A COMPREHENSIVE PLAN FOR THE CITY OF PORT WASHINGTON: 2035

Chapter IX

HOUSING ELEMENT

INTRODUCTION

The housing element is one of the nine elements of a comprehensive plan required by Section 66.1001 of the
Wisconsin Statutes. Section 66.1001 (2) (b) of the Statutes requires the housing element to assess the age,
structural condition, value, and occupancy characteristics of existing housing stock in the City of Port
Washington. In addition, specific policies and programs must be identified that:

e Promote the development of housing for residents of the City of Port Washington and provide a range of
housing choices that meet the needs of persons of all income levels and age groups and persons with special
needs.

e Promote the availability of land for the development or redevelopment of affordable housing.

e Maintain or rehabilitate existing housing stock.

In addition, the following comprehensive planning goals related to the housing element are set forth in Section
16.965 of the Statutes and must be addressed as part of the planning process:'

¢ Promotion of the redevelopment of lands with existing infrastructure and public services and the maintenance
and rehabilitation of existing residential, commercial, and industrial structures.

o Encouragement of land uses, densities and regulations that promote efficient development patterns and
relatively low municipal, state government, and utility costs.

e Providing an adequate supply of affordable housing for individuals of all income levels throughout the
community.

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

Part 1 of this chapter provides an inventory of existing housing stock, including age, structural condition, value,
and occupancy characteristics. This information, along with housing demand inventory data such as household,
income, and demographic information presented in Chapter Il, is used to analyze future housing needs for
residents of the City of Port Washington.

Part 2 provides a description of government programs which facilitate the provision of housing, including
affordable housing, and Part 3 includes information on City of Port Washington policies and ordinances affecting
housing and zoning regulations for minimum home sizes, minimum lot sizes, and housing type.

Part 4 of this chapter sets forth housing goals and objectives through the plan design year of 2035. Policies,
which are steps or actions recommended to be taken to achieve housing goals and objectives; and programs,
which are projects or services intended to achieve housing policies, are also identified in Part 4.

'Chapter I lists all 14 of the comprehensive planning goals included in Section 16.965 of the Statutes.
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Census Data

Census 2000 Summary File 1 and Census 2000 Summary File 3 were used in the collection of the majority of
existing housing stock data presented in this chapter. Summary File 1 data was used when possible. Data from
Summary File 1 is generally more accurate because it is based on 100 percent of the responses to the 2000
Census. In most cases, data from Summary File 3 were used because the data were not available from Summary
File 1. Summary File 3 is generally less accurate because the data is based on a sampling of one in six
households; however, Summary File 3 covers a greater range of topics. Because the sample sizes are different,
the data reported by the Census may differ for each data source. Unfortunately, the Census does not make
adjustments to reconcile the discrepancies. In addition, some of the data to follow in this chapter are based on
total housing units and some are based on occupied units only, depending on how the Census data were reported.
This distinction is footnoted on all applicable tables.

PART 1: INVENTORY

Housing supply

The characteristics of the existing housing stock in the planning area have been inventoried to help determine the
number and type of housing units that will best suit the needs of City of Port Washington residents through 2035.
The existing housing stock inventory includes:

Total housing units

Vacancy rate

Value of owner-occupied housing units
Monthly cost of housing units by tenure
Number of bedrooms

Structure type and year built

Condition of existing housing stock

Total Housing Units

The quantity and tenure (owner- or renter-occupied) of existing housing units in the City of Port Washington is
one of the key inventory items needed to project the number of additional housing units that will be needed in the
City of Port Washington and in Ozaukee County in 2035. As shown in Table 1X-1, there were 4,252 housing units
in the City of Port Washington in 2000.2 About 60.6 percent, or 2,577 units, were owner-occupied and about 35.1
percent, or 1,494 units, were renter-occupied. About 4.3 percent of the total housing units, or 181 units, were
vacant. Figure IX-1 sets forth the number of total housing units in each local government participating in the
Ozaukee County multi-jurisdictional comprehensive planning process. Figure 1X-2 shows the percentage of
owner-occupied housing units and renter-occupied housing units in each partnering local government in the
County.

Vacancy

Another key housing supply inventory item is the vacancy rate of various housing types. The vacancy rate is the
number of vacant and available housing units divided by the total number of housing units. The vacancy rates for
owner-occupied units and rental units are shown on Table 1X-2.

“Due to errors in Census data collection, approximately 143 multi-family housing units were incorrectly reported
in the Town of Port Washington and 135 multi-family housing units were incorrectly reported in the Town of
Grafton. Through examination of Census block data and land use maps, SEWRPC has determined that the units
are actually located in the City of Port Washington and Village of Grafton, respectively. These corrections have
not been approved by the U.S. Bureau of the Census or the Wisconsin Department of Administration, so
corrections have not been made to the Census data. These errors may affect household and housing unit
characteristics included in this Chapter in the Towns of Port Washington and Grafton, City of Port Washington,
and Village of Grafton. The data cannot be corrected by SEWRPC due to Census data collection methods.
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Some vacancies are necessary for a healthy housing market. The Federal Department of Housing and Urban
Development (HUD) states that an area needs a minimum overall vacancy rate of 3.0 percent to ensure adequate
housing choices, which should include a minimum 1.5 percent vacancy rate for owner-occupied housing units and
a minimum 5 percent vacancy rate for rental units. Vacant units can fall into several categories including for rent;
for sale only; for seasonal, recreational, or occasional use; for migrant workers; and other vacant units. The
overall vacancy rate in the City of Port Washington was 4.3 percent in 2000.

The vacancy rate for owner-occupied units was determined by dividing the number of units from Table 1X-2 that
were “for sale only” by the total number of owner-occupied units shown on Table 1X-1 plus the number of vacant
“for sale only” units shown on Table 1X-2. The approximate vacancy rate for rental units was determined by
dividing the number of units for rent from Table IX-2 by the number of rental units from Table 1X-1 plus the
number of vacant rental units shown on Table 1X-2. The results of these calculations were a vacancy rate of 1.1
percent for owner-occupied units and 6.97 percent for rental units.

Value of Owner-Occupied Housing Units

Table 1X-3 sets forth the value of specified owner-occupied housing units® in the City of Port Washington in
2000. These values can be used to determine if there are adequate home ownership opportunities for residents of
all income levels. About 56.0 percent of owner-occupied homes had values between $100,000 and $149,999 and
about 25.7 percent had values between $150,000 and $199,999. About 6.0 percent of owner-occupied homes had
values between $200,000 and $299,999 and about 2.2 percent had values between $300,000 and $499,999. About
9.0 percent of homes had values between $50,000 and $99,999 and about 0.3 had values over $500,000. About
0.8 percent had values less than $50,000. The median value for owner-occupied housing units in the City of Port
Washington was $136,200. Figure IX-3 sets forth the value of specified owner-occupied housing units in each
partnering local government in the County.

Table IX-4 sets forth the value of owner-occupied housing units for each County in the Region and for the State
in 2000. The median value of $136,200 in the City of Port Washington was higher than that in the Region and
State. The median value of owner-occupied housing units was $124,441 in the Region, $112,200 in the State, and
$119,600 in the Nation.

More recent data regarding the value of owner-occupied housing units at the County level, available from the
Greater Milwaukee Association of Realtors and Multiple Listing Service, is presented in Table IX-5. These
sources provide information regarding the actual selling prices of existing housing in Southeastern Wisconsin.
The selling price data generally pertains to single-family homes, but also includes housing units in two-, three-,
and four-unit residential structures. The data shows there was a significant increase in selling prices in Ozaukee
County (25 percent) and the Region (44 percent) between 2000 and 2005.

Monthly Housing Costs

Monthly housing costs for owner-occupied housing units and rental housing units have been inventoried to
determine if there is an adequate supply of affordable housing units for each household income level in the City of
Port Washington. HUD defines affordability as access to decent and safe housing that costs no more than 30
percent of a household’s gross monthly income. Table IX-6 sets forth monthly housing costs* for specified
owner- occupied housing units with a mortgage in 2000. The median monthly housing cost for homeowners with
a mortgage was $1,182.

e About 21.6 percent of homeowners spent between $700 and $999 and about 5.9 percent spent under $700

?The data for specified owner-occupied housing units excludes mobile homes, houses with a business or medical
office on the property, houses on 10 or more acres, and housing units in multi-unit buildings.

? Selected monthly owner costs are the sum of mortgage payments or similar debts on the property; real estate
taxes; fire, hazard, and flood insurance on the property; and utilities.
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e About 52.3 percent of homeowners with a mortgage spent between $1,000 and $1,499 on monthly housing
costs
e About 14.6 percent spent between $1,500 and $2,000 and about 5.6 percent spent over $2,000

Table IX-7 sets forth monthly housing costs for specified owner-occupied housing units with a mortgage for each
County in the Region and for the State in 2000. The median monthly cost of $1,182 in the City of Port
Washington was higher than that in the Region and State. The median monthly cost for homeowners with a
mortgage was $1,123 in the Region, $1,024 in the State, and $1,088 in the Nation.

Table 1X-8 sets forth monthly housing costs for specified owner-occupied housing units without a mortgage in
2000. The median monthly housing cost for homeowners without a mortgage was $395.

e About 49.3 percent of homeowners without a mortgage spent between $300 and $399 on monthly housing
costs
About 28.5 percent spent between $400 and $499 and about 15.6 percent spent between $500 and $699

e About 3.1 percent of homeowners spent over $700 and about 3.5 percent spent under $300

Table 1X-9 sets forth monthly housing costs for specified owner-occupied housing units without a mortgage for
each County in the Region and for the State in 2000. The median monthly cost of $395 in the City of Port
Washington was higher than that in the Region and higher than that in the State. The median monthly housing
cost for homeowners without a mortgage was $388 in the Region, $333 in the State, and $295 in the Nation.

Table 1X-10 sets forth monthly housing costs for rental units, or gross rent, in 2000. Contract rent plus the
estimated average monthly cost of utilities (electricity, gas, water, and sewer) and fuels are included in the
calculations of monthly gross rent. These costs are included in the monthly cost calculation if the renter pays
them or they are paid for the renter by another party, such as the property owner. Rental units that are occupied
without payment of rent are included in the no cash rent’ category of Table 1X-10. The median monthly cost for
rental housing was $624 in 2000.

About 60.6 percent of renters spent between $500 and $749 on monthly housing costs

About 17.5 percent spent between $750 and $999 and about 11.7 percent spent between $300 and $499

About 2.9 percent spent between $1,000 and $1,499 and about 4.0 percent spent less than $300

About 2.7 percent of renters made no cash payments for rental housing costs and about 0.6 percent spent more
than $1,500

Table IX-11 sets forth monthly housing costs for rental units for each County in the Region and for the State in
2000. The median gross rent of $624 in the City of Port Washington was higher than that in the Region and
higher than that in the State. The median monthly gross rent was $596 in the Region, $540 in the State, and $602
in the Nation.

Number of Bedrooms

Table 1X-12 sets forth the number of housing units by tenure and number of bedrooms in the City of Port
Washington in 2000. This information, when compared with household size information inventoried in Chapter 11,
will provide a greater understanding of what type of housing units will best suit the future needs of City residents.

Three bedroom dwellings comprised about 56.5 percent of the owner-occupied units. Four bedroom dwellings
and two bedroom dwellings comprised about 21.9 percent and 17.6 percent, respectively, of the owner-occupied
units. Dwellings with five or more bedrooms and one or no bedrooms comprised about 3.4 percent and 0.6
percent, respectively, of the owner-occupied dwellings.

¢ These units may be occupied by friends or relatives of the owner who do not get charged rent or caretakers,
tenant farmers, and others who may receive the unit as compensation.

HOUSING ELEMENT
4



Two bedroom units comprised about 57.8 percent of the rental units. Units with one bedroom or no bedrooms
and three bedroom units comprised about 20.3 percent and 20.5 percent, respectively, of rental units. Four
bedroom units and units with five or more bedrooms comprised about 0.6 percent and 0.8 percent of the rental
units.

Structure Type and Year Built

An inventory of housing units by structure type in the City of Port Washington provides an insight into the
number of existing single family, two-family, and multi-family units. The number of units in these types of
structures can be compared to resident characteristics to determine the future need for units in each type of
structure. An inventory of housing units by structure type also provides insight into the character of the existing
housing stock. Table 1X-13 sets forth the number of housing units by structure type in 2000. Table 1X-13 also
includes the number of building permits issued for units in each structure type from 2000 through 2005. In 2000,
about 57.9 percent of housing units were in single family structures and about 28.3 percent were in multi-family
structures. About 13.4 percent of units were in two-family structures and less than 1 percent were mobile homes
or other types of residential structures. The total number of residential units increased from 2,447 to 2,591.
Although there was an increase in the total number of housing units between 2000 and 2005, the percentage of
those units in single family, two-family, multi-family, and other residential structures remained similar.

Table 1X-14 sets forth the number of housing units by structure type in the City in 1970 and 2000. The total
number of housing units increased from 2,513 to 4,225 during this period. The percentage of single family
housing units decreased from about 72.3 percent in 1970 to about 57.9 percent in 2000 and the percentage of
multi-family housing units increased slightly from about 27.7 percent to about 28.3 percent over the same time
period.

The age of the existing housing stock, set forth in Table IX-15, in the City also provides insight into the character
and condition of existing homes. It can be assumed that as housing stock ages, more housing units will need to be
rehabilitated or replaced. About 16 percent of the housing stock was constructed between 1990 and 2000 and the
median year built was 1963. The median year built for all homes in Ozaukee County was 1972.

Existing Housing Stock Condition

The condition of individual housing units must be examined to gain a more precise understanding of the number
of existing housing units that need to be removed from existing housing stock totals. Generally, this provides a
more accurate projection of the number of new housing units that will be needed to serve the projected population
of the City of Port Washington through 2035.

A condition rating has been assigned to each housing unit in the City by the assessor. The ratings, set forth in
Table 1X-16, range from excellent to unsound on a six-point scale and measure the present physical condition of
each housing unit. Excellent/very good or good indicates the dwelling exhibits above average maintenance and
upkeep in relation to its age. Average or fair indicates the dwelling shows minor signs of deterioration caused by
normal wear and an ordinary standard of upkeep and maintenance in relation to its age. Poor/very poor indicates
the dwelling shows signs of deferred maintenance and exhibits a below average standard of maintenance and
upkeep in relation to its age. An unsound rating indicates the dwelling is unfit for use and should be removed
from the existing housing stock totals.

About 99.6 percent of housing units in the City of Port Washington had a condition score of excellent/very good,
good, fair, or average in 2006. This indicates that the existing housing stock in the City of Port Washington is in
good condition and does not need to be included as a factor in the housing unit demand projection for 2035.

Housing Demand

Household, income, and demographic characteristics of the City have been inventoried and will be analyzed with
housing supply inventory items to help determine the number and type of housing units that will best suit the
needs of residents through 2035. Housing demand inventory items include:
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Affordable housing need assessment
Household projection: 2035
Household income

Age distribution

Household size

As with the above housing supply inventory data, Census 2000 Summary File 1 and Summary File 3 were used in
the collection of the housing demand inventory data presented in this chapter. Again, Summary File 1 data were
used when possible; however, in most cases only Summary File 3 data were available.

Affordable Housing Need Assessment

As previously stated, HUD defines housing affordability as households “paying no more than 30 percent of their
income for housing.” Households that pay more than 30 percent of their monthly income for housing are
considered to have a high housing cost burden. The measure is based on gross pre-tax income. Another measure
of affordability is implicit in the long-standing mortgage lending practice of limiting borrower’s monthly housing
costs to 28 or 29 percent of their gross monthly income as a condition of loan approval. Thus, 28 to 30 percent
can be considered a cutoff beyond which housing is not affordable. Data show that most households opt for less
than that percentage, while others, particularly those with low incomes, are generally unable to find housing that
costs less than 30 percent of their monthly income.

City of Port Washington Housing Affordability Facts
The following information is based on the HUD recommended affordability standard of paying no more than 30
percent of gross monthly income for housing costs.

e About 20.2 percent of households in the City of Port Washington spent over 30 percent of their monthly
income on housing costs in 2000

0 Over 530 households were extremely low income (below 30 percent of the City median annual household
income) or very low income (between 30 and 50 percent of the City median annual household income)
households in 2000

0 About 72.2 percent of extremely low income households spent over 30 percent of their monthly earnings
on housing costs

0 About 78.7 percent of very low income households spent over 30 percent of their monthly earnings on
housing costs

0 An extremely low income household (earning 30 percent of the 2000 City of Port Washington median
annual household income of $53,827) could afford monthly housing costs of no more than $404 in 2000

o In 2000, fewer than 200 households paid less than $404 a month on gross rent

o In 2000, 93 households paid less than $700 a month on housing expenses for owner-occupied housing
units with a mortgage

e The fair market rent?in the City of Port Washington for a one bedroom apartment was $591 in 2006

% Fair market rents (FMR) are established and used by HUD as the payment standard to calculate subsidies
under the Section 8 Rental Voucher Program. HUD annually estimates the FMR for the City of Port Washington.
The objective is to ensure a sufficient supply of rental housing for program participants in City of Port
Washington. To accomplish this objective the FMR must be high enough to permit a selection of units and
neighborhoods in the City of Port Washington, but low enough to serve as many low-income families as possible.
The FMR definition used by HUD for the City of Port Washington is the 40™ percentile rent, or the dollar amount
below which 40 percent of standard-quality rental units in the City of Port Washington are rented.
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o A worker earning the average hourly wage for the retail trade sector in Ozaukee County’ ($10.58/hour)
would have had to work 43 hours a week to afford the fair market rent for a one bedroom apartment in the
City of Port Washington

e The fair market rent in the City of Port Washington for a two bedroom apartment was $706 in 2006

0 A worker earning the average Ozaukee County retail trade sector hourly wage would have had to work 51
hours a week to afford the fair market rent for a two bedroom apartment in the City of Port Washington

e Thecostof a typical starter home the City of Port Washington was about $200,000 in 2006

o The minimum annual household income needed to afford a $200,000 home was $74,314,% or $6,193 a
month, in 2006

0 A worker earning the average Ozaukee County retail trade sector hourly wage would have to work 135
hours a week to afford the monthly payments for a $200,000 home

o A police officer earning a typical entry level wage in Ozaukee County ($22.53/hour)® would have to work
63 hours a week to afford the monthly payments for a $200,000 home

e The housing wage in the City of Port Washington

o A full-time worker (40 hours per week) had to earn $11.37 per hour ($23,650 per year) to afford a one-
bedroom rental unit at the fair market rent in the City of Port Washington in 2006

o A full-time worker (40 hours per week) had to earn $13.58 per hour ($28,250 per year) to afford a two-
bedroom rental unit at the fair market rent in the City of Port Washington in 2006

o A full-time worker (40 hours per week) had to earn $35.73 per hour ($74,314 per year) to afford a
$200,000 home in the City of Port Washington in 2006

0 The average weekly wage for jobs located in Ozaukee County was $719 in 2005 (17.98 per hour,
assuming a 40 hour work week)

e On the night of March 27, 2000, 139 people spent the night in an emergency or transitional shelter in
Ozaukee County

2000 CHAS Data

CHAS data are a special tabulation of 2000 Census data, which HUD provides to local governments to be used
for housing planning purposes as part of its Comprehensive Housing Affordability Strategy (CHAS). The CHAS
is required to receive various HUD funded housing assistance programs and grants and is used by HUD in the
allocation of formulas for distributing funds to local governments. The data is comprised of a variety of housing
need variables categorized by HUD-defined income limits and household types. Table 1X-17 sets forth the
number of households with housing problems in the City of Port Washington by income level and household type,
as determined by the Census using HUD criteria. Income levels include extremely low income households (30
percent or less of median family income), very low income households (30.1 to 50 percent of median family

’ The State Department of Workforce Development reported retail trade workers employed in Ozaukee County
had average annual earnings of $20,554 in 2004. Retail trade workers had average annual earnings of $22,007
when adjusted for inflation to 2006 dollars.

 The minimum income needed to afford a typical starter home in Ozaukee County assumes a monthly housing
cost that is 28 percent of the household’s gross monthly income, a down payment of 5 percent of the cost of the
home, a 6.5 percent interest rate on a 30 year mortgage, a property tax rate of $16.56 per $1000 of assessed
value (Ozaukee County’s net tax rate in 2006), a property insurance cost of $33 a month, a private mortgage
insurance (PMI) cost of $124 a month (using a loan value ratio of 0.78), and $100 per month for utilities.

Y This figure is based on the entry level salary for City of Port Washington police officers.
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income), low income households (50.1 to 80 percent of median family income), moderate income households
(80.1 to 95 percent of median family income), and other households (above 95 percent of median family income).
Income levels are based on the HUD-adjusted area median family income” (HAMFI). This is an estimate of
median family incomes prepared by HUD for each metropolitan area and counties located outside a metropolitan
area (Ozaukee County is located within the Milwaukee-Waukesha-West Allis Metropolitan Area). HUD prepares
an annual estimate of the median family income for a family of four. The four-person family income is then
adjusted by household size as follows: 70 percent of base for a one-person household, 80 percent of base for a
two-person household, 90 percent of base for a three-person household, 108 percent of base for a five-person
household, etc. The HUD estimated family incomes for the Milwaukee-Waukesha-West Allis Metropolitan Area
by family size are presented in the second column of Table 1X-18. The third column of the table lists the income
cut-off levels used to determine eligibility for HUD programs.

The following household types are included in the CHAS data: elderly family households (two people, one of
whom is 62 or older), small family households (two persons, neither of whom is 62 or older, or three or four
persons), large family households (five or more persons), elderly non-family households (one or two person non-
family households with either person 62 or older), and other non-family households. Housing problems include
households with a cost burden of over 30 percent or housing units that lack complete plumbing, lack complete
kitchen facilities, or have 1.01 or more occupants per room.

Overall, about 22.2 percent of households in the City of Port Washington, or 899 households, experienced a
housing problem in 2000. About 19.5 percent of owner-occupied households, or 497 households, experienced a
housing problem and about 26.8 percent of renter-occupied households, or 402 households, experienced a housing
problem.

Table 1X-19 sets forth the number of households with a high housing cost burden for owner-occupied and renter-
occupied households in the City of Port Washington by income level in 2000. Overall, about 20.2 percent of
households, or 819 households, experienced a high cost burden for housing. About 18.8 percent of owner-
occupied households, or 485 households, experienced a high housing cost burden and about 22.3 percent of
renter-occupied households, or 334 households, experienced a high housing cost burden. Table 1X-20 sets forth
the number of owner-occupied and renter-occupied households in the Region by County with a high housing cost
burden in 2000 based on general Census data. About 19 percent of owner-occupied households in the Region
experienced a high housing cost burden and about 31 percent of renter-occupied households in the Region
experienced a high housing cost burden.

Table 1X-21 sets forth the median percentage of monthly income spent on housing costs by owner-occupied and
renter-occupied households in the City of Port Washington in 2000 based on general Census data. The median
percentage of monthly income spent on housing costs by owner-occupied households with a mortgage was about
21.6 percent. The median percentage spent by owner-occupied households without a mortgage was about 11.3
percent and the percentage spent by renter-occupied households was about 20.0 percent. This shows that most
households opt to pay substantially less than the 30 percent affordability standard as defined by HUD. Table
IX-22 sets forth the median percentage of monthly income spent on housing costs by owner-occupied and renter-
occupied households for each County in the Region in 2000. The median percentage of income spent on monthly
housing costs did not vary significantly across the Region. The percentage of income spent on housing by owner-
occupied households with a mortgage was between 20.7 and 22.8 percent and the percentage of income spent on
housing costs without a mortgage was between 10.2 and 12.5 percent. The percentage of income spent on
housing by renter-occupied households was between 21.2 and 24.8 percent.

Table 1X-23 sets forth the number of households with more than 1.01 occupants per room in the City of Port
Washington and Table 1X-24 sets forth the number of households without complete plumbing or kitchen

""In compiling statistics on family income, the incomes of all members 15 years and older related to the
householder are summed and treated as a single amount. Annual family income is generally greater than annual
household income because many households consist of only one person.
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facilities." About 3.7 percent of households had more than 1.01 occupants per room in 2000 and about 0.5 percent
of households lacked complete plumbing facilities and about 0.5 percent lacked complete kitchen facilities. These
low totals indicate that a high cost burden, rather than substandard housing, was the primary cause of problems
for households reported to have housing problems in Table 1X-17.

Household Projections: 2035

The number of additional housing units needed in the 2035 plan design year is projected by first selecting a
population projection. The number of residents expected to reside in “group quarters,” where applicable, (this
generally will includes facilities such as college dormitories and assisted living facilities) is then subtracted from
the projected total population, and the result is divided by the projected household size (number of persons per
household in 2035). This number is then multiplied by the desired vacancy rate, 3 percent, to determine the total
number of vacant housing units needed. The number of vacant housing units needed should then be added to the
base number from the step before to determine the total number of housing units needed in the Town of Port
Washington in 2035. The resulting number of housing units is about 6,163.

The number of additional housing units needed between 2000 and 2035 to provide an adequate supply is
determined by subtracting the number of housing units in 2000 from the projected number of housing units
needed in 2035. The resulting projected demand is about 1,911 additional housing units. The type of housing
units that ultimately produce this total should be determined based on household income, age distribution, and
household size to best meet the needs of City of Port Washington residents.

Household Income

Household income should be considered when developing policies intended to help provide housing units within a
cost range affordable to all income groups. Table I1-6 in Chapter Il sets forth the number of households in various
income ranges and the median household income in 1999. The City of Port Washington as a whole experienced
relative economic prosperity compared to the rest of the Region. The median household income was $53,827 in
the City of Port Washington and $46,308 in the Region. However, lower-income households exist in the City of
Port Washington and should be provided with affordable housing options.

Households earning less than $16,148 in 1999, or less than 30 percent of the City of Port Washington median
household income, were considered extremely low income households. About 7.1 percent of households in the
City of Port Washington, or 289 households, earned less than $15,000. Another 10.5 percent, or 433 households,
earned between $15,000 and $24,999 in 1999. These households were in either the extremely low income group
or very low income group. Very low income households earned between $16,149 and $26,913 in 1999 (30.1 to
50 percent of the median income). About 10.2 percent of households, or 419 households, earned between
$25,000 and $34,999. These households were either in the very low income group or the low income group. Low
income earnings were between $26,914 and $43,061 (50.1 to 80 percent of the City of Port Washington median).
An additional 648 households, or about 15.8 percent, earned between $35,000 and $49,999, putting them in the
low and moderate income groups. About 30.2 percent of households, or 1,240 households, earned between
$50,000 and $74,999 in 1999. A portion of these households were in the moderate income group for the City of
Port Washington in 1999. Moderate income earnings were between $43,062 and $51,136, or 80.1 and 95 percent
of the median income.

Table 1X-25 sets forth the projected number of households in each income category through 2035. These
projections assume the percentage in each income category reported in 2000 will be the same in 2035.

389 households, or about 6.5 percent, are projected to be extremely low income
395 households, or about 6.6 percent, are projected to be very low income
1,023 households, or about 17.1 percent, are projected to be low income

604 households, or about 10.1 percent, are projected to be moderate income

"Tables 1X-22 and 1X-23 are based on general Census 2000 data.
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Housing Need for Non-Resident Workers
The characteristics of resident and non-resident workers in Ozaukee County were analyzed to determine whether
non-resident workers could afford to live in the City of Port Washington if they wanted to do so.

Data Sources

The Public Use Microdata Samples (PUMS), released in 2003 by the U.S. Census Bureau, provide information
based on a 5 percent sample of the population from "long-form" questionnaires completed for the 2000 Census of
Population and Housing. The PUMS data are intended to permit the cross-tabulation of variables not possible using
other Census products and not available in Census publications, while conforming with requirements to protect the
confidentiality of Census respondents. The geography used for the PUMS data is a relatively large scale, being
based on groups of counties or single counties with 100,000 or greater population. Unfortunately, Ozaukee County
is grouped with Washington County, so it is not possible to isolate data for Ozaukee County or the City of Port
Washington alone. Because the PUMS data were derived from a 5 percent sample of the total population--less than
that used in other tabulations of the Census--the data does not precisely match that published in other Census
products.

The Census Transportation Planning Package (CTPP) is a special tabulation of the 2000 Census of Population and
Housing based on place of work questions from "long-form" questionnaires. It was possible to determine the
number of workers, by area of residence, working in various sub-areas of Ozaukee and Washington Counties by
using this data.

Place of Residence and Place of Work

Table 1X-26 provides information on the place of residence for people who work in Ozaukee and Washington
Counties. Although 70 percent of those who work in Ozaukee or Washington Counties, or 60,630 workers, also live
in one of the counties, a significant number commute. The largest number of commuters, about 10,800 workers or
12.5 percent of all workers in the two counties, live in Milwaukee County. Map IX-1 shows the sub-areas within
Ozaukee and Washington Counties in which people work. Map IX-2 shows the sub-areas in Milwaukee County that
correspond to the “place of residence” listed on Table 1X-26.

Earnings and Household Incomes of Resident and Non-Resident Workers

As shown by Table 1X-27, non-resident workers earned more in terms of median earnings than did resident workers.
The median earnings for non-resident workers was about $31,130, while the median earnings for resident workers
was about $24,820--a difference of about $6,310, or 20 percent. The median earnings of workers vary significantly
by occupation. Both resident and non-residents workers in service and farming, forestry, and fishing occupations
had the lowest median earnings, while workers employed in management, business, and financial operations had the
highest median earnings. The median wages of non-resident workers exceeded those of resident workers in all
occupation categories except construction, extraction, and maintenance. Table 1X-28 shows the number of non-
resident and resident workers in each occupation category.

With respect to the number of hours worked per week, shown in Table IX-29, a greater proportion of resident
workers worked on a part-time basis--less than 40 hours per week--than did non-resident workers. About 28 percent
of resident workers worked less than 40 hours per week, while only about 19 percent of non-resident workers
worked less than 40 hours per week. The higher percentage of non-resident workers who work full-time likely
contributes to the higher average annual wages of non-resident workers.

While non-residents individually had higher median incomes than resident workers, household incomes were
slightly higher for resident workers than for non-resident worker households, as shown by Table 1X-30. The median
household income for resident worker households was about $62,300, whereas the median household income for
non-resident worker households was about $61,300. The median household income of non-resident workers varies
considerably based on the County in which the workers reside. The median household income of non-resident
workers living in Milwaukee County (where 42 percent of non-resident workers live) was $54,300, compared to a
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median household income of $79,000 for non-resident workers living in Waukesha County (16 percent of non-
resident workers).

Housing Costs

With respect to the housing costs incurred by workers, shown in Tables 1X-31 and 1X-32, people who both lived and
worked in Ozaukee or Washington County paid more for housing than did non-resident workers taken as a whole.
Resident workers in Ozaukee/Washington Counties paid about $30 more per month in rent than did non-resident
workers, and about $70 more per month for owner-occupied housing (including homes and condos).

The median monthly rent for resident workers in Ozaukee and Washington Counties was $620 in 2000; compared to
a median monthly rent of $642 for all residents of Ozaukee County and $615 for all residents of Washington
County. The median monthly cost for owner-occupied housing for resident workers in Ozaukee and Washington
Counties was $1,110% in 2000; compared to a median monthly owner cost of $1,140 for all residents of Ozaukee
County and $1,005 for all residents of Washington County.

The housing costs of non-resident workers, compared to resident workers, varied depending on the County in which
the non-resident workers lived. Workers living in Waukesha County had a significantly higher median rent ($150
more than Ozaukee/Washington County resident workers) and monthly owner costs (also $150 more than
Ozaukee/Washington County resident workers), while workers living in Milwaukee County had a somewhat lower
median rent ($40 less than Ozaukee/Washington County resident workers) and significantly lower median monthly
owner costs ($170 less than Ozaukee/Washington County resident workers).

Housing Values

The median value of owner-occupied housing units (including homes and condos) occupied by resident and non-
resident workers is shown in Table 1X-33. The median value of homes for resident workers was $159,600,
compared to $131,600 for non-resident workers, a difference of $28,000, or 18 percent. Similar to the cost of
housing, housing values varied by the County in which non-resident workers lived. Median housing values for non-
resident workers living in Waukesha County were $12,900 higher than those of Ozaukee/Washington County
resident workers. Median housing values for non-resident workers living in Milwaukee County were $51,700 lower
than those of Ozaukee/Washington County resident workers.

Conclusions

Based on the analysis of this County level data, it appears that non-resident worker households could afford rental
housing in the City of Port Washington. Due to the relatively high cost of owner-occupied housing in the City of
Port Washington and Ozaukee County compared to all nearby Counties except Waukesha County, non-resident
workers would have a more difficult time affording a home in the City of Port Washington and Ozaukee County in
general.

Age Distribution and Senior Housing
Age distribution in the City of Port Washington has important implications for planning and the formation of
housing policies. The age distribution and gender composition of the City of Port Washington population in 2000
is set forth in Table I1-2 in Chapter I1.

In 2000, the City of Port Washington population was 10,467 residents. Children less than five years old
numbered 722 or about 7 percent of the population, while children between the ages of five and 19 numbered

12 The median monthly housing cost includes all housing units (single-family homes, condominiums, and mobile
homes) occupied by the owner of the housing unit, and also includes owners who have a mortgage and those who
do not. The median monthly owner cost in 2000 for homeowners with a mortgage was $1,260 for residents of
Ozaukee or Washington County who worked in one of the two counties, $1,420 for all residents of Ozaukee
County, and $1,225 for all residents of Washington County. Monthly owner cost includes mortgage, property
taxes, homeowner and flood insurance, condominium fees, utilities (electricity, gas, water, and sewer) and heat.
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2,232, or about 22 percent of the population. Adults ages 20 through 64 numbered 6,181, or about 60 percent of
the County population. Persons age 65 and older numbered 1,332, or about 11 percent of the total population.

When forming housing policy it is important to consider not only the current age composition, but what the age
composition may be in the plan design year of 2035. Projected population and age composition by gender for
Ozaukee County are set forth in Table 11-17 and Figure 11-5 in Chapter 1. Table 11-17 shows the number persons
in all age groups is projected to increase between 2000 and 2035; however, the percentage of the population is
projected to decrease in all age groups except for the 65 year and older age group. The percentage of residents in
this age group is expected to increase dramatically from about 13 percent to about 25 percent of the County’s
population. When these percentage changes are applied to the projected 2035 City of Port Washington population
the results are:

Children less than 20 years old number 4,060, or 28 percent of the population
Adults 20 through 44 number 3,915, or 27 percent of the population

Adults 44 through 64 number 2,900, or 20 percent of the population

Adults age 65 and over number 3,625, or 25 percent of the population

About 22.8 percent of households in the City of Port Washington, or 923, were elderly family households and
elderly non-family households as of 2000. About 14.0 percent of those households were extremely low-income,
about 16.0 percent were very low-income, about 21.5 percent were low-income, and about 9.5 percent were
moderate income. There will likely be a demand for a higher percentage of specialized housing units for the
elderly due to the projected population increase in the 65 year and older age group. In addition, there may be a
demand for units that are affordable for elderly households with a large range of income levels if current income
levels remain constant through 2035.

As the population of the City of Port Washington ages, several types of senior housing with varying levels of care
for a range of incomes may need to be provided. These levels may include independent senior communities that
offer private, separate residences designed for independent seniors, with no medical services provided; or assisted
living communities, which offer help with non-medical activities, such as meals, housekeeping, and
transportation, while maintaining separate living quarters or housing units. Skilled nursing facilities (commonly
referred to as nursing homes) provide 24-hour nursing care, including care for chronically-ill patients who can no
longer live independently.

A Continuing Care Retirement Community (CCRC) is a relatively new type of elderly housing. A CCRC
provides a commitment to care for residents regardless of any changes in their health, for as long as they reside in
the community. A CCRC provides independent living; assisted living; and skilled nursing care within the same
community. CCRC’s generally require an up-front purchase and monthly payments for services, amenities, and
medical care.

Existing nursing homes and retirement communities located in Ozaukee County are listed in Table 1X-34.
Community based residential facilities and adult family homes are listed in Table IV-18 in Chapter IV of the
County comprehensive plan. There are three CCRC’s in the County, each of which includes a nursing home, and
two independent nursing homes in the County.

There are also three residential care apartment complexes (RCAC) and 14 senior apartment complexes located in
the County, which are listed in Table 1X-34. RCACs provide independent apartments in facilities that offer
limited services for residents, which may include meals, housekeeping, laundry, personal care, nursing services,
social and recreational activities, and medication management. Residents may receive up to 28 hours per week of
these services.

Persons with Disabilities
Persons with disabilities are another segment of the City of Port Washington population that may have special
housing needs. The number of residents with disabilities by age group in 2000 is set forth in Table 1X-35. The 65
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and over age group had the highest percentage of people reporting a disability, at about 35.4 percent or 472 people.
About 9.6 percent of people ages 21 to 64, or 562 people, reported having a disability and about 6.1 percent of
people ages 5 to 20, or 136 people, reported having a disability. Although the aging population has the highest
percentage of people reporting a disability, the largest number of people reporting a disability was in the 21 to 64 age
group. Housing with varying levels of care or programs that provide in-home care services in addition to those
which cater to needs of senior citizens may be needed in the City of Port Washington as a result.

Persons with disabilities in each County in the Southeastern Wisconsin Region, the Region as a whole, and the State
are set forth in Table 1X-36. The City of Port Washington has a relatively low percentage of persons with
disabilities when compared to other counties in the Region and to the State.

Several types of disabilities are included in the data:

e Sensory — Blindness, deafness, or a severe sight or hearing impediment

e Physical — A condition that substantially limits one or more basic physical activities such as walking, climbing
stairs, reaching, lifting, or carrying

e Mental disability — A condition lasting at least six months that makes learning, remembering, or concen