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Abstract 
This paper examines the principles of the state's smart growth law against the values of residents in Wisconsin . 
The outcome of two telephone surveys of residents in Washington County on their views of the county's 
development are used to examine the requirements of the law against the values of county residents. These 
surveys were conducted by the University of Wisconsin, Milwaukee for the Washington County Planning and 
Parks Department in 1999/2000 and in the summer of 2003 . While the purpose of the surveys was to ascertain 
residents' sentiments toward economic development issues in the county, the surveys also provided important 
insights on planning issues in the county. The results provide us with an early benchmark test of what 
communities around the state should expect as they begin the preparation of their comprehensive plans to meet 
the requirements of the state's smart growth law. Also, since the studies were conducted in two different 
economic cycles (1999/2000 - strong economic growth, 2003 - recession) we have an opportunity to determine 
what effects, if any, economic conditions have of resident sentiments toward smart growth principles. 

Introduction 
This paper discusses the potential for 

implementing Wisconsin's smart growth law by 
examining whether the requirements of this law are 
congruent with the values of residents in 
Washington County. Modernist planning has, since 
the end of World War n, become the dominant 
form of city design. This form of city planning has 
necessitated the use of the automobile, strict 
separation of land uses with the requirement for 
long travel distances to work and to shop, and 
exacerbated suburban sprawl with its concomitant 
effect on the environment. In the last decade or so, 
there has been a backlash against this form of city 
planning with a call for a return to the traditional 
form of city design. Smart growth and neo
traditional planning are responses to the public's 
dissatisfaction with modernist planning. 

Several states now have laws that require 
d v lopment to be pursued in a "smart" manner. 

·'rt' lll' iW t to forestall the damages 
·rl!<tt ...:J [)~ I II dc:: rrm t pl.anlling. In 1999 the State of 
Wiscon~in passed into law Wisconsin Act 9, also 
referred to as the Smart Growth Law (Wisconsin 
State Statutes 66.100 I). The law requires, but does 
not mandate, all communities in Wisconsin intent 
on managing land use to prepare and adopt 
comprehensive plans by 2010. Wisconsin's law 
follows the basic general principles embodied in 

most smart growth laws around the country. They 
include a requirement for: i) compact growth ; ii) 
collaboration among a community's stakeholders in 
the planning process; iii) revitalization of older 
neighborhoods and the downtown as a means for 
curbing growth on the fringe of the city; iv) 
providing a variety of housing types within the 
community for residents; v) promoting 
transportation choice by providing opportunities for 
different modes of transportation; vi) fostering 
design that ensures a sense of place and a 
distinctiveness for communities; and vii) preserving 
farmland, among others. 

The Wisconsin Smart Growth Law (Statute 
66.1001) 

The Wisconsin smart growth law includes 
carrots and sticks for ensuring compliance. 
Communities that do not have a comprehensive 
plan will not be able to regulate land use but those 
that do are eligible for assistance in the process with 
state planning grants . The implementation of the 
smart growth law rests to a large extent on whether 
the principles on which the law is based meet with 
or conflict with the values of residents in the state. 
The following are some of the stated goals of the 
smart growth law: 

a) The law expects or requires Wisconsin 
residents to be environmentally conscious in their 
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consumption and production decisions. Thus there 
is a requirement that comprehensive plans ensure 
"conservation, and promotion ofthe effective 
management, of natural resources such as 
groundwater, forests, productive agricultural areas, 
environmentally sensitive areas, threatened and 
endangered species, stream corridors, ... and other 
natural resources." (Wisconsin Comprehensive 
Planning Legislation, Wisconsin State Statutes, 
Chapter 66 (d) 2002). 

b) The law requires Wisconsin residents to 
live in higher densities to help curb urban sprawl. 
Thus, there is a stated objective for the 
"development and redevelopment of land with 
existing infrastructure and municipal, state and 
utility services ... that will encourage efficient 
development patterns that are both contiguous to 
existing development and at densities that have 
relatively low municipal, state governmental and 
utility costs." Wisconsin Comprehensive Planning 
Legislation, Wisconsin State Statutes, Chapter 66, 
16.965 - Annot. b) I, and 5, 2002) 

c) The smart growth law expects residents 
to choose modes of travel other than the single 
occupancy vehicle, which has traditionally been the 
favored means of transportation for most people in 
the state. Thus comprehensive plans are to ensure 
the "development of various modes of 
transportation, including highways, transit, 
transportation systems for persons with disabilities, 
bicycles, electric personal assistive mobility 
devices, walking, railroads, air transportation, 
trucking and water transportation." Wisconsin 
Comprehensive Planning Legislation, Wisconsin 
State Statutes, Chapter 66 (c) 2002) 

d) Comprehensive plans are to provide a 
mix of housing types in communities with the 
underlying hope that people will accept to live in 
communities that have a mix of demographics, and 
different income groups. Hence community plans 
are to "provide a range of housing choices that 
meets the needs of persons of all income levels and 
of all age groups and persons with special needs ... " 
Wisconsin Comprehensive Planning Legislation, 
Wisconsin State Statutes, Chapter 66 (b) 2002) 

e) The law seeks to promote good 
neighborliness by requiring that communities 
"identify existing or potential conflicts between the 
local governmental unit and other governmental 
units ... and describe processes to resolve such 
conflicts." Wisconsin Comprehensive Planning 
Legislation, Wisconsin State Statutes, Chapter 66 
(g) 2002) 

f) The state's smart growth law presumes a 
growth ethos for communities by requiring that 
comprehensive plans "promote the stabilization, 
retention or expansion of the economic base and 
quality employment opportunities in the local 
governmental unit ... and designate an adequate 
number of sites for such businesses and industries." 
Wisconsin Comprehensive Planning Legislation, 
Wisconsin State Statutes, Chapter 66 (f) 2002) 

g) Finally, the smart growth law requires 
planners to imbibe the democratic ethic by 
involving residents of the community in the 
planning process in order to learn about their values 
and preferences. It states: "The governing body of a 
local governmental unit shall adopt written 
procedures that are designed to foster public 
participation, including open discussion, 
communication programs, infonnation services and 
public meetings for which advance notice has been 
provided in every stage of the preparation of a 
comprehensive plan." (Wisconsin Comprehensive 
Planning Legislation, Wisconsin State Statutes, 
Chapter 66 (4) Procedures for Adopting 
Comprehensive Plans 2002) 

These requirements have significant 
implications for state residents. It is not clear 
whether the law is a reflection of the values of 
residents or whether it is meant to change the values 
of residents in the state with regards to land use and 
urban development. If it is a reflection of residents' 
values then it will be easier to implement. 
However, if the law runs contrary to the values of 
residents, then it will most likely face an upward 
battle in its implementation. 

Values and Public Policy 
There is a dynamic relation between values 

and public policy. Values influence policy and are 
in tum shaped by it. The values of a community or 
state detennine what issues are brought to the 
forefront of public discussions, and help frame 
public policy. To get elected, political candidates 
must run on an agenda that the public supports. 
Such an agenda frequently mirrors the values of the 
majority of the electorate. It stands to reason that 
public policy that is enacted by these elected 
officials would reflect the values of the community. 
However, as Freundlich and Wright (2003: 119) 
rightly observed, "Public policy is not made sole ly 
on the basis of dominant public values but rather 
through an amalgam of public, individual, and 
interest group values clarified through politicaJ 
debate that is geared toward uncovering diverse 
beliefs and keeping differences alive. Thus, the 
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views of advocates. professionals, and the general 
public are heard and ultimately - through 
negotiation. compromise, and reconciliation of 
interests - produce policy." In this respect then, it is 
possible for public policy to run contrary to the 
values that are held by the general public. 

Besides the differences that may exist 
between values and policy, there is also the nagging 
problem that values are never permanent. One of 
the major influences on values may be prevailing 
economic conditions. Yankelovich (1994) for 
example, identified three stages in value changes in 
the developed industrialized countries. According to 

him, these value changes mirrored changing 
economic conditions. For example, after World War 
II and with the depression still fresh in people's 
mind, there was a tendency to be conservative 
because of a fear that the improved economic 
conditions wouldn't last. Thus, people were more 
wi lIing to accept regulation and intervention. In the 
second stage, as economic growth continued with 
rising incomes and job prospects, people became 
more optimistic about their future. Such feelings 
translated into present orientated behavior and 
values. In turn, there was linle tolerance for 
government intervention. The third stage is 
characterized by a fear of a loss of affluence. Here 
again, like the first stage, people become conscious 
about their economic welfare and about the future 
and are more willing to accept government 
regulation in hopes of protecting their economic 
welfare. 

While Yankelovich's (1994) thesis is in 
re OJ Jon to nation state's, we can postulate this to 
local communities as well, with the foHowing 
conclusion: People are more willing to accept 
government intrusion in their lives through 
regulation in periods of economic downturns than 
in periods of prosperity. 

Our objective in this paper is thus twofold: 
First, we want to test the principles of the state's 
smart growth law against the values of residents in 
Washington county to see if there are similarities or 
differences between the requirements of the law and 
the values of residents in the county. Second, we 
want to test Yankelovich's (1994) proposition that 
prevailing economic conditions affect people's 
willingness to accept or reject government 
intervention in their lives through regulation; in 
particular their acceptance of government land use 
regulations. 

Washington County 
Washington County is part of the U.S. 

Census' Milwaukee Metropolitan Statistical Area 
and is contiguous with the northern border of 
Milwaukee County. Washington County 
experienced some of the largest growth in the state 
over the past decade. This includes population, 
housing units and property valuation (Washington 
County Planning Division, Economic Development 
Division and GIS Division of the Planning and 
Parks Division, 2004). Between 1990 and 2000, 
Washington was the second fastest growing county 
in the state (up 23.4 percent) and one of only four 
counties in the state to grow more than 20 percent. 
During the same period, the statewide population 
grew 9.6 percent (see Figure 1). 

Consistent with its population growth, 
Washington County lead the state in new housing 
units during the past decade (Wisconsin Taxpayers 
Alliance, 2000). Between 1990 and 2000, the 
number of housing units in Washington County 
grew 30.2 percent, more than double the median 
county, Oneida (up 14.7 percent), and almost 28 
percentage points more than Milwaukee County (up 
2.3%) . Another measure of Washington County's 
rapid ascent is growth in property valuation. 
During the past decade Washington County's total 
property value grew 148.2 percent, ranking 15th 

statewide (Wisconsin Taxpayers Alliance, 2000). 
Washington County's growth has come at a 

cost, primarily in terms of lost farmland. Based on 
data from the Wisconsin Taxpayers alliance (2000), 
in 1997, Washington County had 797 farms, 62 
fewer than in 1992. During that same 5-year time 
period, over 20,000 acres of farmland was lost to 
development in Washington County . To put this in 
a sta.tewide context, only 10 of Wisconsin's 72 
counties lost more farms during this period and only 
13 counties lost more farmland to other types of 
development between 1992 and 1997. One of the 
principal reasons Washington County may have lost 
so much farmland is its value. The average price 
per acre of farmland sold in Washington County 
between 1996 and 1999 was $6,675, second only to 
another county contiguous to Milwaukee, 
Waukesha County ($6,977 per acre). 

Another useful way of examining growth in 
Washington County is looking at the way in which 
change has occurred within the county itself. The 
County is made up of a handful of smaller cities and 
villlages, with the remainder of communities 
comprised of rural towns. The largest municipality 
in the County is the city of West Bend with a 2000 
population of 28,152. West Bend is followed by 
the village of Germantown (18,260), city of 
Hartford (10,895) and town of Richfield (10,373). 
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PERCENT CHANGE IN POPULATION OF 
WISCONSIN COUNTIES 1990 TO 2000 

Percent Change in 

Population 1990 to 2000 
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Washington County Totals 

Populalion 1990: 95,32B 

Popula1ion 2000: 117,493 

Change 1990 10 2000: 22 ,165 (23.25%) 
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Prepared by: The Planning Oiv!sion , Economic DevekJpmenl Division and 
GIS DiVIsion of the Planning and Parks Department. 

The remai ning 42 percent of County residents li ve 
in 17 rural towns and small villages. 

Between 1990 and 2000, the fastest 
growing communities in Washington County were 
the villages of Jackson (up 98.6 percent, to 2,716), 
Slinger (up 66.7 percent, to 3,901) and Germantown 
(up 33.7 percent to 18,260), and the city of Hartford 
(up 33.2 percent, to 2,7 J6). The city of West Bend 
grew by 15 percent, five percentage points below 
the countywide average. The trend over this past 
decade has clearly been rapid growth in the smaller 
villages (see Figure 2). 

These population trends are also consistent 
with the change in housing in the communities. 
Over the past decade, the central villages of Jackson 
(up 105.0 percent) and Slinger (up 78.8 percent), 
and the city of Hartford (up 41.8) experienced an 
explosion in new residential housing units (see 
Figure 3). While somewhat less than the above
mentioned communities, the southern 
municipalities of Erin and Germantown, and 
northern communities of Wayne, Kewaskum, 
Farmington and Newberg experienced residential 
housing growth in excess of 30 percent. The same 
occurred in the County's largest city, West Bend, 
which experienced a 34.2 percent increase in 
residential units between 1990 and 2000. The trend 
in Washington County over time has clearly been 
rapid growth, primarily in the rural areas of the 
County. 

Perhaps because of this rapid growth, 
Washington County commissioned two studies in 
the last five years to gauge residents' views on the 
economic development and land use changes taking 

Figure 1. Percent Change in 
Population, 1990-2000. 

place in the county. In the next section, we discuss 
how these studies were conducted. 

Methodology 
Two telephone surveys of residents were 

conducted for the Washington County Planning and 
Parks Department within the past four years; late 
I 999/early 2000 and the summer of 20m. Both 
studies were undertaken by UW Milwaukee's 
Center for Urban Initiatives and Research, with 
Craig Maher serving as leading investigator. While 
the surveys were designed for the purpose of 
ascertaining residents' sentiments toward economic 
development policies in the County, they also 
provided important insights about perceptions of 
planning and land use regulation . First, the study 
provides an early benchmark of what communities 
around the state should expect as they begin the 
preparation of their comprehensive plans . Second, 
since the two surveys were taken during two 
different economic cycles (199912000 - strong 
economic growth, 2003 - recession) we have an 
opportunity to determine what effects, if any, 
economic conditions have of residents' sentiments 
toward land use regulation. 

The design of both surveys began with 
brainstorming sessions by Washington County 
representatives, generally Planning and Parks 
Department staff and its oversight committees, 
through which they identified general questions 
they wanted to address by the surveys. Review 
were subsequently done of the quesrionnaires used 
in previous studies (for the 2003 survey, the 
1999/2000 survey) and of questionnaires used in 
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Figure 2. Percent Change in Population of 
Washington County, 1990-2000. 

other economic development studies . 
Once Washington County representatives 

approved of the questionnaires, the documents were 
translated for use with Computer-Assisted 
Telephone Interviewing (CATI) software. Piloting 
was subsequently done with final revisions made to 
the questionnaires in order to maximize the 
response rate. 

For both surveys, telephone lists were 
purchased by Survey Sampling Inc. and the CATI 
program was used to implement a random digit 
dialing methodology. Surveying was done by 
telephone Monday through Friday dur,ing the late 
afternoon and evening hours, and during the day on 
Saturdays. The J999/00 survey was conducted 
during the months of November and December, 
1999 and January, 2000. The most recent survey 
wa~ conducted through most of June 2003. 
Frequencies were computed of respondents by their 
place of residence and the demographic data was 
compared to 2000 Census data. Following this 
analysis, an additional round of surveying was done 
in selected communities to ensure a fully 
representative sample. Ultimately, 438 households 
completed the questionnaire in the 1999/00 survey 
and 434 completed it in 2003. Given the number of 

Percent Change in Residential Housing Units of 
Washington County Governments 1990 to 2000 
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Figure 3. Percent Change in Residential Housing 
Units of Washington County, 1990-2000. 

households in Washington County, these sample 
sizes yield a +/- 5 percentage point confidence 
interval. 

A separate survey was conducted between 
August and September 2000 by the University of 
Wisconsin-Milwaukee for the village of 
Germantown . The purpose of the survey was to 
assess attitudes toward land use, which was then 
used to update the village's land use plan. Surveys 
were mailed to each of the 5,900 property owners in 
the village and 2,663 completed surveys were 
returned for a 45 percent response rate. 

All data were transformed onto an SPSS 
database file. Subsequent quality control tests were 
conducted to confirm the accuracy of data entered. 
These tests included a series of frequencies for 
flagging cases with missing values as well as 
subsequent development of algorithms for treating 
missing values to particular survey questions. We 
next discuss the findings from the two surveys as 
they pertain to planning and land use regulation. 

Results and Discussion 
General Perceptiolls ofResidents About Life ill 
Washington County 

In general, residents in the county 
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expressed satisfaction with their quality of life. 
More residents expressed satisfaction with their 
quality oflife in 1999-2000 than in 2003, mirroring 
the economic changes that have taken place in the 
country in the two time periods. In 2003, 61 percent 
of respondents stated they were very satisfied with 
the quality oflife in the County while 33 percent 
were somewhat satisfied. In 1999/00, however, 72 
percent were very satisfied and 26 percent were 
somewhat satisfied. These differences are 
statistically significant at the .05 level. 

Two related questions were asked in the 
2003 survey; the respondent's likelihood of retiring 
in Washington County and the future of the County. 
In the 2003 survey, almost 72 percent stated that 
they were likely to retire in Washington County 
with only 21 percent indicating otherwise. About 
four in five residents thought that Washington 
County's future looks bright. Responses to both 
questions reflect a strong attachment to the County, 
despite a relatively poor economic period. We are, 
however, unable to determine whether responses 
varied because of changes economic circumstances 
as similar questions were not asked in the 1999/00 
survey. 

Perceptions ofResidents About the County's 
Growth and Development 

Two questions were asked of county 
residents in 1999-2000 to assess their satisfaction 
with development in both their community and the 
county. Survey participants were generally satisfied 
with the development of their community and 
county. More than 80 percent of respondents were 
either very satisfied (30 percent) or somewhat 
satisfied (5 I percent) with the way that their 
community was developing. Similarly, 37 percent 
were very satisfied with the way that the county 
was developing and 45 percent were somewhat 
satisfied with the county's development. The 
differences between the two responses were 
statistically significant and reflect somewhat higher 
levels of satisfaction with the development of the 
County and less satisfaction with the development 
in their community. Some of the respondents who 
were dissatisfied with the way their community was 
developing cited a need to stop further growth in 
order to maintain their community's rural character. 

In the 2003 study, the most comparable 
questions to those asked in 1999/00 pertained to 
attitudes toward residential and business 
development. Interestingly, a majority of 
respondents indicated that the rate of residential 
development had been too fast (54 percent) with 

only about 2 percent reporting that it has been too 
slow. By contrast, only 12 percent reported that 
business development has been occurring too fast 
since 1998 with almost three times that many 
reporting that it has been too slow and almost 47 
percent claiming that the rate of growth has been 
about right. 

The results, once again, seem to support 
Yankelovich's (1994) assertion that in times of 
economic prosperity support of government 
intervention wanes and in times of economic 
downturn support rises. In 1999/00, a time of 
economic growth, residents were generally satisfied 
with development, whereas in 2003, during a time 
of economic slowdown, more than half of the 
respondents said that residential development had 
been too fast. Furthermore, in 2003, more than 90 
percent of respondents said that land use and zoning 
regulation was very (64 percent) or somewhat (29 
percent) important (see Table I). 

Farmland Preservation 
Table 2 illustrates the 2003 survey items 

that discussed respondents' views on the protection 
of agriculture from business and residential 
development. Despite the fact that only 1.5 percent 
of the county's residents are employed in 
agriculture, more than 8 I percent agreed that 
agriculture should be protected from business 
development and almost 78 percent believed in 
protecting agriculture from residential development. 

Importance ofSpecific Amenities 
The 2003 survey probed respondents to 

ascertain their views on 19 amenities related to 
quality of life. These 19 items were sorted into six 
distinct categories. They are as follows: 
I. 	 Rural amenities - rural character, presence of 


farmland, access to lakes, preservation of 

natural resources, recreational opportunities, 

and neighbors and friendly people. 


2. 	 Urban amenities - downtown areas in 
communities, cultural events, access to 
shopping, and employment opportunities. 

3. 	 Housing stock - quality of housing and 
affordable housing. 

4. 	 Education - K- I 2 education and colleges and 
technical schools. 

5. 	 Local government activities related to 
economic development - land use and zoning 
regulations, quati ty of roads, and public 
transportation. 

6. 	 Other locaJ government functions - public 
safety and social services. 
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Table 1. Views on Rate of Residential and Business Development Since 1998 
Don't 

Too About Too KnowlNot 
Slow Right Fast AEElicable 

Residential Development 2.3% 38.8% 54.3% 4.6% 
Business DeveloEment 35.3% 46.9% 12.0% 5.8% 

Table 2. SUPE0rt for Protecting Agriculture from Business and Residential Development 
Strongly DKINA 

Strongly Agree Disagree Disagree 
Agree 

Business Development 34.4% 46.9% 1 1.5% 2.1 % 5.1 % 

Residential Development 35.3% 42.5% 14.3% 3.2% 4.6% 


Respondents were asked two separate sets 
of questions in inquiring about their opinions to 
each amenity. Table 3 summarizes respondents' 
views about the importance of each amenity item. 

As noted above, there were six 
questionnaire items that directed respondents to 
assess the importance of distinct rural amenities. 
These appear in the first six rows in Table 3. As 
seen in this table, the overwhelming majority 
perceives all amenities to be very or somewhat 
important. More than two thirds deemed the 
presence of farmland to be a very important aspect 
related to their quality of life. Almost 80 percent 
deemed it very important to preserve natural 
resources in the county and about two thirds 
believed that recreational opportunities are very 
important to their overall qua'\ity of life. Among the 
·ix items, respondents were most likely to rate 

ighhor<; and friendly people as a very important 
l..t . I ~ h ty five percent of respondents believed 
that neighbors and friendly people are a very 
important amenity relating to their quality of life. 

Respondents vary on the importance placed 
on the four factors clustered under the category of 
urban amenities. The first factor in this category, 
downtown areas in communities, is deemed as very 
important by 47 percent of all respondents. Almost 
19 percent believed it is not important. The 
attribute deemed most important by respondents 
involved employment opportunities which was 
rated as very important by more than three-fourths 
of the respondents. This view held true in the 
1999/00 study as well. Then as now, most 
respondents (72%) agreed that the county should be 
involved in helping retain and expand existing 
businesses. The majority of respondents (58.9%) 
also believed the county should be involved injob 
training programs. 

About 41 percent of respondents in the 
2003 study believed cultural events are very 
important while approximately 14 percent felt it is 
not important. Almost 55 percent reported access 
to shopping as very important. 

Two items were measured in the housing 
stock category in the 2003 study - affordable 
housing and quality of housing. About 69 percent 
deemed affordable housing to be very important, 
and almost 80 percent claimed that the quality of 
housing is a very important factor. In the 1999-2000 
study, less than half of respondents felt that the 
county should be involved in housing. While not 
the same question as that asked in 2003, these 
findings, once again, appear to support the 
argument that support for government intervention 
increases during times of economic downturn. 

In the 2003 survey, about 78 percent 
reported that the quality of roads is very important. 
Less than 26 percent of respondents believed that 
public transportation is very important with a 
greater share (almost 40 percent) believing it not 
important. There was greater support for public 
transportation in the 1999/2000 survey than in the 
2003 survey. In the 1999/2000 study, residents were 
asked whether or not they would support a mass 
transit system. In general, more supported the idea 
(42.2%) than opposed it (36.1%). 

Approximately 89 percent of residents in 
the 2003 study traveled to work primarily by car. 
Of this group, almost 93 percent drove alone. 
About 4 percent worked at home (with 89 percent 
being self-employed). Approximately 4 percent 
walked to their jobs and almost none bicycled. 
Approximately 7 percent had used public 
transportation in the previous year. Of those who 
did not do so, 76 percent stated impracticality as a 
major barrier. 
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Table 3. Imeortance ofSEecific Amenities Relatins to the Quality of Life in WashinS!0n County 

-

Rural Amenities: 
Rural character 
Presence of farmland 
Access to lakes 
Preservation of natural resources 
Recreational opportunities 
Neighbors and friendly people 

Urban Amenities 
Downtown areas in communities 
Employment opportunities 
Cultural events 
Access to shopping 

Housing Stock 
Affordable housing 
Quality of housing 

Education 
K-12 education 
Colleges and technical schools 

Economic Development 
Land use and zoning regulations 
Quality of roads 
Public transportation 

Other Local Government Functions 
Public safety 
Social services 

Very 
Important 

60.3% 
69.1% 
48.7% 
79.7% 
66.5% 
85.0% 

46,7% 
77.6% 
41.3% 
54.7% 

69.3% 
79.4% 

88.0% 
72.5% 

63.7% 
77.6% 
25.9% 

94.5% 
61.4% 

Somewhat 

Important 


33.0% 
24.0% 
31.'J01o 
17.3% 
25.2% 
13.2% 

33.3% 
13.2% 
42.7% 
35.8% 

22.4% 
17.6% 

4.8% 
17.3% 

28.9% 
21.0% 
30.9% 

4.6% 
28.2% 

Not 
Important 

5.3% 
6.0% 
18.0% 
1.4% 
7.2% 
1.4% 

18.9% 
4.6% 
14.3% 
8.8% 

6.0% 
0.9% 

3.0% 
5.1% 

3.9% 
1.4% 
39.5% 

0.5% 
5.5% 

Don'tknowl 
Not Applicable 

1.4% 
0.'J01o 
1.4% 
1.6% 
1.2% 
0.5% 

1.2% 
4.6% 
1.6% 
0.7% 

2.3% 
2.1% 

4.2% 
5.1% 

3.5% 
0.0% 
3.7% 

0.5% 
4.8% 

Respondents varied in the distances 
traveled from home to work. About 40 percent 
work at a location that is between 1-10 miles from 
their home. Another 21 percent work between 11
20 miles. At the other extreme, almost 9 percent 
travel more than 50 miles to their place of work. 

Perceptions About the Role ofCounty Government 
This section discusses three sets of survey questions 
used in the 2003 study. The first set reports on the 
types of industrial development favored by 
respondents. The second set reports on 
respondents' views on protecting agriCUlture from 
development. The third set describes respondents' 
attitudes on the rate of residential and business 
development since 1998. 

Table 4 summarizes the findings to the 
series of questions involving respondents' support 
for specific types of industrial development. 

As seen in this table, a majority of 
respondents favored developing all types of 
industrial development apart from warehousing. 
More than 80 percent favored development of 
tourism, small-scale farming, information 
technology and general health care. 

In the next section, we take a closer look at 
values and preferences of residents at the municipal 
level in the county. Here, property owners were 
interviewed in the village of Germantown with the 
specific objective of ascertaining their views 
towards land use regulation. We examine whether 
views at the local level differ from those expressed 
in the county-wide study. 

Case Study of tbe Village of Germantown 
A survey ofproperty owners from the 

Village of GennantoWD was conducted in 2000 
with the objective ofassessing res.idents' views and 
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Table 4. Views on Specific TyPes of Industrial Development 

Industry 
Manufa~turing 
Retail and trade 
Tourism 
Small scale farming 
Large scale fanning 
Information technology 
Transportation 
Warehousing 
Financial and Insurance 
General health care 
Specialized health care 
Arts and entertainment 

Oppose 
23.6% 
23.8% 
16.2% 
9.0% 
32.3% 
12.9% 
27.0% 
49.7% 
26.6% 
16.2% 
17.3% 
19.9% 

Favor 
69.3% 
73.0% 
81.1% 
87.8% 
61.7% 
80.8% 
66.5% 
44.1% 
68.8% 
80.4% 
78.3% 
75.8% 

Don't Knowl 
Not Applicable 
7.2% 
3.2% 
2.8% 
3.2% 
6.0% 
6.2% 
6.5% 
6.2% 
4.6% 
3.5% 
4.4% 
4.4% 

attitudes towards land use in the community. These 
responses provide an in-depth case study of the 
prospects for implementing the state's smart growth 
law. 

General Attitudes Towards the City and ofLand 
Use Regulation 

. Most residential property owners in the city 
are long term residents (defined as residents who 
have lived in the city for more than five years). 
They constituted 72.5% of the respondents. 
Business property owners were mixed with about 
75% of business owners having operated in the city 
for more than five years. 

Long-term residents were more likely (at 
31.7%) to indicate a dissatisfaction with the 
development of the village than short term residents 
(14.8%). The major complaint oflong-term 
residents was that the village was developing far too 
rapidly than they would prefer. One of the main 
reasons had to do with the development of multi
family housing. About 55% of the respondents 
believed the development of multi-family housing 
was threatening the quality of life of the village. 

Values Towards Open Space and Parks 
Although there was no statistically 

significant difference between long term and short 
term residents in the village, perceptions about open 
space suggests that they may vary by length of 
residence in the village. Long term residents in the 
village were more likely than short term residents to 
take the view that the village did not have adequate 
amounts of open space. As far as the availability of 
parks and recreational activities is concerned, 
nearly two-thirds (66%) agreed that Germantown 
had enough parks for recreational activities and 
sporting events. 

Attitudes Towards Growth and Development 
In an effort to gauge residents' opinion 

about the village's growth, questions relating to 
population and business development were asked. 
Most respondents (about 75%) desired little to no 
growth in population. Twenty-eight percent of the 
respondents felt that the village's population should 
not change over the next ten years, and some 42% 
of the respondents gave a population of20,000 as 
the ideal population size for the village. This 
implies a support for a growth of the village by 
1,000 more residents over the ten-year period. 

As far as business development was 
concerned, most respondents indicated the need to 
manage growth along the village's major 
transportation corridors, especially along Holy Hill 
Road. Thirty six percent of the respondents 
suggested that the village should not allow 
development along this corridor. Those who desire 
growth in this area would prefer to see a mixed use 
development in the area. 

Village government sought the opinion of 
residents with regards to the use of cluster 
development to manage growth. There was no 
dominant opinion among respondents. About a third 
supported the idea of using cluster development, a 
third opposed the idea and another third felt that 
government should not get involved in development 
matters. 

There is an overall preference for single 
family housing over multifamily housing. Concerns 
were expressed about the development of multi
family housing in the village and most respondents 
regarded multi-family housing as having the 
greatest threat to the quality of life in the village. 

There were concerns raised by respondents 
about the nature of development in the village, 
especially along Mequon road and County Line 
Road. These trunk roads are where much of the 
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development in the village is taking place. Nearly 
half of respondents believe traffic is a threat to the 
village's quality oflife. Yet, a majority of the 
respondents did not want any changes to be made to 
the streets in the Village. 

Opinions regarding the development of 
northern Gennantown provide further insight into 
people's attitudes towards growth in general and 
higher density development in particular. At the 
time of the survey, residential density in northern 
Germantown was at one house for every 20 acres. 
When asked, most residents preferred the existing 
densities over an increase in densification in the 
area. Only 13% of the respondents would prefer a 
change in density from the existing level to one 
house per acre. Residents in northern Gennantown 
were more likely to prefer the status quo of one 
house per 20 acres in the area (41%) than those 
living in the south of the village (32%). 

Respondents were also asked if they would 
support the use of property taxes to preserve 
agricultural or green space in northern 
Gennantown. Here again, the results were evenly 
split with no statistically significant difference 
between those who supported the idea (47%) and 
those who opposed it (42%). For those who 
supported the use of tax dollars to preserve green 
space in the area, a majority (55%) would still 
support the idea even if it meant higher taxes. 

Here again, attitudes towards the use of tax 
dollars to preserve green space in northern 
Gennantown varied depending on the place of 
residents of the respondents. Those living in 
northern Gennantown were more likely to support 
the use of tax dollars for green space preservation 
(58%) than those who lived in southern 
Gennantown (45%). 

The survey also tapped the nature of 
development desired by residents in the village. 
Respondents were asked the type of development 
they would support in northern Germantown, 
including single-family residential, multi-family 
residential and commercial development. Half of 
the respondents supported single-family 
development whereas 75% were opposed to multi
family residential development in the area. Forty
eight perCent of residents also opposed commercial 
development in the area. Similar to the earlier 
findings, place of residence corresponded positively 
with views towards developing northern 
Gennantown. Residents in northern Gennantown 
were more likely to oppose any type of 
development in the area than non-residents. Over 
two-thirds (68%) of respondents living in the 

northern half of the village opposed zoning any land 
in the area for commercial development. 

Conclusions: Whither, Smart Growth? 
The purpose of this paper was to help shed 

some light on two important questions: the degree 
to which public values are congruent with public 
policy, in this case smart growth; and whether 
attitudes toward government intervention change 
based on economic conditions. We relied on three 
surveys conducted in Washington County, WI 
within the past few years for our analysis. In 
1999/00 and 2003, Washington County 
commissioned telephone interviews of residents and 
in 2000, Gennantown, a community in Washington 
County, commissioned a mail survey. In each case, 
the purposes of the surveys were to solicit feedback 
on issues of economic development and land use. 

Public Values and Public Policy 
We identified seven factors on which one 

call assess the consistency between public attitudes 
and Wisconsin's Smart Growth law. They are: 
conservation; higher density development; variety 
in modes of transportation; intergovernmental 
cooperation; housing mix; economic development; 
and public participation. The survey findings 
reflect consistency on several ofthese identified 
factors: 
• 	 Conservation. Conservation and preservation 

were some of the most important characteristics 
identified by respondents in the 2003 survey. 
More than 90 percent of survey respondents 
said the rural character (93 percent), farmland 
preservation (93 percent) and the County's 
natural resources (97 percent) were very or 
somewhat important to their quality of life. 
Perhaps even more encouraging to 
implementers of smart growth in Washington 
County is the fact that over 90 percent of 
responding households believed that land use 
and zoning regulations were very (64 percent) 
or somewhat (29 percent) contributory to their 
quality of life. 

• 	 Variety in Modes ojTransportation. 
Commuting to work in Washington County is 
primarily done by single-occupancy 
automobile. Eighty-nine percent of respondents 
travel to work by car. Of them, 93 percent drive 
alone. Only four percent walk to work and no 
one uses a bicycle. When asked if they used 
public transportation within the past year, onJy 
7 percent responded affinnatively. 
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Surprisingly, despite the public's lack of 
reliance on public transportation, a majority see 
it as very (26 percent) or somewhat (37 percent) 
important to their quality of life. Similar levels 
of support for public transportation were 
revealed in 1999/00, when 64 percent of the 
respondents said that they supported public 
transportation. 

• 	 Economic Development. One of the goals of 
smart growth is the promotion of economic 
development. In 2003, residents were asked 
whether or not they supported each of 12 types 
of industrial development. For all but one, 
warehousing, a majority of respondents were in 
favor. The survey also revealed, however, that 
residents were opposed to losing agriculture 
land for the purpose of development. Over 80 
percent of respondents supported the protection 
of agriculture from business development and 
75 percent of the respondents supported the 
protection of agriculture from residential 
development. 

• 	 Public Participation. One of the principal 
purposes of each of these surveys in 
Washington County was to solicit input from 
residents on issues of land use and economic 
development. The Washington County's 
website further reflects the County's efforts to 
seek public input in the County's planning 
process. 

Just as the survey findings reflected 
consistency between several goals of Wisconsin's 
Smart Growth taw and public attitudes, they also 
accentuated one area of conflict: housing mix. The 
most divisive of which appears to be multi-family 
housing. 
• 	 Housing Mix. In 2003, more than 90 percent of 

residents countywide identified affordable 
housing as very or somewhat important to their 
quality of life. Similarly, 97 percent said that 
the quality of housing was important to their 
quality of life. In a follow-up question, 
respondents were asked to rate their level of 
satisfaction with affordable housing and 
housing quality in Washington County. The 
percent that were satisfied with affordable 
housing was 64 percent (25 percent very 
satisfied and 39 percent somewhat satisfied). 
The percent satisfied with quality housing in 
Washington County was 88 percent (42 percent 
very satisfied and 48 percent somewhat 
satisfied). For the latter, responses varied on the 
basis of income. Residents with higher 

incomes were significantly (p <.05) more 
satisfied than those with lower incomes. 

Perhaps more to the point, residents in the 
village ofGermantown viewed multi-family 
housing as the most threatening factor to their 
quality of life. More than half (58 percent) saw 
multi-family housing as a serious threat. When 
asked to assess the amount of residential 
development in Germantown, 59 percent said 
that there was too much multi-family housing, 
compared to 30 percent who said the same 
about single-family housing. 

For two of the seven identified factors 
(intergovernmental cooperation and densities), the 
survey findings were simply inconclusive. None of 
the resident surveys asked about intergovernmental 
cooperation. We can say that, on this issue, 
Wisconsin does not have a very good track record. 
For a variety of reasons, including economic 
development and competition between communities 
for tax bases, there tends to be a high degree of 
parochialism, which prevents significant 
cooperation among many Wisconsin communities. 
Current economic conditions and state pressure are 
moving local governments toward greater 
cooperation, but much more needs to be done. 

With respect to densities, the only survey 
that sought some public input on the topic was for 
the village of Germantown. The Germantown 
survey solicited opinions regarding the 
development of northern Germantown and while 
there was some support for increased densities in 
the northern half of the village, most residents 
preferred the existing densities to an increase in 
densification in the area. Respondents were also 
asked if they would support the use of property 
taxes to preserve agricultural or green space in 
northern Germantown. Here again, the results were 
evenly split with no statistically significant 
difference between those who supported the idea 
(47%) and those who opposed it (42%). 

The Relationship Between Economic Conditions 
and Public Attitudes 

Based on Yankelovich's (1994) thesis, we 
examined whether Washington County residents 
were more willing to accept governmental intrusion 
in their lives through regUlation in periods of 
economic downturns than in periods of prosperity. 
Due to differences in survey design, our ability to 
test this hypothesis is Ilimited and the findings are 
somewhat mixed. 
• 	 Quality of Life. While not necessariIy a 

question of regulation, respondents' 
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assessments of their quality of life varied 
significantly during the two time periods. 
Consistent with our expectation, residents were 
generally more satisfied with their quality of 
life in 1999/00 than they were in 2003. 

• 	 Development. In 1999/00, a time of economic 
growth, residents were generally satisfied with 
development in Washington County. However, 
in 2003, during a time of economic slowdown, 
more than half of the respondents raised 
concerns with residential development, 
contending that it has been too fast. 
Furthermore, in 2003, more than 90 percent of 
respondents identified land use and zoning 
regulation as important to their quality of life. 

• 	 Housing. While the survey questions are not 
necessarily comparable, we found evidence that 
residents in 2003 rated housing quality and 
affordability higher than they did in 1999/00. 
This appears to support the argument that 
support for government intervention increases 
during times of economic downturn. 

• 	 Transportation. There was greater support for 
public transportation in the 1999/00 survey than 
in the 2003 survey. 

• 	 Economic Development. Despite the economic 
conditions, Washington County respondents 
agreed that the county should be involved in 
helping retain and expand existing businesses. 
The majority of respondents also believed the 
county should be involved in job training 
programs. 

This paper had two objectives. The frrst 
was to examine the values of residents in 
Washington County to see whether these would aid 
or hinder the implementation of the state's smart 
growth law. Of the seven identified goals of the 
state's smart growth law (see the discussion under 
the Wisconsin Smart Growth Law), we found 
support for four of the goals and resistance to three. 
There was a lack of support for higher density 
residential development, divergence to alternative 
modes of transportation besides the single 
occupancy vehicle, and mixed use housing in 
neighborhoods. 

On the other hand, we found strong support 
for environmental conservation, especially 
agricultural land preservation, the pursuit of local 
economic growth as a means for stemming 
unemployment and higher taxes, and the use of 
democratic processes for decision making and land 
use planning. Finally, although residents expressed 
support for intergovernmental cooperation, this 

support was weak. 
For those goals that residents expressed 

some resistance, greater efforts could be made by 
planners to change public attitudes and values. For 
example, design may playa crucial role in helping 
to blend multi-family housing into neighborhoods 
so that such housing does not produce a negative 
public image in the neighborhoods in which such 
housing is built. Also, a much more efficient and 
reliable public transportation system could improve 
ridership and cost effectiveness. Alternative modes 
of transportation such as the use of bicycles and 
walking, could be improved with the incorporation 
of pedestrian walkways and bicycle paths into the 
design of communities. 

The second objective of the paper was to 
examine Yankelovich's (1994) thesis that economic 
conditions affect people's willingness to accept or 
reject government intervention. The weakness in 
our survey design did not allow us to thoroughly 
examine this thesis because some of the survey 
questions used in the two time periods were 
different. However, for those questions that were 
comparable, support for the thesis was mixed. The 
two surveys were taken in a time of economic 
prosperity (199912000) and in a time of economic 
stagnation (2003). As expected, there was an 
association between these time periods and 
residents' perception of their quality of life. In 
general residents were more satisfied with their 
quality of life in 2000 than in 2003. Furthermore in 
the areas of housing and residential development, 
we found support for Yankelovich' s (1994) thesis, 
with residents supporting more interventionist 
measures by government in these areas during a 
period of economic stagnation than during a time of 
economic growth. 

On the other hand, support for 
government's role in the transportation sector 
contradicts Yankelovich's (1994) thesis. In 
1999/2000, support for public transportation was 
greater than in 2003 when the economy was 
stagnant. Finally, there was no variation in support 
for economic development regardless of time 
period. 
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