4.0 HOUSING ELEMENT

Introduction

Well-designed, safe and quality housing choices are
important to create healthy communities. Housing lends
character to communities. It aso establishes a connection
between residents and their neighborhoods.

Wisconsin's Smart Growth Law includes 14 goals for local
comprehensive planning. The City of Evansville believes that
the goals listed below specifically relate to planning for

housing:

Providing adequate infrastructure and public services
and an adequate supply of developable land to meet
existing and future market demand for residential
uses.

Encouraging neighborhoods that incorporate a
variety of housing types.

Promoting the redevelopment of lands with existing
infrastructure and public services.

Encouraging the maintenance and rehabilitation of
existing residential dwellings.

Providing an adequate supply of affordable housing for individuals of variousincome levels.
Providing local housing choicesfor all stages of life.
Previous chapters in this document discuss population, household and economic characteristics and trends

in the City. This chapter profiles the existing housing stock and provides recommendations to meet future
housing needs.

Housing Vision

In 2025, high quality housing choices are abundant in Evansville. The City is
known across the State for its collection of historic homes, but also for its
diverse mix of developments that include quality, energy efficient housing.
Housing options include well-built and maintained single-family homes,
apartments, condos, senior housing and town homes. Housing choices are
available to meet the lifestyle and demographic needs of residents while
supporting the tax base. Effective City codes and ordinances, combined with
the talents of local builders and trade professionals, has provided Evansville
with attractive, safe neighborhoods that include abundant green spaces and
walkable amenities. The City’s location, superior school system and excellent
park and recreation choices are also important factors that bring new residents
to the City.
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Existing Housing Supply

In 1990, there were 1,250 housing unitsin the City of
Evansville. Based on the 2000 U.S. Census
information, the total number of housing units
increased to 1,635. Thistrandatesto a 30.8% percent
increase in the total housing stock in the last 10 years.
By comparison, over the same period, the supply of
housing in Rock County increased by only 19.0%.

Single-family homes are the primary housing choicein
the City, accounting for 72.2% of all housing unitsin
2000. The City realizes that single-family homes are
not suitable for everyone. Some people are not able to
afford asingle-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.
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Asagenera approach to housing supply, planners recommend that one-third of a community®housing

supply be something other than single-family homes to ensure diversity, affordability, and density to

support infrastructure in an urban community. Some planners recommend that the mix of housing supply

should be 60% single-family dwellings, 10% two-family dwellings, and 30% multi-family dwellings.

This recommended housing mix is

neither feasible to achieve nor
desirable in Evansville. The City

valuesits high rate of owner 5 !
occupancy. However, recent $, 8
residential development has been - 33%
disproportionately focused on single- -
family homes. Thereisarisk that F%n$ ! !
the City®housing mix will move O 2 Q0% 6 i
even farther away from the housing " 1% 6 ° 20
mix recommended by % $

planners, which could be harmful to

the current and potentia future residents of the City.
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The City should encourage a balance between
single-family housing development and
development of alternativesto single-family
dwellings. To achieve this, new town homes,
apartments and other multiple-family housing
choices should be integrated into new

devel opments/subdivisions and also used as infill
devel opment between commercial and industrial / &

areas and nearby residential development. The
establishment of multiple family housing choices (i.e. second story apartments, adjacent town homes and
condominiums) in the downtown is a so encouraged.

Senior Housing

Determining the need for senior housing
in acommunity is not asimple task. %N& "<& ! ( !
Unfortunately, there is no precise 00s, -
formula or mathematical model available " y
to determine need. Thisislargely dueto ,
the complexity of the marketplace. The s 6 11 L7 7
majority of seniorsin Wisconsin, in all I ! ! !

age groups, livein their own homesor in I (! >
mixed family congregate housing (e.g., ! ! $

apartments that have residents of al age &&! %' "' % %( " (CBRF)<5?
ranges). Thisistruefor seniorslivingin $, !

the City of Evansville aswell. The ! $57 6 =
ability of seniorsto remain in their own | 6 7552 | ! | 4
homesis significantly increased by 6 ' " 6 %
organizations and services that are $('( o g (-l o 7 Lo
becoming more common. Examples ! Y

include: “meals on wheels,” parish ! $$ $
nursing programs, home health care, etc.

Availability of local health care providers and availability of immediate family also has a direct impact on
the ability of seniorsto continue to live independently in their own homes. 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 Rock County for seniors including:
independent living condominiums, subsidized and non-subsidized independent living apartments, assisted
living facilities and nursing facilities. Thelevel of care they offer to their residents differentiates the
facilities. The most intensive care environment is the nursing facility.

There are several senior facilitiesin the City of Evansville. Evansville Manor Skilled Nursing &
Rehabilitation Facility (470 Garfield Avenue) provides nursing care to those who require such care.
Inncare of Evansville (5 North Water Street) and part of the Kelly House (121 South 5th Street) are
community based residential facilities, which provide considerable assistance with daily living tasks to
residents of these facilities. The Kelly House has a certified adult day health care center where othersin
the community who need considerable assistance with daily living tasks can come to obtain such
assistance during the day. In addition, the Kelly House has a nine-unit residential care apartment
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complex. The Arbor Glen Apartments (740
Brown School Road), the South M eadow
Apartment Complex (see below), and two two-
family dwellings at the Kelly House are senior
housing communities for seniors who are able
to live independently. If residents of

these complexes need assistance with preparing
meal s, housekeeping or health issues, they must
obtain these services from outside providers,
because the staff of these complexes does not

provide these services.

As discussed above, thereis only one
residential care complex for seniorsin the City,
and it has only nine units. Residents of
residential care complexes are ableto be
mostly independent in their daily living
activities, but need varying degrees

of assistance from facility staff, which is what
many people mean when they use the
colloquial term, "assisted living." Residential
care complexes can take the form of either
apartments or condominiums. If one or

more additional residential care complexes

are not developed in the City in the near future,

increasing numbers of long-time residents of 2 @ 6
the City will be forced to look to other

communities for this popular senior housing
option.

The City of Evansville also has had a housing authority since 1970. The housing authority has three main
responsibilities: distribution of Section 8 vouchers, management of the South Meadows Apartment
Complex and administering the City’s Community Development Block Grant Funds (CDBG). Each of
these programs benefits local seniorsin need.

Section 8 Vouchers. The U.S. Department of Housing and Urban Development (HUD) sponsors a
voucher program to provide rent subsidies for elderly and low-income residents. This programis
called Section 8. In Evansville, the Housing Authority has been given 79 vouchers to distribute to
residentsin need. Currently, thereis about a 1-year waiting list for vouchers.

South M eadows Apartment Complex. This apartment building is operated by the Evansville
Housing Authority and subsidized through the HUD. This property has 20 one-bedroom units for
residents over the age of 50 and handicapped residents. There are no plans to expand thisfacility.

CDBG Funds. The Housing Authority also provides low-interest home improvement loansto
income eligible families and landlords to bring properties up to a safe and sanitary condition. The
funds for this program are obtained through the CDBG program.

More senior housing facilities are available in nearby communities, including Stoughton, Edgerton,
Madison and Janesville.
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Age and Quality of Housing Stock

Understanding the relative age of the housing stock in a community is agood indicator of the quality of
the available housing. The City has 1,010 housing units that were built before 1960 (40 years old).
While this does not necessarily mean that the units are in poor condition, it does indicate that the need for
repairs and maintenanceislikely greater. Table 10 lists the number of units and the corresponding
percent of the City’ stotal housing stock by year built. The information revealsthat the city has
experienced a very significant growth in its housing supply in the last decade compared to previous
decades. Thisisreflected in the City’s strong population growth over the same period. The result isthat
the City has asignificant supply of newer housing built to modern code requirements, but also of a
character that is very different from the historic homes available in the City. Thissituation is creating a
dichatomy in the housing supply between quality historic homes and more affordable, smaller, modern
ranches.
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Age aloneis 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 as a“windshield
survey,” because it entails driving and walking through a community and eval uating housing based on
visual appearance. The theory isthat exterior condition generally correlates with interior conditions.

A windshield survey of the City of Evansville was conducted in the fall of 2003 to generally classify
available housing in the City. Based on this assessment, there are basically four housing typesin
Evansville. Generally speaking, the higher density housing choices serve as a buffer between single-
family residential neighborhoods and nearby busy roadways and commercia developments.

Duplexes and Town Homes. Many of these units appear to be constructed in the last 10-15 years.
Additional opportunities exist to establish duplexes and town homes asinfill housing, particularly
condominium devel opments adjacent to downtown. The vast magjority of existing units appear to be
well maintained.

Established Single Family Residential Neighbor hoods. Beautiful homesin the City’ s historic
neighborhoods define the character of the City. Residentstake great pride in the tree-lined streets and
historic homes in these neighborhoods.

Apartments. Evansville has avariety of apartment units available to provide affordable housing and
senior housing choices. The age of the apartment buildings varies, but City enforcement of housing
codes appears to have resulted in quality living environments.

New Single-Family Housing Construction. New housing development is occurring primarily on
the fringes of the City in new subdivisions. The vast mgority of the new housing being developed is
valued at approximately $150,000 and is of aranch style.
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Occupancy

For a housing market to operate efficiently, it must possess an adequate supply of available housing units
(unitsfor sale or rent). A housing market®supply of available housing units must be sufficient to allow
for the formation of new households by the existing popul ation, 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 owner-occupied 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 ratesindicate a
degree of competition in terms of price. The vacancy rate of a housing market isagood 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 City of Evansville was 1.8%, up
significantly from 0.7% in 1990. Therental vacancy rate in 2000 was 3.1% up significantly from 1.7% in
1990. For comparison, the owner-occupied housing unit vacancy ratein Rock County was 1.4% in 2000
and the rental vacancy rate was 7.3%. Based on thesefigures, thereis currently alack of rental housing
choicesin the City, but the situation has improved somewhat over the last 10 years. Likewise, the City
has significantly increased its supply of available owner-occupied housing units.

Currently, there is a higher rental vacancy rate due to low interest rates and increased home ownership.
Over the long term, more rental units will need to be constructed to sustain a reasonable vacancy rate.
There appears to be strong demand for rental housing (or condominiums) among "active adults' (age
50+), and this demand may eventually encourage construction of additional rental units.

At present, it is difficult for someone looking for rental housing to find information on available units,
unless he or she drives around the city and looks for "for rent” signs. The chamber of commerce or a
business entity should consider serving as a central listing resource where owners of rental units could
post vacancies and potential renters could go for information about available units.

Cost of Housing

The available supply, age and condition of the housing stock are the basis for determining the demand for
and cost of housing. Table 11 compares the median home valuesin Evansville, nearby communities,
Rock County, and Dane County over the last decade. The 1990 U.S. Censusindicated that the median
value of an owner-occupied home in Rock County was $52,300 and the median value in the City of
Evansville was $50,800. Between 1990 and 2000, Evansville surpassed the county’ s median value. What
is aso significant to note from the table:
Evansville' s median value increase significantly outpaced Rock County and Janesville.
Evansville's median housing value is less than that of most surrounding towns. This can be explained
by the fact that Evansville offers a variety of housing units, including apartments and town homes that
have alower per unit value than comparable single-family choices in surrounding towns. In addition,
builders of single-family homes in Evansville have focused amost exclusively on building modest
homes for first-time homebuyers, whereas larger, more expensive homes are being built in the
surrounding towns.
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NOTE: Median Value of Housing Unit does not include value of land on which the housing unit islocated.

Table 12 provides a more detailed breakdown of the 2000 Census information pertaining to the value of
owner-occupied housing unitsin the City of Evansville. What is significant to note from thistableisthe
relatively large percentage, 33.3%, of owner-occupied homes with a value under $100,000 and the small
percentage, 2.5%, of owner-occupied homes with a value of $200,000 or more. Evansville provides
mainly affordable owner-occupied housing opportunities, but few opportunities for families that want to

own something more than a modest home.
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Source: 2000 U.S. Census — based on 705 owner-occupied units reporting from the long census form
NOTE: Median Value of Housing Unit does not include value of land on which the housing unit is located.

With respect to rental housing, there were 501 renter-occupied housing unitsin the City of Evansvillein
2000. The median contract rent rate in the City was $496 in 2000. Thisrate does not include utilities.
Thisrate is more affordabl e than the 2000 median contract rent rate for Rock County ($543).

Housing Affordability Analysis

Does the cost of housing match the ability of residentsto pay for it?
Thisisthe fundamenta 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 tota
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.
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In 2000, the median annua household income in the City of Evansville was $44,229 and the median
monthly income was $3,685. Thirty-percent (30%) of median monthly income yields $1,106 or less to be
used for housing costs. The 2000 median mortgage payment Evansville was $1,121. Thisisslightly
above the threshold for affordability.

It should be noted that it is very possible with the recent reduction in mortgage rates that many
homeowners have refinanced to a more aff ordable monthly mortgage payment. However, thisis not a
long-term solution of issues of affordable housing choice.

The 2000 Census information specifically breaks-out housing costs as a percentage of household income.
According to the information, 21% of City homeowners were paying more than 30% of their monthly
household income on housing costs. Most homeowners (68.4%) were paying less than 25% of their
monthly household income on housing costs. By comparison, more rentersin Evansville are paying a
higher share of their income on housing costs. According to the census, 24.4% of renters are paying more
than 30% of their total household income on rental costs.

Evansville' s housing supply does provide some choices for residents relying on income from fixed
sources (i.e., social security) or minimum-wage paying jobs. According to the 2000 U.S. Census, 27.2%
of residents (423 persons) were receiving social security income'. The mean (average) amount of annual
social security income was $11,622. If a senior resident were not receiving any additional income (e.g.,
pension, employment income, etc.), spending 30% of their income on housing would allow only $290 per
month. According to the U.S. Census, 23% of all available renta unitsin the City rent for less than $299
per month. (The City of Evansville believes the actual number of units available for rent for less than
$299 per month is actualy significantly less.) The situation isvery similar for workers dependent on
minimum-wage paying jobs. Working 40 hours per week in a minimum wage paying job only generates
an annual income of $10,712. It isimportant that these types of housing choices remain availablein the
City over the next 20 years and beyond.

To provide adequate affordabl e housing choices, there needs to be more government-subsidized (e.g.
Section 8) housing units available in Evansville. In addition, thereis aneed for a greater supply of
affordable 3-bedroom units for larger, lower income families. To begin to address these issues, the Land
Use Element includes additional land for more multiple family housing devel opment.

Opportunities for Housing Choice -
Barriers to Affordable Housing

While the City has many types of housing, including senior housing, not all units are readily affordable to
al residents. Thisisnot to say that al units need to be affordable to everyone. To the contrary, there
should be avariety of housing types, styles and values available in acommunity. However, as new more
expensive housing is built, the City must remain aware of its balance of affordable choices. Seniors,
single individuals, individuals on limited or fixed incomes, and young couples and families looking for
starter housing choices, need these units.

There are many possible ways to incorporate additional affordable housing styles (e.g., apartments, senior
housing, condominiums) in Evansville.
Thefirst priority when considering affordable housing should be to ensure that units can be
adequately served with water, sewer and other basic infrastructure needs.

! The Census data does not indicate for how many residents social security is their only source of income.
Therefore, it should not be assumed that 26.9% of residents are living solely on social security income.
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Whenever feasible, affordable housing types should be considered as an infill housing opportunity, or
asanintegral part of a mixed-use development. This strategy is encouraged to ensure that the City
remains awalkable community. That is, housing islocated and accessible to parks, schools, shopping
and other amenities. Thisis particularly important for populations that cannot drive (i.e., youth and
elderly). Infill housing is aso an opportunity that exists in the historic downtown. By bringing
residents to the downtown area (e.g., 2™ floor apartments, surrounding housing development),
business opportunities may arise to accommodate resident demands.

The City could form partnerships with local non-profit organizations, like Habitat for Humanity, to
encourage affordable housing development in the City.

The City could provide education materials to developers to pursue grant and |oan opportunities
available through the state and federal governments for devel oping aff ordable housing.

The City could actually require a percentage of affordable units be devel oped as part of any new
housing development. Thisisavery aggressive strategy, but the results are effective.

Of course, any new aternative development should be compatible with surrounding housing.
Therefore, special consideration should be given to parking, signage, landscaping and facade
requirements. However, the City must be careful to ensure that requirements do not prohibit the
development of affordable unitsto adhere to City standards.

Future Housing Need

The projected population by the Wisconsin Department of Administration for the City of Evansvilleis
5,672 residents by the year 2025. As discussed in the Community Profile chapter (Chapter 3.0),
according to census data, Evansville® population increased 27% from January 1, 1990, to January 1,
2000, and it appears the City® population will increase by 12% from January 1, 2000, to January 1, 2005.
The City believes this projection is very low given recent growth trends and experience with the state
projections being historically low. At the current rate of growth the City believesits population will reach
and quite possibly exceed 7,000 residents by 2025.

In the community survey, residents were asked two questions about the City’s growth rate. In thefirst
guestion (refer to the appendix and see question #11), residents were asked what rate of future
development that the City Government should encourage. Nearly half (49%) of respondents indicated that
the City Government should encourage moderate growth in housing and population. However, avery
significant portion, 34%, indicated that the City Government should limit growth in housing and
population. This question did not quantify “maoderate growth” or “limit growth”. When more specific
figures were provided (refer to question #26 in the survey), respondents more strongly supported a slower
rate of growth (to accommodate a 2025 popul ation between 5,000 — 6,000) than a growth rate similar to
current levels (to accommodate a 2025 population between 6,000 and 7,000).

Based on recent growth trends, it is estimated that an additional 1,233 more dwelling units will be needed
by the year 2025 (See Table 16). A more limited projection of household growth, based on state
projections for population growth is provided in Table 4. New development will span beyond the 2004
City limitsinto new areas annexed into the City from surrounding towns. With these figures, it is
important to remember that dwelling units do not necessarily equate to single-family homes. Dwelling
units can include apartments, duplexes, condominiums, senior housing units, etc.
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SOURCE: Evansville Population Projection based on building permit trends and development approvals.
Projected Households based on projected household size provided in Table 4.

The moderate growth projections provided in Table 13 were used to prepare the Future Land Use Maps
provided later in this plan. Thiswas done to ensure that the plan provided adequate space to meet new
development demand over the next 20 years. The City may decide to limit annual growth. If so, the areas
shown for new devel opment on the Future Land Use Maps will be available to accommodate growth
beyond 2025.

Housing Issues and Concerns

BALANCE OF “BAsSIC” vS. “ STEP-UP" SINGLE FAMILY HOUSES

Evansville has seen alarge number of three-bedroom, ranch homes built to meet the needs of first time
homeowners, young families, empty nesters and others. However, at the same time, larger homes are
being built in surrounding townships. This creates several concerns for the City. First, tax baseis being
lost to surrounding communities. In addition, the surrounding rura areas, wildlife habitats, and farm
fields are facing development pressures. Moreover, the almost exclusive emphasis since 1990 on building
new single-family housesin the 1,300 to 1,400 square foot range is creating an unbalanced housing
supply in the City, with abundant houses in this size range and few larger, "step-up” houses in the 1,600
to 1,900 square foot size range. Theresult isthat in the future, if families aready living in Evansville or
considering moving to the City would prefer to purchase larger existing house, they will have to look
elsawhere--beyond Evansville.

There are many methods to address this situation, including zoning and subdivision ordinance revisions to
require larger lots or larger building footprintsin certain areas. As an alternative approach, the City could
work with the Town of Union to establish boundary agreement that would direct new development to the

City instead of seeing new subdivisions develop al over Union. If the City does not provide larger home

choices, these types of homes will continue to be built in neighboring towns and other communities.

RATE OF HOUSING DEVELOPMENT

In recent years, the City of Evansville has approved some substantial subdivisions, including enough lots
to accommodate several hundred homes. When these devel opments were approved, the City anticipated
that they would take severa yearsto be sold and developed. However, these subdivisions are taking a
fraction of the anticipated development time to sell out completely. This creates a situation where, the
City hasto worry about its ability to meet the needs of rapid development in terms of infrastructure,
staffing, and facilities. Furthermore, rapid development also creates a potential to negatively impact
community character and exacerbate existing concerns (e.g., traffic). To address this situation, the City
must consider growth management toals, including growth boundaries, phasing limitations, or even
annual limits on building permits as techniques to accommodate growth without quickly overwhelming
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City and community (e.g., school) resources. These approaches will likely have the impact of increasing
the value of land in the City. Any of these techniques must be carefully coordinated with neighboring
communities to ensure that devel opment doesn’t smply pass over the City limitsto surrounding areas.

ZONING TO SUPPORT COMPATIBLE HOUSING CHOICES

The City of Evansville R-2 Zoning District allows for smaller lots (with less street frontage) than the R-1
Zoning District (refer to the Land Use Chapter for specific additional information about zoning). The
intention behind allowing smaller lotsin the R-2 Zone was to accommodate some of the older parts of the
City with small lots, so that if an existing house burns down it could be rebuilt without a variance.

The R-2 Zone al so accommodates duplexes. However, the City does not want duplexes on small lots. To
clarify this situation, the zoning ordinance should be revised to provide two separate zones. An R-1Z
Zone could accommodate single family houses on smaller lots, and the R-2 Zone could accommodate
duplexes and require lots at least as large asis currently required in the R-1 Zone.

CODESTO SUPPORT ECOLOGICAL DESIGN

Ecological design isamed at promoting sustainability in development practices. There are many waysto
promote ecological design in Evansville. For example, the use of rain gardens (native plant gardens
designed to absorb stormwater more effectively than conventional lawns), green roofs (particularly in the
downtown and industrial park), and innovative technologies like impervious concrete are but three
examples of ecologica design features that could be used more extensively in Evansville. The expanded
use of native plant speciesin landscaping is another ecologica approach that could be promoted within
the City to provide wildlife habitat, retain soil quality, improve infiltration, and minimize the need for
chemical fertilizers, which may impact groundwater supplies. The City a so has the ability to promote
energy efficient housing choices by amending its building and mechanical codes to require energy
efficient housing within the City. Likewise, the City could consider expanding the use of water
conservation devices in development. By making changes to its codes, the City has an opportunity to
make devel opment more ecologically friendly and possibly create a housing market niche that it can use
to promote itself.

HI1STORIC PRESERVATION ORDINANCE

The City of Evansville takes great pride in its history. The City is home to one of the largest collections
of historic homesin the state. The City has a historic preservation ordinance (Refer to the Agricultural,
Natural and Cultural Resources Chapter for more information). However, this ordinance does not provide
the protection necessary to retain the character of the area. Changes are needed to support enforcement of
the ordinance to retain the City’ s history.

PROPERTY M AINTENANCE

At the January 15, 2004 Housing Element Workshop, participants indicated that there was some concern
about the presence of afew, high-visibility properties that are not being adequately maintained.
Unfortunately, because these properties are in highly visible locations, they distract from the image of
Evansville. The overwhelming majority of properties are well maintained and reflect the pride the
community takesin itsimage as “Historic Evansville.”
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AVAILABILITY OF SENIOR AND MULTIPLE-FAMILY HOUSING CHOICES

The availability of senior housing as the population continues to grow is a concern in the City of
Evansville. Specificaly, residents are concerned about providing an adequate supply of assisted living
units for those elderly residents who want to remain in the City of Evansville. It isnot feasible, from an
economic perspective, for the City of Evansville to develop senior housing. Moreover, Rock County has
no plansto establish a senior housing facility in Evansville. Asaresult, in order for assisted living
facilities to be developed in the City of Evansville, private developers will have to determine a market
need and establish facilities. The City would support the development of such afacility in the next 10
years, in conjunction with anticipated population growth estimates. The City encourages senior housing
near local shopping, parks, and library facilities that senior residents can walk to.

DESIRE FOR MIXED DEVELOPMENTS 204 " O

% -(& <
During the development of this plan, residents expressed adesire to
see more diversity in the housing choices available in the City. & L6
Newer development has been dominated by starter single-family
housing. Housing for seniors, town homes, condominiums,
apartments and other multiple family choices have not been pursued.
A key challenge to alternative housing development isthe City’s 17

Zoning Ordinance. The ordinance does not easily allow for a mixture | I
of housing types, designs, and price ranges within asingle (
development. The ordinance aso does not provide innovative 6 3$,
approaches for addressing infill development on small lots or in the ( !

downtown. 7 !

To address this concern, the City can work with developers during the 6
Devel opers Agreement phase of projects. The City’s Zoning Code
aready contains a Planned Unit Development Zoning District to /
accommodate mixed development requests (see box at right). The - |
City could further support and regul ate mixed-use devel opment oy
requests by amending the Zoning Code to include a Traditional E 1'$

Neighborhood District.

HOUSING TO SUPPORT THE SCHOOL DISTRICT

Asisdiscussed in the Community Profile Chapter, Evansville is experiencing a decrease in household
size. However, at the same time, young families are moving into the affordabl e starter homes being built,
thereby increasing the number of children living in the City. The Evansville Community School District
has an excellent reputation for providing a quality education and planning for future growth. So as not to
overwhelm the school district, but to accommodate growth and demand for housing at al stages of life
(e.g., homesfor couples, families, single individuals, empty nesters), additional housing choices need to
be provided. Thiswould include larger homes to accommodate growing families, and the many new
residents who are moving into new starter housing and in the future may seek larger housing options.
Also, condominiums, town homes and apartments should be readily available to meet the needs of single
individuals, couples without children (including empty nesters), and seniors that can live independently.
By providing avariety of housing choices, not all growth will result in an increase in the number of
school-age children.
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Housing Programs

A number of federal and state housing programs are available to help the City of Evansville 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

The Department of Housing and Urban Development (HUD) is the federa agency primarily responsible
for housing programs and community development. Though many of its programs are directed to larger
cities and urban areas, the City of Evansville does qualify 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 avariety 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 devel opment,
direct and guaranteed mortgage |oans for homebuyers, and support for self-help and cooperative housing
development. Furthermore, the Veteran’s Administration also offers low interest |oan opportunities for
homeowners.

STATE PROGRAMS AND 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 ho
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 oCAL PROGRAMSAND REVENUE SOURCES
The City of Evansville 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 choice isto provide avariety of densities and lot sizes.
Thisis regulated through the City’ s subdivision and zoning ordinances.

City codes and ordinances can also impact the quality of housing choices. During the planning process
concern was raised about the strength of the Historic Preservation Ordinances for protecting the character
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of the City. Efforts need to be made to examine these ordinances, outline needed and desired
amendments and act accordingly. Similarly, the City has an opportunity to reviseits building and
mechanica codesto promote more energy efficient housing choices. The Wisconsin Energy Star
Program is an excellent resource for this activity.

Coordination with Other Comprehensive Plan Elements

Housing 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

Community design is one aspect of land use. With respect to residential areas, community design
considerations can ensure that neighborhoods are attractive and maintain their value over time. This can
be achieved through provisions for tree-lined streets, regular property maintenance, and ordinance
enforcement. Strategies and current regulations are discussed in the Land Use Element of this Plan.

L ocation considerations are also an important aspect of land use 6.94595(
planning. With respect to housing, resident needs should be an &&I "

important consideration. For example, seniors who may not be able to , 5 $
drive, desire housing locations that are within awalkable distance (less

than ¥4 mile) to grocery stores, pharmacies, and restaurants. Walkable access to churches and librariesis
also highly desirable. Similarly, children who are not able to drive, depend on safe areas to walk and
bicycle. Safe access to shopping, schools, parks and libraries is aso highly desirable. Providing sidewalk
and trail connectionsto libraries, schools and parks from nearby neighborhoods isimportant. Thisis
especially true for new development occurring on the outer limits of the City.

UTILITIESAND COMMUNITY FACILITIES

Improvements such as roads, sewers, water service, parks, recreational facilities and schools all need to be
coordinated with housing decisions and vice versa.  For instance, the issues surrounding the potential for
a sewer lift station upgrade to promote devel opment on the north side of the City with easy accessto USH
14 have been considered in the Utilities and Community Facilities aswell asthe Land Use Elements. 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. Thisapproach will greatly enhance the efficiency of capital improvements expenditures.

TRANSPORTATION

Thelocation of housing affects commuting patterns and transportation costs and vice versa. The location
of housing influences on which roads people drive or whether they need to drive at all. For example, if
the City approves more subdivision development on the west side, it will increase commuting traffic
between west-side homes and USH 14, which may perpetuate a bottleneck downtown. What impacts will
a bypass have on residential development and growth patterns? What opportunities are there to improve
the connectivity of the transportation network to provide additional access to highways? As another
issue, the affordability of housing also influences how far people must commute. If housing is not
affordable, workers must commute from elsewhere.
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EcoNomMIC DEVELOPMENT

Should the City encourage new condominiums and apartments to be located near stores, so empty nesters
and the elderly can walk to shopping instead of driving or paying someone else to drive them? Can the
City promote shopping in the downtown by encouraging new condominiums and senior apartments to be
built within walking distance of downtown? The Economic Development Element discusses housing as a
strategy for promoting economic devel opment.

The Economic Development Element also discusses the importance of providing quality jobsin
Evansville. Local Employment choices bring people to the community and keep residentsin the
community. Local employers aso provide local goods and services that residents desire.

INTERGOVERNMENTAL COOPERATION

To effectively plan for housing, it isimperative that the City of Evansville coordinate with its neighboring
communities, particularly the Town of Union. If the City of Evansville pursues aggressive strategies to
require mixed development, growth management, and design guidelines, it is possible that devel opers will
simply avoid the City and seek to develop in neighboring Towns. This situation will not only have a
negative impact on the City, but it will also impact the town. Rapid development pressure will increase
the demand for rural services, which will result in an increase in town taxes. Rapid, sprawling town
development will also have a negative impact on the rural character of the community and impact farming
operations. No community isanidand. The City of Evansville must coordinate with the Town of Union
to ensue that the vision and plan for the region is cons stent and compatible.

Goals, Objectives and Policies

Based on the 20-year population projections and the predicted reduction in household size over that same
period, it is estimated that there will be 1,282 additional housing units needed in the City of Evansville.
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 visioning process, analysis and input from City staff, residents and the
Smart Growth Planning Committee.

These goals and objectives were developed to ensure that Evansvilleremains agreat placetoraisea
family for the next 20 years, with predominately single-family residential uses in a growing community
environment: a community which is open to new development, and one which aso respects the
opportunity for all property ownersto receive fair value for their land. Supporting policies are provided
below.
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HOUSING POLICIES
Utilize the patterns presented on the Future Land Use Maps as a guide for devel opment.
Require developments to provide links and access to planned trails.

Require the integration of varied housing types within devel opments. This would include a blend of
single-family, two-family and other multiple family housing choices within the same devel opment.

Promote multiple family housing choices asinfill development adjacent to the downtown and between
single family neighborhoods and commercial/industrial development.

Require minimum property improvements in new residential developments, sound utility and street
planning standards, and adequate dedication of public sites.

Through the enforcement of the subdivision regulations, ensure the adequate layout of new streetsto
avoid traffic hazards and to coordinate adjacent devel opments.

Require that land division plats indicate how street and utility access will be provided to adjacent land.

Promote architectural variety within all neighborhoods.
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