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Chapter 4: 

Housing 

• Construction. Using renewable building materials as much as possible (including
lumber certified by the Forest Stewardship Council), diverting construction waste from
landfills for recycling and/or reuse, recycling furniture and appliances, buying locally
manufactured products, controlling construction site runoff, and maintaining healthy air
quality during construction.

• Energy. Purchase renewable energy from utilities such as through the Nature Wise
Program with Wisconsin Public Service Corporation, install fluorescent fixtures and light
sensitive switches, purchase Energy Star products, insulate buildings properly, and
maintain a slightly warmer temperature in the summer and slightly cooler temperature in
the winter. Consider an alternate energy project such as solar panels, wind generators
or geothermal.

• Transportation. Carpool, utilize public and alternative transit when possible, consolidate
trips, drive a fuel-efficient vehicle, and have tires properly inflated and vehicles properly
maintained.

• Stormwater I water quality. Preserve wetlands, do not build in the floodplain, preserve
drainage swales and low-lying areas as well as aquifer recharge zones, minimize
application of chemicals to lawns and crops, minimize impervious surface area and
runoff (possibly install pervious pavements), install biofiltration buffer strips in large
parking lots, and include rain gardens as a requirement for all new development.

• Parks and natural areas. Preserve open space and natural areas.

• Purchasing. Buy environmentally friendly products. These include cleaners, paints,
furniture, carpeting, etc. that have been certified by organizations such as Green Seal
and Green Guard Environmental Institute or received the Energy Star rating.

• Implementation. Research opportunities for the community and municipal government
to implement sustainable initiatives.

During construction and renovation projects, architects and builders have an opportunity to 
increase the efficiency of the building and minimize its impact on the environment. In the United 
States, buildings account for roughly 33% of total energy usage, about 66% of electricity, and 
more than 12% of water consumption, not to mention the fact that they transform the land from 
open and natural area to impervious surface. 

Leadership in Energy and Environmental Design (LEED) is a mechanism for the evaluation and 
certification of buildings that strive to maximize the efficiency of the building while minimizing its 
impact on the environment. These designs also work to make the building healthier for its 
inhabitants than regular standards call for. The LEED "green building" rating system allots points 
for achieving goals as set out by LEED. The program is voluntary, market-driven, and based on 
accepted energy and environmental principles that strike a balance between established 
practices and emerging concepts. Buildings become certified once they earn 21 points, but earn 
higher ratings as they increase their total. 
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By undertaking sustainability 
initiatives and instituting green 
building design when possible, 
Three Lakes would lessen its 
impact on the environment and 
become a more energy efficient 
community. The town would be 
recognized for a commitment to 
environmental issues, receive 
positive publicity, and potentially 
qualify for a growing array of state 
and local government funding and 
program initiatives. 

HOUSE LOCATIONS ON LOTS 

The placement of a home on a 
parcel can have a significant 
impact on the rural character of 
the area surrounding it. Properly 
locating homes on parcels can 
minimize the impact of new 
development on the natural 
environment and rural setting. 
Examples of proper siting 
suggestions that will minimize the 
impact upon the land and 
preserve rural character are at 
right. The implementation of 
parcel siting requirements would 
be accomplished within the 
subdivision ordinance. 

To minimize the visual impact of 
development and maintain a rural, 
undeveloped character and feeling: 

SITING SUGCESTI0:-1S 

Source (picture): The Hidden Design in Land Use Ordinances: 
Assessing the Visual Impact of Dimensions Used for Town Planning in 
Maine Landscapes. A publication of the MAC/University of Southern 
Maine Design Arts Project. Edited by Paula M. Craighead. March 1991. 

• When constructing homes in agricultural lands or on fallow fields, residences should be
located adjacent to tree lines and wooded field edges, if available. If not, homes should
be clustered on the edges, not in the center, of the parcel.

• Property should be evaluated to identify land that can continue to be actively farmed or
preserved to protect vital wildlife habitat. Homes should be clustered away from this
area.

• Development on hilltops should be discouraged (i.e., homes, water towers, cellular
towers, etc.) because it can disrupt scenic, open rural vistas.

To retain rural features and protect rural character: 

• Existing farm roads should be incorporated into subdivision designs.
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• Stone rows, tree lines and hedgerows should be preserved.
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To minimize the disturbance to the natural environment when new development occurs: 

• Roads should be as short as possible and constructed to follow contours and the lay of
the land.

• Large, structurally sound trees should be left intact. (Roads should be outside of the drip
line.)

• Disturbance for the construction of roads and other improvements should be kept at a
minimum.

• Disturbance on individual lots (i.e., lawn area) should be limited.
• Drainage swales should be left intact.

Housing Programs 

A number of federal and state housing programs are available to help the town promote the 
development of housing for individuals with lower incomes, seniors and people with special 
needs. 

FEDERAL PROGRAMS AND REVENUE SOURCES 

• U.S. Department of Housing and Urban Development (HUD). HUD is the federal
agency primarily responsible for housing programs and community development.
Though many of its programs are directed to larger cities and urban areas, the town
would qualify for some available funds. Specifically, HUD provides money to non
entitlement communities (i.e., communities with populations fewer than 50,000) through
grants. In the state of Wisconsin, the Division of Housing and Intergovernmental
Relations (DHIR), within the Department of Administration, is responsible for the
distribution of these federal funds. It awards the funds through a competitive proposal
process.

• U. S. Department of Agriculture-Rural Development (USDA-RD). USDA-RD provides
a variety of housing and community development programs for rural areas. Its programs
are generally available to communities with populations of 10,000 or fewer. It provides
support for rental housing development, direct and guaranteed mortgage loans for home
buyers, and support for self-help and cooperative housing development. These funds
may prove helpful in the development of a senior housing facility.

• HOME Investment Partnerships Program. $2.25 billion is included in the final
economic stimulus package for the HOME Investment Partnerships Program. HOME
provides formula grants to states and localities that are often used in partnership with
local nonprofit groups to fund a wide range of activities that builds, buys and/or
rehabilitates affordable housing for rent or homeownership or provides direct rental
assistance to low-income people.

Participating jurisdictions may choose among a broad range of eligible activities, such 
as: providing home purchase or rehabilitation financing assistance to eligible 
homeowners and new home buyers; building or rehabilitating housing for rent or 

r= t1f n,_,.,,,, £ah, �-'UlY" .P/b.,, 
0.MMVJ .&rt1,:iU,p, /,,c. JO/ffe/Z00,9                                                                                                                                         4-21



2030 
2'11.ree Lakes 

Chapter 4: 

Housing 

ownership; or for "other reasonable and necessary expenses related to the development 
of non-luxury housing, "including site acquisition or improvement, demolition of 
dilapidated housing to make way for HOME-assisted development, and payment of 
relocation expenses. The program's flexibility allows states and local governments to 
use HOME funds for grants, direct loans, loan guarantees or other forms of credit 
enhancement, or rental assistance. 

HOME funds are awarded annually as formula grants to participating jurisdictions. HUD 
establishes HOME Investment trust funds for each grantee, providing a line of credit that 
the jurisdiction may draw upon as needed. The economic stimulus funds will be 
apportioned among the states based on the percentage of HOME funds distributed in 
fiscal year 2008. Housing agencies in each state will then distribute funds competitively 
to owners of projects who receive an award of low-income housing tax credits. Priority 
will be given to projects that can be completed within three years. Housing agencies 
shall commit not less than 75% of funds within one year of enactment and shall 
demonstrate that project owners will have expended 75% of the funds within two years 
and 100% within three years. Failure to meet these timelines will result in a recapture 
and redistribution of funds. Program funds are allocated to states and local housing 
authorities on the basis of a formula that considers the relative inadequacy of each 
jurisdiction's housing supply, its incidence of poverty, its fiscal distress and other factors. 
Funds are then awarded to homeowners on a competitive basis. 

• Neighborhood Stabilization Program. $2 billion is included in the final economic
stimulus package for HUD's Neighborhood Stabilization Program (NSP), which provides
emergency assistance to state and local governments to acquire and redevelop
foreclosed properties that might otherwise become sources of abandonment and blight
within their communities. The NSP provides grants to every state and certain local
communities to purchase foreclosed or abandoned homes and to rehabilitate, resell or
redevelop those homes in order to stabilize neighborhoods and stem the decline of
house values of neighboring homes.

Typically, NSP funds can be used for activities such as: establishing financing 
mechanisms for the purchase and redevelopment of foreclosed homes and residential 
properties; purchasing and rehabilitating homes and residential properties abandoned or 
foreclosed; establishing land banks for foreclosed homes; demolishing blighted 
structures; and redeveloping demolished or vacant properties. However, economic 
stimulus funds can only be used for the redevelopment of demolished and vacant 
properties for housing purposes. 
All economic stimulus funds will be awarded through a competitive grant process and 
the secretary of HUD will obligate all funds within one year of enactment. All recipients 
must expend 50% of the funds in two years and 100% in three years from the date of 
funding availability. Priority will be given to areas with the greatest number and 
percentage of foreclosures. 

The secretary of HUD shall publish criteria for the distribution of funds under this 
program within 75 days of the enactment of the bill. The competitive grant process for 
the NSP under the economic stimulus package will be open to States, local 
governments, nonprofits and consortia of nonprofits. 
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• Assisted Housing Stability and Energy and Green Retrofit Programs. $2.25 billion is
included in the final economic stimulus package for assisted housing stability
and energy and green retrofit investments. Funding will be directed to the preservation,
rehabilitation and retrofit of assisted housing units and will emphasize energy efficiency
and green building investments.

Funds will be made available under these programs for an efficiency incentive payable 
upon satisfactory completion of energy retrofit investments, and for additional incentives 
if such investments resulted in extraordinary job creation for low-income and very low
income persons. 

Economic stimulus funds will be distributed through loans or grants provided through the 
Office of Affordable Housing Preservation of the Department of Housing and Urban 
Development. A total of $2 billion will be allocated to the Project-Based Rental 
Assistance program for payments to owners for 12-month periods. An additional $250 
million will be allocated through grants or loans for energy retrofit and green investments 
to assisted housing units. Recipients of grants and loans for energy and green retrofit 
projects must spend all funds within two years from the date the funding was received. 

Eligible owners must have at least a satisfactory management review rating and be in 
substantial compliance with applicable performance standards and legal requirements. 
The Office of Affordable Housing Preservation will be responsible for establishing the 
guidelines for those accessing the grants and loans administered under this program. 

STATE PROGRAMS AND REVENUE SOURCES 

• Wisconsin Department of Administration - Division of Housing and
Intergovernmental Relations (DHIR). Beyond the funds distributed through HUD, the
DHIR administers several state-funded programs that can potentially be used to finance
housing improvements. Money available through the DHIR, because it is funded by
general-purpose revenue, cannot be used to invest directly in housing development.
However, funds can achieve the desired result by helping organizations develop the
capacity to construct houses or by providing various types of financial assistance to
home buyers or renters through grants to local governments or nonprofit agencies.

• Wisconsin Housing and Economic Development Authority (WHEDA). WHEDA is a
quasi-governmental agency that finances housing development through the sale of
bonds. Unlike the DHIR, it receives no direct state-tax support. Therefore, WHEDA can
provide mortgage financing for first-time home buyers and financing for multifamily
housing as well. Specific programs evolve and change with the needs of the housing
market.

Coordination with Other Comprehensive Plan Chapters 

Housing is the primary developed land use in the town of Three Lakes. As such, it directly 
affects most other chapters of this comprehensive plan. The goals and policies set forth in this 
Housing chapter will affect these chapters and vice versa. Therefore, it is important that the 
chapters are consistent and support one another. 
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LAND USE 

Land use dictates the amount of land available for housing, as well as its location, type and 
density. 

UTILITIES AND COMMUNITY FACILITIES 

Recommended improvements such as roads, parks, trails and schools all must be coordinated 
with the housing decisions and vice versa. The best method to coordinate improvements is to 
follow the land-use pattern presented on the Future Land Use Map as closely as possible and 
plan for future improvements in a capital improvements plan and budget as recommended in 
Chapter 6: Utilities and Community Facilities. This approach will greatly enhance the efficiency 
of capital improvements and services. 

TRANSPORTATION 

The location of housing affects commuting patterns and transportation costs. The location of 
housing influences which roads people drive or whether they need to drive at all. These factors 
were carefully considered in Chapter 5: Transportation to ensure compatibility with projected 
residential development 

ECONOMIC DEVELOPMENT 

Housing needs must be linked to a community's economic situation. Specifically, it is important 
to ensure that the local housing supply is affordable to residents. For this reason, an affordability 
analysis is presented in this chapter (pages 4-8 and 4-9). Furthermore, given that housing is the 
primary developed land use in the community, high-quality local housing directly impacts the 
Town's ability to finance needed improvements to support the local economy through collection 
of property taxes. 

AGRICULTURAL, NATURAL AND CULTURAL RESOURCES 

The desire to preserve agricultural and natural areas competes with the desire of others to build 
additional housing. These competing interests are balanced through the land suitability analysis 
information presented in Chapter 7: Agricultural, Natural and Cultural Resources. This 
information helps to ensure that housing is located in areas that will have the least impact 
possible on existing farming areas and important natural resources, while still supporting 
additional residential development needs. 

Housing Goals, Objectives and Policies 

The housing policies, goals and objectives were developed to ensure that Three Lakes: 

• Remains a rural place to raise a family for the next 20 years, and well into the future;
• Limits new development to options that retain the town's rural setting;
• Respects the opportunity for all property owners to receive fair value for their land; and
• Has defined standards for managing growth and maintaining an effective plan.
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