicts between
incompatible uses and controlling public service costs; and through maintenance of a viable agricultural base
to support agricultural processing and service industries. The Town zoning ordinance, updated in 2005, also
allows single-family residential development at a minimum density of one home per five acres in the agricultural
zoning district. In turn, the Agricultural and Open Lands land use category allows individual single-family
homes at this minimum density throughout the agricultural areas of the Town without having to amend the land

use plan map.

Environmentally Significant Resource Areas

Environmentally significant areas shown on the land use plan map include wetlands, woodlands, surface water,
and primary environmental corridors. These resources are described in the Agricultural, Natural, and Cultural
Resources Element (Chapter V) of the first edition of this report. To effectively guide development in the Town
into a pattern that is efficient, stable, healthful, and attractive, it is necessary to carefully consider the location
of planned land uses in relation to these resources. Locating new development outside of primary
environmental corridors and other environmentally significant areas will serve to maintain a high level of
environmental quality in the Town, and will also avoid costly development problems such as flood damage, wet
basements, and failing pavements. Properly relating new development to such environmentally significant

areas will also help preserve the scenic beauty of the Town.

Where possible, this plan recommends that new development be located entirely outside of primary
environmental corridors, wetlands, woodlands, and surface waters. While the plan recommends preserving
primary environmental corridors, the plan recognizes that in some cases very low density residential
development could occur in the upland portion of such lands (that is, outside surface water, wetlands, and
floodplains). In addition to limited residential development, land uses such as transportation and utility facilities
and certain recreational uses may also be accommodated within these environmentally significant areas without
jeopardizing their overall integrity. Guidelines for the types of development that may be accommodated within
various component natural resource features of environmental corridors are set forth in Table 2. Even though
these guidelines are not exhaustive, with good judgement they may be extended to, and be used for evaluating

proposals for similar types of development not specifically listed.



Primary Environmental Corridor Overlay
Environmental corridors contain almost all of the best remaining woodlands, wetlands, and wildlife habitat
areas in the Town, as well as floodplains and steeply sloped areas where intensive urban development would

be ill-advised. Primary Environmental Corridors encompass 5,042 acres, or about 21 percent of the Town.

Secondary Environmental Corridor Overlay
Secondary environmental corridors contain concentrations of high value elements of the natural resources base,
but are smaller in areas than primary environmental corridors. Secondary environmental corridors occupy 860

acres, or about 4 percent of the Town.

Isolated Natural Resource Area Overlay

Isolated natural resource areas consist of areas with important natural resource values that are separated
geographically from environmental corridors. Most of the isolated natural resource areas in the Town are
wetlands or tracts of woodlands between five and 100 acres in size. Isolated natural resource areas occupy

715 acres, or about 3 percent of the Town.

Wetlands

Wetlands are regulated by State and Federal laws. Wetlands in the shoreland area are also regulated by the
Washington County Shoreland, Wetland, and Floodplain Ordinance (see Chapters Il and V of the first edition
of this plan for information). Chapter NR 103, “Water Quality Standards for Wetlands,” of the Wisconsin
Administrative Code requires that when an activity involving disturbance of a wetland is proposed, practicable
alternatives that avoid or minimize adverse effects on the wetland in question shall be considered. Thus,
proposals to locate development in wetlands, usually requiring them to be filled, must include a practicable
alternatives analysis. If no practicable alternative is identified, a permit to allow development in a wetland
generally would require “mitigation,” under which new wetlands would be created or existing degraded

wetlands would be restored. Mitigation may be required on the same development site or in a different location.

Wetlands identified in SEWRPC's regional land use inventory and shown on Map 14 encompass about 3,914
acres, or about 17 percent of the Town. The identification of wetlands is based on the Wisconsin Wetlands
Inventory completed in 2010, and updated to the year 2015 as part of the regional land use inventory. Wetlands
and their boundaries are continuously changing in response to changes in drainage patterns and climatic
conditions. While wetland inventory maps provide a basis for areawide planning, detailed field investigations
are necessary to precisely identify wetland boundaries on individual parcels. Field investigations should be
conducted to identify wetland boundaries at the time a parcel is proposed to be developed or subdivided. In
addition to the wetlands shown on Map 14, certain other wetlands have been identified by the Natural

Resources Conservation Service as farmed wetlands, which are subject to Federal wetland regulations.



Woodlands

Woodlands are clusters of deciduous trees at least one acre in size outside of wetlands. Woodlands may also
include managed forest lands such as conifer tree plantations. Woodlands encompass 2,194, or about 9
percent of the Town. Woodlands provide an attractive natural resource of immeasurable value by contributing
to clean air and water, regulating surface water runoff, and maintaining a diversity of plant and animal life.
Woodlands should be maintained, to the extent practicable, for their scenic, wildlife habitat, educational, and
recreational value and to protect air and water quality. Development in woodlands that are within primary

environmental corridors should be limited in accordance with the guidelines in Table 2.

Surface Water

Surface water includes lakes, ponds, rivers, creeks, and streams. Surface water and adjacent shoreland areas
should be protected to maintain water quality. Surface waters encompass 402 acres, or about 2 percent of the
Town. Development within surface waters and on adjacent floodplains and shoreland areas are regulated
under State and Federal laws and County ordinances (see Chapters Il and V of the first edition of this plan for

more information).

North Branch Milwaukee River Wildlife and Farming Heritage Area

The land use plan map also identifies the project boundary of the North Branch Milwaukee River Wildlife and
Farming Heritage area within the Town. The project boundary encompasses portions of the North Branch
Milwaukee River and Stoney Creek, large wetland complexes, agricultural lands, and Lake Twelve in the Town.
The WDNR anticipates using a variety of real estate tools, including fee simple purchase, easements, and
purchase of development rights (also referred to as conservation easements) to protect natural features and
agricultural lands within the project area. About 4,434 acres, or about 19 percent of the Town, are within the

project boundary.

Land Use Plan Category Updates
The following is a list of updates made to the year 2050 land use plan categories as part of this update to the
Town’s comprehensive plan based on discussion between Town officials and SEWRPC staff:
o The Hamlet Growth Area text was revised to accommodate commercial and industrial development in
accordance with zoning requirements
e Text was removed from the Hamlet Growth Area description regarding the boundaries splitting parcels
because they have been expanded on the land use plan map to match parcel boundaries
e Text was added to the Hamlet Growth Area Overlay to allow one acre minimum lot areas for lots created
after the adoption of this plan update and to note the need to amend the Town zoning ordinance to

create a new zoning district that is compatible with the one acre minimum lot area



e Text was added to the Hamlet Growth Area Overlay and County Estates Growth Area Overlay land use
category descriptions noting that urban development will not exceed more than 20 percent of the total
area of the Town

e Text was removed from the Agricultural and Open Lands description referencing base farm tracts, which
would require a density of no more than one home per 20 acres in Farmland Preservation Areas,
because the Town is not participating in the State’s Farmland Preservation Program

e The Wetlands text was revised to provide further information regarding wetland regulations

Additional Considerations

There are a number of existing parcels zoned RD-Residential District, which requires a minimum lot size of
40,000 square feet for parcels created before October 2005 and 1.5 acres thereafter, that are located in areas
of the Town designated for lower residential densities on the land use plan map. The zoning for parcels created

after the adoption of this plan update should be consistent with the updated land use plan map.

% %k X
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Figure 1
Historical And Alternative Future Population Levels In The Town Of Farmington: 1950-2050
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LAND USE PLAN FOR THE TOWN OF FARMINGTON: 2050
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Table 1

Planned Land Uses in the Town of Farmington: 2050

Land Use Category Acres Percent
Low Density Residential 5,061¢ 21.5
Medium Density/Modular Home 2 --b
Commerecial 126¢ 0.5
Industrial 50¢ 0.2
Extractive 5 b
Government, Institutional, and Utilities 45 0.2
Recreational 225 1.0
Street and Highway Rights-of-Way 873 3.7
Agricultural and Open Lands 10,645 45.2
Wetlands 3,914 16.7
Woodlands 2,194 9.3
Surface Water 402 1.7
Total 23,542 100.0

9 Includes 1,811 acres of low-density residential development existing in 2015, plus 3,250 acres of
existing agricultural or open lands within the hamlet and country estates growth area overlays that
are planned to be converted to residential uses.

bLess than 0.05 percent.
¢ Includes 24 acres of commercial development existing in 2015, plus 102 acres of existing
agricultural or open lands within the commercial area overlay that are planned to be converted to

commercial uses.

9 Includes 25 acres of industrial development existing in 2015, plus 25 acres of existing agricultural
or open lands within the industrial area overlay that are planned to be converted to industrial uses.

Source: Town of Farmington and SEWRPC
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