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Foreword Chapter Contents

“ Foreword
In 2002, all of the jurisdictions in Ashland |~ What is a Comprehensive Plan?
County worked in concert to submit a " How Will This Plan Be Used?
grant to the Wisconsin Land Council to “ Organization of Plan Document
help fund the preparation of *  Participatory Photography

comprehensive plans for each consistent

with the new planning legislation adopted

in 1999. The application was funded in 2003. The County hired Vierbicher Associates to
assist with the county-wide plan, and plans for 15 of the 16 individual jurisdictions.

What is a Comprehensive Plan?

A comprehensive plan is a document that describes a long-term vision that a community
wants to achieve. It is a broad brush look at the entire community in terms of where it is
now and where it would like to be in the coming years. It looks at the many parts of the
community, how the community functions, and its role in the region.

The future vision is outlined using goals, objectives, and policies, and depicted with maps

showing future conditions. Tasks and activities are also identified that need to be achieved
to help implement the plan. By law, this comprehensive
plan must look out at least 20 years.

“A comprehensive plan
Is intended to provide a  Having described what a comprehensive plan is, it's also
rational basis for appropriate to describe what a comprehensive plan is not.
making local land use Because a comprehensive plan is strategic in scope, it does
decisions and to serve as not focus on physical design elements. It do_es not design
a park for example, although the plan may identify a

a blueprint for need for the park and prescribe some parameters for
community-wide effort  creating one. Neither is a comprehensive plan an
to achieve its vision.” engineering document intended to fix safety problems at

a particular road intersection, for example. The fine
details of design and engineering and many others will
flow from the basic direction described in the plan.

© 2005 Vierbicher Associates, Inc. Page 1-1
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How Will This Plan Be Used?

Prior to the passage of the comprehensive planning legislation in 1999, most comprehensive
plans in Wisconsin were not used as intended. In practice, many communities used their
plans sporadically and inconsistently. Other plans were soon forgotten following adoption.

After January 1, 2010, land use decisions including zoning, subdivision regulations, and
official mapping will have to be consistent with this plan (Exhibit 1-1). This means that
land use regulations of these types must be revised or prepared so as to implement the
vision articulated in this plan. Not only do the regulations have to be consistent with the
plan, all individual decisions affecting land use must be consistent with the plan.

Each rezoning after 2010, by law, has to be consistent with the community’s comprehensive
plan, including the future land use map.

Organization of Plan Documents

The comprehensive plan for Ashland County, as well as each individual jurisdiction,
consists of two documents. The first document is the background report. It contains
information that describes what is and what has been. It is organized into the following
chapters:
“ Housing

Transportation

Utilities and Community Facilities

Agricultural, Natural, and Cultural Resources

Economic Development

Intergovernmental Cooperation

Land Use

Demographics

The second document is referred to as the policy document. It focuses on future conditions
including
“ Community Vision
Goals, Objectives, and Policies
Issues and Opportunities
Plan Based Forecasts
Future Land Use
Future Transportation
Future Utilities & Community Facilities

Collectively, the background document and policy document constitutes the comprehensive
plan for the community.

© 2005 Vierbicher Associates, Inc. Page 1-2
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Participatory Photography

During the initial stages of the Comprehensive Planning process, the Town participated in a
photography exercise that documented existing conditions. Participants were instructed to
take pictures of things in their community that they either liked or did not like. These
pictures were then used as a starting point to identify what the Town should look like in the
future. Through the process of developing each element, these pictures were referred to and
helped to guide decision-making. The photographs that were taken are included on the
following page.

© 2005 Vierbicher Associates, Inc. Page 1-3
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Introduction e

Housing is a very important issue for the State of
Wisconsin and the people who live here. Housing

costs are the single largest expenditure for most “ The term housing refers not
Wisconsin residents. According to the U.S. only to owner-occupied
Department of Labor (1997), Midwest households, housing, but also rental,
on average, spend 31 percent of their incomes on cooperative, and
housing, compared with 19 percent for condominium ownership
transportation, and 14 percent for food. arrangements. The term also
refers not only to single
Over two-thirds of Wisconsin households are family detached units, but
homeowners and it is likely that their home is their also to multifamily units,
most valuable asset and largest investment. duplexes, townhouses,
Appreciation in home value continues to be a major manufactured homes, and
source of wealth in the United States, and nearly 60 accessory apartments.”

percent of the net worth of the typical homeowner
iS equity in the home.

While many Wisconsinites enjoy good housing situations, others are struggling in varying
degrees. According to Wisconsin's 2000 Consolidated Plan: For the State's Housing and
Community Development Needs, households in the low-income range have great difficulty
finding adequate housing within their means and that can accommodate their needs,
despite the state's stable economic health. Families that can not afford housing frequently
become homeless. The federal government has cut back drastically on housing assistance,
leaving state and local communities to grapple with these social issues.

The social benefits of housing are important, but difficult to quantify. In addition to being
a place to sleep, relax, raise a family, store possessions, receive mail and telephone calls,
decent shelter is important for one's self-respect. Furthermore, as people develop
responsibility and pride in their homes, it is likely that they will participate more frequently
in community activities, attend church, and vote.

In addition to its importance for social reasons, housing plays a critical role in the state and
local economies. It is likely that housing is the largest land use in the community and the
community's largest capital asset. According to a study prepared by the Wisconsin Realtors
Foundation in 1992, the value of the state's housing stock was worth nearly $1 trillion
dollars. In 1990, the construction industry employed 83,000 workers (not including lawyers,
real estate, financial, and insurance workers), making it the state's second leading industry
in employment. The study estimated that housing contributed about 12 percent to the
state's gross product. Housing is also a major source of revenue for local communities in the
form of property taxes.

The number of houses and apartments that families with low-wage incomes can afford to
rent is shrinking, burdening more families with high housing costs and threatening many

a 2005 Vierbicher Associates, Inc. Page 2-1
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with homelessness, according to a Department of
Housing and Urban Development report entitled

The Widening Gap: New Findings on Housing . Housing affordability is an
Affordability in America. issue that affects the entire
state. However, some areas
The following findings are based primarily on data are especially hard-pressed to
from the U.S. Census Bureau's latest American offer affordable housing.”

Housing Survey:

Despite a period of robust economic expansion,

the housing stock affordable to struggling families continues to shrink. The number of
such affordable rental units decreased by 372,000 units - a 5 percent drop - from 1991 to
1997. Struggling families are defined as those with incomes at or below 30 percent of
the area median.

Rents are rising at twice the rate of general inflation. According to U.S. Bureau of Labor
Statistics data, in 1997 rents increased 3.1 percent while the overall Consumer Price
Index (CPI) increased by only 1.6 percent. In 1998, rents increased 3.4 percent while the
overall CPI increased 1.7 percent.

As the affordable housing stock shrinks, the number of renters at or below 30 percent of
median income continues to grow. Between 1995 and 1997, the number of struggling
renter households increased by 3 percent, from 8.61 million to 8.87 million - one of
every four renter households in America.

The gap between the number of struggling Americans and the number of rental units
affordable to them is large and growing. In 1997 for every 100 households at or below 30
percent of median income, there were only 36 units both affordable and available for rent.

Housing Overview & ¢

Wisconsin’s Smart Growth legislation outlines 14 local, comprehensive planning goals, one
of which is to provide an adequate supply of housing for individuals of all income levels
throughout each community. Related to this goal, is that of encouraging neighborhood
design that supports a range of transportation options. The location of housing directly
impacts adjacent land use patterns and individual choices with regard to transportation.

The term housing refers not only to owner-occupied housing, but also rental, cooperative,

and condominium ownership arrangements. The term also includes not only single family
detached units but also multi-family units, duplexes, townhouses, manufactured homes, and

a 2005 Vierbicher Associates, Inc. Page 2-2
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accessory apartments,' which offer independent apartment living as an accessory to single-
family homes.

Many forces influence the type and distribution of housing units and tenure patterns
within a community. A number of relationships must be examined in order to understand
the housing framework in Shanagolden and plan for the type of housing that will be in
demand over the next 20-year period.

Current trends have the potential to perpetuate land
use patterns as follows:

“ An important part of

Continued conversion of agricultural land to assessing the local housing
residential development. market is to understand
Continued dispersed development. current conditions as well as
Single large lot development and large lot factors that influence
conventional subdivisions. residential patterns.”
Continued loss of open space.

Intrusion on environmental areas. —————

Increasing conflict between agriculture and

rural, non-farm residences.

Unsystematic commercial development.

Little intervention in the market.

Increases potential problems with septic systems in areas with a concentration of
subdivisions.

Increases traffic problems associated with sprawl.

An important part of assessing the local housing market is to understand current conditions
as well as factors that influence residential patterns. By reviewing existing conditions and
the factors that influence these conditions and assessing what things are right with housing
along with housing concerns, we can develop a preferred picture of the local housing
market in 20 years. Generally, the housing stock should reflect the demographics and
economic structure of the community.

The median housing value in the Town is $70,000 (2000 Census). Currently, in other towns
in the county there are homes on the market for $20,900 in the Village of Butternut, to
$269,000 in the Town of La Pointe. Asking prices for land in the county are currently
ranging from $49,000 for 14 acres in Shanagolden, to $249,000 for 3.13 acres in the Town of
La Pointe. These prices will vary depending on the size and condition of the homes as well
as on the location of the lot.

Building Permits

Building permit activity is an indicator of residential demand. The figures below (Table 1)
show activity for 1999 and 2002.

! Housing Wisconsin: A Guide to Preparing the Housing Element of a Local Comprehensive Plan.
March 2000. UW-Extension.

a 2005 Vierbicher Associates, Inc. Page 2-3
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Table 1. Building Permit Data — Town of Shanagolden

Number of Housing Units

The 2000 Census indicates that Year Housing Type Nggtrﬁrt;)f
there are 157 housing units in . -

the Town of Shanagolden. This ;ggg g!ng:e Eam!:y Eome g
figure compares to 184 in 1990, 5001 S!ngle Fam!ly Home 1
which reflects a loss of 27 units INgle Tamily Home

or —14.7 percent over the last 2002 Single Family Home 3
10-year period.

The following table (Table 2) illustrates housing

trends in the Ashland County region over the period -

1990 to 2000. The figures indicate that residential The 2000 Census indicates
growth in northern Wisconsin is generally lower that there are 157 housing
than that of the state levels. The Town of units in the Town of

Shanagolden is different than the rest of the County Shanagolden.”
as it is 10sing housing UNIts and SUNTOUNGING (0WNS o —
are adding them.

Table 2. Number of Housing Units — Shanagolden Town Area

1990 2000 Percent Change
State of Wisconsin 2,055,774 2,321,144 12.9%
Ashland County 8,371 8,883 6.1%
Agenda Town 309 328 6.1%
Ashland Town 245 277 13%
Butternut Village 200 220 10%
Chippewa Town 287 280 -2.4%
Gingles Town 232 273 17.7%
Gordon Town 359 397 10.6%
Jacobs Town 488 507 3.9%
La Pointe Town 586 692 18.1%
Marengo Town 154 191 24%
Mellen City 445 436 -2%
Morse Town 304 380 25%
Peeksville Town 115 125 8.7%
Sanborn Town 432 531 22.9%
Shanagolden Town 184 157 -14.7%
White River Town 298 312 4.7%

Source: US Census Bureau, Census 2000 Data Set SF-1

The most common type of dwelling unit in Shanagolden, and in the rest of the county, is
the 1-unit detached, or single-family dwelling unit (Table 3).

a 2005 Vierbicher Associates, Inc. Page 2-4
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Table 3. Units in Housing Structure — Town of Shanagolden

Housing Type Number Percent
1-unit detached 122 81.9%
1-unit attached 2 1.3%
2 units 0 0.0%
3 or 4 units 0 0.0%
510 9 units 0 0.0%
10 to 19 units 0 0.0%
20 or more units 0 0.0%
Mobile Home 25 16.8%
Boat, RV, Van, Etc. 0 0.0%
TOTAL 149 100%

Source: US Census Bureau, Census 2000, Data Set SF-3

The homeowner vacancy rate in Shanagolden is less than 1 percent. The rental vacancy
rate is also less than 1percent. In the Town of Shanagolden seasonal housing units represent
the largest portion, 54.1 percent (85), of all vacancies. According to the Federal Department
of Housing and Urban Development (HUD), a generally accepted vacancy standard for
owner-occupied structures is 3 percent and 5 percent for renter-occupied dwellings. At these
levels, it is assumed that the local housing market is functioning efficiently. However, these
standards do not necessarily relate to whether or not the mix of housing types is meeting
demand.

Tenure

Table 4 shows that about 35 percent of the Town’s housing stock is owner-occupied while
renters occupy approximately 5.1 percent of households. Vacant units represent almost 60%
of the housing units in the town. A number of factors influence tenure patterns including
age and household income.

Table 4. Town of Shanagolden Housing Occupancy

Tenure 1990 % (1990) 2000 % (2000)
Owner Occupied 54 29.3% 55 35%
Renter Occupied 12 6.5% 8 5.1%
Vacant Units 118 64.1% 94 59.9%

For seaspnal, recreational, 113 85

or occasional use
Total Units 184 157

U.S. Census Bureau, Census 2000 Data Set SF-1, Census 1990 Data Set STF-1

Housing Values and Rental Rates

Change in median home price is an indicator of housing demand as is the distribution of
housing values relative to income levels. The latter helps us understand whether or not
housing prices match people’s abilities to pay. As the data below in Table 5 illustrates,
housing values as well as contract rent levels have rapidly increased over the last decade.
Rental rates seem to be rising fairly quickly in most sections of Ashland County, although,

a 2005 Vierbicher Associates, Inc. Page 2-5



‘Housing

Town of Shanagolden I

in a few cases they have stayed stable, or have even dropped a small amount. Nationally,
studies show that housing costs are rising faster than income.

Table 5. Median Housing Values (MHV) and Median Contract Rent Levels

1990 Median | 2000 Median
1990 MHV | 2000 MHV Contract Contract

Rent Rent
State of Wisconsin $62,500 $112,200 $331 $473
Ashland County $37,300 $60,400 $217 $317
Agenda Town $48,900 $78,500 $150 $250
Ashland Town $37,500 $57,000 $200 $250
Butternut Village $31,300 $48,900 $170 $263
Chippewa Town $43,200 $76,700 $138 $375
Gingles Town $45,000 $78,100 $213 $394
Gordon Town $38,300 $53,800 $169 $200
Jacobs Town $29,000 $39,200 $167 $216
La Pointe Town $63,800 $165,000 $275 $275
Marengo Town $46,300 $63,000 $225 $113
Mellen City $24,900 $39,600 $163 $219
Morse Town $43,100 $75,800 $150 $225
Peeksville Town $40,000 $80,000 $325 $425
Sanborn Town $35,000 $49,300 $99 $164
Shanagolden Town $36,700 $70,000 $238 $275
White River Town $43,000 $65,000 $175 $310

Source: Source: U.S. Census Bureau: 1990 Census Median Contract Rent (STF 1), 1990 Median Value of
Specified Owner Occupied Housing Units (STF 1), 2000 Census Median Contract Rent (SF 3), 2000 Census
Median Value of Specified Owner Occupied Units (SF 3).

Income

According to 2000 Census figures, the median household income of Shanagolden Town
residents is $26,250. The median housing value is $70,000. The distribution of income in

the Town of Shanagolden is provided on the following page.

Assuming that the income needed to afford Fair Market Rent (FMR) in the Town of
Shanagolden is comparable to Ashland County the following tables can be referred to when
determining the FMR for the Town (Table 6.). According to the tables, rents are at or above
the fair market rate. Nearly 22 percent of residents do not have the income needed to
support a one-bedroom home and approximately 47 percent are unable to afford a three-
bedroom home. Affordability concerns are even more pronounced for persons with fixed

incomes.

Table 6. Income Needed to Afford FM R*

. One Two Three Four
Hegcilen Bedroom Bedrooms Bedrooms Bedrooms
Ashland Co. $14,240 $17,480 $22,240 $25,120

Source: National Low-Income Housing Coalition (NLIHC)

a 2005 Vierbicher Associates, Inc.
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Housing that costs no more than 30% of a renter’s income is generally considered to be
affordable. The monthly fair market rent price that has been set by the National Low-
Income Housing Coalition can be seen below in Table 7.

Table 7. 2004 Fair Market Rent by Number of Bedrooms

. - One Two Three Four
Location Efficiency Bedroom | Bedroom | Bedroom | Bedroom
Ashland County $320 $356 $437 $556 $628
Wisconsin $387 $481 $605 $783 $883

Source: National Low-Income Housing Coalition

Extending the general standard of paying no more than 30 percent of household income as
it relates to home ownership, we can develop roughly comparable scenario about household
ability to make a monthly mortgage payment (see Table 8 for household income
breakdown). However, the scenario will vary based on the downpayment brought to the
transaction and private mortgage insurance (PMI) that may be required, as well as other
items that become part of an escrow account. Following is a sample scenario to provide an
understanding of ability to pay.

Assumptions:
Household income
Median home value

$26,250 (median income in Shanagolden)
$70,000 (median home value in Shanagolden)

Monthly household payment including mortgage and escrowed PMI, taxes and homeowners
insurance = $529.56

$529.56 x 12 (months) = $6,354.72 (annual mortgage, PMI, taxes and insurance)

Household income ($26,250)/$6,354.72 (annual payment) = 24.2% of total household income.
Table 8.

Household Income Number Percent
Less than $10,000 6 9.5%
$10,000 to $14,999 8 12.7%
$15,000 to $24,999 16 25.4%
$25,000 to $34,999 11 17.5%
$35,000 to $49,999 6 9.5%
$50,000 to $74,999 5 7.9%
$75,000 to $99,999 5 7.9%
$100,000 to $149,999 3 4.8%
$150,000 to $199,999 3 4.8%
$200,000 or more 0 0.0%
TOTAL HOUSEHOLDS 63 100%
MEDIAN HOUSEHOLD

INCOME $26,250

U.S. Census Bureau, Census 2000 Data Set SF-3

a 2005 Vierbicher Associates, Inc.
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Housing Stock

Another aspect of housing is quality. The appearance of the housing structures within the
community gives a powerful first impression to a visitor and contributes to the quality of
life experienced by residents. Tables 9 and 10 provide information about the housing stock
within the Town.

Table 9. Housing Characteristics — Town of Shanagolden

Total Housing Units 157
Average family size 2.77
Average household size 2.38
Owner Occupied 55
Renter Occupied 8
Seasonal 85
Vacant 9
Median Housing Value $70,000
Median Contract Rent $275

Source: U.S. Census Bureau, Census 2000 Data Set SF-1

Table 10. Age of Housing Stock

Built 1999 to March 2000 2/1.3%
1995 -1998 2/1.3%
1990 - 1994 13/ 8.7%
1980 — 1989 10/ 6.7%
1970 - 1979 38/ 25.5%
1960 — 1969 18/ 12.1%
1950 - 1959 11/ 7.4%
1940 - 1949 16 / 10.7%
Built in 1939 or earlier 39/ 26.2%
Median Year Built 1965

Source US Census Bureau. Census 2000 Data Set SF-3

Housing for Special Populations

In addition to typical housing units, the Town should also consider the housing needs of
special populations, including the elderly and those needing supportive services. Highlighted
below are important statistics regarding the aging of Wisconsin’s population and the need
for long-term care (Exhibit 1 and Table 11).

The Types of Special Housing Table lists the various types of special housing and provides a

short description of each. The following sections talk about these housing types in more
detail and the extent to which they are available in and around the Town.

a 2005 Vierbicher Associates, Inc. Page 2-8
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Between 2000 and 2010, the population aged 85 and older is expected to grow an
additional 29 percent.

80 percent of the adult long-term care population are over 65 years of age.

About 11 percent of state residents 65 and older have long-term support needs that
would allow them to receive care in a nursing home.

care

As one ages, the need for long-term care becomes more important:
3 percent of those 65 to 74 years old need comprehensive long-term care
11 percent of those 75 to 84 years old need comprehensive long-term care
39 percent of those 85 and older are estimated to be in need of nursing home level of

Source:  Wisconsin Department of Health & Family Services

Table 11. Types of Special Housing in Wisconsin

General Description

Wisconsin

Services.

Facilities | “Beds”
A nursing home is a facility providing 24-hour
. services, including room and board, to 3 or
Nursing home more unrelated persons, who require more than 411 44,319
7 hours a week of nursing care.
Facility for the A FDD is facility licensed to treat residents who
Developmentally | are developmentally disabled, primarily due to 37 2,017
Disabled (FDD) | mental retardation or cerebra palsy.
An AFH is a place where up to four adults who
are not related to the operator reside and receive
care, treatment or services that are above the
Adult Family level of room and board and that may include 693 2 684
Home (AFH) up to seven hours per week of nursing care per ’
resident. Counties certify AFHs with one and
two beds and the state certifies those with three
to four beds.
A CBREF is a place where five or more adults,
who are not related to the operator or
Community administrator, and who receive care above
Based intermediate level nursing care, reside and 1361 21468
Residential receive care, treatment of services that are above ' '
Facility (CBRF) | the level of room and board, but includes no
more than three hours of nursing care per week
per resident.
Residential Care A RCAC i_s a .pl.ace where five or more adults
Apartment reside in individual apartment units and where
Complex not more 28 hours per week of supportive 129 5,369
(RCAC) services, personal assistance, and nursing

a 2005 Vierbicher Associates, Inc.
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Source:  Wisconsin Department of Health and Family Services

Nursing Homes Exhibit 2. Nursing Home

Within Wisconsin there are more than 400 nursing homes Beds in

serving more than 44,000 state residents. Statewide, the vast (Northwest) Wisconsin: 2001
majority of nursing home residents (79% in 2001) are admitted

directly from an acute care hospital following an illness or / “;“d

injury. Although nursing home occupancy rates are

traditionally quite high, they vary widely from a high of 100 w | 7

percent to a low of 67 percent.

174

In Ashland County, there are 3 nursing homes with a total
capacity of 310 beds. Two are located in the City of Ashland
and the other is located in Mellen (Table 12). Exhibit 2 shows
the nursing home capacity in the region.

316

349 474

860

309
Source: Wisconsin Department
of Health and Family Services

Table 12. Nursing Homes in Ashland County:

Bed Capacity | Residents
Ashland Health/
Rehabilitation Center 1319 Beaser Ave, Ashland 120 83
Court Manor 911 3" St. West, 150 150
Health/Rehabilitation Ashland
450 Lake Drive,

Mellen Manor Mellen 40 40

Total 310 219

Source: Department of Health and Family Services Accessed from
http://www.dhfs.state.wi.us/provider/nh_FDDsDir01.htm July 2003
Note:  Data is as of December 31, 2001

Assisted Living Facilities

Assisted living facilities are residential settings for people who need some level of health

care, but not 24-hour access to nursing services. These include adult family homes (AFHS),

community based residential facilities (CBRFs), and residential care apartment complexes

(RCACs).

" Adult Family Homes (AFHs) During 2002 there were 693 AFHSs throughout the state
with a total capacity for over 2,600 individuals. While AFHs serve a wide range of
clients, the three largest groups are those with disabilities, those with mental illness, and
those with physical disabilities.
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Community Based Residential Facilities (CBRFs) In terms of those served, CBRFs serves
the second largest number of state residents requiring special housing options. More
than 87 percent of all CBRFs are relatively small (less than 20 beds). The elderly make
up the largest group served by CBRFs followed by those with Alzheimer’s/irreversible
dementia.

Relevant Plans, Policies, Studies and Programs & ¢

The balance of the Housing Element focuses on county, state and federal policies, plans and
studies relating to the housing development environment.

Housing: A State Perspective

The State of Wisconsin has developed the Consolidated Plan for the State’s Housing and
Community Development Needs to maintain eligibility for funding from the federal
Department of Housing and Urban Development (HUD). The current Consolidated Plan
became effective in April 2000 and is valid through March 2005.

The Consolidated Plan serves as a guide for implementing the State’s strategy for the
delivery of housing and community and economic development resources.

The Plan suggests that, in general, the supply of housing available to the state’s low-income
population does not meet the demand for such housing. Very low-income older adult
households continue to be impacted by severe housing cost burden, as do persons with
disabilities.

The state receives four types of funds to support the development of housing affordable to
persons with low and moderate incomes as follows:

Community Development Block Grant (CDBG);

The HOME Program;

Emergency Shelter Grants (ESG); and

Housing Opportunities for Persons With Aids (HOPWA)

The state’s priority housing needs are outlined through the following six goals.

Promote the affordability of housing to all consumers, especially those with severe cost
burdens to increase and maintain affordable housing.

Encourage the production of new units, including the development of large family
units and housing for older adults accompanying support services.

Preserve and increase the availability of safe, sanitary housing for low and moderate
income renters to include lead based paint hazard reduction and enhanced training and
resources for these activities.

Provide housing assistance for special needs groups to include homeless prevention
activities, expansion of transitional housing programs and increased emergency shelter
operating funds.
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Continue policies and activities that promote fairness and accessibility for all housing
consumers, including enforcement and compliance with fair housing laws.
Continue efforts to assist with housing disaster relief.

Housing: A National Perspective

Each year, Harvard University’s Joint Center for Housing Studies produces a report titled
The State of the Nation’s Housing. The 2002 report states that despite upward trends in
price, lower-income households have made the transition to homeownership in recent years.
Spurred by the strong economy, favorable interest rates and innovations in mortgage
finance, the share of home purchase loans going to lower-income households, and/or
households living in lower-income communities increased steadily over the last 10 years.

This share increase is largely due to the emergence of a dual mortgage delivery system in
which new types of lending organizations provide distinctly different mortgage products to
lower-income markets than those commonly offered in higher-income markets.
Government-backed loans and lending by subprime and manufactured housing specialists
account for nearly two-thirds of recent increases in low-income ownership rates.
Conventional lending - that is, mortgages with the lowest rates and most favorable terms —
accounted for 37 percent of the growth in lower-income lending, compared with 81 percent
of loans to higher-income borrowers in higher-income neighborhoods. Innovative
financing has enabled many households to become homeowners but, at the same time, these
loans are extended at higher cost.

Section 42

Also contributing to the development of rental housing is the Affordable Housing Tax
Credit or Section 42 (section 42 of the IRS code as part of the Tax Reform Act of 1986). The
Affordable Housing Tax Credit is a dollar-for-dollar reduction of federal income taxes owed
by owners/investors of affordable rental housing for tenants with incomes at specified
levels. To receive the tax credit, an owner/investor must maintain a minimum percentage
of rent-restricted units for tenants with limited incomes for at least 15 years.
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Introduction

Although the nine required Comprehensive Plan
Elements are all very much inter-related,
understanding the link between transportation and
land use is critical to the development of policies and
strategies of an effective Comprehensive Plan. Land
use decisions inevitably influence transportation
needs, and transportation systems clearly influence
future land use patterns. This relationship is
particularly evident in the development patterns of
the last several decades - with the shift in the majority
of our nation’s population and new business growth from urban to suburban areas being
both fueled by the construction of new highways and arterial streets, and fueling the
construction of more highways, increased capacity, and alternative transportation systems
to meet increased demands. The goals, objectives, and polices that come out of the
Transportation Element should focus on transportation alternatives that will most
efficiently serve existing and planned land uses and community needs and desires.

“ Understanding the link
between transportation and
land use is critical to the
development of policies and
strategies of an effective
Comprehensive Plan.”

Town residents depend on the transportation facilities in their community and the region
to connect them to other areas of the state and to the rest of the nation and the world. The
type, quality, and location of transportation facilities are an important component in
residents quality of life and in developing and maintaining a sustainable economy.

There is a significant relationship between
transportation and land use. New
development or changes in existing land
uses, whether incremental or sudden,
directly affects the safety and functionality
of roadways and the demand for additional
transportation facilities. On the other hand,
the creation of new transportation corridors
or the improvement of existing roadways
can have a significant distribution effect on
the type and timing of development within
a community and/or a region. Thus, this
element and the Land Use Element should
support and complement one another.

For the foreseeable future, the private automobile will continue to be the dominate modes of
transportation. However, it is important to recognize that people have different needs and
capabilities and that a good transportation system should include a variety of
transportation choices.
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Existing Conditions

Local Road Network

Roadways serve two competing functions: access to individual properties and traffic
mobility. These needs compete in that as the number of property accesses increases along a
route, traffic mobility decreases.

Access Management

The primary purpose of the road network is to Exhibit 1. General Relationship
provide access to properties and mobility. These Between Access and Mobility
functions often conflict. As the number of access : —

points rises, vehicles slow to enter and exit amid : Heh | l

increased vehicle counts, and traffic mobility declines.
This concept is often referred to in the industry as
access management (Exhibit 1).

Mahility

Driveway design and spacing has a substantial impact
on the existing road system and on preserving the
flow of traffic on the surrounding road system in
terms of safety, capacity, and speed. State highways
and major arterial streets are typically targets of access Low e
management efforts. Access management is also of Acess 7
concern on main county roads when there is a -

transition from a rural environment to a village,

town, or city. Cooperation between land use and transportation interests is vital to a well-
functioning transportation network, and street and driveway patterns are important
determinants of community character. Although the Town does not have jurisdictional
authority over state and county highways, development around these highways impacts the
amount and type of traffic using the facility. In addition, the extent to which the Town’s
road system accommodates local travel directly impacts the amount of traffic that is
diverted onto state and county roads.

Road Classifications

To help plan for current and future traffic conditions, it is useful to categorize roads based
on their primary function. Arterials accommodate the movement of vehicles, while local
streets provide the land access function. Collectors serve both local and through traffic by
providing a connection between arterials and local roads. The following map shows the
various roads in the Town and how they are classified according to the Wisconsin
Department of Transportation (WisDOT).
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Principle Arterials — State Highway 13 runs through the northeastern corner of the Town.
According to the WisDOT there is about .30 miles of roadway that is designated as a
principle arterial in the Town.

Minor Arterials — State Highway 77 is a Minor Arterial that travels along the northern
boundary of then Town. Highway 77 is also designated as a scenic byway. There are
nearly 9 miles of arterial road in the Town.

Collectors — County Road GG is a Major Collector that travels through the Town. Bay Road
is a Minor Collector. There are about 11-miles of collector roads in the Town

Local Streets — All other public roads in the Town that are not classified by the WisDOT are
considered to be local roads. There are about 135 miles of local roads in the Town.

Existing Traffic Volume Counts and Traffic Forecasting

WisDOT studies Average Annual Daily Traffic (AADT) counts for roadways at selected
locations on a three-year cycle. Traffic volumes reported by WisDOT in May 2003 contain
data collected from Ashland County in May 2000. The counts are depicted on the Annual
Average Daily Traffic Count map. Traffic counts in Shanagolden were taken along County
Roads and GG, as well as on State Highways 77 and 13. It is likely that the traffic volume
in the Town, as well as the County as a whole, will in the future remain consistent with
current counts into the near future.

Pavement Condition

The surface condition of local roads is an important aspect of a local transportation
network. Ensuring a safe, comfortable, and efficient transportation system requires a large
public investment, and often requires balancing priorities and making difficult decisions
about where to invest resources. The Pavement Surface Evaluation and Rating (PASER)
system was developed by the Wisconsin Transportation Information Center to help
communities evaluate the condition of local roads and set priorities for road maintenance
and repair. The PASER system involves visual evaluation of pavement surface, and
provides standard ratings to promote consistency. PASER ratings follow a scale from 1 to
10, 1 being poor and 10 representing excellent road conditions. Pavement ratings were
collected for the Town of Shanagolden in 2003, however that data is not available at this
time. Many of the roads in Ashland County are unimproved roads and therefore will not
have pavement ratings.
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Accident Reporting

The WisDOT prepares an accident report
for every quarter of the year. Exhibit 2
illustrates the total number of accidents
that occurred between the last quarter of
2002 and the first three quarters in 2003.
In the Town of Shanagolden there were
6 accidents that were reported to
WisDOT by law enforcement officials.
The Town does not believe that there are
any intersections or stretches of road that
are more dangerous than others that
could possibly be the cause of the
accidents.

Rustic Road Conditions

Created in 1973 and sponsored by
WisDOT, the Rustic Roads Program
provides a tool for communities to
preserve byways and back roads that
contribute to the aesthetic, cultural, and
historic fabric of the state. Throughout
the state, there are over 680 miles in the
system with 84 designated roadways.

The goals of the Rustic Roads program
are:

4 Transportation
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Exhibit 2. Ashland County Accident Count Map
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To identify and preserve, in a naturally and essentially undisturbed condition, certain
designated roads exhibiting unusual or outstanding natural or cultural beauty.

Produce a linear, park-like system for auto, bicycle, and pedestrian travel. Identify
roadways for quiet and leisurely enjoyment of local residents and the general public.
Maintain and administer these roads for safe, public travel while preserving their scenic
and rustic qualities. Establish appropriate maintenance and design standards.
Encourage zoning and land use compatibility, utility regulations and billboard control.

An officially designated Rustic Road remains under local control. The Town has the same
authority over a Rustic Road as it possesses over other highways under its jurisdiction. A
Rustic Road is eligible for state aids just as any other public highway. There are not any
officially designated Rustic Roads in Ashland County.

Air Transportation

Airports, aviation, and aviation-related industries play a significant role in the economic
success of many Wisconsin communities. Within Ashland County there are 2 airports.
John F. Kennedy Memorial in the Town of Gingles is a Transportation/Corporate (TC-C)
Airport and on Madeline Island there is a GU Airport.
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The City of Ashland and Ashland County jointly operate the John F. Kennedy Memorial
Airport, and Bayfield County contributes some funds to help support its operation. The
airport has two paved runways, both of these runways are adequate for twin-engine
aircraft. The airport is primarily used for o ]
business and recreational uses. Roughly Exhibit 3. Ashland County Area Airports
half of the flights to the airport come from
businesses and industries such as C.G. Nad ikl -
Bretting, Larson Juhl, M&I Bank, Duluth / (
Clinic, Xcel Energy, and others. Itis —
believed that the airport will continue to o _ ‘(
grow and be an important component of B L S

the County’s economic plan. In August of A
2003 Governor Jim Doyle approveda o
$510,000 project that will develop a new ': . ’
hangar area and associated taxiway as well e T

as installation of Precision Approach Path +
Indicators at the John F. Kennedy Memorial s
Airport. Construction of the new hangers Sawyer
will be privately funded. Facilities at the
airport include a 5,200-foot primary runway Source: Wisconsin Department of Transportation
and a 3,500-foot secondary runway. There

is also an airport in nearby Park Falls in Price County called the Park Falls Municipal
Airport, it is an FAA Classified General Utility (GU) airport.

Mellen

FAA Airport Classification System:

The airport classification scheme was developed for planning efforts that expand
upon the traditional classification system for defining the role of an airport. The
classification process took into account existing conditions and planned near-term
improvements as contained in airport master plans and/or airport layout plans.
The classification system divides airports into four categories.

Air Carrier Cargo (AC-C) airports are designed to accommodate all aircraft.

Airports in this category are usually referenced by the types of air carrier service
being provided.

- Short-haul air carrier
- Medium-haul air carrier
- Long-haul air carrier

Transportation/Corporate (TC-C) airports are intended to serve corporate jets,
small passenger and cargo jet aircraft used in regional service and small
airplanes used in commuter air services.

General Utility (GU) airports are intended to serve virtually all small general

aviation single and twin-engine aircraft, both piston and turboprop, with a
maximum takeoff weight of 12,500 pounds or less.
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Basic Utility (BU) airports are intended to serve all small single-engine piston
aircraft and many of the smaller twin-engine piston aircraft with a gross
takeoff weight of 12,500 pounds or less.

Based on projections contained in the Wisconsin State Airport System Plan-2000, the
following table depicts the classifications of airports in the area (Table 1).

Table 1. Forecast General Aviation Operations and Classifications for

Airports in State Airport System in Region: 2000 to 2020

Airport Name 2000 2010 2020
Park Falls - Park Falls Municipal g’gog ELSJOE g’gog
: AC/C AC/C AC/C
Ashland - John F. Kennedy Memorial 15,900 15,900 15,900
La Pointe - Madeline Island Airport 2%%0 z%léo 2%%0
: . . AC/C AC/C AC/C
Rhinelander — Rhinelander/Oneida County 37,000 38,000 40,000
. BU-B BU-B BU-B
Cable — Cable Union 3,000 3,000 3,000
T/C T/C T/C
Hayward - Sawyer County 19,000 19,000 19,000

Source: Wisconsin State Airport System Plan — 2020

Exhibit 4. Ashland County Railroad Facilities
Railroad Facilities

With increased rail efficiency and truck-
rail intermodal trends, the State
Department of Transportation has
forecast that some railroad lines will see
continued growth in the future.
However according to Transportation
Investment, Economic Development, and
Land Use Goals in Wisconsin (June 2002),
due to lack of a freight-rail customer
base, consolidation of rail service p—
providers, rail abandonment, and rail-to- '
trails conversion initiatives, most
counties in Northern Wisconsin feel that
rail service is lacking in their county.
There are no railroads traveling through L
the Town of Shanagolden (Exhibit 4).

Bayfiald

Ashi
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Bicycle and Pedestrian Facilities

Bicycling and pedestrian facilities play an important role in moving people within a
community for purposes of necessity and/or pleasure. These types of mobility are often
overlooked, yet many individuals choose these modes for their primary transportation. The
bike trails within the county are generally along roads that the county has designated as
bike routes. These designated routes provide residents and tourists alike the chance to enjoy
the region’s natural beauty.

Improvements to bicycle/pedestrian facilities typically occur in conjunction with road
projects, and road improvement schedules are tied to local, county and state capital
improvement budgets. There are no bike or pedestrian trails in the Town and there are
currently not any plans to create any.

In addition to any county or local plans that may be developed, the State has adopted
several pedestrian and bicycle transportation plans:

Wisconsin Bicycle Transportation Plan 2020

Wisconsin Pedestrian Policy Plan 2020

Wisconsin Translinks 21: A Multimodal Transportation Plan for Wisconsin’s 21st
Century

Wisconsin Department of Natural Resources State Trails Network Plan

Currently the Wisconsin State Trails Network Plan does not identify that there are any
trails proposed in the region.

Winter Activities

Winter sports are an important activity in Ashland County and have a significant impact
on the economy. Local residents and tourists both enjoy taking part in many snow-related
sports.

Cross Country Skiing Trails

Ski trail information and maps are available from the Wisconsin Department of Tourism
as well as from local sources. Near Clam Lake there is the 11-mile West Torch River Ski
Trail. Copper Falls State Park has 8 miles of trail, and Penokee Mountain maintains 11
miles of trail. In the Chequamegon-Nicolet National Forest there are a total of 205 miles of
trails. Maps of the National Forest trails are available at the trailheads.

Snowmobile Trails

Wisconsin snowmoabilers are proud of the statewide trail system that ranks among the best
in the nation. This trail system would not be possible without the generosity of the
thousands of landowners around the state, as 70 percent of all trails are on private land.
Trails are established through annual agreements and/or easements granted by these private
property owners to the various snowmobile clubs and county alliances throughout the state.

Snowmobiling and associated trail systems are an important asset to the area. Specifically,
they assist in expanding the range of recreational opportunities in the Town. They also
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serve as a winter time attraction, assisting the area in promoting its image as a year-round
tourism destination. There are several snowmobile and ATV clubs in the area. According to
the Wisconsin Department of Tourism, Ashland County has 204 miles of County and
Community Trails and Chequamegon-Nicolet Great Divide Trail National Forest contains
160 miles of trails. The Department of Tourism can provide further information regarding
the location of snowmobile trails in the region.

Water Transportation

Today, water transportation continues to serve as the most efficient method for moving
bulk commodities. Wisconsin's commercial ports are major economic hubs that generate
thousands of jobs. The nearest commercial port is Duluth-Superior Port. The port is the
Great Lakes’ largest harbor. Each year it hosts about 1,100 lake carriers and oceangoing
ships.

Water transportation also provides communities recreational opportunities such as water-
skiing, fishing, and canoeing. There are five public water access points in the Town. Boat
landings can be found on Gates Lake and Little Clam Lake. Carry in sites are found on Pole
Lake, McLaren Lake, and on the Chippewa River are accessible by trailer. Elsewhere in the
County, the Ashland Municipal Marina provides moorage and access to tourists and local
boaters. The Madeline Island Ferry travels between Bayfield and Madeline Island
