Traditionally, most towns and small villages have a high
percentage of single-family homes, often with few other
housing choices available. Asnew residents movein and
the population ages, other types of housing must be looked
at to provide the variety necessary to meet the needs of all
residents. In developing the 20-year plan for the Town and
Village of Black Creek, the existing housing stock has been
reviewed and recommendations made to meet the housing
needs over the next 20 years. This chapter includes specific
goals and objectives to ensure that local housing choices
exigt for al stages and conditions of life and the vision
described below can be achieved.
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TowN OF BLACK CREEK

In 1990, there were 369 housing unitsin the Town of Black Creek. Based on the 2000 U.S. Census, this
number grew to 457. Thistrandatesto a23.8% percent increasein thetotal housing stock in thelast
10years. In contrast, over the same period, the supply of housing in Outagamie County increased by
20.6%. Most of the new housing development in the Town is occurring along Town Roads.

The housing supply in the Town consists almost entirely of single-family homes. However, single-
family homes may not be suitable for everyone. Some people are not able to afford a single-family home.
Others may not be able to physically handle the mai ntenance necessary to keep up ahome and yard. Still
others may simply prefer living in an alternative style of housing. Given the rura nature of the Town and
limited facilities, it is not feasible to provide apartments, condominiums, and other higher density housing
choices that would traditionally require water and sewer service. These types of housing options are
available nearby in the Village.
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7.2 Percent of the Town of Black Creek housing supply is
considered asrental-occupied housing units (2000 Census).
According to the U.S. Census data, this trandatesinto 32
residences.

VILLAGE OF BLACK CREEK

In 1990, there were 433 housing unitsin the Village. Based on

the 2000 U.S. Census, this number grew to 519. Thistrandates

to a19.86% percent increasein thetotal housing stock in ) 0
thelast 10 years. Thisislessthan the corresponding Town
increase.

The housing supply in the Village consists mostly of single-family homes, but other choicesare
available. The Village recognizes that single-family homes may not be suitable for or desired by
everyone. In 2000, the Village had a balance of housing choices as described in table 10.
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To ensure housing choices remain available in the
future, the Village will strive to maintain the balance
of different housing types shown in Table 10.
Currently, 30.3 per cent of the Village housing
supply isrental housing (2000 Census). According
to the U.S. Census data, this trand atesinto 147
residences.
3

Determining the need for senior housing in a
community isnot asimple task. Unfortunately, there
are no clear formula or mathematical model available to determine need. Thisislargely dueto the
complexity of the marketplace. The majority of seniorsin Wisconsin, in all age groups, live in their own
homes or in mixed family congregate housing (e.g. apartments that have residents of all ageranges). This
istrue for seniorsliving in Black Creek aswell. The ability to remain in their own homes is enhanced by
organizations and services that are becoming more common. Examplesinclude: “meals on wheels,”
parish nursing programs, home health care, etc. However, for avariety of reasons some elderly cannot or
will not livein a private home or apartment, and will instead need to live in some type of senior housing
arrangement.
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Thereare no senior housing choicesin Black
Creek. Residentsin need of nursing or
retirement living environments must seek 4 5

housing opportunities elsewhere. Fortunately, > ) , 2 #
there are awide variety of living options
available in Outagamie and Brown Counties 5
including: independent living condominiums, ' '
subsidized and non-subsidized independent 92 ©
living apartments, assisted living facilities and #. 5 $):
nursing facilities. Thelevel of care offered to
residents differentiates the facilities. The most - - 8+ %
intensive care environment is the nursing .5 6 #4 '
facility. The nearest facilities to Black Creek s ' ' #
are located in Seymour (Shady Acres, Good
Shepard Nursing Home, and Meadowood Residential Care Apartments).

In 2000, the Town and Village had arelatively small number of residents over the age of 65. However,
significant numbers of residents were over age 45 in 2000. These individualswill be over the age of 65
within the 20-year planning period. Asaresult, it isanticipated that the number of seniorslivingin
the Town and Village will increase. Accordingly, local demand for senior housing may support the
development of a retirement community or assisted living facility. Such afacility should be located in the
Village, whereinfrastructure (i.e. water and sewer) is available. Moreover, by locating in the Village,
resident will have the opportunity to walk to the library, post office, local parks, schools, shopping, and
other destinations.

Until such afacility isbuilt, seniors living in the community must either be able to live independently, or
with limited support from area programs, friends and families. Seniors may also reside with other family
members living in the area.

Understanding the relative age of the housing stock in a
community isagood indicator of the quality of the available
housing. Table 11 lists the number of units and the
corresponding percent of housing stock by year built. Of
significance is that the Village housing supply appearsto be
evenly distributed by decade, whereas the Town’' s housing

construction has fluctuated greatly from one decade to the next. 0 . . 3 * #
The Town aso has alarger supply of older homes (pre-1939)

than does the Village. While this does not necessarily mean that

the homes are in poor condition, it does indicate that the need for maintenance is greater thanin a
community with a newer housing stock.
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Age aoneis not the best measure of housing condition. To be more accurate, a visual assessment of the
housing stock is helpful. Such an assessment is commonly referred to asa*windshield survey” because
it entails driving or walking through the community and evaluating each housing unit based on visual
appearance. The theory isthat exterior condition generally correlates with interior conditions.

A windshield survey of the Town and Village was
conducted in the summer of 2003. Based on this

assessment the following predominate types of homes

were found:

Established Village Neighborhoods. These
areas include housing built on the original
Village grid streets like Beech, EIm, Clark, Pine,
Mary, Falk and Maple. Homes in these areas are
modest in size and value. They were constructed
mainly between the 1940s and 1980s. The
condition of these homes vary from unit to unit,
in some cases modest improvements (i.e. new
roof, siding replacement, window replacement)
and maintenance (i.e. painting) is necessary.

Newer Village Subdivisons. New residentia
development is found predominately in the south
portion of the Village. New areasinclude
Country Breeze Lane, Fieldcrest Lane, Meadow
Heights Drive and High Ridge Lane. These
homes, given their age, appear to bein excellent
structural condition. They are constructed under
current building, electrical, and plumbing code
requirements.

Rural Subdivisions. There are a couple
subdivisionslocated in the Town. They are
located off CTH PP and another one near CTH A
near the intersection of STH 47. The subdivision
along CTH PPisfilling with newly constructed
homes. The subdivision along CTH A has homes
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built in the 1980s. These homes were built to
modern building, electrical and plumbing code
requirements and are considered structurally sound.

Scattered, Rural Residences. These homes are
spread throughout the Town, primarily along Town
Roads, whereit is easier to secure a driveway
permit (as compared to the state highway and
county trunk highways). Some of these homes
were built for the children of the farmer. Others
were constructed more recently by outside

purchasers. Thistype of development is not
encouraged asit disrupts the rural landscape and
creates potentia conflicts with neighboring

farmers. In many areas, exclusive agricultural
zoning prevents this type of development from
occurring. Most of the scattered, rura
residences are concentrated along Twelve
Corners Road and CTH A. These homes were
built to modern building, electrical and
plumbing code requirements and are
considered structurally sound.

Historic Farmhouses. The family farmsinthe .
rural areas of the township include severa ' ' : = 3
examples of historic farmhouses.

Apartments and Duplexes. A few apartment buildings and duplexes are located in the Village.

Certainly, there are other types of housing, including mobile homes. However, these types of housing
choices are not as dominate on the landscape, nor are they expected to become a significant housing
choice in the future.

For a housing market to operate efficiently, it must possess an adequate supply of available housing units
(unitsfor sale or rent). A housing market's supply of available units must be sufficient to allow for the
formation of new households by the existing population, to allow for in-migration, and to provide
opportunities for households to change their housing because of a change in household size or status.

According to U.S. Department of Housing and Ur ban Development (HUD), an overall available
vacancy rate of 6.5% (1.5% for the owned portion of a housing stock and 5.0% for the rented portion) is
required to alow for an adequate housing choice among consumers. The overd| available vacancy rate
for Wisconsin is 4.75% for rentals and 1.14% for owner occupants (WI Dept. of Commerce, 2000
Consolidated Plan). Vacancy rates vary from one community to the next. High vacancy rates offer a
degree of competition in terms of price. The available vacancy rate of a housing market is a good
indication of the adequacy of the housing supply, which in turn helps dictate the cost of housing.

In 2000, the vacancy rate for owner-occupied housing units in the Town was 0.7%. According to the
Census, there were no vacant rental unitsin 2000. The owner-occupied vacancy rate in the Village was
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2.9% and the rental vacancy rate was 7.0%. These figures are quite comparable to the vacancy ratein
1990. By comparison, owner-occupied housing unit vacancy rate in Outagamie County was 0.9% in
2000 and the rental vacancy rate was 4.9%.

Thisinformation reveals that the Village has far more housing choices availablefor peopleto move
into the community than doesthe Town or County. While these rates are below the national standards
recommended, the Village's supply of vacant housing is more than adequate for the area. On the other
hand, with such alow vacancy rate, people seeking to move into the Town would need to build a home to
accommodate their desire to relocate.

The available supply, age and condition of the housing stock are the basis for determining the demand for
and cost of housing. The 1990 U.S. Census indicated that the median value of an owner-occupied home
in the Outagamie County was $64,400 and the median value in the Town of Black Creek was $65,800.
Table 12 compares the 2000 median home valuesin all towns of Outagamie County. The housing value
in the Town of Black Creek ranked 15" of the 20 Towns in Outagamie County. Between 1990 and
2000, the town’ s median home value nearly doubled, but housing in the Town did not appreciate as fast as
housing in other towns.

%& ()

8(9% +,8( %-(. /

- W (4,-/ 0 ,: /.
8 + 3
2 >8) &
2 5 >8) * 8&
2 &5 $ )

2 >8P) *
2 > $ &+
2 > $ &
2 So* )
2 >&) & +
2 >& &
2 ? >& &* *

2 ? 5 & *
2 > + $
2 >& * + !
2 <- >8) &
2 , >*) &
2 , >& " &
2 7 >8) && &
2 7 - >& &
2 >& $ &
2 - >&" " "
% >)$$ %

SOURCE: 2000 U.S. Census

The value of housing in the Village has grown comparatively little between 1990 and 2000. Thisis of
significant concern and will have long-term ramifications on the tax base, which in turn, will impact the
Village's ability to provide quality services. In 1990 the median home value in the Village was $52,900.
By 2000 this value had increased to $88,600. Thisiswell below the county average of $106,000.
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Table 13 provides a detail ed breakdown of the 2000 Census information pertaining to the value of owner-

occupied housing units in the Town and Village of Black Creek.

% ()#
[( . 44-1(9+ -. 1% %-(
4 ! 5 [ ! 5
- + - +
< > ! #%: & #:
> SKk kkk " );’$ &* I #:
>& S *Fr* +$ $#: "& #:
>& SQF* FH* * &+, & $i:
>) & B $ &%

SOURCE: 2000 U.S. Census— Based on 207 Town Housing Units and 306 Village Housing Units Reporting from Long Census Form

With respect to rental housing, there were 32 renter-occupied housing unitsin the Town and 147 in the
Village in 2000. The median monthly contract rent rate in the Town was $525 (based solely on 2000 U.S.
Census data). The median rent in the Village was $471. These rates do not include utilities. These rates
are below the 2000 median monthly contract rent rate for Outagamie County ($534), which includes a
significant amount of new construction of apartment, duplex and condominium unitsin the Towns
surrounding Appleton.
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#
Simple logic would indicate that housing in the Village is affordable 2 5
becauseit is valued below that of the County. However, affordability 5
requires more analysis than just looking at the cost of housing. The greater
guestion is, “does the cost of housing match the ability of residents to pay
for it?”
+ 8 N 4 - There are many ways to answer this question. One common
4 2 5 : ’ technique comes from the U.S. Department of Housing and
5 Urban Development (HUD). This method involves comparing
- income to housing costs. According to HUD, housing is
2 #9 2 considered affordable when it costs no more than 30% of total
5 - >+ / | household income. Per HUD standards, people should have the
>& #0 t choice of having decent and safe housing for no more than 30% of
5 -5 & # | their household income.
5
-t # In 2000, the median

annua household
income in the Town was $53,472, and the median monthly
income was $4,456. Thirty (30%) percent of the median
monthly income yields $1,336 or less, to be used for
housing costs. The median value of ahomein the Townin
2000 was $120,500 with the median monthly mortgage
payment of $1,023. The median monthly contract rent rate
was $525. These figures, particularly for single-family =
homes (the predominate housing type available) are close to
the affordability threshold. That threshold is probably
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exceeded once utility costs are accounted for (i.e. water, gas, electric, phone), not to mention maintenance
expenses. Housing may become affordable to additional Town homebuyersif interest rates continue to
remain low.

In 2000, the median annua household incomein the Village was $42,946, and the median monthly
income was $3,578. Thirty (30%) percent of the median monthly income yields $1,073 or less, to be used
for housing costs. The median value of ahomein the Village in 2000 was $88,600 with the median
monthly mortgage payment of $911. The median monthly contract rent rate was $471. Like the figures

for the Town, these figures suggest that many Village

residents are likely paying a disproportionate share of
their income on housing.

One strategy to promote affordable housing is to
encourage quality manufactured housing. Itis
important to point out that manufactured homes are
not mobile homes. Likewise, it must be clearly stated
that the Town does not encourage mobile home park
development or additional mobile homes on
individual lots. The Village prohibits the siting of
individual mobile homeson lots. All mobile homes
in the Village must be located in mobile home parks.

Manufactured housing is considered aviable
affordable housing choice only if units are compatible
in size, appearance and quality of area stick-built
housing. Any manufactured housing unit must be
constructed in accordance with local building and
zoning restrictions. The manufactured home, once
located on a property, should look like 70 percent of
site built housing located within ahalf mile of it. In
the Village, manufactured housing must have a

similar roof pitch. Other requirements that should be
considered for manufactured housing to ensure it

looks similar to site built homesinclude: attached 2 = % 5 ( -
garage facilities and placement on a foundation, % -,

basement, or crawl space as a site built home would v

be required. Manufactured homes may even be two ' - #
stories.

Manufactured housing is far more affordable than stick built housing because homes are built in afactory,
which eliminates delays and costs associated with weather and the factory approach improves
efficiencies. These conditions result in significant cost savings. Manufactured housing costs are typically
around $40 a square foot, compared to $90 or $100 per square foot for site built housing.

Opportunitiesfor elderly, disabled, and low-income housing arelimited in Black Creek. The existing
housing supply consists primarily of single-family dwellings. There are no assisted living facilities.
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Therefore, seniors and disabled persons who reside in the community must be able to live independently,
have assistance available to them, or seek residency in larger nearby communities that can provide needed
services.

The fundamental reason for limited housing choicesin the Town is the fact that the community isrural
in nature. The Town’s development consists of low density, single-family residential units. People
interested in living in the town must purchase at least an acre (and up to 35 acresin exclusive agricultural
areas of land). This expense, added with the cost of drilling awell (approximately $15,000) is substantial
and hampers affordable housing opportunities. Thelow density of development is not anticipated to
change significantly during the life of this plan given the fact that the Town has no sanitary district to
accommodate more dense development and resident opinion regarding desirable devel opment.

Given available infrastructure, there are more opportunities to provide housing choicesin the Village.
However, given the limited population of the Village, and the fact that similar facilities are availablein
nearby communities, there has not been enough market demand to justify construction of housing for
seniors, disabled, and low-income populations. This may change in the future as the population continues
to age.

With respect to low-income housing, some desire for additional units has been expressed in the Village.
However, dueto current federal palicies, alow-income housing complex will not be constructed. Instead,
vouchers are issued to residents in need that provide assistance to cover the cost of housing availablein
the Village. This approach allows lower-income residentsto live in the same housing as residents with
higher incomes. The Village supports this approach, provided an adequate number of vouchers are
available to meet resident need. The village also supports the construction of additional multiple family
housing choices (i.e. condos, duplexes, triplexes, quadplexes, and apartments).

|
Based on the 20-year population projections (Provided in the Issues and Opportunities Element):

565 housing units (consisting of single family homes) will be needed in the Town in 2025. This
represents an increase of 108 housing units over the next 20 years, or roughly, 5 new housing units
annually.

579 housing units (including apartments, duplexes, single family dwellings) will be needed in the
Village. Thisrepresents an increase of 60 housing units over the next 20 years, or roughly 3 new
housing units annually.

In urbanized areas (i.e. cities and villages), one-quarter to one-third of a community’s housing supply is
recommended, from a planning perspective, to be available as aternative housing to ensure diversity and
affordability in a community. These percentages are not realistic in rural Towns like Black Creek, which
lack the necessary infrastructure to support aternative housing. However, they are achievable in the
Village.
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In September and October of 2003, Town and Village representatives met together to discuss this
Housing Element. During the discussions, participants were asked to identify local housing issues and
concerns. Separate issues were identified for the Village and the Town.

It was revealed that unplanned growth and rural sprawl were housing issues of concern in the Town.
More specifically, CSM requests along Town/Country Roads and their impact on the Town’ srura
character and farm operations. To address thisissue, the Town will seek to follow the development
recommendations set forth in the Future Land Use Maps of this plan. Thiswill include seeking to
maximize available infrastructure (i.e. sanitary service) and limiting development on the State Highway
corridorsto ensure their long-term function. It may also be necessary to annually limit the number of
building permitsissuesin order to control the scope and scale of growth. The notion of a growth
management policy is discussed further in the Implementation Element.

In the Village, the need for housing for seniors was expressed as a potential issue. Whilethe Village will
not get in the business of building senior housing, it will encourage developers to consider projectsin the
Village.

Residential development in the Sewer Service Planning Areathat is not connected to service was also
identified as a potential concern. This pattern of development has property owners using private systems
in areas that could be served with existing infrastructure. Thisisinefficient, and over time, creates an
obstacle for growth of the Village. One means to address thiswould be to pursue shared revenue
agreements between the Town and Village so that these properties could be annexed into the Village to
attain sewer service, but the Town would not lose all taxable revenue from the devel opment.

" #

A number of federal and state housing programs ar e available to help the Town and Village promote
the devel opment of housing for individuals with lower incomes, senior housing, housing for people with
specia and/or housing maintenance needs.

FEDERAL PROGRAMSAND REVENUE SOURCES

HUD isthe federa agency primarily responsible for housing programs and community devel opment.
Though many of its programs are directed to larger cities and urban areas, the Town and Village do
qualify for some available funds. Specifically, HUD provides money to non-entitlement (i.e.
communities with popul ations less than 50,000) communities through grants. In the State of Wisconsin,
the Division of Housing and Intergovernmental Relations (DHIR) within the Department of
Administration is responsible for the distribution of these federal funds. It awards these funds through a
competitive proposal process.

The United States Department of Agriculture-Rural Development (USDA-RD) provides a variety of
housing and community development programsfor rural areas. Its programs are generally available to
communities with populations of 10,000 or less. It provides support for rental housing devel opment,
direct and guaranteed mortgage loans for homebuyers, and support for self-help and cooperative housing
devel opment.
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STATE PROGRAMSAND REVENUE SOURCES

Beyond the funds distributed through HUD, the DHIR administers severa state funded programs that can
potentially be used to finance housing improvements. Money available through the DHIR, becauseit is
funded by general-purpose revenue, cannot be used to invest directly in housing development. However,
funds can achieve the desired result by hel ping organizations devel op the capacity to develop houses or
by providing various types of financial assistance to homebuyers or renters through grantsto loca
governments or non-profit agencies.

The Wisconsin Housing and Economic Development Authority (WHEDA) is a quasi-governmental
agency that finances housing devel opment through the sale of bonds. Unlike the DHIR, it receives no
direct state-tax support. Therefore, WHEDA can provide mortgage financing for first-time homebuyers
and financing for multifamily housing aswell. Specific programs evolve and change with the needs of
the housing market.

LocAL PROGRAMSAND REVENUE SOURCES

The Town and Village have the ability to affect the type and cost of housing available in the areathrough
local regulations and policies. While most government regulations are implemented in order to protect
public health, safety and welfare needs, they may also have unintended adverse impacts on affordability.

One technigque for ensuring a range of housing choiceisto provide avariety of densities and lot sizes.
This can be regul ated through recommended improvements in the comprehensive plan, subdivision
control ordinances (including conservation subdivisions), and local zoning controls.

$ # % " #

Housing isthe primary developed land use in the Town of Black Creek. Assuch, it directly affects most
other elements of this comprehensive plan. Land Use, Utilities and Community Facilities, Transportation,
Economic Development and Agricultural, Natural, and Cultural Resources are all elements directly
affected by housing. The goals and policies set forth in this Housing Element will affect these e ements
and vice versa. Therefore, it isimportant that the elements are consistent and support one another.

LAND USE ELEMENT

Land use dictates the amount of land available for housing, as well asitslocation, type and density. The
Future Land Use Maps devote more than 1,000 acres to residential use over the next 20 yearsin
accordance with current density restrictions. Furthermore, the goals and objectives of the Land Use
Element recommend reviewing building permit and residential platting activity to gauge devel opment
trends.

UTILITIESAND COMMUNITY FACILITIES

Improvements such asroads, sewer, water, parks, recreational facilities and schools all need to be
coordinated with the housing decisions and vice versa. The best method to coordinate improvementsis to
follow the land use pattern presented on the Future Land Use Maps as closely as possible and plan for
future improvements in a Capital Improvements Plan and Budget as recommended in the Utilities and
Community Facilities Element. This approach will greatly enhance the efficiency of capital
improvements and services.
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TRANSPORTATION

The location of housing affects commuting patterns and transportation costs. Theinverseisaso true - the
location and density of housing affects transportation needs. The location of housing influences on which
roads people drive or whether they need to drive at all. These factors were carefully considered in the
Transportation Element to ensure compatibility with projected residential devel opment.

EcoNomMICc DEVELOPMENT

Housing needs must be linked to a community’s economic situation. Specificaly, it isimportant to ensure
that the local housing supply is affordable to residents. For this reason, an affordability anaysisis
presented in this chapter. Moreover, given that housing is the primary developed land use in the
community, quality local housing directly impacts the Town and Village' s ability to finance needed
improvements to support the local economy through receipt of property taxes.

AGRICULTURAL, NATURAL AND CULTURAL RESOURCES

The desire to preserve agricultura and natural areas competes with the desire of othersto build additional
housing. These competing interests are balanced through the land suitability analysisinformation
presented in the Agricultural, Natural and Cultural Resources Element. Thisinformation helpsto ensure
that housing islocated in areas that will have the least impact possible on existing farming areas and
important natural resources, while still supporting additional residential devel opment needs.
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Based on population projections and the predicted reduction in household size over that same period, itis
estimated that there will be approximately 170 additional housing units needed in the Town and Villagein
20 years. To ensure that these units are of a high quality, goals and objectives are included in Chapter 12
based on the information gained during the Strengths, Weaknesses, Opportunities and Threats (SWOT)
Analysis and input from the Town and Village Planning Commissions.

The goals and objectives were devel oped to ensure that the Town and Village:
Remain a good place to raise a family for the next 20 years;
Wel come new devel opment;
Respect the opportunity for all property ownersto receive fair value for their land; and
Have defined standards for managing growth and maintaining an effective plan.
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