\ Chapter 2: Housing Element



2.A. Vision Statements
‘ 1. The Town of Concord will retain a quiet, rural atmosphere.

2. The Town will consist mainly of agricultural lands and productive farmlandErh
limited residential development.

3. Our rural community will continue to
be characterized by low housing and
population densities.

4. The rural character of the Town will
be defined by the continued presence
of older houses and structures so im-
portant to the rural atmosphere and
cultural heritage of the Town.

5. Town taxes and expenditures will re-
main reasonable and affordable.

2.B. Strategies

1 The Town may-choeose-towill limit the creation of new housing units and new road in-
frastructure in order to malntaln rural character—&ﬁd—hﬁaﬁ—htgh—pepﬂ-l-&t—lﬁﬁ—deﬁs—ﬁ—y—

faaebﬂfdeﬁ—, hl’l‘llt p_op_ulatlon growth, and hmlt demand for more pubhc services and ex-
penses that could raise property taxes.

2 While the Town of Concord will support Jefferson County’s current zoning ordi-
nance’| = |it serves to limit new residential development on productive farmland and
outsideurban service areas, the Town may choose to adopt ordinances that are more
restrictive than the County’s.

3 The Town of Concord will adept-maintain procedures that wilt-beare more restrictive
than Jefferson County-relative-to-avaitable-A—tHand-splits_in agricultural preservation
areas in order to accomplish the goals of preserving the rural character of the Town
and preserving agricultural land. More specifically, the Town will permit no more than
2 lot splits for new single-family residences on non-prime farmland and 1split for new
residences on prime farmland.E

4 The Town will prohibit the construction of multi-unit housing and high- density

Ea will support those plannlng pr1nc1ples outlined in the
TR e e e A +-2021 Jefferson County arlcul—

tural Preservatlon and Land Use Plan Wthh discourage the development of higher-

! Jefferson County Zoning Ordinance No. 11 (Jefferson County, Effective January 15, 1975, Last Amended
September+52006January 11, 2022).

2 Jefferson County Agricultural Preservation and Land Use Plan (Jefferson County, Seteber+999February,Febru-
ary 2021), p.



KM, 12/15/21
We do not include solar farms in this

Jason Valerius, 06/02/22
The comp plan says surprisingly little, and the ag preservation plan says just a bit, but is the ag preservation plan that most clearly states that higher-density housing should be in areas with urban services.

KM, 12/15/21
Need to check the current county plan, see if this still matches. If it does, just update the date of the plan referenced here.

Jason Valerius, 06/02/22
We should have a discussion about what “high-density housing” means to the Town, and specify that here.  I think in your case it may mean something like single-family lots smaller than 1 acre and/or plats (residential developments with 5+ lots).

Jason Valerius, 06/01/22

County farmland pres. Plan says “a. From each “parcel of record” as it existed on February 8, 2000, permit no more than 3 new single-family
residences to be built on non-prime farmland, and no more than 2 new single-family residences on prime
farmland (on parcels 50 acres or less, no more than 1 new single-family residence on prime farmland),
subtracting any previous divisions for residences from the “parent parcel” as it existed on December 13, 1977. Such new residences shall be allowed following the creation of new rural residential lots in
conjunction with a rezoning process.
b. Treat parcels under common ownership”

Jason Valerius, 06/01/22
From a housing standpoint, I don’t think you have any issues or disagreements with the ordinance.

KM, 12/11/21
We may at least need to update the date of the county ordinance, should also verify that we are still mostly in agreement with it

Jason Valerius, 06/01/22
I don’t think you need to address that in the housing element.


density housing outside areas served by public sanitary sewer service and a public
water supply.

6—The Town of Concord will continue its reliance on nearby municipalities to supple-
ment the range of housing opportunities available to local residents, including higher-
density formats that require public sewer and water service.

7 The Town will encourage the preservation of the Town’s older houses and struc-
tures, in consideration of the role these structures play as part of the character-and-,
heritage and affordability of the Town of Concord.

8 The Town will limit new residential housing development to sites that have access to
existing road infrastructure so as to limit the neeessityof-ereatingcreation of new
roadways.

9 The Town will not support the creation of additional rural subdivisions beyond
those areas already designated as rural subdivisions as-ef-the-writing-efin this plan.

10 The Town will not provide locally-—funded housing assistance but will follow the pol-
icy of depending on other government bodies, such as Jefferson County, the State of
Wisconsin, and the Federal Government, to provide these services. Like most rural
towns in Wisconsin, Concord has not allocated resources for housing subsidies, or
the provision or rehabilitation of housing stock, in the past and does not anticipate
doing so during the time frame covered by this plan.

2.C. Issues

1 Subdivisions and other higher-density housing clusters are not consistent with the
vision statements for the Town as they are contrary to the rural nature of the com-
munity and would bring higher traffic levels to Town roads. Higher population den-
sity and traffic levels are characteristics of more urban areas and would also put
more wear and tear on the Town roads. This would translate into higher road main-
tenance costs—thelargest one of the larger components of the Town’s current ex-
penses| = yhich is also contrary to the Town’s goal of maintaining a reasonable tax
rate for Town expenses.

2 The Town of Concord has evaluated the number of new lots that could be created
under Jefferson County’s current zoning and has concluded that there is a more
than adequate supply of lots to maintain the desired growth rate¢seeseetion-G;AppenrdixB).
nsure the rural vision desired by most Concord residents_while also accommodat-
mg some continued household growth, the maximum number of lot splits should be
restricted_to a total of two new residential lots from 1977 parent parcels. Fhis-wenld-net

hinder-growth-atits-historieal-rate:
3—One of the Town’s objectives is to preserve our housing stock, especially the heritage

buildings that represent the history of our Town. The Town of Concord will con-
sider policies and programs in the future that will support the maintenance and re-



Jason Valerius, 06/02/22
I don’t think the numbers have changed much.  

KM, 12/11/21
Do we need to recalculate this?

KM, 12/15/21
Fire/EMS costs are increasing sharply; this is probably still true but double-checkw

Jason Valerius, 06/02/22
Redundant with the item that follows this.


habilitation of the Town’s housing stock. As a rural town, we believe that county,
state, and federal programs currently do an adequate job of helping residents main-
tain and rehabilitate the housing within our Town and that it is beyond the scope of
our Town’s government to financially support this process at this time.

2.D. Background Information

Age and Characteristics of Housing Stock

The Town of Concord is a rural community with very high rates of owner-occupancy and
few vacant dwelling units (Table 2-1). Single-family (detached) homes are the dominant
housing type in the Town of Concord (68| = o), with mobile homes comprising a significant
subset of the housing stock (26:913% )2??. Duplexes and single-family (attached) residences
make up the balance of the dwelling units.

In Concord, owner-occupied housing differs somewhat in character from rental housing
(Table
2-2).

= Approximately 76-85%pereent of the owner-occupied housing units are single-family
detached houses. The great majority of the other owner-occupied housing units, ap-
proximately 29-pereent15%, are mobile homes.

= Approximately 56-pereent94% of the rental housing units are single-family detached
houses (Table 2-2). Many-of-the-otherA few rental units are located in duplexes-
29-4%)—The with the rest beingare single-family attached units and mobile homes.

= It should also be noted that the rental housing in the Town of Concord is much
older, on average, than the owner-occupied housing. The median year of construc-
tion for rental housing is $946-1939 versus a median year of construction for owner-
occupied housing of $975-1976 (Table 2-3).

In the Town of Concord there is no multifamily housing, either rented or in condominium
ownership. There are also no assisted living complexes for senior citizens or for physically
disabled or mentally disabled residents. There may be some small-scale facilities operating
as community-based assisted living facilities indistinguishable from other homes. There are
multifamily housing opportunities and assisted living facilities in nearby and adjacent com-
munities such as Oconomowoc, Watertown, Johnson Creek, and Jefferson.E

The rate of new housing construction in the Town of Concord has varied over time. Ap-
proximately one-quarter of the houses in the Town of Concord were built before 1939 (Table
2-3). Over the next three decades few housing units were built in Concord, only about 8.5
percent of the current housing stock. The 1960s and 1970s saw a large increase in the hous-
ing stock with the creation of Spacious Acres, the mobile home park, in the late 1960s and
with the creation of subdivisions throughout the Town in the 1970s. The farmland preserva-
tion legislation implemented by Jefferson County in the early 1980s limited the creation of
subdivisions in the Town of Concord and slowed new housing construction. The pace of
housing construction in the Town of Concord has been somewhat higher in recent years as
people from the Milwaukee and Madison metropolitan areas have sought a more rural at-
mosphere for their residences (Table 2-4).


KM, 12/11/21
Add Johnson Creek here given the growth in facilities available there?

KM, 12/11/21
I suspect that this percentage has increased: we’ve added houses but not mobile homes, I think


Tables 2-5 through 2-7 include information detailing other characteristics of Concord’s housing stock
such as number of rooms, number of bedrooms, and primary heating fuel.

Housing Value and Affordability

Housing in the Town of Concord is affordable to a wide range of income levels| = |ccording

to the 2860-2020 U.S. Census American Community Survey 5-Year Estimates (“20Z0ACS”)
U-5—Censts, 78%86-6-percent of households in the Town of Concord who own their homes

meet the HUD affordability standards. For owner-occupied housing this is achieved when
the cost of housing does not exceed 30 percent of household income (Table 2-8).

Table 2-9, taken from the 2606-5-5—Gensts2020 ACS, details the mortgage status of selected
owner-occupied housing units in the Town of Concord. Of those households represented,

86-6-pereents6% have a mortgage, +9-4-pereentd4% do not have a mortgage, and 54-8-per-

eertl5% have a second mortgage or home equity loan.

2000-5-5-Censts (Table 2-10).

Occupancy and Social Characteristics

Many Town residents have decades-long longevity in their current place of residence, al-
though, as can be expected, mobility rates are somewhat higher among renters than owner
occupants (Table 2-11 and Exhibit 2-1). The median date of the most recent move is similar-sig-
nificantly different for owners and renters, with the median owner-occupied household hav-
ing been in its current home since $956-1999 and the median renter-occupied household
having been in its current home since $9932011.

Selected social characteristics of the Town’s households, some of which have implications for housing
ownership and maintenance, are detailed in Table 2-12.

2.E. Trends and Assessments

Policies and Programs for Promoting the Development of Housing for Residents of the
Town of Concord (per statutes, “L.ocal Government Unit”)

Housing development in the Town of Concord currently depends on three factors:

=  Free market demand
= Jefferson County Zoning Ordinances

= Town of Concord landowners willing to sell land for housing development.

There are eurrently-more-than-506hundreds of additional lot splits possible from agricultural
parcels in the Town of Concord under Jefferson County zoning.’ If all of these splits were
exercised and developed over the next 20 years, it would almestdeublesubtantially increase
the eurrent-population of the TownEt shown in Exhibit 1-2 and discussed in “Chapter 1:
Issues and Opportunities Element,”The population of the Town is projected to grow with

3 Jefferson County Zoning Ordinance No. 11 (Jefferson County, Effective January 15, 1975, Last Amended Septem-
ber 11, 2006).


Larry Oliverson, 04/24/22
Confirm or update

KM, 12/11/21
Affordability may have changed to some degree


the addition of 304257 to-5+3°-residents by the year 26252040. In the year 26002020, the
average household size was 2.67 people. The number of lot splits available under Jefferson
County zoning is more than sufficient to accommodate these population growth projec-
tions. (This plan will reduce the potential number of new residential lots but will more
than meet demand for new lots at the present growth rate.)

Policies and Programs to Maintain or Rehabilitate Existing Housing Stock

The Town of Concord has no current policies or programs to maintain or rehabilitate exist-
ing housing. Building construction methods and quality are governed by the State’s uni-
form building code and enforced by the Town of Concord building inspector. The Town is
unaware of any significant deficiencies related to housing maintenance in the Town at this
time. Housing in the Town is generally maintained at an adequate to excellent level.

2.F. Tables and ChartsE

With the exception of Table 2-4, which contains information provided by the Town of Con-
cord Clerk, the information in these tables is from the 20060-U-S—Census2020 ACS. Other
than table 2-1, the tables generated from the census data are based on samplings, not total
households.

Table 2-1: OCCUPANCY STATUS
Number Percent
Total housing units 844770 100%
Occupied housing units 811757 98-396%
Vacant housing units 3313 +74%
Occupied housing units 757811 100%
Owner-occupied housing units 650686 94+185%
Renter-occupied housing units 67125 15%89
Vacant housing units 1333 100%
For rent 00 0%
Rented, not occupied 04 0%36-8
For sale only 06 0%6
Sold, not occupied 05 0%38-5
For seasonal, recreational, or occasional use 120 0836%
For migrant workers 0 0%
Other vacant 214 36-864%
Table 2-2: NUMBER OF UNITS IN STRUCTURE BY OWNER/RENTER STATUS
Owner-occupied housing units | Renter-occupied housing units

per year that the Town has experienced since 2000.

Projection from the State of Wisconsin Department of Administration Demographic Services Center.
Projection based on an average household size of 2.67 people and a continuation of the average of eight lot splits



Jeff Thelen, 06/02/22
Permit data needed from the Town


Number Percent Number Percent
686675 100% 68125 100%
One, detached 584468 85%693 11738 94%559
One, attached 05 0%6-7 44 3%59
Two 05 0%86-7 426 3%294
Three or more 06 0%#0 08 0%#8
Mobile home 102497 15%292 06 0%8-8




Table 2-3: YEAR STRUCTURE BUILT
Number Percent
2014 or later1999-te-Mareh2000 410 3
2010 to 201314995t61998 573 A
2000 to 200914999-te1994 7345 -5
1990 to 19991986-te1989 15297 29
1980 to 19891976-te1979 102258 b4-2
1970 to 197919668-te1969 24847 62
1960 to 196919468-te1959 4828 57
1950 to 19591939-ereartier 34192 oo
1940 to 1949 14 1.6%
1939 or earlier 207 23.3%
Median year built for specified renter-occupied units 49401939
Median year built for specified owner-occupied units 19751976

Table 2-4: TOWN OF CONCORD BUILDING PERMITS 2000-2006@

2000: 4 new homes, 7 remodel, 4 sheds, 5 heating, 8 garages, 3 decks, 10 plumbing, 2 towers, 5 pole
buildings, 19 electrical, and 1 prefab.

2001: 10 new homes, 9 remodel, 5 sheds, 14 heating, 5 garages, 2 decks, 17 plumbing, 2 agricultural,

2 pools, 3 towers, 4 pole building, 22 electrical, and 4 prefab.
2002: 43 building permits (7 new homes), 38 electrical, 13 HVAC, and 15 plumbing
2003: 43 building permits (7 new homes), 28 electrical, 16 plumbing, and 13 heating

2004: 61 building permits (13 new homes, 1 two-family home), 49 electrical, 28 plumbing,
and 20 heating

2005: 62 building permits (14 new homes), 42 electrical, 30 plumbing, and 18 heating
2006: 43 building permits (12 new homes), 31 electrical, 17 plumbing, and 14 heating

Table 2-5: HOUSE HEATING FUEL
Number Percent

Occupied housing units 811743 100%
Utility gas 289369 36%49-7
Bottled, tank, or LP gas 280187 35%252
Electricity 7368 9%9:2
Fuel oil, kerosene, etc. 35164 4%14
Coal or coke 06 0%9
Wood 10045 12%2
Solar energy 00 0%86
Other fuel 346 4%0
No fuel used 06 0%0



Jeff Thelen, 06/02/22
Need to get from town


Table 2-6: NUMBER OF ROOMS IN DWELLING UNIT BY OWNER/RENTER

Owner-occupied housing units Renter-occupied housing units
Number Percent Number Percent

686675 100% 12568 100%
1 room 176 2%6 06 0%86
2 rooms 06 0%#6 06 0%6
3 rooms 1627 2%4 08 0%6
4 rooms 5454 8%8 02 0%2:9
5 rooms 106449 15%22%+ 2937 23%544
6 rooms 165162 24%24 4616 37% 147
7 or more rooms 283328 48%41+9 5049 40%279
Median 6.2 5.4

Table 2-7: NUMBER OF BEDROOMS BY OWNER/RENTER

Owner-occupied housing units Renter-occupied housing units
Number Percent Number Percent

686675 100% 12568 100%

No bedroom 176 2%6 06 0%#8

1 bedroom 105 1%6-7 376 30%#8

2 bedrooms 124435 18%26 2126 17%2954

3 bedrooms 394378 57%56 5432 43%47 %+

4 bedrooms 129437 19%263 98 7%+H8

5 or more bedrooms 1226 2%3 48 3%1H-8

Table 2-8: SELECTED MONTHLY OWNER HOUSING COSTS AS A PERCENTAGE
OF HOUSEHOLD INCOME IN 19992020

Percentage of Household Income Number (?f i Percentage, of .
HeuseholdsHousing Units | HeuseheldsHousing Units
Less than 15.0 percent 2918+ 42%32-8
15.0 to 19.9 percent 13966 20%24-3
20.0 to 24.9 percent 5329 8%11-7
25.0 to 29.9 percent 5044 7%178
30.0 to 34.9 percent 5746 8%4-6
35.0 percent or more 6823 10%9-3
Not computed 28 4%
Table 2-9: MORTGAGE STATUS
Number Percent
With a mortgage, contract to purchase, or similar debt 1959384 80-:656%
Without a mortgage 48302 19-444%




With a second mortgage or home equity loan 10958 54:815%
Second mortgage 2311 2+12.9%
Home equity loan 8647 78:912%
No second mortgage or home equity loan 90326 45:285%
Table 2-10: VALUE OF SPECIFIED OWNER-OCCUPIED HOUSING UNITS
Number Percent
247686 100%
Less than $50,000Eess-than-$46;600 1086 16%6
$50.000 to $99,999%$46,666-t6-$49;999 264 4%+6
$100,000 to $149,999$56,066-t6-$59;999 203 3%+2
$150,000 to $199,999$66,066-t6-$69;999 904 13%+6
$200.,000 to $299.999 (median value $253.000)$76;606-t0- 1933 28%12
$300,000 to $499,999$86;006-t6-$89;999 1626 24%0
$500,000 to $999,999$96;600-t6-$99;999 7232 10%49
$1.000.000 or more$1+66;000-to-$124;999 1536 2%34-6
45 182
38 154
44 1738
29 H7
14 57
10 4
5 2
0 0
Table 2-11: TIME IN CURRENT RESIDENCE BY OWNER/RENTER STATUS
Number Percent
Owner-occupied housing units 675686 100%
Moved in 2019 or laterMevedinto-tnit+999-to-March-2000 022 0%33
Moved in 2015 to 2018Meved-inte-unit 1995-t6-1998 115375 17%259
Moved in 2010 to 2014Meved-into-unit +990-to+994-(median- 71140 10%20-7
Moved in 2000 to 2009Meved-inte-tnit 1980-t6-1989 145143 21%167
Moved in 1990 to 1999Meved-into-unit 1970-t6-1979 200154 29%228
Moved in 1989 or earlierMeved-into-unit1969-oreatlier 15574 23%165
Median year householder moved into unit 1999
Renter-occupied housing units 12568 100%
Moved in 2019 or laterMeved-into-tnit+999-to-March-2000 07 0%16:3
Moved in 2015 to 2018Mevedinto-anit1995+6-1998 622 5%324
Moved in 2010 to 2014Meved-into-unit +990-to+994-(median- 661+ 53%162
Moved in 2000 to 2009Meved-inte-tnit 1980-t6-1989 359 28%132




Moved in 1990 to 1999Mevedinto-urit1970-to-1979 416 3%23-5
Moved in 1989 or earlierMeved-into-tnit +1969-or-eartier 143 11%4-4
Median vear householder moved into unit 2011

Exhibit 2-1: Time in Current Residence by
Owner/Renter Status
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Exhibit 2-1






