CHAPTER 4.0: HOUSING ELEMENT

Unlike the other required elements of a Smart Growth S
Comprehensive Plan, the purpose of the housing element
may not be as apparent given that the Town is not a
housing developer or builder. Y et, the Town (and
Oconto County) does influence the provision of safeand | ©
decent housing through land use regulations and
development standards. In addition, transportation and
infrastructure improvements affect the timing and
location of residential development.

Traditionally, most rural Towns have a high percentage
of single-family homes, often with few other housing o)
types available. As new residents movein and the

popul ation ages, other types of housing must be looked
at to provide the variety necessary to meet the needs of

al residents. Thisis particularly true in Towns where alarge proportion of the population has
been long-time residents. In such communities, there is adesire for these residentsto remainin
the Town during their retirement years. In developing the 20-year plan for the Town of Oconto
Falls, the existing housing stock has been reviewed and recommendations made to meet the
housing needs for the next 20 years. This chapter includes specific goals and objectives to
ensure that local housing choices exist for al stages and conditions of life and the vision
described below can be achieved.

Single-family housing is available throughout the Town of Oconto Falls to all income levels where
on-site waste treatment is permissible. To maintain the Town’s rural character, single-family
residences are located to blend in with the Town’s natural features and farmland. All residential
development in the Town of Oconto Falls is attractive and well maintained.

In 1990, there were 411 housing units in the Town of Oconto Falls. Based on the 2000 U.S.
Census, this number grew to 488. Thistrandatesto al7.8% percent increasein thetotal
housing stock in thelast 10 years. In contrast, over the same period, the supply of housing in
Oconto County increased by 5.2%. The new housing development in the Town iswell scattered.
Some significant areas of residential development are along the Oconto River and CTH CC.

The housing supply in the Town consists mainly of single-family homes (83.8% ). 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 maintenance necessary to
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keep up ahome and yard. Still others may simply prefer living in an aternative style of housing.
Given the rural 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 City of Oconto
Fals.

Private wellsand individual waste treatment systems serve al of the housing unitsin the
Town of Oconto Falls. There are no local sanitary districts in the Town.

In 2000, 10.6 percent of the Town of Oconto Falls housing supply was classified as rental-
occupied housing. According to the U.S. Census data, this translates into 46 residences.

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 alternative housing to
ensure diversity and affordability in acommunity. These percentages are not realistic in rural
townships like Oconto Falls, which lack the necessary infrastructure to support aternative
housing. The Town understands that if some areas for alternative housing are not part of the
future plan, long-time residents and people with specia needs may be forced to move away from
the Town to nearby cities like Oconto Falls, which offer a more abundant supply of additional
housing options. Therefore, the Town is encouraged to maintain a supply of alternative housing,
including affordable single family homes (i.e. quality starter homes, manufactured homes, small
senior facility).

Determining the need for senior housing in
acommunity isnot asimple task.
Unfortunately, there are no clear formula or
mathematical model available to determine
need. Thisislargely due to the complexity
of the marketplace. The mgjority of all
seniorsin Wisconsin, in al age groups, live
in their own homes or in mixed family
congregate housing (e.g. apartments that
have residents of all age ranges). Thisis Senior Housing in the City of Oconto Falls, WI
true for seniorsliving in the Town of

Oconto Fallsaswell. 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 a private 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 Oconto County for seniors
including: independent living condominiums, subsidized and non-subsidized independent living
apartments, assisted living facilities and nursing facilities. The level of care they offer to their
residents differentiates the facilities. The most intensive care environment is the nursing facility.
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There are no senior living facilities, of any type, in the Town. Residentsin need of a senior
living facility (including nursing, assisted and other arrangements) or retirement living
environments must seek housing opportunities elsewhere. Given that the Town lacks municipal
water and sewer service, the likelihood of another large senior care facility locating in the Town
isvery limited. However, there is some potential for a private developer to establish a small
senior care facility in the Town of Oconto Falls. In recent years, some rural Wisconsin
townships have seen small facilities (catering to 10 or fewer residents) established. Residents of
these types of facilities are not in need of a nursing home, but do require assistance with meal
preparation and enjoy organized activities. Residents who move to rural senior facilities are
seeking to remain in the peaceful country surroundings they are accustomed to versus moving to
amore urban environment. If such afacility were to locate in the Town it would be important
that it be near STH 22 or STH 32 to provide quick emergency access.

The vast mgjority of seniorsliving in the Town must either be able to live independently, or with
limited support from area programs, friends and family. Seniors also reside with other family
members living in the Town.

Understanding the relative age of the
housing stock in acommunity is agood
¢ | indicator of the quality of the available

4 housing. According to the results of the
SWOT (see Chapter 2), residents take great
pride in the well-maintained housing in the
| Town. Table 10 liststhe number of units
and the corresponding percent of the
Town’'stotal housing stock by year built.
The housing supply is rel atlvely balanced in terms of itsage. Whereas in some communities,
the majority of housing would be built in a certain era, the Town of Oconto Falls has seen its
housing supply continue to grow each decade. The result is an attractive blend of single-family
housing choices.

TABLE 10
AGE OF HOUSING STOCK*
Y ear # of Unitsin % of Total
Structure T. of Oconto Falls T. of Oconto Falls

Built Housing Stock
1990 to 2000 93 19.1%
1980 to 1989 70 14.3%
1970 to 1979 90 18.4%
1960 to 1969 38 7.8%
1940 to 1959 86 17.6%
1939 or Earlier 111 22.7%
Total 488 100%

Source: 2000 U.S. Census
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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 Oconto Falls was conducted in 2003. Based on this
assessment the following two predominate types of homes were found in the Town:

Far mhomes dot the landscape of the
Town. These homes have a distinct
appearance. Typicaly, they are two-
story with unattached garages and
sizable porches. The farmhouses
contribute significantly to the character
of the community and provide a sense
of history.

The Town of Oconto Falls has a
plentiful supply of more affordable, established rural housing. With more modest
values (between $85,000 and $175,000), these homes are located on individual lots
scattered along County Roads and in some subdivisions near the Oconto River and areas
in the southern third of the Town. Most of these homes were constructed since the 1980s
and adhere to modern building, plumbing and electrical code requirements. The
condition of these homes vary from unit to unit, in Some cases minor improvements are
necessary. All homes appear to be structural sound (i.e. no visible evidence of cracked
foundations, caving roofs, slanted walls, etc.).

Certainly, there are other types of housing in the Town, including mobile homes, and seasonal
(hunting) cottages. 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 ahousing 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 household 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
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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 0.5% and there were no
vacant rental units. These figures are quite comparable to the vacancy ratesin 1990. The owner-
occupied housing unit vacancy rate in Oconto County was 1.6% in 2000 and the rental vacancy
rate was 5.5%. Using these figures for comparison, there are few choices for owner-occupied
housing in the Town and no choice for rental housing. Therefore, if someone were interested in
moving to the Town, they would likely need to build a new home.

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 Oconto County was $43,200 and the median value in the Town of
Oconto Falls was $48,800 (including seasona units and mobile homes). Table 11 compares the
2000 median home valuesin al Towns of Oconto County. The housing valuein the Town of
Oconto Fallsranked 13" (tie with Townsend) of the 23 Townsin Oconto County. Between
1990 and 2000, the Town’s median home value nearly doubled.

TABLE 11
MEDIAN HOME VALUESIN OCONTO COUNTY TOWNS

Town Name 2000 Median Home Value Rank
Town of Oconto Falls $ 95,900 13
Town of Abrams $114,800 3
Town of Bagley $ 93,900 15
Town of Brazeau $106,700 5
Town of Breed $ 59,700 22
Town of Chase $135,100 2
Town of Doty $ 96,000 12
Town of Gillett $ 77,000 19
Town of How $ 72,100 20
Town of Lakewood $101,500 8
Town of Lena $ 79,400 17
Town of Little River $ 96,300 10
Town of Little Suamico $137,100 1
Town of Maple Valley $ 58,800 23
Town of Morgan $105,200 6
Town of Mountain $ 77,200 18
Town of Oconto $ 96,300 10
Town of Pensaukee $111,300 4
Town of Riverview $ 99,500 9
Town of Spruce $ 92,500 16
Town of Stiles $102,700 7
Town of Townsend $ 95,900 13
Town of Underhill $ 66,700 21

All Townsin
Oconto County $94,417 NA

Source: 2000 U.S. Census
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Table 12 provides a detailed breakdown of the 2000 Census information pertaining to the value
of owner-occupied housing unitsin the Town of Oconto Falls.

TABLE 12
2000 TOWN OF OCONTO FALLSOWNER-OCCUPIED HOUSING VALUE

Cost Range Number of Units % of All Housing

L ess than $50,000 22 11.1%

$50,000 to $99,999 88 44.4%

$100,000 to $149,999 53 26.8%

$150,000 to $199,999 23 11.6%

$200,000 or more 12 6.1%

Source: 2000 U.S. Census — Based on 172 Housing Units Reporting from Long Census Form

With respect to rental housing, there were 46 renter-occupied housing units in the Town of
Oconto Fallsin 2000. The median monthly contract rent rate in the Town was $438 in 2000
(based on 2000 U.S. Census data). Thisrate does not include utilities. Thisrate is competitive
with the 2000 median monthly contract rent rate for Oconto County ($429). Therateis
especially affordable when you consider that the rental unitsin the Town are primarily single-
family homes as opposed to the apartments, condos and other alternative housing included in the
county average.

According to the results of the SWOT (see Chapter 2), Town residents take great pride in the fact
that the Town includes housing for residents of al income ranges. Does the cost of housing
match the ability of residentsto pay for it? Thisisthe fundamental question to answer when
determining housing affordability. There are many ways to answer this question. 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 income in the Town of Oconto Falls was 49,531, and the
median monthly income was $4,128. Thirty (30%) percent of the median monthly income yields
$1,238 or less, to be used for housing costs. The median value of ahome in the Town of Oconto
Fallsin 2000 was $95,900 with the median monthly mortgage payment of $850. The median
monthly contract rent rate was $438. Based on these figures, it is easy to understand why single-
family housing is the predominate housing choice in the Town. Based on the median income
and cost of housing, single-family homes ar e affordableto Town residents. Housing may
become affordable to additional homebuyers if interest rates continue to remain low.

One strategy to promote affordable housing is to support devel oper and landowner requests for
qguality manufactured housing in the Town of Oconto Falls. It isimportant to point out that
manufactured homes are not mobile homes. Likewise, it must be clearly stated that the Town of
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Oconto Falls does not want to encourage mobile
home park development or additional mobile
homes on individual lots. In 2000, mobile homes
accounted for approximately 15% of the total
housing stock, including seasonal or hunting
units.

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 be virtually indistinguishable from 80
percent of site built housing located within amile
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 asite built home would be
required. Manufactured homes may even be two
stories.

Opportunitiesfor elderly, disabled, and low-
income housing are limited in the Town of
Oconto Falls. The existing housing supply
consists primarily of single-family dwellings.
There are no senior or disabled housing facilities.
Therefore, seniors and disabled persons who
residein the Town must be ableto live
independently, have assistance available to them,
or seek residency in the City of Oconto Falls or
other larger communities that can provide needed
services.

The fundamental reason for limited housing
choicesin the Town of Oconto Fallsisthe fact
that the community isrural in nature. The

Photo Above is Example of a Mobile Home
Development that is Not Desired

The Two Photos Above are Examples of
Desirable and Affordable Manufactured Housing
with attached garages, appropriate roof pitch,
front porches, and located on a foundation,
crawl space or basement.

Town’'s development consists of low density, single-family residential units.
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The low density of development (e.g. less than 5% of all Town land areais covered by housing.
Average residential parcel sizeis 4 acres) isnot anticipated to change significantly during the
life of this plan given that:

The Town has no sanitary districts to accommodate more dense development patterns;
Oconto County Zoning restricts the amount, type and density of development; and
According to the community survey results, Town residents desire continued single-
family low-density residential development patterns in the limited areas of the Town
where on-site waste treatment is possible.

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. Thisis not to say that residents don’'t desire
senior and affordable housing opportunities in the community. However, these types of
development are available near by in communities, which are easily accessible to the Town.

The projected population for the Town of Oconto Fallsis 1,376 in the year 2025. Based on the
projected population and persons per household projections, it is estimated that an additional 97
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. Dwelling units can include
apartments, duplexes, condominiums, senior housing units, etc. However, the Town of Oconto
Falls Plan Commission determined that alternative housing, like apartment, duplexes and the
like, are not needed due to the fact that the City of Oconto Falls offers these choices.

TABLE 13: HOUSEHOLD PROJECTIONS
Y ear Proj ected Population Proj ected Households
2005 1,196 508
2010 1,250 531
2015 1,296 551
2020 1,340 570
2025 1,376 585

Source: WI Dept. of Administration

These projected household growth rates trans ate into roughly 5 new units per year.
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A magjor housing issue facing the Town of Oconto Fallsisthat as people move into the Town
from urban areas, they expect to receive city services. Theissue stemsfrom alack of
communication among realtors, sellers, buyers and the Oconto County Zoning Department about
the redlities of livingin arural area. Education isthe best tool to addressthisissue. The Town
has devel oped notices that inform new property owners that the Town is a farming community
and thus has the related smells and sounds of such a community.

Also of concern with respect to housing in the Town of | "4
Oconto Falsisthe prevention of sprawl (i.e. haphazard "Gl 0l
scatter ed) development patterns. Much of the Town's ]

growth has been on large parcels or |ots scattered $ #

throughout the Town. Homes developed in this fashion will ! !

impact the Town' s rural character by interrupting scenic #!

vistas and farmland areas with roadside homes. The Future
Land Use Map seeks to mitigate some of these issues by
encouraging cluster subdivisions, conservation subdivisions
and buffering techniques.

A related issue is building setbacks. Some of the newer
homes being devel oped in the Town are setback a great distance from the roadway, cutting into
farmland and natural areas. Homes setback a great distance from the roadway are also difficult
to provide with protection services (police, fire, ambulance). Likewise, in some areas,
particularly dong CTH CC, homes are being built behind existing homes on the samelot. This
pattern of development is particularly troubling and is discouraged.

The Town of Oconto Fallsis aso concerned about homes being developed too closeto the
Oconto River. Thissituation can have a negative impact on the quality of the river and adjacent
wildlife habitat. The Town does not want to see the shores of the Oconto River fully devel oped
with homes. Visual and physical access to the Oconto River isan important community amenity
that should be protected.

! #

A number of federal and state housing programs ar e available to help the Town of Oconto
Falls promote the development of housing for individuals with lower incomes, senior housing,
housing for people with special and/or housing maintenance needs.

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 Oconto Falls does quality for some available funds. Specifically, HUD provides money
to non-entitlement (i.e. communities with popul ations less than 50,000) communities through
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grants. Inthe 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
generaly 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 development.

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, because it is funded by genera-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) is a quasi-
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.

L oCcAL PROGRAMSAND REVENUE SOURCES

The Town of Oconto Falls has the ability to affect the type and cost of housing availablein 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 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 zoning controls.

At thistime, Oconto County enforces al zoning and subdivision regulations in the Town of
Oconto Falls. While the Town has no separate zoning or subdivision ordinances, it does have the
authority to recommend denial of arezoning petition to the county. As growth continuesin the
Town of Oconto Falls, other regulatory tools may need to be adopted to preserve the rural
character of the area. Specificaly, the Town of Oconto Falls may want to consider developing
growth management tools (such as “purchase of development rights’, a subdivision/land division
ordinance, driveway ordinance, and a design ordinance to gain better control over local land
development. These ordinances must at least be as stringent as similar ordinances currently being
enforced by Oconto County.
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Housing is the primary developed land use in the Town of Oconto Falls. 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 Future Land Use Map devotes XX number of acresto residential use over the next
20 years in 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 development trends.

One magjor factor that will impact land use in the Town of Oconto Falls is annexation by the City
of Oconto Falls. The City views annexation as atool to direct growth and development.
Generaly, annexation requests are initiated by property owners to obtain various city services.
Reguests may be initiated by individuals who wish to develop vacant land or by owners who
seek servicesto solve a problem, such as afailing septic system. Chapter 66.02 Wis. Sats.
describes the various methods for Town land to be annexed into an adjoining village or city.

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
improvements is to follow the land use pattern presented on the Future Land Use Map as closely
as possible and plan for future improvementsin a Capital Improvements Program as
recommended in the Utilities and Community Facilities Element (and Transportation 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. These factors were
carefully considered in the Transportation Element to ensure compatibility with projected
residential development. Of particular concern was traffic on STH 22 and CTH CC/ C.

EcoNoMIC 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
Oconto Falls or elsewhere within Oconto County. For this reason, an affordability analysisis
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presented in this chapter. Moreover, given that housing is the primary developed land usein the
Town of Oconto Falls, 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 Oconto Falls. These competing interests are balanced through
the land suitability analysis information 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 and important natural resources, while
still supporting additional residential devel opment needs.

& ' ( % !

Based on population projections and the predicted reduction in household size over that same
period, it is estimated that there will be 97 additional housing units needed in the Town of
Oconto Fallsin 20 years. To ensure that these units are of a high quality, goals and objectives
are included in the Implementation Element based on the information gained during the
Strengths, Weaknesses, Opportunities and Threats (SWOT) Analysis and input from Town
residents and the Planning Committee.

The goal s and objectives were devel oped to ensure that the Town of Oconto Falls:
Remains a good place to raise a family for the next 20 years;
Offers predominately single family residential choices;
Respects the opportunity for all property ownersto receive fair value for their land; and
Has defined standards for managing growth and effective planning.
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