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Land Use            
 
 
Findings and Recommendations 
 

 A high percentage of the Town of Oakfield is either being farmed for agricultural purposes or 
is owned and managed by state and federal agencies or just open and undeveloped. 

 Land uses have changed very little over the last ten years since the original land use plan 
was adopted by resolution. 

 A large portion of land in the town will not develop because of environmental issues or gov-
ernment ownership. 

 Farming remains a very important asset that needs to be maintained as a viable land use.  
 The Town’s Zoning Ordinance should be amended to address evolving land use issues, 

such as ‘mega-farms” and wind energy. 
 
Land Use Characteristics 
 
Map 1 shows the existing land use pattern in the Town of Oakfield. Table 1 shows existing land 
use characteristics, including acreage, percentage of acreage by land use, and intensity/density. 
 
Table 1 
Existing Land Use 

 Acres % Intensity/Density 
Farmsteads 122.02 0.5% Very low intensity and density 
Residential 256.54 1.1% Low intensity (one home per lot) and low density 
Commercial 14.86 0.1% Medium to high intensity and density 
Industrial 265.20 1.2% High intensity but very low density  
Public/Institutional  17.52 0.1% Low intensity and density  
Utilities 4.02 0.1% Low intensity and density 
Parks and Recreation 91.01 0.4% No intensity or density 
Agricultural 13,249.61 57.9% No intensity or density 
Open Land 4,136.70 18.1% No intensity or density 
Water Features 266.00 1.2% No intensity or density 
WDNR/USFW 3,885.21 15.0% No intensity or density 
Transportation 580.47 2.5% Not applicable 

Total Acres 22,889.16 
Source: Town of Oakfield 

 
Trends in the Supply, Demand, and Price of Land 
 
Agricultural 

 The Town of Oakfield has dairy and owned or rented crop farming that totals 13,249.61 
acres, or 58% of all town land.  

 Agricultural land in the Town of Oakfield is considered a viable and important land use that 
should be promoted and encouraged, but recognizing that over time a transition to more in-
tense land use or to public lands for conservancy may occur.  
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Residential 
 Table 1 identifies 256 acres or a little more than 1% as being in residential development. 

This percentage shows how rural the town has been able to remain over the years. 
 Table 2 shows building permit records from 1998 through 2007. The total number of permits 

over this 10 year period was 20 single family building permits, or an average of 2 permits 
per year. 

 The housing market in the Town of Oakfield is predominantly large single family sites that 
are platted by Certified Survey Mapped (CSM) lots and not subdivisions. A typical CSM is 
any creation of one to four lots, with or without land dedication of public right-of-way. 

 Residential building opportunities are limited by Town approval of lot splits (by CSMs) that 
create separate parcels.  

 Typical average prices for vacant lots are approximately $10,000 per acre. 
 
Table 2 
Town of Oakfield Single Family Building Permits 

 
Year 

 
Total 

1998 2 
1999 3 
2000 0 
2001 3 
2002 2 
2003 2 
2004 4 
2005 0 
2006 4 
2007 1 
Total 20 

10-Year Avg. 2 
Source: Fond du Lac County Planning Department 
 
Commercial and Industrial 

 The existing land use map shows six commercial land uses scattered throughout the town. 
 The industrial land in the town mainly represents non-metallic mining operations in the 

Breakneck Road area. 
 
Public/Institutional 

 This land use category includes the Town Hall and Garage on Oak Center Road and four 
cemeteries scattered throughout the Town. 

 
Parks and Recreation 

 Wild Goose State Trail, owned by the state but maintained by Fond du Lac County, consti-
tutes 91 acres of parks and recreation land in the town. 

 
WDNR/USFW, Open Land and Water Features 

 The Town of Oakfield contains a substantial amount of land that is devoted to environmental 
protection. Approximately 3,885 acres or 17% of all town land is under the ownership of ei-
ther the Wisconsin Department of Natural Resources (WDNR) or the United States Fish and 
Wildlife Service. Open land, which is typically wetlands or low land not being farmed, and 
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open water in the Horicon National Wildlife Refuge, constitutes 4,403 acres or 19% of town 
land. 

 
Conflict between Adjacent Land Uses 
 
Within the Town of Oakfield 

 Those who come out to the country to build a single-family home on a minimum size lot may 
have conflict with farmers over agricultural practices that create noise and odor.  

 
Between the Town of Oakfield and Adjacent Municipalities 

 The Town is not aware of any conflicts with surrounding towns or the Village of Oakfield. 
 
Limitations on Development 
 
Environmental Corridors 

 See Map 2. The major environmental corridors in the Town of Oakfield are scattered 
throughout the town. The two most noticeable areas are the Niagara Escarpment, which 
generally runs east-west along the south edge of the Village of Oakfield, and heads 
southwest east of CTH “B”; the area in or around the Horicon National Wildlife Refuge. The 
Town has zoning regulations that have specific restrictions on any type of construction and 
non-metallic mining that can occur near the Niagara Escarpment (note section 14-2 of the 
Town’s Zoning Ordinance). The restricted building and non-metallic mining area is also 
shown on the Land Use Plan. 

 
Topography 

 See Map 4. Land relief within the town is approximately 344 total feet, ranging in elevation from 
approximately 824 feet above sea level near the Fond du Lac River in the northeastern portion 
of the Town to approximately 1,168 feet above sea level in the south-central portion of the 
Town on top of the Niagara Escarpment. Generally, the top of the escarpment is substantially 
higher in elevation than the rest of the town.  
 

Bedrock 
 See Land Use Plan. The town and village are underlain by several layered bedrock units 

that range in age from Precambrian to Quaternary and are of sedimentary, metamorphic, 
and igneous origin. Due to the geology, significant areas of bedrock close to the surface are 
present along the escarpment. Because of this condition, certain areas have building limita-
tions. 

 
Soils 

 According to the Soil Survey of Fond du Lac County, four major soil associations are present 
within the Town of Oakfield.  

 Lomira-Virgil Association: This soil association is located in two distinct areas of the 
town; in the northwest on the northern side of U.S.H. 151, and in the southeast generally 
south of CTH “B”.  The Lomira soils are developable where they are deep and well 
drained, but not in the Virgil soils, which are somewhat poorly drained, contained in ar-
eas adjacent to wide depressions, and are subject to occasional flooding. 

 Beecher-Elliott Association: This soil association is located primarily in a wide southwest 
to northeast band in the central portion, while a second area juts southward into the south-
east region of the town. These soils are somewhat poorly drained, silty and clayey, and 
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moderately to slowly permeable. Most of these areas are not good for construction pur-
poses. 

 Kewaunee-Manawa-Poygan Association: This soil association is located in the extreme 
northeast portion of the town. Development on this soil type is unlikely due to wetness and 
steepness in some locations. 

 Houghton-Palms Association: This soil association is located in the north-central portion 
of the town between CTH “TC” and the Fond du Lac River. A second area is in the extreme 
southwest portion, and is associated with Horicon Marsh. This association has nearly level 
depressions and wetland areas, and is formed from fibrous plant remains. Land develop-
ment is not likely to happen on these soils. 

 
Boundary of Utility Service and Community Facilities 

 Generally, the Town Oakfield does not provide a public sanitary or water system, nor does it 
provide area stormwater detention. Property owners are required to provide their own pri-
vate water and sewer systems. In Oak Center, a limited area within the Oak Center Sanitary 
District has limited capability to serve mainly existing homes and businesses with group 
treatment capabilities.  

 
Land Use Projections 
 
Agricultural 

 In the future, farmland will likely be absorbed by other more intense land uses, purchased by 
the State DNR or Federal Fish and Wildlife organizations, or annexed to the Village of Oak-
field. 

 Crop and dairy farming will continue to be a major business in the Town for years to come. 
 
Residential 

 Table 3 shows the residential land projections for the Town of Oakfield 
 
Table 3 
Residential Land Use Projections, 2005-2025 

  
Population 

Percent 
Change 

Persons per 
Household 

 
Households

Households 
per Acre 

Additional 
Acres 

Total 
Acres 

2000 Actual 767  3.04 252 1.5 -- -- 
2005 755 -1.6% 2.98 253 1.5 -- -- 
2010 744 -1.5% 2.92 255 1.5 15 15 
2015 732 -1.6% 2.88 254 1.5 15 30 
2020 720 -1.6% 2.85 253 1.5 15 45 
2025 705 -2.1% 2.82 250 1.5 15 60 

Source: US Census, WDOA, and Martenson & Eisele, Inc.  
 
Residential and housing projections from the State of Wisconsin show a declining rate in popu-
lation in the Town of Oakfield over the next twenty years. Households show a corresponding 
decline, which would indicate that very little land will be platted for new home construction. Even 
though the statistics show no growth, some interest will be likely for new home construction by 
existing residents who decide that they want to live in the Town of Oakfield and want a new 
home. Based on an average of two new housing permits each year, the town should anticipate 
about three acres of land absorbed by residential development, or about 60 acres of land devel-
oped for housing over the next twenty year period.  
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Commercial and Industrial 
 Based on the 2005 State population projection, the Town of Oakfield has approximately 705 

people, but the population of the town is projected to decrease incrementally every five 
years over the next twenty years. If that becomes true, the demand for commercial and in-
dustrial land uses will not exist. Any commercial uses that now exist could experience a de-
creasing market.  

 
Development and Redevelopment Opportunities 
 
Agricultural 

 The Town of Oakfield will use its Farmland Preservation Plan, the Fond du Lac County 
Farmland Preservation Plan, and work that has been done by Fond du Lac County on the 
Land Evaluation and Site Assessment program to guide decisions on agricultural related 
land use.  

 
Residential 

 Due to the state projection of declining population and households, what development may 
happen will be minimal and will not have a major impact on land use in the town. 

 
Commercial and Industrial 

 Because of a projected declining population base, the possibility for more commercial de-
velopment is minimal. Potential development of new industry in the town is not anticipated, 
but existing industrial uses could expand at their present facilities or expand on another site 
in the town. The Land Use Plan is only showing some expansion of industrial land use (or 
reflection of grandfathered non-metallic mining operations) over the next twenty years. 
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Land Use Plan 
 
Vision Statement (from the 1998 Joint Land Use Plan) 
 
“The residents of the Town and Village of Oakfield wish to work in a coordinated manner to pre-
serve each others overall character and identity while promoting a moderate level of planned 
growth, including: a variety of logically placed urban and rural residential uses; the establish-
ment of new commercial service centers, and the rehabilitation of existing ones; the diversifica-
tion and expansion of industrial employment opportunities, and; the provision of ample recrea-
tional activities, all of which can be cost-effectively served by existing and planned public and 
community facilities while minimally impacting existing natural resource features and lands of 
high agricultural productivity.” 
 
Existing and Future Land Uses 

 The Land Use Plan map for the Town of Oakfield shows mainly existing land uses as they 
are today, with minimal industrial expansion (or reflection of grandfathered non-metallic min-
ing operations).  

 The merits of changing the Land Use Plan to allow individual single-family lots or conserva-
tion subdivisions are not being shown on the Land Use Plan because of uncertainty where 
they may be proposed. This means that the merits for allowing newly platted lands (based 
on goals and objectives contained in this plan) will need to be considered at the time the 
Town is approached with such land divisions. 

 Land uses shown on the Land Use Plan are generally described as follows: 
• Farmsteads: One-family home, possibly including a barn and outbuildings 
• Low Density Residential: Typically refers to a one-family residence  
• Medium Density Residential: Residential duplexes and low density attached or de-

tached condominium units 
• Commercial: Retail, food or beverage, service, or office type uses. 
• Industrial: Manufacturing facilities, contractor storage and office facilities and storage 

buildings or related businesses 
• Public/Institutional: Town Hall, Library, Fire Station, Religious facilities, public schools, 

parks 
• Utilities: Cell Towers and other communication and utility facilities 
• Park and Recreation: Recreational trails 
• Other Land Fallow or unused land, including vacant residential lots in subdivisions 
• Water Features: Lakes, ponds, and streams 
• WDNR/Fish & Wildlife: Lands owned and managed by state and federal agencies that 

have been converted to animal sanctuaries, hunting preserves, or planted in prairie 
grasses to return to natural areas. 

• Wetland Overlay: DNR designated land that meets the definition of wetlands 
• Woodlands Overlay: Concentration of trees 

 
Land Cover 

 The Land Use Plan also shows land covers, which are areas characterized by natural re-
sources, such as wetlands and woodlands. Land classified as wetlands cannot be devel-
oped, nor can wetland buffers that can vary 12 feet to 50 feet, depending upon the quality of 
the wetland. Woodlands may be developed as residential, but with the understanding that 
the owner will strive to save as many trees as possible during development.  
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 The objective in showing land covers is to promote the conservation of the natural resource 
but with the understanding a more intensive development may occur in a limited basis. 

 
Extraterritorial Platting and Zoning 

 Because the Village of Oakfield has extraterritorial platting powers over development one 
and a half miles into the Town of Oakfield, all development within this area would come un-
der the review of the Village. Based on the slow housing market, no subdivisions have de-
veloped in the Town within the Village of Oakfield’s extraterritorial area. 

 
Consistency between the Land Use Plan and Zoning 

 Of particular importance is consistency between the Land Use Plan and the Zoning Map 
(see Map 2). Because zoning reflects the current situation and a future land use plan re-
flects preferred land use, the two maps may not be consistent at first. The objective of a 
Plan is that these two maps would become consistent over a period of time.  

 The two maps were analyzed for areas that are inconsistent. These are the areas where the 
Town of Oakfield should consider amending either the Zoning Map or the Future Land Use 
Plan. 

 
Table 4 
Comparison of Current Zoning and Future Land Use Plan 

Land use and area found Current 
Zoning 

Future Land Use  
or Zoning Changes 

Quarry sites in the Breakneck Road 
area 

Exclusive  
Agriculture 

Quarry operations (some grand-
fathered) 

Multiple quarry sites that are no 
longer open 

Industrial Closed landfills that should be 
zoned back to Exclusive Agriculture 

Multi-family units on Wild Goose 
Road and Stumpf Road 

Residential Create a multi-family zoning district 
and rezone these to multi-family 

Parcel parallel with wild goose state 
trail, west of Oak Center Road 

Industrial Commercial 

Oak Field Parcels Commercial Residential 
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Goals, Objectives, and Policies 
 
Goal 
 
 

1. Establish a planned and coordinated approach to the method by which land uses in the 
Town of Oakfield maximize compatibility between neighboring uses and preserves rural 
character and the Niagara Escarpment.  

 
Please note that the following objectives and policies are not the only ones that relate to land 
use in the Town of Oakfield. There are objectives and policies in the other elements of the 
Comprehensive Plan that also relate to land use. 
 
Objectives 
 
 

1. Compact Development Future land development of any kind should occur contiguous to 
and compact with like development. 

 
2. Support Existing Businesses The Town of Oakfield will support existing commercial busi-

nesses, encouraging them to expand at their present locations as opposed to moving to an-
other location that may be outside the town. 

 
3. Consistency with Plan The Town of Oakfield shall require all decisions and actions con-

cerning land use development and redevelopment to be consistent with the Comprehensive 
Plan or, if convincing arguments are presented, the Town Board may amend the Compre-
hensive Plan. 

 
4. Implementation Tool The Town of Oakfield will update their Zoning Ordinance, and use it 

as the primary “tool” to control development and implement the Town’s Comprehensive 
Plan. 

 
5. Buffers and Setbacks for Non-Agricultural Uses Any new non-agricultural use is respon-

sible for providing an adequate buffer on their property between themselves and existing 
farm operations and any DNR or USFWL lands. 

 
6. Impacts to Natural Resources The Town will consider the potential impact on natural re-

sources, environmental corridors, the Niagara Escarpment, or habitat areas, when evaluat-
ing any potential development projects. 

 
Policies 
 
1. Conservation Subdivision Any subdivision platting in the Town of Oakfield must adhere to 

the Town’s Conservation Subdivision regulations. 
 
2. Plan Coordination The Town of Oakfield will have an ongoing policy to work with adjoining 

towns and the Village of Oakfield to coordinate future land uses. 
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*WDNR = Wisconsin Department of Natural Resources
USFWS = U.S. Fish and Wildlife Services
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