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SEWRPC Planning Report No. 54
A REGIONAL HOUSING PLAN FOR SOUTHEASTERN WISCONSIN: 2035

Chapter V

NEW HOUSING DEVELOPMENT

Note: Maps and figures are at the end of the Chapter. This version of the chapter includes review comments
made by the Regional Housing Plan Advisory Committee during meetings held on March 24, July 28, and
September 22, 2010, and September 28, 2011.

INTRODUCTION

This Chapter provides information on the development of new, primarily market based, housing. Market based
housing is provided by the private sector. It is typically developed without assistance from government programs
that require the provision of subsidized housing units. The provision of market based housing is related to the
housing problem defined in Chapter II, especially the imbalance between jobs and housing in sub-areas of the
Region and the Region as a whole, and particularly with regard to the supply of affordable, or “workforce,”
housing near employment centers. Market based housing is the main source of affordable housing in the Region,
even though no subsidies are attached to such housing. The affordability of market based housing is closely
related to the housing structure type. Multi-family housing units, two-family housing units, and smaller single
family homes on smaller lots tend to be more affordable to a wide range of households than larger single family
homes on large lots. Condominiums are also typically more affordable than larger single family homes on large

lots.

Part 1 of this Chapter includes an analysis of permitted development densities and land use plans and regulations
adopted by county and local governments that affect housing development. Part 2 includes an analysis of the
costs associated with developing new market-based housing. Part 3 presents an analysis that describes the costs
associated with providing public utilities and services to new housing and the contributions made by new

residents to the local tax base and economy.
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PART 1: COMMUNITY PLANS AND REGULATIONS AFFECTING THE PROVISION OF
HOUSING

The density and housing stock characteristics of the Region and its sub-areas are heavily influenced by
community plans and land use regulations. The location and density of residential development is established
through a community’s comprehensive plan, and implemented through zoning and land division ordinances.
Such ordinances control housing structure types, housing unit sizes, and lot sizes. Impact fee ordinances and
development review regulations and fees also affect the cost of new housing. A number of communities have
adopted policies regarding a preferred ratio of housing types, either as part of the comprehensive plan or through a
separate study. A summary of community plans and regulations that impact housing development is presented in

this section.

Zoning Ordinances

A zoning ordinance is a public law that regulates the use of property in the public interest. ILocal zoning
regulations include general regulations and special-purpose regulations governing floodplain and shoreland areas
and other resources and areas of concern. General zoning regulations and, more specifically, residential zoning
districts were the focus of the zoning analyses undertaken for this plan. General zoning divides a community into
districts for the purpose of regulating the use of land, water, and structures; the height, size, shape, and placement
of structures; and the density of development. General zoning was in effect in each of the 29 cities, 60 villages,
and 57 towns in the Region in 2010. As shown on Map V-1, 31 towns were under the jurisdiction of county
zoning ordinances in Kenosha, Racine, Walworth, and Waukesha Counties, while 26 towns had adopted their own

zoning ordinances. Each city and village has adopted its own zoning ordinance.

Map V-2 shows the regional zoning pattern in 2000. Local zoning districts were converted to a uniform areawide
classification system for mapping purposes. The total area within each general zoning category is set forth in
Table V-1. Residential zoning districts that allow for high, medium, and low density urban residential
development encompassed about 507 square miles, or 19 percent of the Region in 2000. High density residential
zoning districts allow for a minimum area per dwelling unit of less than 6,000 square feet. Medium density
residential zoning districts allow for a minimum area per dwelling unit of between 6,000 and 19,999 square feet.
Low density residential zoning districts allow for a minimum area per dwelling unit of between 20,000 square feet

and 1.49 acres.

REVISED DRAFT
V-2



#150022 v1 - RHP TBL V-1
NMA/BRM
11/1/10; 2/15/10
Table V-1

GENERALIZED ZONING IN THE REGION: 2000

Generalized Zoning Category

Square Miles

Percent of Total

Urban Residential Zoning®

High Density Residential Zoning DisStriCts .....ccccoceiiiivecinrr e serssnnreneees 99.9 3.7
Medium Density Residential Zoning DistriCtS ........coiieeiiniiiiine s 167.7 6.2
Low Density Residential Zoning Districts ...... 239.3 8.9
Suburban Zoning Districts ......cccccveveevnerenen. . 75.6 2.8
Mobile Home Zoning DIStrCtS........ccceiiiiie e sere s s e a e srr s e nrnes 1.8 0.1
Nominal Agricultural and Conservancy Zoning Districts
that Allow Urban Residential Development ...t seine e 253.0 9.4
Subtotal 837.3 31.1
COMMEICIAI ZONING 1 vverrereieiirisiresiariserse st e st sb e she s s bt s rrdr s eeaneshesen st earnesarenanbannsnersassesnanns 67.1 2.5
Industrial ZoniNg®.........cceeeveerrererinen. 114.6 4.3
Governmental/Institutional Zoning .... 57.9 2.2
Recreational Zoning .... 66.6 2.5
Extractive Zoning......... 21.2 0.8
Conservancy Zoning’.......... . 439.5 16.3
Rural Residential ZONING .....covrvrerniiernrerienisireereransnseresssrssreesessnsnsressesesnensessssnresesssesansosserssnrasssassons 53.2 2.0
Agricultural Zoning
Agricultural Zoning Districts—
Minimum 35 Acres per HouSING UNit .......oovciiiiiiiiiren e sne e esanessesesaes 734.7 27.3
Agricultural Zoning Districts—
5-34 Acres per HOUSING UNIt ......corioiiiii e e e 232.7 8.6
Subtotal 967.4 35.9
SUMACE WALET .ottt ee e sttt e e e e be e saar e et e e et e e sesanesanteeae s seennessnanesanssesans 65.1 2.4
Total 2,689.9 100.0

Aincludes residential development at a density greater than one awelling unit per five acres.

bIncludes 1.3 square miles of transportation, communication, and utility zoning.

‘Includes 342.8 square miles of lowland conservancy zoning and 96.7 square miles of upland conservancy zoning.

Source: SEWRPC.
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The zoning authority of cities, villages, towns, and counties has an important influence over housing development
patterns. Zoning regulations substantially determine the location, size, and type of housing in a community,’
which, in turn, has a substantial influence on housing cost in a community. Appendix B provides a summary of
residential zoning districts in each community in the Region, including minimum lot sizes and floor areas
(minimum sizes for individual housing units). Information from this inventory provides a basis for determining
the impact of zoning regulations on housing cost in each community and sub-regional housing analysis area in the

Region.

Lot Size, Density, and Housing Unit Size Requirements

Single-family residential zoning districts include minimum lot size requirements that specify the smallest land
area on which a home can be constructed. Lot size requirements impact the cost of housing because larger lots
can add to the total cost of developing a residence by adding to land and land improvement costs; however, larger
minimum lot sizes may be appropriate in areas without urban services. Cities and villages can allow for greater
density because they are typically within a sewer service area and offer other urban services such as public water
and engineered stormwater management systems. Table V-2 provides a summary of the smallest minimum lot
size for single-family zoning districts, the maximum density (units per acre) for multi-family zoning districts, and
the minimum housing unit size allowed in such districts for each community in the Region. Table V-2 lists the
district with the highest density or smallest minimum lot size allowed, unless the local ordinance limits the
application of the district to existing platted or developed areas (see the explanatory note at the end of Table V-2).
In towns under county zoning, Table V-2 lists the district with the highest density or smallest minimum lot size
currently mapped within the Town. Maps V-3 through V-23 provide information regarding planned residential

densities, based on adopted comprehensive plans, in communities that provide sanitary sewer service.

Table V-3 identifies communities in the Region with sanitary sewer service that do not include at least one
zoning district that allows a minimum lot size of 7,200 square feet or less for single-family detached housing units
and 8,000 square feet or less for two-family units in the community zoning ordinance, as recommended by the
1975 regional housing plan. Tables V-9 through V-15 and the accompanying maps in the “Community
Comprehensive Plans” section of this Chapter identify sewered communities that have designated areas in the

local comprehensive plan for residential development at densities that would be suitable for affordable housing.

" Section 66.1001(3) of the Wisconsin Statutes requires amendments to zoning ordinances, which include
rezonings, to be consistent with a community’s comprehensive plan beginning on January 1, 2010. The
consistency deadline may be delayed to January 1, 2012 if a community meets the requirements of Section
66.1001(3m).
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Table V-2

SUMMARY OF MINIMUM LOT AND HOME SIZE REQUIREMENTS IN

COMMUNITY ZONING ORDINANCES IN THE SOUTHEASTERN WISCONSIN REGION: 2010

Single Family Zoning Districts® Multi-Family Zoning Districts
Smallest Minimum Minimum Home Size Maximum Density Minimum Unit Size
Analysis Area/Community | Lot Size (square feet) (square feet) (units per acre) (square feet)

1

Village of Belgium 12,000 1,100 14.5 550

Village of Fredonia 8,000 1,080 8.0 800

Town of Belgium 65,340 1,200 N/A N/A

Town of Fredonia 7,500 1,000 N/A N/A
2

City of Port Washington 8,400 1,000 -- 350

Viflage of Saukville 10,000 1,200 12.0 500

Town of Port Washington 43,560 2,000 N/A N/A

Town of Saukville 12,000 1,500 N/A N/A
3

City of Cedarburg 8,400 1,100 16.1 500

Village of Grafton 7,000 1,250 8.0 1,150

Town of Cedarburg 40,000 1,200 N/A N/A

Town of Grafton 21,780 1,500 N/A N/A
4

City of Mequon 21,780 1,400 7.26 1,000

Village of Thiensville 6,800 1,000 14.0 525
Ozaukee County N/A N/A N/A N/A
5

Village of Kewaskum 7,200 1,000 21.7 450

Town of Farmington 40,000 1,200 N/A N/A

Town of Kewaskum 43,560 1,200 N/A N/A
6

City of West Bend 7,200 1,000 15.0 550

Village of Newburg 10,000 1,150 12.1 600

Town of Barton 15,000 1,400 15.0 900

Town of Trenton 12,000 1,000 2.66 600

Town of West Bend 43,560 1,200 N/A N/A
7

Town of Addison 12,000 1,200 10.89 650

Town of Wayne 130,680 1,200 2.178 900
8

Village of Jackson 8,000 800 14.5 500

Town of Jackson 60,000 1,200 2.18 900
9

City of Hartford 5,000 750 14.0 400

Village of Slinger 7,200 950 9.68 600

Town of Hartford 12,000 1,000 N/A N/A

Town of Polk 60,000 1,200 N/A N/A
10

Village of Germantown 10,000 1,000 10.0 350

Town of Germantown 130,680 1,400 N/A N/A
11

Village of Richfield 10,890 1,300 2.0 1,100°

Town of Erin 65,340 1,200 N/A N/A
Washington County N/A N/A N/A N/A
12

City of Glendale 7,200 1,000 12.1 --

Village of Bayside 22,000 1,500 N/A N/A

Village of Brown Deer 10,000 1,100 8.7 300

Village of Fox Point 10,500 - 414 - -

Village of River Hills 43,560 -- N/A N/A
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Table V-2
(continued)

Single Family Zoning Districts?

Multi-Family Zoning Districts

Smallest Minimum Minimum Home Size Maximum Density Minimum Unit Size
Analysis Area/Community | Lot Size (square feet) (square feet) (units per acre) (square feet)
12 (continued)
Village of Shorewood 4,500 1,200 72.6 450
Village of Whitefish Bay 4,800 -- 51.2 650
13
City of Milwaukee 3,600 -- 24.2 --
14
City of Milwaukee 3,600 - 24.2 - -
15
City of Milwaukee 3,600 -- 24.2 - -
16
City of Milwaukee 3,600 -- 24.2 - -
17
City of Greenfield 7,200 1,200 16.0 800
City of Wauwatosa 6,000 1,100 27.2 650
City of West Allis 4,800 -- 108.9 --
Village of Greendale® 8,400 1,300 17.4° 500°
Village of Hales Corners 20,000 -- 17.4 --
Village of West Milwaukee 4,800 1,000 29.0 300
18
City of Cudahy 7,200 1,100 40 300
City of St. Francis 5,400 1,200 43.56 1,200
City of South Milwaukee 7,200 1,000 72.6 400
19
City of Franklin 11,000 1,250 8.0 750
City of Oak Creek 10,000 850 18.2 350
Milwaukee County N/A N/A N/A N/A
20
Village of Butler 4,800 1,000 14.5 500
Village of Lannon 15,000 1,400 9.0 800
Village of Menomonee Falls 7,200 900 18.3 400
21
City of Brookfield 22,500 1,400 5.8 800
Village of EIm Grove 15,000 1,100 5.8 1,000
Town of Brookfield 15,000 1,100 7.26 750
22
City of New Berlin 15,000 1,200 6.7 500
23
City of Muskego 15,000 1,200 4.3 1,000
24
Village of Sussex 7,200 1,200 17.4 350
Town of Lisbon 30,000 1,400 4.0 900
25
City of Delafield 7,900 1,000 36.3 450
City of Oconomowoc 8,000 1,200 10.8 350
Village of Chenequa 87,120 2,000 N/A N/A
Village of Hartland 8,000 1,200 17.4 500
Village of Lac La Belle 20,000 1,200 N/A N/A
Village of Merton 20,000 1,300 5.8 800
Village of Nashotah 21,780 1,400 7.26 6004
Village of Oconomowoc
Lake 30,000 1,500 N/A N/A
Town of Delafield 20,000 1,200 N/A N/A
Town of Merton 20,000 1,100 4.35 1,100°
Town of Oconomowoc 20,000 1,100 .- 1,100
Village of Summit 32,670 1,200 N/A N/A
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Table V-2
(continued)

Single Family Zoning Districts?

Multi-Family Zoning Districts

Smallest Minimum Minimum Home Size Maximum Density Minimum Unit Size
Analysis Area/Community | Lot Size (square feet) (square feet) (units per acre) (square feet)
26
City of Pewaukee 12,500 1,100 12.0 350
City of Waukesha 8,000 1,000 17.4 300
Village of Pewaukee 10,500 1,200 12.0 750
Town of Waukesha 20,000 1,400 N/A N/A
27
Village of Big Bend 20,000 1,600 16.0 1,000
Village of Mukwonago 12,000 1,200 8.0 750
Village of North Prairie 7,200 900 - 900
Village of Wales 30,000 1,000 8.0° 600°
Town of Genesee 20,000 1,100 -- 1,100
Town of Mukwonago 30,000 1,000 N/A N/A
Town of Vernon 20,000 1,100 - - 1,100
28
Village of Dousman 12,000 1,200 4.3 1,500"
Village of Eagle 20,000 1,200 8.7 400
Town of Eagle 43,560 1,500 N/A N/A
Town of Ottawa 20,000 1,100 - - 1,100
Waukesha County? 20,000 1,100 5.4¢ 900¢
29
Village of Caledonia 7,200 900" 10.89 --
Village of Elmwood Park 10,200 1,500 - -
Village of Mt. Pleasant 7,200 1,000 43.56 500
Village of Sturtevant 9,000 1,200 7.26 600
Village of Wind Point 8,000 1,200 10.89 --
30
City of Racinel 6,000 -- 62.22 --
Village of North Bay 21,780 1,700 N/A N/A
31
Village of Rochester 10,000 1,200 10.9 750
Village of Union Grove 8,000 1,000 18.15 375
Village of Waterford 11,000 1,200 9.68 900
Town of Dover 10,000 800 5.4 800
Town of Norway 7,200 1,400" 17.4 1,400i
Town of Raymond 40,000 800 N/A N/A
Town of Waterford 13,500 800 17.4 8000
Town of Yorkville 40,000 1,400’ 17.4 1,400}
32
City of Burlington 8,000 -- 75.0 -
Town of Burlington 10,000 800 5.4 800P
Racine County 7,200 800 17.4 800°
33
Village of Pleasant Prairie 6,000 1,200 9.6 700
Town of Somers 20,000 1,200 1.3 1,000
34
City of Kenosha 5,000 -- 12.0 - -
35
Village of Bristol™ 6,000 800 8.7 500
Village of Paddock Lake 8,000 1,250 12.4 720
Village of Silver Lake 12,500 1,250 6.22 500
Village of Twin Lakes 8,000 - 8.7 --
Town of Brighton 40,000 1,200 N/A N/A
Town of Paris 40,000 1,200 N/A N/A
Town of Randall 10,000 1,000 N/A N/A
Town of Salem 10,000 1,000 8.7 500
Town of Wheatland 40,000 1,200 N/A N/A
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Table V-2
(continued)

Single Family Zoning Districts® Multi-Family Zoning Districts
Smallest Minimum Minimum Home Size Maximum Density Minimum Unit Size
___Analysis Area/Community | Lot Size (square feet) (square feet) (units per acre) (square feet)
Kenosha County"° 6,000 800 14.5 300
36
Village of East Troy 10,000 1,000 8.7 500
Town of East Troy 15,000 P 6.0 --P
Town of Spring Prairie 40,000 P 6.0 P
Town of Troy 40,000 P 6.0 - P
37
City of Whitewater 8,000 - 12.4 --
Town of La Grange 40,000 1,000¢ N/A N/A
Town of Richmond 40,000 P N/A N/A
Town of Whitewater 40,000 P 6.0 P
38
City of Delavan 8,000 1,200 12.0 500
City of Elkhorn 8,000 1,000 16.0 - -
City of Lake Geneva 9,000 o 8.0 o
Village of Darien 8,000 o 12.0 -
Village of Genoa City 10,000 1,200 15.55 500
Village of Sharon 8,000 -- 21.78 --
Town of Bloomfield® 15,000 P 6.0 P
Town of Darien 15,000 P 6.0 P
Town of Delavan 15,000 P 6.0 P
Town of Geneva 15,000 960" 6.0 960°
Town of Lafayette 40,000 P 6.0 P
Town of Linn 40,000 P 6.0 P
Town of Lyons 15,000 P 6.0 P
Town of Sharon 40,000 P N/A N/A
Town of Sugar Creek 40,000 P 6.0 P
39
Village of Fontana on
Geneva Lake 5,000 1,000 8.7 . 600
Village of Walworth 11,900 1,450 6.0 864
Village of Williams Bay 12,000 1,200 18.2 500
Town of Walworth 15,000 P 8.0 P
Walworth County™’ 15,000 P 4.0 P

NOTES: This table provides a summary of residential zoning districts. It lists residential zoning districts which allow, as a principal use,
various types of residential development in each community. Unless footnoted otherwise, this table does not reflect conditional uses or
special zoning provisions for senior housing, manufactured housing or mobile homes, housing conversions, or planned unit
developments. Agricultural, conservancy, and business districts which permit residences in addition to the primary agricultural or
business uses are not included on this table.

The smallest lot and home sizes allowed in communities with their own zoning ordinance are reflected on this table, except for residential
zoning districts that apply only to existing platted areas or to historic lake communities. The following zoning districts are excluded: the
R-8 Hamlet and Waterfront Residential Neighborhood Conservation District in the Town of Barton; the R-L Residential Lake District in
the Town of Eagle; the VR Village Residence District in the City of Franklin; the R-1 Single-Family Residential (existing) and R-2 General
Residence (existing) in the Village of Genoa City; the ROP Single-Family Residence Original Plat District in the Village of Lannon; the R-
40E Residential Existing Limited District in the Village of Mt. Pleasant; the R-3 Residential District in the Town of Mukwonago; the ERS-
1, ERS-2, and ERS-3 Existing Suburban Residence Districts and the RL-1, RL-2, and RL-3 Existing Lakeshore Residence Districts in the
City of Muskego; the R-5 Medium-Density Single Family Residential District in the City of New Berlin; the R-4 Single-Family Residential
District in the Village of Newburg; the R-1 Single Family Residential and the R-2 Single-Family and Duplex Residential Districts in the
City of St. Francis; and the RS-5 Single-Family Residential District in the Village of Williams Bay. In towns regulated under County
zoning ordinances (all towns in Kenosha and Racine Counties; all towns except the Town of Bloomfield in Walworth County; and the
Towns of Genesee, Oconomowoc, Otftawa, and Vernon in Waukesha County), the smallest lot and home sizes allowed by zoning
districts currently mapped in the town are reflected on this table.
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Table V-2
(continued)

Several counties and communities allow planned unit developments or conservation subdivisions in their zoning and/or subdivision
ordinances, which may allow smaller lot sizes and/or higher densities than those listed in this table. Table {V-30 and Appendix C provide
information on planned unit development and conservation subdivision regulations, respectively.

In areas not served by a sanitary sewerage system, larger minimum lot sizes may be required to meet State and County requirements
for private onsite wastewater treatment systems (POWTS).

This table is a summary and should not be used as a guide to answer zoning-related questions. Refer to municipal zoning ordinances
and maps for specific zoning information. Municipal zoning ordinances used for this analysis date from 2000 to 2010.

On this table, "~ =" means that no regulation is specified in the zoning ordinance. “N/A” means that the community or county does not
have a zoning ordinance, that the county or community has a zoning ordinance that does not include a multi-family residential district, or,
for towns under county zoning, no areas are designated for multi-family development on the town zoning map.

2Includes single-family detached dwellings only. Single-family attached dwellings are included as multi-family.

bThe minimum unit size given is for a two-family residential district. The community either does not have a multi-family residential zoning
district or minimum floor areas for multi-family dwellings are not specified.

“Multi-family dwellings may be permitted as a conditional use in the R-5 zoning district in the Village of Greendale.

dThe minimum unit size given is for the R-4 Multiple-Family Housing for Elderly Persons District. The Village zoning ordinance also
includes a R-3 Two-Family District, which is currently not mapped.

*Multi-family dwellings may be allowed as part of a planned unit development in the Village of Wales.
fMuIti—family dwellings may be permitted in the Village of Dousman as a conditional use in the General Residence zoning district.

9The Towns of Genesee, Oconomowogc, Ottawa, and Vernon are regulated under the Waukesha County zoning ordinance. The County
zoning ordinance allows multi-family dwellings as a conditional use in the R-3 zoning district. All other Towns in Waukesha County have
adopted a separate general Town zoning ordinance. All Towns in the County are regulated under the County shoreland zoning
ordinance.

"Minimum floor area requirements for single- and two-family dwellings in the Village of Caledonia are established in the Village Building
Code ordinance.

"The Village of Elmwood Park may allow multi-family condominiums as a conditional use in the Planned Residential zoning district, with a
minimum of 5,000 square feet of lot area per dwelling unit. No minimum home size is specified in the ordinance.

IThe area of the City of Racine containing Johnson Park is included in Sub-area 29.

“Minimum floor area requirements for single- and two-family dwellings in the Towns of Norway and Yorkville are established in their
respective Town land division ordinances.

'All towns in Racine County are regulated under the Racine County zoning ordinance. Minimum lot sizes and maximum densities listed
are based on existing zoning in each Town as of March 2010. Generally, a minimum lot size of 40,000 square feet is required in areas
not served by a sanitary sewerage system. The County zoning ordinance requires a minimum core area of living space of 800 square
feet for single- and two-family dwellings. No minimum floor area is specified for multi-family dwellings.

mThe Village of Bristol was incorporated from a portion of the Town of Bristol in December 2009. The remaining portions of the Town
were annexed info the Village of Bristol in June 2010. The Village of Bristol has adopted the Kenosha County zoning ordinance as the
Village zoning ordinance.

“Under the Kenosha County zoning ordinance, new subdivisions with lot sizes of 6,000 square feet, which are permitted in the R-6
zoning district, may be permitted only if the area proposed to be rezoned to R-6 abuts a residential subdivision located in a city of the
second class that contains individual parcels of 6,000 square feet per unit or less, and if the subdivision is served by a sanitary sewerage
system. In all other cases, the minimum lot size allowed for new subdivisions is 10,000 square feet (R-5 zoning district).

°All towns in Kenosha County are regulated under the Kenosha County zoning ordinance. Minimum lot sizes and maximum densities
listed are based on existing zoning in each Town as of May 2008. Generally, a minimum lot size of 40,000 square feet is required in

REVISED DRAFT
V-3e



Table V-2
(continued)

areas not served by a sanitary sewerage system. Minimum single-family lot sizes exclude the R-12 Mobile Home Park zoning district,
which requires 7,500 square feet per home. Existing R-12 zoning occurs in the Towns of Brighton, Bristol, Somers, and Wheatland.

PWith respect to minimum floor area requirements, the Walworth County zoning ordinance requires that single-family and two-family
dwellings have a core area of living space of at least 22 feet by 22 feet, equivalent to 484 square feet.

IMinimum floor area requirements for single-family dwellings in the Town of LaGrange are established in the Town land division
ordinance. ’

"The community zoning ordinance specifies a “minimum dwelling core dimension” of 24 feet by 40 feet (960 square feet).

“The Town of Bloomfield withdrew from County zoning in 2010 and is preparing an independent Town zoning ordinance. The Town has
adopted the Walworth County zoning ordinance as an interim ordinance until the Town ordinance is completed and adopted.

‘Minimum floor area requirements for all new dwellings in the Town of Geneva are established in the Town Building Ordinance.

“Minimum lot sizes and maximum densities listed are based on existing zoning in each Town as of March 2010. Generally, a minimum
lot size of 40,000 square feet is required in areas not served by a sanitary sewerage system. Minimum single-family lot sizes exclude
the R-6 Planned Mobile Home Park zoning district, which allows up to five dwelling units per net developable acre, and the R-7 Mobile
Home Subdivision zoning district, which requires 15,000 square feet per home in areas served by a sanitary sewerage system and a
minimum of 40,000 square feet in areas not served by sanitary sewer. EXxisting R-6 zoning occurs in the Towns of Darien, Delavan,
Geneva, Lyons, Richmond, and Troy. There was no existing R-7 zoning in the County as of March 2010.

"With the exception of the Town of Bloomfield, all Towns in Walworth County are regulated under the County zoning ordinance.

Source: County and local zoning ordinances and SEWRPC.
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[Note: This section will be updated pending information to be provided by the Milwaukee Metropolitan Builders

Association of Greater Milwaukee.]

Impact and Utility Connection Fees

Impact fees and other government regulations, such as zoning and land division ordinances, affect land costs. In
1994 the Wisconsin Legislature adopted statutory provisions that authorize local governments to impose impact
fees on developers as a way of allocating a portion of the cost of public facilities created by new development to
the new development.”” The impact fee law is set forth in Section 66.0617 of the Wisconsin Statutes. Local
governments must prepare a needs assessment and adopt an impact fee ordinance before imposing such fees. The
impact fees must bear a rational relationship to the need for new, expanded, or improved public facilities required
to serve new land development, as compared to existing development within the local government. The needs
assessment is intended to ensure that this requirement is met. Sanitary sewer, water supply, and stormwater

management facilities; recreational facilities;"

solid waste and recycling facilities; fire protection, emergency
medical, and law enforcement facilities; libraries; and road and other transportation facilities are considered

public facilities under the impact fee law.

An estimate of the cumulative effect of all proposed and existing impact fees on the availability of affordable
housing within the local government must be included in the needs assessment. Developments that provide low
cost housing may be provided with an exemption from or reduction in the amount of impact fees assessed. The
cost of the exemption or reduction cannot be shifted to another development within the local government. Table
V-24 sets forth impact fees charged by urban communities with an impact fee ordinance in the Region."* Impact
fees range from none to over $11,000 per dwelling unit, with an average impact fee of $5,000 per single-family
dwelling. This figure includes public sewer and water connection fees, which are assessed by several
communities separately from impact fees. Table V-24 also includes the number of new subdivision plats and the
number of residential lots approved in each urban community between 2000 and 2009. There does not appear to

be a correlation between the impact fee and the number of new lots created in a community.

2 A change in the impact fee law in 1997 prohibited counties from assessing impact fees for costs related to
transportation projects. A change in the impact fee law in 2005 discontinued the ability of counties to assess
impact fees.

I3 Recreational facilities include parks, playgrounds, and land for athletic fields.

" Impact fee information derived from a report prepared by the firm Ruekert and Mielke, Inc., Wisconsin
Community Development and Impact Fee Survey: 2008 (used with permission). Information for communities in
the Region that were not included in the survey was collected by SEWRPC.
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Table V-24

IMPACT FEES AND PLATS APPROVED BY
URBAN COMMUNITIES IN THE SOUTHEASTERN WISCONSIN REGION

No. of Lots Within
No. of Subdivision Approved Plats:

Analysis Area/Community Total Impact Fee? Plats: 2000-2009" 2000-2009
1

Village of Belgium $7,200.00 11 248

Village of Fredonia $4,003.23 8 183
2

City of Port Washington $3,250.00 11 451

Village of Saukville $2.942.00 7 263
3

City of Cedarburg $6,717.94 8 321

Village of Grafton $8,681.00 14 352
4

City of Mequon $1,457.00 8 135

Village of Thiensville None 0 0
Ozaukee County N/A N/A N/A
5

Village of Kewaskum $6,292.00 7 301
6

City of West Bend $1,979.00 29 900

Village of Newburg $4,244.71 1 29
7

Town of Addison None 0 0
8

Village of Jackson $8,434.00 4 208
9

City of Hartford $5,108.00 30 1,340

Village of Slinger $5,340.00 10 422
10

Village of Germantown $5,209.00 13 500
Washington County N/A N/A N/A
12

City of Glendale None 0 0

Village of Bayside None 0 0

Village of Brown Deer None 2 104

Village of Fox Point = 0 0

Village of River Hills None 0 0

Village of Shorewood None 0 0

Village of Whitefish Bay None 0 0
13-16

City of Milwaukee $510.00° 37 823
17

City of Greenfield $1,597.00 10 129

City of Wauwatosa None 0 0

City of West Allis None 0 0

Village of Greendale None 2 34

Village of Hales Corners None 2 15

Village of West Milwaukee None 0 0
18

City of Cudahy None 0 0

City of St. Francis None 1 24

City of South Milwaukee -G 1 14
19

City of Franklin $6,670.00 43 1,138

City of Oak Creek $1,741.00 34 1,201
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Table V-24
(continued)

No. of Lots Within
No. of Subdivision Approved Plats:

Analysis Area/Community Total Impact Fee? Plats: 2000-2009° 2000-2009
Milwaukee County N/A N/A N/A
20

Village of Butler None 0 0

Village of Lannon $7,632.00 0 0

Village of Menomonee Falls $8,417.00 29 1,002
21

City of Brookfield $11,043.00¢ 15 220

Village of EIm Grove None 0 0

Town of Brookfield $800.00 1 5
22

City of New Berlin $5,785.60 9 191
23

City of Muskego $1,941.00f 32 089
24

Village of Sussex $7,659.00 23 524
25

City of Oconomowoc $6,908.00 23 1,096

City of Delafield $7,136.00 9 162

Village of Hartland $5,458.00 7 288

Village of Lac La Belle -=C 0 0

Village of Nashotah $5,687.00 2 55
26

City of Pewaukee $11,030.919 18 560

City of Waukesha $479.00" 34 1,527

Village of Pewaukee $2,400.00 3 99
27

Village of Mukwonago $5,923.00 11 527
28

Village of Dousman $6,144.00 3 275
Waukesha County N/A N/A N/A
29

Village of Caledonia $6,375.00 24 1,034

Village of Elmwood Park None 0 0

Village of Mt. Pleasant $9,123.00 55 1,554

Village of Sturtevant $9,747.00 4 388

Village of Wind Point None 1 16
30

City of Racinel $3,223.00 2 14

Village of North Bay None 0 0
31

Village of Rochester $3,500.00 1 71

Village of Union Grove $1,255.15 4 87

Village of Waterford $5,992.00 5 337

Town of Yorkville $3,000.00 0 0
32

City of Burlington $1,500.00 7 281
Racine County N/A N/A N/A
33

Village of Pleasant Prairie $2,461.00 27 929

Town of Somers $8,740.00 5 170
34

City of Kenosha $4.696.00 37 2,156
35

Village of Bristol $9,446.07 2 45

Village of Paddock Lake $4,560.00 3 280
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Table V-24
(continued)

No. of Lots Within
No. of Subdivision Approved Plats:

Analysis Area/Community Total Impact Fee? Plats: 2000-2009" 2000-2009
35 (continued)

Village of Silver Lake $5,750.00 2 59

Village of Twin Lakes --¢ 8 556

Town of Salem $5,219.27 12 452
Kenosha County N/A N/A N/A
36

Village of East Troy $6,316.00 2 164
37

City of Whitewater $2,449.00 11 250
38

City of Delavan $6,942.70 10 230

City of Elkhorn $61354,804.00 11 843

City of Lake Geneva $5,620.00k 9 642

Village of Darien $7,495.00 2 84

Village of Genoa City $6,814.00 2 120

Village of Sharon None 0 0

Town of Bloomfield $1,808.00 3 60

Town of Delavan None 6 110

Town of Geneva $5,100.00' 1 21
39

Village of Fontana-on- Geneva None 3 58

Lake

Village of Walworth $7,132.00 6 184

Village of Williams Bay $3,664.00 4 290
Walworth County N/A N/A N/A
Region (average)™ $5414.21 N/A N/A

NOTES:

Impact fee information derived from a report prepared by the firm Ruekert and Mielke, Inc.,

Wisconsin Community Development and Impact Fee Survey: 2008 (used with permission). Information for
communities in the Region that were not included in the survey was collected in 2010 by SEWRPC.

Table does not include local governments that may provide sewer services to relatively small portions of
the community, such as lake-related development; nor does it include local governments that are included
within a planned sanitary sewer service area but do not provide existing sewer service.

aln general, the impact fee assessed by communities per muiti-family dwelling unit is the same or less than
that assessed for single-family dwelling units. Total impact fees may include fees assessed for fire and
emergency medical services, libraries, parks, law enforcement, transportation, stormwater facilities, and

public sewer and water connection.

bIncludes only plats located within sewered portions of a community.

¢Impact fee schedule requested by SEWRPC.

9$510 is the minimum fee. There is an additional charge per linear foot of lot frontage.

eincludes a water extension fee based on lot frontage. The maximum fee is $10,000.

Does not include the fee in lieu of conservation land dedication, which is $580.00 per developable acre.

9Based on fees for a single-family home less than 2,000 square feet in size located outside of the lake

sanitary district.

hDoes not include the stormwater system impact fee, which is $2,100.00 per acre, or the sanitary
connection fee, which is $500.00 per acre.

iDoes not include a stormwater system impact fee of $800.00 per dwelling unit in the Hoods Creek
subwatershed and $600.00 in the Upper and Lower Pike River subwatersheds.

iThe area of the City of Racine containing Johnson Park is included in Sub-area 29.
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Table V-24
(continued)

kAn impact fee of $4,290.00 per unit is charged for new single-family homes in existing areas of the City. A
parks fee is also charged as part of the building permit fee for new single-family homes in existing areas of
the City.

'Impact fee is charged by the Lake Como Sanitary District and only applies to those portions of the Town
located in the Lake Como Sanitary District.

Mincludes only those communities that assess an impact fee.

Source: Ruekert & Mielke, Inc., and SEWRPC.
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Environmental Regulations

Important elements of the natural resource base are protected to some degree through government regulation. The
control of construction site and stormwater runoff and the protection of wetlands, surface waters, floodplains,
steep slopes, environmental corridors, and endangered species are examples of environmental regulations that

commonly impact the development of new single-family residential housing.

Chapter NR 151 of the Wisconsin Administrative Code establishes runoff standards for construction sites that
disturb one acre or more of land, to help protect water quality.”” These construction sites must achieve an 80
percent reduction in the amount of sediment that runs off the site. With certain limited exceptions, those sites
required to have construction erosion control permits must also have post-development stormwater management
practices to reduce the total suspended solids (sediment) that would otherwise run off the site by 80 percent for
new development, 40 percent for redevelopment, and 40 percent for infill development occurring prior to October
1, 2012, After October 1, 2012, infill development will be required to achieve an 80 percent reduction. If it can
be demonstrated that the solids reduction standard cannot be met for a specific site, total suspended solids must be

controlled to the maximum extent practicable.

Wetlands, which have important ecological value and soils that are not well suited for urban uses, are generally
protected from development under government environmental regulations. Chapter NR 103 of the Wisconsin
Administrative Code limits filling and development that would have adverse effects on wetlands. Wetlands
located in County shoreland regulation areas'® must be placed in a protective conservancy district. Cities and
villages are also required to enact zoning regulations to protect wetlands five acres or greater in size within

shoreland areas.

Endangered species habitat can also impact the development of single-family housing, as well as other urban land
uses. State and Federal regulations protect the habitat areas of endangered species listed under Chapter NR 27 of
the Wisconsin Administrative Code and those species protected under the Federal Endangered Species Act of
1973 from urban development, including single-family housing. Local government and County conservation

zoning districts may also provide protection for endangered and critical species habitat sites.

The cost of developing single-family housing may increase if the site is environmentally contaminated.
Contaminated areas are often referred to as brownfields. Brownfields are abandoned, idle, or underused

properties where redevelopment is hindered by known or suspected contamination. They can vary in location and

 Water quality protection standards are set forth in Section 281.16 (2) and (3) of the Wisconsin Statutes.

' Shoreland areas are lands within 1,000 feet of a navigable lake, pond, or flowage, or 300 feet of a navigable
stream or to the landward side of the floodplain, whichever distance is greater.
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size; however, many are former industrial or commercial sites in urban areas.  Costs associated with the
development of brownfields may include environmental investigation and site assessment; environmental
cleanup, including removal of underground storage tanks, soil, and other contaminated substances; and demolition
or rehabilitation of buildings that may include asbestos abatement. These costs are not typically associated with
developing greenfields (properties that have not had any previous type of development other than farming), which
may make greenfield sites more attractive than brownfields for potential developers and investors. One of the
primary barriers to the redevelopment of a brownfield site is fear on the part of potential purchasers or investors

of assuming unlimited liability for clean-up.

The cost of developing brownfield sites, and sites in older urban areas in general, may also be increased by the
need to assemble multiple parcels that could have several different owners. Interest in a site for redevelopment
could cause existing owners to expect greater compensation and the process and complexity of site assembly may
increase the timeline of the development process, which would increase the cost of development. Large parcels
are more readily available for development in greenfield areas and the costs associated with site assembly may be

avoided.

The benefits of brownfield redevelopment have been recognized by Federal, State, and local governments. State
liability exemption legislation and many Federal and State grant, loan, and incentive programs have been created
to assist local governments, non-profit organizations, and businesses with brownfield redevelopment. The
benefits of brownfield redevelopment, assistance programs, and case studies are discussed further in Chapter XI,

Best Housing Practices.

Total Cost and Relation to Household Income

The regional land use plan recommends that most new urban residential development near major employment
centers in the outlying areas of the Region occur at a medium density (2.3 to 6.9 dwelling units per acre), which
could include a mix of single-family and multi-family development. Single-family development should occur on
lots that are approximately one quarter-acre in size (about 10,000 square feet) to achieve a medium density, which

would also facilitate the development of neighborhoods with schools, parks, and other neighborhood facilities.

The cost to construct a modest 1,100 square foot single-family home on a 10,000 square foot lot in a new
subdivision could be as low as $121,200 to $155,520. The cost estimate is based on $60 to $86" per square foot
for construction costs ($66,000 to $94,600), which includes the cost of permit fees and financing; $35,000 for the

engineering work and installation of site improvements and impact fees; and a raw land cost equal to 20 percent

" The range is based on estimates provided by Brookstone Homes Inc. and RS Means 2008 construction data for
a one story economy class home in the Milwaukee area.
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of the total home and lot package ($20,200 to $25,920). The monthly housing cost would be $1,090 to 1,323.%
This cost is far less than the average value of new single-family housing recently developed in the Region. The
average value of the 1,261 single-family homes constructed in the Region in 2009, not including the value of the
land, was $273,305."

When discussing housing cost elements, it is useful to consider the budget constraints of moderate-income
households (households earning 80 percent of the Region’s median household income). The median annual
household income in the Region in 2008 was $55,200, which means a moderate-income household earned about
$44,160 in 2008. Monthly housing costs should not exceed 30 percent of a household’s monthly income, or about
$1,104, to remain affordable. The purchase price of a home would have to be about $123,000 for the monthly
housing costs to be $1,104 or less; assuming a down payment of 3.5 percent, an interest rate of 4.25 percent
(minimum down payment and interest rate required for a FHA loan in June 2010), and including taxes, property
and private mortgage insurance, and utilities. A household earning the median annual income of $55,200 could
afford a home costing $164,000 ($1,380 a month).” If the down payment is increased to 10 percent, a moderate-
income household could afford a home with a purchase price of about $130,000 and a household earning the
median annual income could afford a home with a purchase price of about $173,000. The monthly cost range of
the modest single-family home described in this section is generally compatible with the housing budget of a

household earning a moderate to median income.

Communities should consider the characteristics of the modest single-family home as a benchmark to encourage
the development of single-family housing that is affordable to a wide range of households. Figure V-4 illustrates
site and floor plans for a 1,100 square foot home constructed on a 10,000 square foot lot. Figure V-5 illustrates
site and floor plans for a 1,100 square foot home on a 5,000 square foot lot, which may be more appropriate for
infill development in existing high density residential areas. Figure V-6 illustrates examples of fagade materials

that are both attractive and affordable.

*® Assumes a down payment of 3.5 percent of the cost of the home, a 4.25 percent interest rate on a 30-year fixed-
rate mortgage, a property tax rate of $17.86 per $1,000 of assessed value (the net tax rate for the Southeastern
Wisconsin Region in 2009 as reported in the document entitled Property Values and Taxes in Southeastern
Wisconsin, Public Policy Forum, August 2009), a property insurance cost of $42.00 a month, a private mortgage
insurance (PMI) cost of $44.25 to 62.00 a month, and $225.00 per month for utilities (water, sewer, electric, and

gas).
¥ Data obtained from MTD Marketing Services LLC.

* Assumes a down payment of 3.5 percent of the cost of the home, a 4.25 percent interest rate on a 30-year fixed-
rate mortgage, a property tax rate of 817.86 per 31,000 of assessed value, a property insurance cost of $42.00 a
month, private mortgage insurance (PMI) cost of $65.38 a month, and $225.00 per month for utilities.
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Map V-26 shows sewered communities in the Region where construction of affordable new single-family homes
would be difficult due to minimum lot size requirements larger than 10,000 square feet or minimum floor area
requirements larger than 1,100 square feet. Of the 146 cities, villages, and towns in the Region, 88 communities
provide sanitary sewer service to all or the majority of residents. Of the 88 sewered communities, 40, or about 45
percent, include a district in the local zoning ordinance that allows single-family residential development with lot
sizes of 10,000 square feet or less and home sizes of 1,100 square feet or less. The remaining 48 sewered
communities either require minimum lot sizes larger than 10,000 square feet, home sizes larger than 1,100 square
feet, or both. Maps V-3 through V-23 show areas in each County that have been designated in local government
comprehensive plans for the development or redevelopment of single-family homes at densities equating to

10,000 square feet or less per housing unit, and areas that are vacant and suitable for development.

The availability of affordable single-family housing, including existing single-family housing and accounting for
the cost of transportation to work, by sub-regional housing analysis area will be discussed in Chapter VIII,

Job/Housing Balance.

Findings Related to Single-Family Housing Development Costs

Much of the cost associated with government regulation of housing is necessary to assure that new development
meets acceptable standards relating to the health, safety, and welfare of the public and protection of the
environment; however, the policies listed below could facilitate the development of more affordable housing
while maintaining these standards. Recommended housing assistance and subsidy programs are described in the

recommended plan chapter (Chapter XII).

e  Smaller lot and home sizes generally result in more affordable homes, and local governments that provide
sanitary sewer and other urban services should consider providing areas within the community for the
development of new homes on lots of 10,000 square feet or smaller, with home sizes of 1,100 square feet

or smaller, and identify such areas in the community’s comprehensive plan.

¢ Communities that provide sanitary sewer service should consider including a district in the zoning
ordinance that would allow single-family homes with a minimum lot size of 10,000 square feet and a
minimum home size of 1,100 square feet (Map V-26 identifies communities that have adopted such
regulations). Flexible zoning regulations such as planned unit development (PUD), traditional
neighborhood developments (TND), and density bonuses for affordable housing may also facilitate the

development of affordable single-family housing.

e Alternative methods of construction, such as the building systems construction process, may allow for the

development of affordable and attractive new homes (see Figure V-3 for examples).
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e Site improvement standards set forth in land division ordinances and other local governmental regulations
should be reviewed to determine if amendments could be made to reduce the cost of housing to the
consumer while preserving the safety, functionality, and aesthetic quality of new development. Particular
attention should be paid to street width, landscaping, and fagade requirements. Communities could also
consider limiting the fees for reviewing construction plans to the actual cost of review, rather than

charging a percentage of the estimated cost of improvements.

s Duplicative reviews by multiple agencies and units of government, particularly with regard to stormwater
management and protection of natural resources such as wetlands and wildlife habitat, may increase the

cost of the review and permitting process.

e Communities could consider reducing or waiving impact fees for new single-family development that

meets the affordability threshold for lot and home size.

e Additional methods to make housing more affordable, such as the use of housing trust funds to acquire
land for housing development, grants for brownfield redevelopment, and other subsidies will likely be

needed to reduce housing costs to affordable levels for low-income households.

Detailed recommendations regarding the development of affordable single-family housing are presented in

Chapter XII, Recommended Housing Plan for the Region.

Cost of New Multi-Family Housing

Raw Land Costs

The cost of land for multi-family residential use is affected by a combination of the same amenities and
limitations as outlined under the discussion of new single-family housing. Data on raw land prices for multi-
family development is limited. Land prices for vacant parcels advertised as available for only multi-family
development, as opposed to parcels advertised for multi-family or commercial development, in 2010 are listed on
Table V-25. The average price advertised was $212,862 per acre. The median price advertised was $96,070 per

acre.

It is not possible to make county-to-county comparisons regarding multi-family residential land cost because of
the size of the data set (21 total properties); however, smaller properties in more urbanized areas of the Region
typically cost more per acre than larger properties in outlying areas of the Region. It is also apparent that the cost
of multi-family residential land in Milwaukee County (particularly those properties near Lake Michigan) inflates

the average cost in the Region. In addition, some of the advertised parcels are likely currently served by public
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sewer and water, requiring only a lateral to connect to existing infrastructure, while other properties may require

utility extensions to the parcels.

Information on the cost of raw land per multi-family unit is difficult to determine. The average land acquisition
cost for newly constructed multi-family projects in Wisconsin that were awarded Low Income Housing Tax
Credits (LIHTC) by WHEDA in 2009 and 2010 was $7,254 per unit, which is the best available information at

this time.

Compared to single-family housing, land intended for multi-family housing development is more expensive.
Similar to single-family housing, allowing for higher density development will typically result in more affordable
multi-family housing. Density requirements for multi-family residential zoning districts are summarized by
community in Appendix B. Table V-2 sets forth the maximum density allowed in multi-family residential zoning
districts by community. Most communities that provide urban services, including sanitary sewer service, have a
zoning district with a maximum density greater than 7.0 units per acre, which is defined as high density

residential by the regional land use plan and most likely to support multi-family housing.

Land Development and Site Improvements

The installation of site improvements has a direct bearing on the cost of developing new multi-family housing, as
it does on single-family development; however, multi-family development is more likely to occur as infill
development or in areas with existing public facilities such as roadways with urban cross-sections and
community-wide stormwater management, sanitary sewer, and water supply systems. The cost of land
development and site improvements for new multi-family development is generally affected by the need to install
onsite stormwater management facilities, and possibly sidewalks and street lights if none are present in the area.
The cost is also affected by landscaping requirements, which vary by community, depending on the requirements
in the community’s zoning ordinance. In addition, cost could be affected by the need to install additional street
improvements such as turn lanes and the amount and type (underground or above ground) of onsite parking
required. The total cost of site improvements for a newly constructed multi-family development is typically
between $6,000 and $7,000 per unit in Wisconsin, based on recent WHEDA LIHTC projects. For redevelopment
sites, acquisition of multiple parcels under different ownership and cleanup of abandoned structures and possibly

environmental contaminants are additional costs related to land development.

Construction Costs
The cost of constructing new multi-family housing is affected by a combination of the same factors as those of
single-family housing, including but not limited to dwelling unit size, construction materials, amenities, and labor.

These factors are influenced by both consumer preferences and government regulations.
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An important factor in the cost of construction for a new multi-family development is the size of the dwelling
unit. As with single-family homes, the dwelling unit should be large enough to avoid overcrowding; however, the
rent, or purchase price for condominiums, generally increases as the size increases. Table V-21 sets forth the
minimum floor area for a two bedroom multi-family dwelling unit required by local zoning ordinances in the
Region in 1971 and 2010. The average minimum floor area requirement for a two bedroom multi-family
dwelling unit has increased by about 8 percent between 1971 and 2000, from 776 square feet to 835 square feet.
As stated previously, the average household size in the Region decreased from 3.20 to 2.52 persons per household
between 1970 and 2000 as is projected to decrease to 2.39 persons per household by 2035. The increase in the

minimum size required for multi-family dwelling units is therefore not due to changes in household size.

The type of materials used to construct a new multi-family structure also represents a significant portion of the
development cost. While the cost of materials is influenced by international and domestic economic forces that
are outside the scope of a regional study, many local governments closely scrutinize the exterior building
materials used in the construction of multi-family structures during project review. A one- to three-story multi-
family building with a brick fagade and concrete block backup can cost up to $24 dollars per square foot more to
construct than a building with wood siding and a wood frame.?! Table V-26 sets forth the estimated cost per
square foot for the construction of a one- to three-story multi-family structure using various fagade and building
materials. The costs range from about $122 per square foot to about $146 per square foot. These figures include
the costs associated with construction materials, labor, local government permit and review fees, and the cost to
prepare site and architectural plans. This cost would increase with the addition of underground parking. The
average construction cost for WHEDA LIHTC new construction multi-family developments in 2009 and 2010
was $118,569 per unit. This total increases to $164,827 per unit when “soft costs” are included. Soft costs may
include fees, such as architect, engineering, appraisal, environmental assessment, and government review and

permitting related costs, as well as financial cost such as construction period interest and loan fees.

Alternative Construction Methods

The building systems construction process, as previously described for single-family housing, can also be applied
to multi-family housing. This construction method can help to reduce the cost of developing multi-family
housing. An example of a multi-family housing development in Southeastern Wisconsin that used the building

systems construction process is shown in Figure V-6.

Government Regulations and Permit Fees
All new multi-family residential developments require review and approval from the local government in which

the development is located (most new multi-family developments are located in cities or villages). In order to

*! RSMeans 2008 construction cost estimate for a one- to three-story apartment in the Milwaukee area.

REVISED DRAFT
V-27



#153321 v1 - RHP TBL V-26
BRM/igh
7/1/11

Table V-26

MULTI-FAMILY RESIDENTIAL CONSTRUCTION COSTS IN THE MILWAUKEE AREA: 2008

Cost (dollars
Building Type® per square foot)b
Wood Siding/Wood Frame $122.18
Stucco on Concrete Block/Wood Joists $123.08
Brick Veneer/Wood Frame $129.46
Stucco on Concrete Block/Steel Joists $136.24
Face Brick with Concrete Block Back-up/Wood Joists $139.82
Face Brick with Concrete Block Back-up/Steel Joists $145.70

0ne to three story multi-family residential structures

bIncludes the cost of materials, labor, site improvements, government permit and review
fees, and site and architectural plan preparation. Does not include basement or
underground parking. Costs are derived from a building model that assumes basic
amenities.

Source: RSMeans, A Divison of Reed Construction Data and SEWRPC.
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obtain approval from the concerned unit of government, the developer must prepare a number of documents,
including site plans and architectural elevations and plans for the installation of onsite stormwater management
facilities. Table V-22 summarizes the cost charged by local governments to review multi-family housing site and
architectural plans. The developer can also expect to spend 6 percent of the total project budget on site and
architectural plan preparation.”> The project timeline and cost may be extended if a comprehensive plan

amendment, rezoning, or conditional use permit is required (see Table V-23 for review and permit fees).

Building Permit Fees

Once site preparation is complete, a developer must obtain a building permit for construction of the project. Costs
associated with the building permit include permit and/or plan review fees and preparation of construction
drawings and an erosion control plan. Additional fees may be required for review of the erosion control plan and
for curb cuts, if necessary. Upon completion of the project, an occupancy permit must be requested and issued.

These fees and associated costs are included in the construction cost totals set forth in Table V-26.

Building Permit Requirements

The Wisconsin Commercial Building Code establishes standards for the design, construction, maintenance, and
inspection of “public” buildings, including multi-family dwellings. The code includes minimum standards for
erosion control, sediment control, and stormwater management; construction of buildings and structures; energy
conservation; heating, ventilating, and air conditioning; and fuel gas appliances. The International Building Code,
International Energy Conservation Code, International Mechanical Code, International Fuel Gas Code, and
International Existing Building Code are incorporated into the Wisconsin Commercial Building Code, subject to
specified modifications. Unlike new single- and two-family homes, multi-family buildings are also required to
provide accommodation for persons with disabilities. (State and Federal accessibility requirements are described
in Chapter IX, Accessible Housing). Additional accessibility requirements beyond those set forth in the Statutes
are required for projects that receive financing through HUD or apply for Low Income Housing Tax Credits
through WHEDA. There is some concern that the cost of providing additional accessibility features results in less
money available for exterior detailing and landscaping, which lessens the appeal of the building to neighboring

residents. This issue is discussed further in Chapter IX.

First class cities and certified municipalities, which can include cities, villages, and towns certified by the
Wisconsin Department of Commerce, can assume responsibility for examining commercial building plans and
providing inspection services to enforce the Wisconsin Commercial Building Code. The Department of

Commerce enforces the code in municipalities that have not assumed the responsibility. Commercial building

* The cost associated with plan preparation and government review is included in the construction cost totals set
forth in Table V-26.
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codes do not typically vary between local governments, and, as a result, commercial building codes do not affect

the cost of construction differently between local government jurisdictions.

Impact Fees and Utility Connection Fees

Local government impact fee ordinances typically set forth impact fees related to new single- and multi-family
housing. As with single-family development, impact fees for new multi-family development must bear a rational
relationship to the need for new, expanded, or improved public facilities required to serve new development, as
compared to existing development within the local government. In general, the impact fees assessed by
communities are the same for single- and multi-family dwelling units; although a few communities charge lower
fees for multi-family units. For purposes of this analysis, it was assumed that impact fees were the same for both
single-family and multi-family units (see Table V-24). The average impact fee per dwelling unit is about $5,000.
This figure includes public sewer and water connection fees, which are assessed by several communities
separately from impact fees. About 25 percent of the communities where a multi-family development was
constructed between 2005 and 2010 assessed lower per-unit sewer and water connection fees for multi-family
development than for single-family development. Typically, the first unit in a multi-family building is charged
the same fee as a single-family unit, and remaining units are charged a reduced fee, which may be up to one-half

the fee for the first unit.

Environmental Regulations

As noted previously, the control of construction site runoff, protection of wetlands, and the protection of
endangered species are three aspects of environmental regulation that commonly impact urban development. The
same government environmental regulations impacting the development of single-family housing apply to multi-
family housing. In addition, the same increase in costs of developing a brownfield site for single-family housing

applies to multi-family housing, including the costs associated with site assembly.

Project Review

The local government review process for new multi-family housing can be impacted by negative perceptions and
opposition from neighboring residents. Multi-family development, especially rental property, is often perceived
to be associated with high costs of services to the community (especially for schools and law enforcement
services). It may also be perceived to be associated with issues such as increased traffic and the potential for an
increase in crime. Neighboring residents often voice opposition to new multi-family projects at local government
meetings to encourage local officials to reject a project, even if it has been recommended for the area by the
community’s comprehensive plan; is allowed in the area by the community’s zoning ordinance; and would benefit

the community’s businesses and workers by increasing access to affordable housing.
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Study of these issues was undertaken as part of this plan because objections to multi-family housing based on
negative perceptions are often unjustified. Costs of community services to single-family and multi-family
residential uses are analyzed in Part 3 of this Chapter. Regional socio-economic conditions, including racial and
economic segregation, are discussed further in Chapter IV, Existing Housing, Chapter VI, Housing
Discrimination and Fair Housing Practices, and Chapter VIII, Job/Housing Balance. Recommendations to
address these issues are set forth in Chapter XII, Recommended Housing Plan for the Region. Findings of the

socio-economic impact analysis set forth in Chapter XII were incorporated into the recommendations.

The local government review process can also create additional costs for multi-family housing projects.
Community architectural/design review teams may increase the time and expense of the project at the concept
stage through the requirement of excessive site and architectural plans. The design review team may also require
the use of expensive building materials with the goal of achieving an attractive and durable development that will
be accepted by neighbors in the community when less expensive materials and architectural design techniques
may be used to achieve the same goal while eliminating some project expense. Figures V-6 and V-7 show

examples of fagade materials that are both attractive and affordable.

Total Cost Related to Household Income

When discussing the cost elements of new multi-family housing, it is useful to consider the budget constraints of
low-income households, which are households earning 50 percent of the Region’s median annual household
income (about $27,600 in 2008). It is also useful to consider the budget constraints of households earning 60
percent of the Region’s median annual household income (about $33,120 in 2008) because of Low Income
Housing Tax Credit (LIHTC) project requirements. To be affordable, housing costs™ should not exceed $690 per
month for a household earning 50 percent of the median income and $828 for a household earning 60 percent of
the median income. The monthly gross rent charged in the Region in 2008 was $761, which would not be

affordable to a household earning 50 percent of the Region’s median income,

As previously stated, the regional land use plan recommends that most new urban residential development near
major employment centers in outlying areas of the Region occur at a medium density, which may include a mix of
single-family and multi-family development. Multi-family development should occur at a density of at least 10
dwelling units per acre to achieve overall medium density, which would also facilitate the development of
neighborhoods with schools, parks, and other neighborhood facilities. Higher densities may be needed to develop
affordable multi-family housing in areas of the Region with higher land costs, such as infill and redevelopment in
Milwaukee County neighborhoods near Lake Michigan and other areas of existing high density urban

development. Densities in these areas may need to exceed 18 dwelling units per acre. In addition, smaller units

# Includes contract rent plus the estimated average monthly cost of utilities (gas may be included in vent for a
multi-family structure; water and sewer are typically included in rent).
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tend to be more affordable than larger units. Two bedroom dwelling units of 800 square feet™ or less may
facilitate the development of new multi-family housing affordable to households earning 50 percent of the

Region’s median household income.

Map V-27 shows communities in the Region where the construction of affordable multi-family housing would be
difficult, based on relatively low maximum density limitations and/or relatively large minimum floor area
requirements. These are communities that do not have a zoning district that accommodates multi-family housing
or do not allow a density of 10 dwelling units per acre or a two bedroom multi-family dwelling unit size of 800
square feet or less. Of the 88 sewered communities in the Region, 40, or about 45 percent, include a district in the
local zoning ordinance that allows multi-family residential development at a density of at least 10 dwelling units
per acre and two bedroom dwelling unit sizes of 800 square feet or less. The remaining 48 sewered communities
either do not allow multi-family residential development of at least 10 dwelling units per acre, two bedroom
dwelling units of 800 square feet or smaller, or both. Maps V-3 through V-23 show areas in each County that
have been designated in local government comprehensive plans for residential development at a density of at least

7.0 dwelling units per acre.

Information regarding the number of new multi-family units constructed in each community between 2000 and
2010 is provided on Table V-27. The availability of affordable multi-family housing, including existing multi-
family housing and accounting for the cost of transportation to work, by sub-regional housing analysis area will

be discussed in Chapter VI, Job/Housing Balance.

Findings Related to Multi-Family Housing Development Costs

As with single-family housing, much of the cost associated with government regulation of multi-family housing is
necessary to assure that new development meets acceptable standards relating to the health, safety, and welfare of
the public and protection of the environment; however, there are policies that could facilitate the development of
more multi-family housing in general and more affordable multi-family housing while maintaining these
standards. The following policy areas should be targeted by local governments to reduce barriers to new multi-
family housing, which is typically affordable and accessible to a wider range of households than new single-

family housing:

e Fach community that provides sanitary sewer service should consider including at least one land use
category in its comprehensive plan that allows for high density urban residential development, defined as

6,000 square feet or less of lot area per dwelling, or approximately 7.0 dwelling units per acre. As the

* A minimum floor area of 660 square feet for a family of four is required to avoid overcrowding (see Standard
No. 1 under Objective No. 1 in Chapter II). This minimum has been adjusted upward by approximately 20
percent to allow for a range of what might be considered reasonably modest sized multi-family housing.
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Table V-27

NUMBER OF MULTI-FAMILY HOUSING UNITS CONSTRUCTED IN

SOUTHEASTERN WISCONSIN: 2000-2010

Number of Multi-

Number of Multi-

Change: 2000-2010

Analysis Area/Community | Family Units in 2000* | Family Units in 2010" Number Percent
1

Village of Belgium 61 83 22 36.1

Village of Fredonia 190 190 0 0.0

Town of Belgium 7 7 0 0.0

Town of Fredonia 10 10 0 0.0
2

City of Port Washington 1,017 1,277 260 256

Village of Saukville 470 535 65 13.8

Town of Port Washington 123 123 0 0.0

Town of Saukville 11 11 0 0.0
3

City of Cedarburg 1,255 1,267 12 1.0

Village of Grafton 1,077 1,398 326 304

Town of Cedarburg 0 0 0 0.0

Town of Grafton 177 177 0 0.0
4

City of Mequon 482 806 324 67.2

Village of Thiensville 613 684 71 11.6
Ozaukee County 5,507 6,587 1,080 19.6
5

Village of Kewaskum 360 464 104 28.9

Town of Farmington 11 11 0 0.0

Town of Kewaskum 0 0 0 0.0
6

City of West Bend 3,887 4,379 492 12.7

Village of Newburg 57° 03° 36 63.2

Town of Barton 12 12 0 0.0

Town of Trenton 11 11 0 0.0

Town of West Bend 16 16 0 0.0
7

Town of Addison 74 144 70 94.6

Town of Wayne 2 2 0 0.0
8

Village of Jackson 446 743 297 66.6

Town of Jackson 0 0 0 0.0
9

City of Hartford 1,202 1,643 441 36.7

Village of Slinger 559 675 116 20.8

Town of Hartford 7 7 0 0.0

Town of Polk 33 33 0 0.0
10

Village of Germantown 1,562 1,887 325 20.8

Town of Germantown 0 0 0 0.0
11

Village of Richfield 9 9 0 0.0

Town of Erin 0 0 0 0.0
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Table V-27
(continued)

Number of Multi-

Number of Multi-

Change: 2000-2010

Analysis Area/Community | Family Units in 2000° | Family Units in 201 0° Number Percent
Washington County 8,248 10,129 1,881 22.8
12

City of Glendale 1,876 2,000 124 6.6

Village of Bayside 243 263 20 8.2

Village of Brown Deer 1,799 1,807 8 0.4

Village of Fox Point 490 490 0 0.0

Village of River Hills 0 0 0 0.0

Village of Shorewood 2,551 2,612 61 24

Village of Whitefish Bay 687 700 13 1.9
13-16

City of Milwaukee 77,564 84,177 6,613 8.5
17

City of Greenfield 6,589 7,100 511 7.8

City of Wauwatosa 4,428 4,465 37 0.8

City of West Allis 8,040 8,593 553 6.9

Village of Greendale 1,623 1,629 6 0.4

Village of Hales Corners 1,119 1,237 118 10.5

Village of West Milwaukee 984 984 0 0.0
18

City of Cudahy 2,172 2,554 382 17.6

City of St. Francis 1,724 2,162 438 25.4

City of South Milwaukee 2,455 2,604 149 6.1
19

City of Franklin 2,344 3,581 1,237 52.8

City of Oak Creek 4,521 5,680 1,159 25.6
Milwaukee County 121,209 132,638 11,429 9.4
20

Village of Butler 308 303 -5 -1.6

Village of Lannon 18 41 23 127.8

Village of Menomonee Falls 2,643 3,238 595 22.5
21

City of Brookfield 1,136 1,826 690 60.7

Village of Elm Grove 468 517 49 10.5

Town of Brookfield 1,050 1,126 76 7.2
22

City of New Berlin 2,809 3,469 660 23.5
23

City of Muskego 1,061 1,109 48 4.5
24

Village of Sussex 1,052 1,129 77 7.3

Town of Lisbon 3 31 0 0.0
25

City of Delafield 666 892 226 33.9

City of Oconomowoc 68 113 45 66.2

Village of Chenequa 0 0 0 0.0
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Table V-27
(continued)

Number of Multi-

Number of Multi-

Change: 2000-2010

Analysis Area/Community | Family Units in 2000° | Family Units in 201 0° Number Percent
25 (continued)
Village of Hartland 972 1,020 48 4.9
Village of Lac La Belle 0 0 0 0.0
Village of Merton 6 6 0 0.0
Village of Nashotah 73 73 0 0.0
Village of Oconomowoc 0 0 0 0.0
Lake
Village of Summit 26 90 64 246.2
Town of Delafield 139 139 0 0.0
Town of Merton 12 12 0 0.0
Town of Oconomowoc 68 113 45 66.2
26
City of Pewaukee 771 1,028 257 33.3
City of Waukesha 9,769 10,684 915 9.4
Village of Pewaukee 1,632 2,113 481 29.5
Town of Waukesha 47 125 78 166.0
27
Village of Big Bend 9 9 0 0.0
Village of Mukwonago 821 960 139 16.9
Village of North Prairie 45 49 4 8.9
Village of Wales 39 39 0 0.0
Town of Genesee 40 40 0 0.0
Town of Mukwonago 7 7 0 0.0
Town of Vernon 27 27 0 0.0
28
Village of Dousman 176 194 18 10.2
Village of Eagle 36 36 0 0.0
Town of Eagle 0 0 0 0.0
Town of Ottawa 96 96 0 0.0
Waukesha County 27,473 32,098 4,625 16.8
29
Village of Caledonia 1,079 1,228 149 13.8
Village of Eimwood Park 0 0 0 0.0
Village of Mt. Pleasant 2,742 3,277 535 19.5
Village of Sturtevant 259 544 285 110.0
Village of Wind Point 5 11 6 120.0
30
City of Racine 6,915 7,320 405 5.9
Village of North Bay 0 0 0 0.0
31
Village of Rochester 116 116 0 0.0
Village of Union Grove 482 525 43 8.9
Village of Waterford 326 397 71 21.8
Town of Dover 72 72 0 0.0
Town of Norway 116 123 7 6.0
Town of Raymond 0 0 0 0.0
Town of Waterford 53 53 0 0.0
Town of Yorkville 9 9 0 0.0
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Table V-27
(continued)

Number of Multi- Number of Multi- Change: 2000-2010
Analysis Area/Community | Family Units in 2000 | Family Units in 2010" Number Percent
32
City of Burlington 1,128 1,328 200 17.7
Town of Burlington 172 185 13 7.6
Racine County 13,474 15,188 1,714 12.7
33
Village of Pleasant Prairie 803 1,269 466 58.0
Town of Somers 965 1,041 176 20.3
34
City of Kenosha 8,581 10,368 1,787 20.8
35
Village of Bristol 109 163 54 49.5
Village of Paddock Lake 66 66 0 0.0
Village of Silver Lake 169 169 0 0.0
Village of Twin Lakes 466 478 12 2.6
Town of Brighton 2 2 0 0.0
Town of Paris 0 0 0 0.0
Town of Randall 21 21 0 0.0
Town of Salem 249 295 46 18.5
Town of Wheatland 16 16 0 0.0
Kenosha County 11,347 13,888 2,541 22.4
36
Village of East Troy 330 655 325 98.5
Town of East Troy 23 23 0 0.0
Town of Spring Prairie 6 6 0 0.0
Town of Troy 3 3 0 0.0
37
City of Whitewater 1,774 2,121 347 19.6
Town of La Grange 62 62 0 0.0
Town of Richmond 6 6 0 0.0
Town of Whitewater 19 19 0 0.0
38
City of Delavan 1,202 1,350 148 12.3
City of Eikhorn 1,096 1,358 262 23.9
City of Lake Geneva 1,367 1,639 272 19.9
Village of Darien 87 93 6 6.9
Village of Genoa City 94 275 181 192.6
Village of Sharon 136 136 0 0.0
Town of Bloomfield 74 74 0 0.0
Town of Darien 68 68 0 0.0
Town of Delavan 168 279 111 66.1
Town of Geneva 546 591 45 8.2
Town of Lafayette 2 2 0 0.0
Town of Linn 36 36 0 0.0
Town of Lyons 13 32 19 146.2
Town of Sharon 2 2 0 0.0
Town of Sugar Creek 11 11 0 0.0
39
Village of Fontana on 287 343 56 19.5
Geneva Lake
Village of Walworth 179 227 48 26.8
Village of Williams Bay 386 478 92 23.8
Town of Walworth 13 13 0 0.0
Walworth County 7,990 9,902 1,912 23.9
Region 195,229 220,411 25,182 12.9
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Table V-27
(continued)

NOTE: Multi-family housing units are those in buildings with three or more housing units; however, the Census data included two
multi-family units in several communities. These are likely duplexes or accessory units in farm houses that were mistakenly reported as
multi-family units,

Data from the year 2000 U.S. Census.

®Data based on building permit information collected by the Wisconsin Department of Administration through January 1, 2010.

®Includes 19 multi-family units located in that portion of the Village of Newburg in Ozaukee County.

Source: U.S. Bureau of the Census, Wisconsin Department of Administration, and SEWRPC.
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preceding analysis indicates, 7.0 dwelling units per acre may not be enough to provide for apartments
with rents affordable to households earning 50 percent of the Region’s median income. To provide
housing options for these households, a community zoning ordinance should have at least one district that
allows for multi-family housing to be developed at a density of at least 10 units per acre and a two
bedroom dwelling unit size of 800 square feet or less. It may be necessary for the zoning ordinance to
have at least one district that allows multi-family housing to be developed at a density of 18 units or more

per acre in highly-urbanized communities.

Flexible zoning regulations such as planned unit development (PUD), traditional neighborhood
developments (TND), and density bonuses for affordable housing could be used by local governments to

facilitate the development of affordable multi-family housing through increased density.

Tax increment financing (TIF) could be used as a mechanism to facilitate the development of affordable
housing. Wisconsin TIF legislation allows municipalities to extend the life of a TIF district for one year
after paying off the district’s project costs. In that year, 75 percent of any tax increments received must
be used to benefit affordable housing in the municipality and the remainder must be used to improve the

municipality’s housing stock.

Exterior building material, parking, and landscaping requirements for multi-family housing set forth in
local zoning ordinances should be reviewed to determine if amendments could be made to reduce the cost
of housing to the consumer while preserving the safety, functionality, and aesthetic quality of new
development. Communities could work with qualified consultants, such as architects with experience
designing affordable multi-family housing, to review these requirements and develop non-prescriptive

design guidelines that encourage the development of attractive and affordable multi-family housing.

Communities could consider including professional architects on their design review team to provide

expertise and minimize concept plan submittals and building material requirements.

Duplicative reviews by multiple agencies and units of government, particularly with regard to stormwater
management and protection of natural resources such as wetlands and wildlife habitat, may increase the

cost of the review and permitting process.

Communities could consider reducing or waiving impact fees for new single-family development that

meets the affordability threshold for lot and home size.

Communities could seek new multi-family housing projects using Low Income Housing Tax Credits

(LIHTC) to provide housing that is affordable to households earning 50 to 60 percent of the Region’s
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median annual household income. Additional government assistance programs could be sought to
provide housing that is affordable to extremely and very low-income households (households earning less
than 50 percent of the median annual household income). Government assistance could include
additional housing choice vouchers. Communities could also work with HUD or their entitlement
jurisdiction to secure HUD Housing and Community Development Program funds to provide additional

housing in the community that is affordable to extremely and very low-income households.

e Communities could consider partnerships with nonprofit organizations to provide affordable housing,
and/or assist in assembling small parcels, remediating brownfields, and disposing of publicly-owned
parcels at a reduced cost for development of new affordable housing. The establishment of Housing Trust

Funds to assist in the acquisition of land and development of affordable housing could also be considered.

PART 3: COST OF COMMUNITY SERVICES ANALYSIS
[To be completed.]
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