4.0 HOUSING ELEMENT

Traditionally, most towns have a high
percentage of single-family homes, often
with few other housing types available. In
developing the 20-year plan for the Town of
Center, the existing housing stock has been
reviewed and recommendations made to
meet the housing needs to the year 2020.
This chapter includes specific goas and
objectivesto ensure that local housing choices exist for all stages and conditions of life and the
vision described below can be achieved.

In 2025, the Town of Center offers rural, single-family residential subdivisions located within
easy access to the Fox Cities, as the primary choice for residential development. Housing is
attractive, planned and well-suited for raising a family. Neighbors support neighbors, especially
seniors still living in the Town.

In 1990, there were 850 housing units in the Town of Center. Based on the 2000 U.S. Census,
this number grew to 1,105. Thistrandatesto a30% percent increasein thetotal housing
stock in thelast 10 years. In contrast, over the same period, the supply of housing in
Outagamie County increased by 20.6%.

The housing supply in the town consists mostly of single-family homes. Thereisno
discernable pattern for housing development in the town. Essentialy, rural residential home
development is scattered throughout the town in nearly every section and along most town and
county roads.

Private wells and individual waste treatment systems serve al of the housing unitsin the
Town of Center. There are no local sanitary districts in the town. However, as the City of
Appleton continues to grow, it iswidely anticipated that areas of the town will be annexed to the
city and connected to city water and sewer services.
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Currently, 5.7 per cent of the Town of Center housing supply is
considered asrental-occupied housing units (2000 Census). This
trangates into 62 housing units, the vast majority of which are rental
single-family homes. According to information available from the
Realtors Association of Northeast Wisconsin, in the last five years there
were no duplex or multiple family units sold in the Town of Center.

Determining the need for senior housing in acommunity is not asimpletask. Unfortunately,
there are no clear formula or mathematical model available to determine need. Thisislargely
due to the complexity of the marketplace. The majority of all 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 age ranges). Thisistrue for seniorsliving in the Town of Center 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 live in aprivate
home or apartment, and will instead need to live in some type of senior housing arrangement.

Fortunately, there are awide variety of living options available in Outagamie County for seniors
including: independent living condominiums, subsidized and non-subsidized independent living
apartments, assisted living facilities and nursing facilities. The facilities are differentiated by the
level of care they offer to their residents. The most intensive care environment is the nursing
facility.

There are no retirement homes, senior car e facilities, nursing homes or other homes for the
elderly in the Town of Center. Asaresult, residents in need of these types of living
environments must seek housing opportunities elsewhere. Given that the town lacks municipal
water and sewer service and given the town’s proximity to the City of Appleton, the likelihood
of alarge senior care facility locating in the town is very limited. Seniorsliving in the town must
either be able to live independently, or with limited support from area programs, friends and
families. Seniors also reside with other family members living in the town. The town would
consider the private development of asmall senior care facility (8 or fewer residents), if sewer
and water service were not required. Like any development in the town, Outagamie County
Zoning Ordinance would dictate the use, size and design requirements.

! The information provided by the Realtors Association of Northeast Wisconsin only includes properties listed
through the Multiple Listing Service (MLS).
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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 the town’stotal housing stock by year built. Significantly more than half of the
housing isless than 30 yearsold. As people continue to move outward from the City of
Appleton, the Town of Center continues to be a strong destination.

TABLE 11
AGE OF HOUSING STOCK
Y ear # of Unitsin % of Total
Structure Town of Center Town of Center

Built Housing Stock
1990 to 2000 262 23.7%
1980 to 1989 170 15.4%
1970 to 1979 319 28.9%
1960 to 1969 111 10.0%
1940 to 1959 53 4.8%
1939 or Earlier 190 17.2%
Totd 1,105 100%

Source: 2000 U.S. Census

Age aoneis not the best measure of housing condition in acommunity. 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. Thetheory isthat exterior condition
generally correlates with interior conditions.

A windshield survey of the Town of Center was conducted in the summer of 2002. Based on
this assessment the following three predominate types of homes were found in the Town:

Rural Residential Estates. These large, upscale homes, with values in excess of
$250,000, often included garages with guest apartments. Each of these units was very
well maintained and constructed within the last 10-15 years. Rura residential estates are
found in subdivisions and on individuals wooded lots primarily in the southern 1/3 of the
Town. These homes appear to be in excellent structural
condition and appear to meet and exceed building,
electrical and plumbing requirements.

Rural Residential Subdivisions. Thistype of housing
is being developed in the southern ¥z of the town.
Values generally range between $175,000 and $250,000.
The lots in these subdivisions are smaller than the Rural
Residentia Estate Lots and are often located in former
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farm fields. These homes account for most of the new construction in the town.
Similarly, given their age, these home adhere to modern building, plumbing and electrical
requirements so they are considered structurally sound.

Established Housing. The Town of Center does have a
plentiful supply of more affordable, established housing
choices. With more modest values (between 75,000 and
175,000), these homes are located on individual lots
scattered throughout the town. Some of the most modest
housing isavailable in Center Valley. Most of these
homes were constructed in the 1960s, 70s and 80s.
However, some older homes do exist, particularly in
Center Valley. The condition of these homes vary from

unit to unit, in some cases modest improvements are necessary. Structurally, these home
appear sound, in afew areas though, new roofing, siding and other improvements are
warranted.

Certainly, there are other types of housing in the Town of Center, including mobile homes and
farmhouses. However, these types of housing choices are not as dominate on the landscape, nor
are they expected to remain significant housing choices in the future.

For a housing market to operate efficiently, it must possess an adequate supply of available
housing units (units for 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 size or status.

According to U.S. Department of Housing and Urban 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 allow for an adequate housing choice among consumers. The
overall 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 unitsin the Town of Center was 0.2%.
There were no vacant rental unitsin 2000. These figures are quite comparable to the vacancy
ratesin 1990. The owner-occupied housing unit vacancy rate in the Outagamie County was
0.9% in 2000 and the rental vacancy rate was 4.9%. The figures for Outagamie County and the
Town of Center are below the HUD recommendations for vacancy to provide adequate housing
choicesin acommunity. This may be the reason why so many new homes are being constructed
intheregion. Available rental units are especially scarce in the Town of Center. However,
without water and sewer facilities, apartments buildings and other types of traditional rental
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structures will remain unavailable. Rental choices are limited to single family homes available
for rent.

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 Center was $81,200. Table 12 compares the 2000 median home values in all municipalities of
Outagamie County. The housing valuein the Town of Center ranked 5™ of the 33
communities in Outagamie County.

TABLE 12
MEDIAN HOME VALUESIN
OUTAGAMIE COUNTY TOWNS
Town 2000 Median Home Rank
Value
Town of Center $142,900 5
Town of Black Creek $120,500 15
Town of Bovina $125,900 11
Town of Buchanan $149,400 2
Town of Cicero $95,400 18
Town of Dale $123,400 12
Town of Deer Creek $73,900 20
Town of Ellington $132,100 8
Town of Freedom $130,000 10
Town of Grand Chute $131,900 9
Town of Greenville $143,900 3
Town of Hortonia $143,800 4
Town of Kaukauna $139,800 6
Town of Liberty $123,300 13
Town of Maine $92,500 19
Town of Maple Creek $105,700 16
Town of Oneida $121,100 14
Town of Osborn $150,300 1
Town of Seymour $104,500 17
Town of Vandenbroek $137,700 7
Town Average $124,400 NA

Source: 2000 U.S. Census
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Table 13 provides a detailed breakdown of the 2000 Census information pertaining to the value
of owner-occupied housing unitsin the Town of Center.

TABLE 13

2000 TOWN OF CENTER OWNER-OCCUPIED HOUSING VALUE
Cost Range Number of Units % of All Housing
L ess than $50,000 0 0%
$50,000 to $99,999 131 16.3%
$100,000 to $149,999 316 39.4%
$150,000 to $199,999 224 27.9%
$200,000 to $299,999 93 11.6%
$300,000 or more 38 4.7%

Source: 2000 U.S. Census

With respect to rental housing, there were 62 renter-occupied housing units in the Town of
Center in 2000. The median contract rent rate in the town was $471 in 2000. This rate does not
include utilities. Thisrate is competitive with the 2000 median contract rent rate for Outagamie
County ($534).

Additional information about housing prices in the Town of Center was obtained from the
Realtors Association of Northeast Wisconsin (RANW). Based on information available, the
average selling price of aresidentia property in the town has remained fairly constant over the
last five years. Specifically, the average selling price of a single-family home listed with
RANW’s Multiple Listing Service in 1997 was approximately $164,000. In 2001, the average
selling price had increased to about $167,000. The information from the RANW also indicated
that, on average, 15 residential properties are sold in the town each year.?

Does the cost of housing match the ability of residents to pay for it? Thisisthe fundamental
guestion to answer when determining housing affordability. There are many ways to answer this
guestion. One common technique comes from the U.S. Department of Housing and Urban
Development (HUD). This method involves comparing income to housing costs. According to
HUD, housing is considered affordable when it costs no more than 30% of total household
income. Per HUD standards, people should have the choice of having decent and safe housing
for no more than 30% of their household income.

In 2000, the median annual household incomein the Town of Center was $58,092, and the
median monthly income was $4,841. Thirty (30%) percent of the median monthly income
yields $1,452 or less to be used for housing costs. The median value of a home in the Town of
Center in 2000 was $142,900 with the median mortgage payment of $1,152. The median
contract rent rate was $471. Based on these figures, it is easy to understand why single-family

2 The information provided by the Realtors Association of Northeast Wisconsin only includes properties listed
through the Multiple Listing Service (MLS).
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housing is the predominate housing choice in the town. Based on the median income and cost of
housing, single-family homes are affordable to town residents.

Additional opportunities exist to establish affordable
housing choicesin the town. One viable optionisthe
infill of manufactured housing in the older,
established areas around Center Valley. It must be
clearly stated that the Town of Center does not
encourage additional mobile home park development or
mobile home structures on individual lots.
Manufactured housing is considered aviable affordable
housing choice only if units are compatiblein 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 be virtually indistinguishable from 60 percent of
site built housing located within a quarter mile of the
home. Therefore, manufactured housing should have a
similar roof pitch, garage facilities, and be located on a
foundation, basement, or crawl space as a site built
home would be required.

Two Photos Above are Examples of

Rental housing is also an affordable housing Desirable and Affordable Manufactured
opportunity. Presently, the Town of Center has avery Housing with attached garages, appropriate
limited supply of rental housing. Infact, nearly all roof pitch, front porches, and located on a
existing rental housing is rented single family homes. foundation, crawl space or basement.

However, it is anticipated that as the City of Appleton
expands northward, additional rental housing opportunities, particularly as part of planned unit
development and other mixed housing communities will follow.

Opportunities for elderly, disabled, and low-income housing are limited in the Town of Center.
The existing housing supply consists primarily of single-family dwellings. There are no assisted
living or group facilitieslocated in thetown. Therefore, seniors and disabled persons who
residein the Town of Center must be able to either live independently, have assistance
available to them, or seek residency in Appleton or other larger nearby communities that can
provide needed services.

The fundamental reason for limited housing choices in the Town of Center isthe fact that the

community is still rura in nature. Most of the town’s devel opment consists of low density
single-family residential units.
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The low density of development isnot anticipated to change significantly during the life of
this plan given the fact that the town has no sanitary district to accommodate denser
development, county zoning restrictions, and resident opinion regarding desirable devel opment.
Consequently, the supply of jobs, public transportation and other services and opportunities that
are necessary to accommodate low-income, elderly, and disabled populations will continue to be
either unavailable or extremely limited in supply.

In the Town Survey, single-family housing was encouraged by 70% of respondents. Inversely,
78% percent of respondents discouraged multiple family housing developments. In fact, single-
family housing is the most preferred type of any future development in the Town of Center.

When asked specifically about future single-family housing development patterns, 70% of
respondents indicated the town should encourage single family homes on large lots (more than 1
acre). This corresponds with another survey question whereby 39% of respondents felt housing
growth was becoming too dense.

Development on %2 to 1-acre lots was strongly discouraged by residents (58% discouraged).
Likewise, residents did not seem to favor cluster developments. These responses are somewhat
troubling in that they present a conflict with desires to protect farmland, open space and rura
character (94% of respondents considered important) in the Town of Center.

The projected population for the Town of Center is 4,183 in the year 2025. Based on the
projected population and persons per household projections, it is estimated that an additional 568
dwelling units will be needed by the year 2025. With these figures, it isimportant to remember
that dwelling units do not necessarily equate to single-family homes. If development occurs as
residents indicated in the community survey (single family housing on lots 1 acre or larger) at
least 537 acres will be consumed over the next 20 years. Dwelling units can include
apartments, duplexes, condominiums, senior housing units, etc.

TABLE 14:. HOUSEHOLD PROJECTIONS
Y ear Projected Population | Projected Households
2005 3,378 1,202
2010 3,582 1,327
2015 3,786 1,462
2020 3,992 1,565
2025 4,183 1,673

Source: WI Department of Administration, 2004

These projected household growth rates transate into roughly 27 new units per year.
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A number of federal and state housing programs are available to help the Town of Center
promote the devel opment of housing.

FEDERAL PROGRAMSAND REVENUE SOURCES

HUD isthe federal agency primarily responsible for housing programs and community
development. Though many of its programs are directed to larger cities and urban areas, the
Town of Center does quality for some available funds. Specifically, HUD provides money to
non-entitlement (i.e. communities with populations 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 programs for rural areas. Its programs are
generally available to communities with populations of 10,000 or less. It provides support for
rental housing development, direct and guaranteed mortgage loans for homebuyers, and support
for self-help and cooperative housing devel opment.

STATE PROGRAMS AND REVENUE SOURCES

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

The Wisconsin Housing and Economic Development Authority (WHEDA) isaquasi-
governmental agency that finances housing development 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 as well. Specific
programs evolve and change with the needs of the housing market.

LocAL PROGRAMSAND REVENUE SOURCES

The Town of Center, with Outagamie County, has the ability to affect the type and cost of
housing available in the area through 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 technique for ensuring a range of housing choiceisto provide avariety of densities and lot

sizes. This can be regulated through recommended improvements -in the comprehensive plan,
subdivision control ordinances (including conservation subdivisions), and local zoning controls.
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At this time, Outagamie County enforces all zoning and subdivision controlsin the Town of
Center. While the town has no separate zoning or subdivision ordinances, it does have the
authority to recommend against rezoning petitions. However, the county can still approve
rezonings regardless of the town position. As growth continuesin the Town of Center, other
regulatory tools may need to be adopted to preserve the rura character of the area. Specifically,
the Town of Center may want to consider developing growth management tools to gain better
control over local land development. These ordinances must at least be as stringent as similar
ordinances currently being enforced by Outagamie County.

% $ & # $

Housing is the primary land use in the Town of Center. 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 elements 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 asits location, type and
density. The 20-Year Future Land Use Map devotes 6,630 acresto residential use over the next
20 years. Furthermore, the goals and objectives of the Land Use Element recommend reviewing
building permit and residential platting activity to gauge development trends.

One magjor factor that will impact land use in the Town of Center is annexation by the City of
Appleton. Appleton views annexation as atool to direct growth and development. Generdly,
annexation requests are initiated by property owners to obtain various city services. Requests
may be initiated by individuals who wish to develop vacant land or by owners who seek services
to solve a problem, such as afailing septic system. Wisconsin law specifies that |and contiguous
to amunicipality, not in an incorporated area, can be annexed by petition of a mgjority of
electorsin the areato be annexed and a magjority of landowners.

Given the border agreement between the City of Appleton and Town of Grand Chute (which
really precludes growth to the west), and the shared boundary with the City of Menashato the
south, Appleton has no choice but to grow north and east of its current boundaries. This pattern
of growth has the potential to impact the Town of Center.

UTILITIESAND COMMUNITY FACILITIES
Improvements such as roads, sewer, water, parks, recreational facilities and schools all need to
be coordinated with the housing decisions and vice versa. The best method to coordinate

improvementsisto 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
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as recommended in the Utilities and Community Facilities Element. This approach will greatly
enhance the efficiency of capital improvements and services.

TRANSPORTATION

The location of housing affects commuting patterns and transportation costs. Theinverseisalso
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. The affordability of
housing also influences how far people must commute. If housing is not affordable, workers
must commute from elsewhere. These factors were carefully considered in the Transportation
Element to ensure compatibility with projected residential development.

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 town residents working in the Town of
Center or elsewhere within Outagamie County. For thisreason, an affordability analysisis
presented in this chapter. Moreover, given that housing is the primary land use in the Town of
Center, quality local housing directly impacts the town’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 agricultural and natural areas competes with the desire of othersto build
additional housing in the Town of Center. These competing interests are balanced through the
land suitability analysisinformation presented in the Agricultural, Natural and Cultural
Resources Element. This information helps to ensure that housing is located in areas that will
have the least impact possible on existing farming areas (i.e. prime agricultural soils) and
important natural resources, while still supporting additional residential development needs.

: ( &

Based on population projections and the predicted reduction in household size over that same
period, it is estimated that there will be 537 number of additional housing units needed in the
Town of Center in 20 years. To ensure that these units are of a high quality, goals and objectives
are included here based on the information gained during the Strengths, Weaknesses,
Opportunities and Threats (SWOT) Analysis and input from town residents and Plan
Commission.

These goals and objectives were devel oped to ensure that the Town of Center remains a good
place to raise afamily for the next 20 years, with predominately single family residential usesin
agrowing community environment; a community which is open to new development, and one
which also respects the opportunity for all property ownersto receive fair value for their land;
and a community which has defined standards for managing growth and maintaining an effective
planning.
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