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Chapter 1
Background
INTRODUCTION
In 2021, Cedar Corporation (Cedar) was hired by the Greater Watertown Community Health
Foundation (GWCHF) to assist it in exploring and navigating the topic of “affordable workforce
housing”. As part of this effort, GWCHF suggested engaging with two larger communities within
its service area – in this case, the City of Jefferson and the City of Watertown – to not only help
them learn more about the affordable workforce housing issue in general but also to identify
needs at the community level that the Foundation may be able to help with.
The GWCHF was founded in 2015 to develop partnerships which address the health and
wellbeing of its service area communities. As such, the Foundation’s priorities lie in the following
areas: Kindergarten Readiness; School Success; Social Emotional Well-Being; Healthy
Eating/Active Living; and, Strong Families. The issue of affordable workforce housing has very
strong connections as a social determinate of health to the Strong Families priority and hence,
the work that ensues on this project.
The intent of the project was to further explore
affordable workforce housing issues with both the
City of Jefferson and City of Watertown so that
elected officials, City staff, stakeholders, and
community members can better understand the
housing market, identify community-level
affordable workforce housing priorities, and
evaluate local policy and regulations in order to
make informed decisions related to public
expenditures for affordable workforce housing.
This educational and learning process resulted in
the development of this 3-year Action Plan,
customized for each community, so that they may
embark on specific solutions that contribute to the
localized affordable workforce housing issue.

GWCHF Mission
Statement
Through our partnerships with
community stakeholders, we work to
inspire collaboration, mobilize
resources, and encourage innovation
that measurably contributes to the
wellbeing of our community.

1

City of Jefferson: Workforce Housing Action Plan 2022-2024
PAGE LEFT INTENTIONALLY BLANK

2

City of Jefferson: Workforce Housing Action Plan 2022-2024

Chapter 2
What is Affordable Workforce Housing?
DEFINITIONS & CONTEXT
In order to address the issue of affordable workforce housing, it is useful to provide a context
and definition for what is considered to be affordable. For the purposes of this report, the
standard definition for housing affordability is used. This definition states that households
should pay no more than 30% of their gross income for housing and related costs (property
taxes, utilities, maintenance, etc.), which would leave 70% of a household’s income for food,
clothing, transportation, and other necessities. If a household spends more than 30% of its
income on housing and related costs, then the household is considered overburdened.
For the City of Jefferson this definition can be put into perspective by reviewing its County
Annual Household Median Income (MHI). As shown in Table 2-1 Jefferson County’s MHI ranges
from $55,200 to $78,800 depending on the number of persons within a household.
Table 2-1: Median Household Income in Various Wisconsin Counties

Source: WHEDA, 2021.

Using the range of median incomes, a set of Annual Income Limits are developed as shown in
Table 2-2. The limits represent the percentile of annual median household income (MHI). Below
30% ($23,640 for a 4-person household) of MHI is considered to be “very low income”. Between
30 and 60% MHI (>$23,640 but <$47,280 for a 4-person household) defines “low income”. 60%120% of MHI (>$47,280 but <$94,550 for a 4-person household) is specified as the target range
for the provision of “affordable workforce housing”. It is presumed that those households with
an MHI above 120% have no issue in finding market rate housing that is still considered to be
affordable at that income range.
3
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“Affordable Workforce” Range

Table 2-2: Jefferson County Annual Income Limits

Source: WHEDA, 2021.

A comparison of average annual wages within the City (Table 2-3) illustrates that many common,
and necessary, industry professions such as teachers and health care workers, may earn enough
to afford housing as a single person or even with a non-working spouse, however; the addition
of one or more children changes this significantly and two wage earners within the household
will likely be required to stay within the 60%-120% of the county MHI.
Table 2-3: City of Jefferson Average Wages

Source: Chumura Economics - data for four quarters ending 2020 Q1.
* Average Incomes for 60-120% CMI (4 persons) from previous table = $47,280 - $94,550.

4

City of Jefferson: Workforce Housing Action Plan 2022-2024

All of these income factors translate into the ability to pay no more than 30% of the household
income for housing expenses. This in turn, ties into the lack of supply of homes or apartments
that can remain affordable. As shown in Table 2-4, the amount of income available for paying
rent and associated housing costs( for the target 60%-120% MHI category) range from $1,182
to $2,364. Housing and rental markets have changed significantly since the beginning of the
COVID pandemic and, due to short supply, single-family residence prices have increased, in
many cases, by 30% or more . Monthly rents are also increasing as well.

“Affordable Workforce” Range

Table 2-4: Affordable Rent: Jefferson County

Source: WHEDA, 2021.

A HOUSING CRISIS
The lack of affordable workforce housing is a nationwide problem that is reaching and epidemic
scale. Communities are experiencing shortages of housing that meet the physical and economic
needs of all of their residents. These shortages have resulted in higher rents and homes that are
selling higher than the typical market values. There is no single reason for the decline of
affordable workforce housing, but several factors and trends have emerged that have affected
housing costs:




Incomes have not kept up with rents and home values.
Housing production decreased during the 2008 recession contributing to shortfalls in the
housing supply.
There is a labor shortage in the home construction sector.
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The cost of construction materials has risen over 20% since 2008, and significantly more
during the COVID-19 pandemic.
People are staying in their homes longer, slowing the turnover rate.
There is less profit made on entry-level or starter homes and builders focused on more
profitable market-rate housing.
Interest rates remained low, reducing the costs of borrowing, enabling sellers to price
homes higher. These rates are likely to increase however, making them less of a factor
moving forward.
Multi-family and denser housing options continue to have a negative image in our
communities contributing to suppression of needed supply.

These and other challenges are present, and in some cases are increasing, as the economy,
workforce, and supply chain components adjust to catch up with housing demands. Forecasts do
not predict a quick recovery of the housing market and it is possible that even more housing
demand will exist as the as the baby boomer generation is living longer and the millennial
generation (now the largest population cohort in the nation) reaches its prime home-buying
years. Changes in our demographics are a leading reason for why the ‘housing life-cycle’ is
broken as retirees and millennials are now competing in the same small house/starter home
market.
These problems are further compounded when one looks at the typical lifecycle of a household
(Figure 2-1). The housing lifecycle represents different point in time when a household’s
conditions change, thereby warranting a different type of housing (i.e., size, affordability, etc.).
As shown in the Household Life Cycle diagram on the following page, a household goes through
several stages over time:







A Young Lone Person or Group Household will typically rent.
A Young Couple will typically rent but may begin planning for a home.
A Young Family may rent but look at homeownership as well. A small home may
transition to a larger home.
Mature Families will own a home and may look at aging in place as their children grow
older.
Couples may divorce creating One Parent Households or a Lone Person Household. They
may rent or own a home.
As children grow older and leave home, Empty Nester Households are created. These
households may no longer need their larger home and want to downsize to a smaller
home, apartment, or condominium. They may also need care as they get older, so there
may be a need for better access to in-home care, senior housing, assisted living facilities,
or nursing homes.

6

City of Jefferson: Workforce Housing Action Plan 2022-2024

Figure 2-1: Household Lifecycle

Source: .id the population experts.

This concept is important, as current nationwide population data shows that the Millennial
Generation is now the largest age cohort across the nation, and they are now entering their
prime home-buying years. With the pre-existing shortage of starter homes, the market will
continue to have fierce competition. This is coupled with the Baby Boomer Generation who is
living longer and who have recently retired or will soon retire and are facing a market that has
limited retire in place housing units The result is that the Baby Boomer Generation is unable to
move into smaller homes freeing up their homes for the Millennial Generation.
Additionally, one must consider the impacts on employers, who are already short-handed in
many cases. If affordable housing is not available in a community, it will certainly impact that
employer’s ability to attract workers and hence, that business’ ability to expand. The same can
be said for the City’s ability to attract new businesses if the workforce cannot live within the City
or one of its nearby communities (who are also suffering the same problems).
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Figure 2-3: Elven Sted, a 33-unit mixed-income affordable housing development by Movin' Out in
Madison, WI.
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Chapter 3
Education & Issue Identification Process
OVERVIEW
Cedar Corporation was tasked with conducting two working sessions with the City’s Committee
of the Whole.
The first was an educational session held on October 5, 2021 which focused on the issue of
affordable workforce housing and how it relates to the City of Jefferson and its needs. The
approximate two-hour session covered a number of topics, including:








The history of the affordable housing crisis, the factors which lead up to, and the
economic and social impacts it has caused;
Projections of the City’s annual household income and ‘affordable housing’ income limits
were shared to ensure that an understanding existed of how and who was affected by
the issue. This included those people who, while above the low-income status, continue
to struggle to find affordable housing. These are often industrious people employed in
noble and necessary fields such as teachers, nurses, and construction workers;
With the assistance of Movin’ Out (a non-profit affordable housing organization), a
review of affordable workforce housing funding and financing sources and techniques
was conducted along with examples of how a typical “capital stack” looks for various
housing projects.
Examples and best practices were shared for how communities and the development
community are reacting to this critical issue through the use of various tools and
techniques, and;
A review of the City’s current comprehensive plan which forms the basis for how the City
will be move forward to address the affordable workforce housing issue.

A second “Brainstorming Workshop” was held on October 19, 2021 whereby the Committee of
the Whole plus several representatives from the business community participated. The goal of
the workshop was to tie some of the base education components to the City’s situation through
a number of strategic exercises. A summary of each exercise follows with supporting information
being contained in Appendix A.
In all, 15 people participated in the workshop (listing in Appendix A). They were seated in four
small groups of four to five persons at each table in order to facilitate conversations and help
determine if differing perspectives resulted from each group’s responses to the exercises.
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EXERCISE #1: WHAT’S YOUR 10-20?
When participants signed in, they were asked to place a colored dot on a map of the city to
indicate the location of their residence (yellow) or business (red). If the participant lived or
owned a business outside of the city, they simply placed the dot on the edge of the map closest
to the direction of their travel.
As shown in Figure 3-1, the distribution of participants was quite good and thereby represents a
good cross-section of the community, perhaps with the exception of those who lived in the older
residential neighborhoods adjacent to downtown.

Figure 3-1: Workshop Participant Distribution
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EXERCISE #2: A HOME FOR EVERYONE?
The individual participants took about ten minutes to write down their ideas using single words
or short sentences on Post-It notes to describe existing, or future, BARRIERS to the development
and creation of new workforce housing within the City of Jefferson.
In all, 38 responses were generated. In reviewing them and combining similar comments into
related topics, the top three overall responses centered around the lack of available land to
accommodate affordable workforce housing, the stigma that is often associated with this type of
housing (and which, for the most part, are untrue), and the challenges that exist to attract
property developers to the City as they may be unfamiliar with the market, the City’s
requirements, or feel that they cannot build affordable workforce housing to meet their needed
profit margins. As summary of the consolidated comments are contained in Table 3-1.

Table 3-1: Summary of Responses to Barriers to Affordable Workforce Housing
Comment
Count
12
7
6
5
4
2
2

Generalized Response
Lack of available land for sale for development
Stigma of affordable housing
Challenge to attract developers to Jefferson.
Availability of existing housing
Increasing development costs (land, building, infrastructure)
Lack of investment capital / community levy limits
What we have decided is affordable might not be affordable to someone else

EXERCISE #3: GET INVOLVED!
Using the provided Post-It notes, individual participants took about 10 minutes to write down
their thoughts on who/where/how partnerships and collaborative efforts could occur or be
created to further address the workforce housing shortage in the City of Jefferson. Participants
were informed that ideas could range from listing groups and organizations that should be
involved, to identifying specific solutions or programs that will need collaborative efforts to
create and sustain.
As shown in Table 3-2, a wide variety of responses were received, 27 in total. When consolidated
into common topics, the top three responses identified the local/regional developer and builder
community, area banks and lenders, and the School District of Jefferson. Non-profit
organizations, and the Jefferson City Chamber were also cited as entities which may offer
insights or expertise and, collaboratively, may find ways to apply their knowledge, capacity, and
networks to dedicated efforts for resolving components of this housing issue.
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Table 3-2: Summary of Responses to Entities Who Should Be Involved
Comment
Count
5
3
3
3
2
2
2
2
2
1
1
1

Generalized Response
Local builders/developers
Lenders
School District
Non-profit organizations / Service Clubs
Chamber of Commerce
Local Businesses
Churches
Government (incentives financing, tax credit financing, tax increment financing)
County government
Local citizens (hear their issues, concerns, questions)
Private Investment
How do you get landowners to sell?

EXERCISE #4: LOCATION, LOCATION, LOCATION
Using a map that was provided, as a group, participants placed colored dots on locations that
they felt might be most appropriate for new affordable housing. The participants used the
following colors to distinguish the types of location.
 GREEN = “Greenfield” Development (vacant, raw land on/near edge of City)
 YELLOW = “Infill” Development (vacant lots within developed part of City)
 RED = “Redevelopment” (removal of existing buildings and rebuild with new housing)
 BLUE = “Conversion” (Renovation/Rehabilitation of existing buildings/structures, historic or not)

The results of this mapping exercise
varied amongst the three tables (Maps
3-1 to 3-4), however; when all of the
results are viewed as a single map
(Map 3-5), obvious patterns begin to
exist in terms of the location and
prioritization of parcels which may
hold promise for the accommodation
of future affordable workforce
housing.
Figure 3-2: Workshop participants identify potential affordable
workforce housing sites.
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Map 3-1: Individual Table Results of Preferred Housing Development Sites
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Map 3-2 Individual Table Results of Preferred Housing Development Sites
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Map 3-3 Individual Table Results of Preferred Housing Development Sites
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Map 3-4 Individual Table Results of Preferred Housing Development Sites

16

City of Jefferson: Workforce Housing Action Plan 2022-2024

Map 3-5: Consolidated Results of Preferred Housing Development Sites

17

City of Jefferson: Workforce Housing Action Plan 2022-2024

After consolidating the data, the number of times a single parcel was identified (voted upon)
ranged from 1 to 4. In total, 95 ‘votes’ were made on 57 different parcels of property. Of these,
only 11 properties had either 3 or 4 votes. These highest scoring parcels are located within eight
distinct sub-areas (Figure 3-3), of which four sub-areas fall partially or completely outside of the
current City limits (blue circles). The remaining four sub-areas are within the City limits and
consist of two ‘greenfield’ areas in the northwest and southwest portions of the City (purple),
and two ‘urban’ sites that bookend the north and south sides of downtown (orange).
Figure 3-3: Priority Housing Development Sub-Areas

Figure 3-4 provides a closer look at the priority properties that were identified through this
process. Additional, lower-ranking properties are adjacent or nearby to many of the priority
parcels, thereby creating ‘clusters’ of opportunity within specific portions of the City. More
discussion about these clusters and individual sites is contained in Chapter 4.
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Figure 3-4a: Preferred Affordable Housing Development Sites

Repco Rentals – 36.5 ac.

Spangler Leasing – 84.8 ac.

Jefferson Co. – 15.3 ac.

Ashland Empire – 11.5 ac.

19

City of Jefferson: Workforce Housing Action Plan 2022-2024

Figure 3-4b: Preferred Affordable Housing Development Sites
Sherman Investments, LLC – 50.7 ac.

K&V Farms – 11.7 ac.

Jefferson Co. – 129.9 ac.

Rob. P. Laatsch Trust – 59.8 ac

20

City of Jefferson: Workforce Housing Action Plan 2022-2024

EXERCISE #5: BIG IDEAS!
Using the Post-It notes, individuals took about 10 minutes to write down any BIG IDEAS that they
had which may provide a solution (or a component of) to mending the workforce housing
situation in the City of Jefferson. This exercise generated a total of 21 comments or ideas which
are listed out in Table 3-3 specifically, but in a categorized format. Most comments related to
the redevelopment or re-use of specific sites, as well as the City’s need to assist in securing land
for future affordable workforce housing projects.
Table 3-3: Summary of Responses to Big Ideas
Comment
Count / Topic
7 - Site Related

5 - Land Related

5 - Incentive Related

4 - Other

Specific Responses
Tear down Hilltop, build affordable condominiums
Utilize St. Coletta unused lands
Redevelop County Highway Shop site
Demolish old Tyson plant
Tear down Tyson and Arrow properties to redevelop
Invest huge money in downtown rehabilitation. Example: Playa
Vallarta Restaurant (old Jefferson House) remodel into high end old
architecture apartments
Annex and develop all three interchanges. Light retail, attract
people to shop, nicer restaurants or anchor businesses.
Incentivize landowners to will land to city
Government should approach landowners
City [should] continue to develop lots
Ask and encourage landowners to sell. Keep prices low on lots for
quick sale
Get bold and engage landowners about potential lots
Master plan infrastructure to entice developers
Greater availability of tax credits in rural area
Government grants for down payments for those seeking
affordable housing
City financed subdivision (Tax Increment Financing)
Government/private enterprise partnership to create a low interest
loan program for those seeking affordable housing
Invest in higher end market-based apartments
Different name for Workforce Development
Zoning (smaller lot sizes/greater density)
Lock system for dam to allow boat passage through the city
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Chapter 4
2022-2024 Action Plan for Affordable Workforce Housing
OVERVIEW
To successfully address the multitude of barriers that are impacting the ability to construct new
affordable workforce housing, the City must be deeply engaged and committed to its resolve.
While the City cannot address every aspect of this issue, it can play a prominent role in creating
an environment which is conducive to generating interest and opportunity for the development
community. As such, the City will need a clear path to effect short-term changes in the planning
for, approval of, and financing of new housing construction to meet the needs of its residents
and employers. This 3-year Action Plan offers guidance on the solutions to its affordable
workforce needs and should be placed near the top of the City’s overall priorities if it expects to
make any headway on the issue.

2022-2024 ACTION PLAN
Based on the information gathered from the education and brainstorming process, Cedar
Corporation and Movin’ Out have developed the following 3-year Action Plan for the City of
Jefferson. The Action Plan contains a variety of recommendations (actions) that are based on
five distinct strategies (Figure 4-1) centered around the creation of a supportive environment for
the development of new affordable workforce housing. These strategies align and also directly
address five (in bold) of the top seven barriers identified in the Brainstorming Session as shown
below:
1.
2.
3.
4.
5.
6.
7.

Lack of available land for sale for development
Stigma of affordable housing
Challenge to attract developers to Jefferson
Availability of existing housing
Increasing development costs (land, building, infrastructure)
Lack of investment capital / community levy limits
What we have decided is affordable might not be affordable to someone else
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The five proposed strategies also align well with the Housing Vision Statement adopted in the
City’s current (2019) Comprehensive Plan which states:
“The City of Jefferson will seek to offer a wide array of housing choices in
excellent condition. Residents will seek to find adequate housing easily and
affordably within the City and be able to stay throughout their life cycle, as their
income, family, and individual needs change.”
Figure 4-1: Affordable Housing Strategies & Target Dates

The five strategies outlined in Figure 4-1 are accompanied by specific target dates by which the
City can use to measure its initial success. Each action step has also identified the entity
responsible for its initiation and completion so that the City can effectively guide its efforts and
resources into the areas which are most impactful for the short-term. In addition to the action
items presented within this document the community should be continuously studying the
housing market and developing additional action items so that a new 3-year Action Plan can be
developed for 2026-2029.
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1. Provide Leadership and Education

ACTION TARGET: CONTINUAL
The City of Jefferson needs to play an active leadership role in addressing factors that they can
control or influence the future construction of new affordable workforce housing units.

1.1) PROVIDE LEADERSHIP ON LOCAL AFFORDABLE WORKFORCE HOUSING
ISSUES
1.1.1) Create an Affordable Workforce Housing Task Force consisting of a cross-section of
community individuals to conduct and oversee tasks outlined in this Action Plan (City
Council). The Task Force should be created for a three-year period to coincide with the
timeline of the Action Plan. It can be renewed based on its effectiveness and the level of
interest in continuance by its members. The Task Force could include representation by
the following types of entities, but should be customized as the City feels appropriate:
o
o
o
o
o
o
o
o
o
o
o
o

City Council Member
Plan Commission Member
City Administrator
School District
Chamber of Commerce
Local/Regional Housing Authority
Large Local Business
Small Local Business
Bank/Lending Institution
Housing Developer/Builder
Local Economic Development practitioners
A person(s) with “Lived Experience” (worker, lower income, younger person in need
of housing, etc.)

1.1.2) Proclaim a particular month in 2022 as “Affordable Workforce Housing Month” (City
Council). Use this opportunity to announce the creation of the Affordable Workforce
Housing Task Force and the City’s adoption of, and intent to implement, this Action Plan.
Share information, facts about affordable workforce housing, and lists of resources for
housing assistance. Take this action annually and announce future successes and
progress reports to the community.
25
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1.1.3) Conduct an annual on-line survey to poll residents on their current housing status and
future housing needs (Task Force). The first year should serve as a benchmark with
subsequent year surveys being used to measure changes in affordable workforce housing
conditions. The survey could be implemented annually during the month selected for
Action 1.1.2.

1.2) PROVIDE EDUCATION ON AFFORDABLE WORKFORCE HOUSING ISSUES
As documented and discussed during the educational session and the brainstorming workshop,
the City acknowledges that there is often a stigma associated with affordable workforce housing.
Many concerns – some founded and some unfounded - may be raised by the community if and
when such developments are proposed. Such prejudices can be hard to challenge and change,
but it seems clear that more work is needed to counter the root causes of opposition to
affordable housing development projects. Therefore, the City should take proactive steps to
address these potential issues and biases before they affect the decision-making process. As
such, the City should take a lead in providing educational opportunities to residents, businesses,
and elected officials on the short and long-term issues associated with the shortage of
affordable workforce housing.
1.2.1) Develop a dedicated website page for the affordable workforce housing issue and what
it means for the City of Jefferson (Administrator). Post copies of this Action Plan, the
Comprehensive Plan, and other resource materials (pdfs and links to articles and
affordable housing support agencies, etc.). In addition, using it as an area to provide
reports on Task Force activities, GIS inventory maps (see Recommendation 3.2.1), as well
as successes and ongoing challenges with the implementation of the Action Plan.
1.2.2) Create an Annual Report of current housing-related statistics, metrics, and progress on
meeting the targets outlined in this Action Plan (Administrator). Tracking information
about how the City is progressing towards it goals will be important. Not only for the
general public’s knowledge, but also for future elected officials and leaders as this issue
will span across several election terms. Common sources of housing data can be obtained
from the U.S. Census and other state agencies and can be appended with local data
generated as part of the City’s broader effort. A template for reporting data and progress
should be developed so that information can be generated consistently from year to year.
Data sets to consider include local building permits, number of platted lots, and
information about the City’s population, income, and housing stock. Two such sources are
as follows:


The U.S. Census American Community Survey (ACS), which provides annual
information by community on “housing burden” defined as the number of families
spending more than 30% on housing costs. For example, the City of Jefferson’s 2019
26
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ACS 5-Year Estimate data on Financial Characteristics can be found here (Table S2503):
https://data.census.gov/cedsci/table?g=1600000US5537900&tid=ACSST5Y2019.S2503


Data on the physical attributes of the City’s housing stock can be located here (Table
S2504):
https://data.census.gov/cedsci/table?g=1600000US5537900&tid=ACSST5Y2019.S2503

1.2.3) Leverage local media to regularly report on affordable workforce housing issues
(Administrator). Garnering the attention of the public on the affordable workforce
housing issue, and the City’s efforts to address it, will raise awareness, empathy, and
engagement within the community. Outreach can consist of regular press releases and the
encouragement of locally-focused articles on affordable workforce housing.

Figure 4-2: New affordable workforce housing in Eau Claire, WI.
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2. Remove Local Regulatory Barriers

ACTION TARGET: AMEND PLANS & CODES BY SEPTEMBER 2022
Local regulatory barriers are commonplace in communities with respect to deterring or
preventing affordable housing. Single-family only zoning districts, large lot size minimums, lot
frontage minimums, excessive road width dimensions, and even parking requirements can all
contribute to the increase cost of housing. Local zoning and land division policies must be a
driver in the effort to significantly reduce development costs, operating costs, or both in order to
help reduce the affordability gap.

2.1) MODIFY THE COMPREHENSIVE PLAN
The City of Jefferson updated its Comprehensive Plan in 2020.
This new version contains significantly more information,
discussion and content on the subject of housing, and
affordable workforce housing in particular. While the plan
provides some good information to substantiate the need
for the City to move in the direction of creating or
allowing for higher density, mixed residential uses, there
are a few shortcomings which should be addressed in a
high-level document such as this. The City should
consider the adoption of various text and map
amendments to the existing Comprehensive Plan which
help to reinforce a realistic vision for, and commitment to, the
provision of high quality, affordable workforce housing within the
community.
2.1.1) Increase density assumptions for overall residential development from an average of 46 units per acre to an average of 8-10 units per acre utilizing a variety of housing styles
within the same development to accomplish this (Plan Commission). The upside of this
increase in density is threefold: Lower cost per unit for land, lower cost per unit for
infrastructure, and a higher value per acre of land, which translates to higher tax
revenues for the City.
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2.1.2) Add language which supports the concepts of supplying “Missing Middle” housing
styles and the use of “gentle density” to illustrate that the character of both existing
and new neighborhoods is being considered (Plan Commission). The “missing middle” is
a term used to describe housing types with densities that fall between detached singlefamily homes and larger mid-rise multi-family buildings. Housing types include duplex,
triplex & fourplex, courtyard apartments, townhouses, live/work units, among others.
While these unit types typically provide for medium density, they often have a lower
perceived density due to their design and small building footprint. Missing middle
building types can help developers maximize affordability and returns without
compromising quality by providing housing types that are simple and affordable to build.
The term “gentle density” refers to just that, a slow transition from single-family
dwellings to a denser residential use that is designed to fit within the context and scale of
the neighborhood. Gentle density would be the opposite of placing a 16 unit apartment
building next to an existing single-family neighborhood and instead, would look at
scattering the 16 units, in perhaps four 4-unit buildings across a broader development
area which is interspersed with single-family and duplex housing. It is important to
remember that the term “missing middle” also refers and directly ties to those in the
workforce who are making 60-120% of the area’s median household income. The City
may wish to expand this target population slightly, as lowering it to 50% MHI can
increase opportunities for developer tax credit programs (see Recommendation 4.2.4)
2.1.3) Add additional statements which help to illustrate that solutions may require
significant financial investment of the City through a range of financial incentives and
commitments to invest in the provision of affordable workforce housing (Plan
Commission). This can include a range of incentives that are provided through the
general budget, tax abatement strategies, incentives, formal and informal public-private
partnerships, and the leveraging of public and private grant funds.
2.1.4) Prepare a Future Land Use Map amendment to expand the amounts and locations of
“Mixed Residential” development (Plan Commission). Providing additional
opportunities for the construction of affordable workforce housing will be based partially
on the allowance of sufficient available land options. After reviewing and prioritizing the
identified ‘preferred housing’ parcels shown in Figure 3-4, analyze the current Future
Land Use Map for potential amendments which would accommodate denser
development options.
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2.1.5) Prepare new Area Development Plans (ADPs)
for priority housing sites (Plan Commission).
Pre-plan larger areas of vacant land (as much as
80+ acres at a time) in more detail to provide the
preferred framework and context for new
housing development, particularly in those areas
designated as “mixed use”. Plans at this scale are
meant to guide the developer while providing
the most efficient and effective layout for major
Figure 4-3: Example ADP for an approximate 350 acre
site infrastructure and services. Time spent on
mixed use area.
examining road layouts, block sizes, preferred
land uses, densities, greenspaces, trails, and stormwater facilities is important as it will
reduce time on the developer’s end spent trying to interpret what the community desires
and what it will find acceptable. Area Development Plans are meant to offer some level
of flexibility as well, so keep in mind the developer’s needs when specific proposals are
made. See also Action 2.2.8 regarding follow-up Official Map amendments.

2.2) MODIFY CURRENT DEVELOPMENT CODES
Communities in Wisconsin and across the nation are grappling with ways to foster increased
housing types for all levels of the socio-economic ladder. Some of these ways involve new
regulations, revising existing regulations, and/or creating incentives to encourage specific
housing types, based on a community’s need. The following examples are ways the City of
Jefferson can assist or incentivize affordable workforce housing to meet the community’s needs.
When utilized, these code changes may help reduce the costs associated with development and
allow for a wider range of housing to be built. Also, see Strategy 3 for additional code
recommendations that are related to creating incentives for affordable workforce housing.
2.2.1) Consider the consolidation of existing Residential Zoning Districts within the current
Zoning Ordinance (Plan Commission). The City’s Zoning Ordinance contains ten (10)
separate residential zoning districts, broken up by the overall density of development
which ranges from 2 to 12 units per acre. In addition, housing types such as two-flats,
mobile homes, and duplexes are separated into distinct zoning districts. While the
allowance of such densities is generally a good thing, the way the ordinance is set up, it
leaves the option open for a developer to select only a low density residential use
without encouraging the construction of smaller, more affordable homes.
2.2.2) Consider the elimination of Exclusive Single-Family Residential Zoning (Plan
Commission). Larger communities are now eliminating exclusive single-family zoning
districts and replacing them with residential zoning districts that allow single-family,
duplexes, and triplexes within the same district. This does not restrict a developer from
building all single-family homes, but it does allow the developer to create a mix of
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permitted housing types within one zoning district. The City may require that any new
development in existing neighborhoods match the aesthetics and setbacks typically
found in that neighborhood to fit in. This would require the creation and adoption of a
set of new zoning districts pertaining to residential uses.
2.2.3) Amend the existing Zoning Ordinance which allows for the use of Accessory Dwelling
Units (ADUs) in all residential districts of six units per acre or less as a permitted use
using the currently adopted standards (Plan Commission). Currently, the City of
Jefferson does have provisions for Accessory Dwelling Units, however, the Table of Uses
does not show it as a permitted or conditional use in any Residential District. ADUs
provisions typically will allow a single-family zoned lot to have an additional dwelling on
the property or inside the existing single-family home. These ADUs are regulated by size
and location on a property. Typically, smaller in size (700 sq. ft. max. by the current
ordinance definition), they provide additional housing options for residents without a
need for more land for development. An ADU can be above a garage, a separate
structure in a backyard, or an
apartment in the home and such
provisions can not only help to
provide lower cost, smaller homes,
but also it allows for the
aforementioned “gentle density”
increases within established
neighborhoods. Financing for ADU’s
can be a barrier at times and the
City may wish to reach out to area
lenders and builders to help find
Figure 4-4: Example of a detached accessory dwelling unit.
solutions.
2.2.4) Consider proactively re-zoning priority lands for higher density residential land uses
(Plan Commission). The zoning ordinance allows for higher density single family
residential developments, but limited opportunities are available to accommodate such
housing based on the current zoning map. In order to better market affordable
workforce housing development opportunities, it would be helpful to have these lands
“ready to go” in terms of their zoning status.
2.2.5) Be cautious with the use of restrictive covenants or other deed restrictions when
approving new housing developments (Plan Commission). Besides zoning, restrictions on
the use of property can be accomplished through deed restrictions or restrictive
covenants, which “are restrictions contained in the deed that limit how a property can be
used and what can be built on it.” These ‘run with the land,’ meaning that anyone who
buys the property in the future is supposed to abide by the restrictions.” Most often
developers include provisions that are more restrictive than local regulations, particularly
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with respect to what can and can’t be parked in the front yard, outdoor storage, or if
businesses can be run out of the home. At times, these deed restrictions may run counter
to the income levels and lifestyles of those needing affordable housing and can potentially
increase the cost of the home.
2.2.6) Review and amend Planned Unit Development (PUD) Overlay Requirements to provide
more housing choices (Plan Commission). The City’s Planned Unit Development (PUD)
Overlay requirements are intended to encourage planned developments that offer
greater creativity and flexibility in site plan design, affording possible relaxation of certain
development standards pertaining to the underlying standard zoning district. The PUD
designation can be beneficial to promoting affordable workforce housing and it appears
that it has been utilized in the City. Additional statements could be added to the
“Purpose” section which recognize the need for affordable workforce housing and that
the PUD process is meant to offer flexibility to facilitate more housing choice. Currently,
all districts can take advantage of the PUD Overlay and the City should use this tool as
another incentive to promote and attract new workforce housing projects. The City may
also wish to consider whether a Public Hearing is required for such proposals as this can
often slow down the project approval process.
2.2.7) Reduce parking requirements where appropriate (Plan Commission). Higher density
housing in areas which include good pedestrian and bicycle facilities can reduce the need
for car ownership and hence the need for parking spaces. A reduction in parking
requirements not only reduces affordable workforce housing project costs, but also
increases the space available for housing units, thereby increasing opportunities for a
greater number of housing choices. Smaller, multi-family units (4 to 6 units) that tend to
be more compatible with the City’s walkable environments could potentially benefit from
such reductions. The same applies to commercial and industrial properties, potentially
freeing up more land for housing and keeping new neighborhoods walkable.
2.2.8) Update and utilize the Official Map process to reserve critical infrastructure locations in
newly developing areas (Plan Commission). Once Area Development Plans (ADPs) are
created (see Recommendation 2.1.5), ensure that all major connecting streets, desired
park facilities, and stormwater management facilities are included on the City’s Official
Map Ordinance.
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3. Identify, Acquire, and Promote Affordable Housing Sites

ACTION TARGET: TWO SITES SECURED BY FEBRUARY 2023
Within the City of Jefferson there is an overall lack of available existing lots and new lands ready
to support affordable workforce housing projects. If the City intends on creating opportunities to
expand affordable workforce housing, then it will need to play a strong role in providing this
critical component. Land availability comes in many forms, including greenfield property on the
edge of the City, existing vacant infill areas, underutilized properties for redevelopment, or
through the adaptive re-use of existing vacant structures. Having a variety of these types of
property available on the market, or in the control of the City, will help to create new
opportunities to construct affordable workforce housing units. Even better, having property
available that meets certain criteria could help with the City or developer obtaining grants,
loans, or tax credits which will be necessary to support a project. Promoting and marketing
these sites, once secured, will be imperative to achieving success.

3.1) IDENTIFY AND LEVERAGE CONTROL OF FUTURE AFFORDABLE HOUSING SITES
The previously held Brainstorming Session generated as significant amount of information
pertaining to land suitability for affordable workforce housing projects. As shown in Figure 4-5
and Table 4-1, a total of 31 parcels of land across nine areas of the community were identified as
being high priority sites which could best accommodate new affordable workforce housing
projects. Each of these areas has unique qualities in terms of location, access, ownership, and
proximity to resident services and amenities. In some cases, several properties lie outside the
current City boundary and would need to be annexed in order for development to take place.
3.1.1) Focus the City’s efforts on securing interest or control of three (3) locations for the
development of new affordable workforce housing by October 2022 (Administrator).
Based on the identified parcels in Figure 4-5 and Table 4-1, it is recommended that Area
3 (parcel 3a), Area 5 (parcel 5c), and Area 8 (parcels 8a and 8b initially) be considered
primary targets for new affordable workforce housing projects. The City should reach out
to the current landowners (in this case, Jefferson County and Spangler Leasing) to initiate
discussions on:
 Negotiating the direct purchase of these properties or obtaining an option to
purchase;
 Encouragement of the landowners to place the properties on the open real estate
market.
In advance, the City should develop a strategy on how to pay for said properties,
including the use of TIF dollars, grant sources, land donation programs, and its general
levy.
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Figure 4-5: Priority Parcels for New Affordable Housing
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Table 4-1: Priority Parcels for New Affordable Housing
MAP
ID

Parcel ID

Acres

Owner

Total
Assessed
Value
(2020)
$78,900

Comp Plan
Future Land
Use

Existing Zoning

In
TID?

Notes

1a

002-0714-3542-000

36.46

1b

002-0714-3543-001

28.21

Repco Rentals
LLC c/o Robert
Rupprecht
D&N Probst
Trust

Planned
Commercial

n/a

No

Not in City, would
require annexation

$448,700

Planned
Commercial /
Planned
Neighborhood
Planned
Neighborhood

n/a

No

Not in City, would
require annexation

2a

241-0614-0312-000

21.00

Spangler
Leasing, LLC

$6,100

RH-35 Rural
Holding

No

$4,700

Planned
Neighborhood

RH-35 Rural
Holding

No

Spangler
Leasing, LLC

$7,300

Planned
Neighborhood

RH-35 Rural
Holding

No

22.73

Spangler
Leasing, LLC

$6,600

Planned
Neighborhood

RH-35 Rural
Holding

No

Property would
require sewer lift
station
Property would
require sewer lift
station
Property would
require sewer lift
station
Property would
require sewer lift
station

2b

241-0614-0311-000

16.09

Spangler
Leasing, LLC

2c

241-0614-0312-001

25.00

2d

241-0614-0311-003

3a

241-0614-0231-016

10.37

4a

241-0614-1124-005

11.34

Jefferson
County
Ashland Empire

$0 (tax
exempt)
$1,256,80
0

UMU – Urban
Mixed Use
Light Industrial

TID
#5
No

4b

241-0614-1124-028

0.80

Arrow, Inc.

$30,000

4c

241-0614-1124-014

0.19

241-0614-1124-015

0.19

$0 (tax
exempt)
$81,800

UMU – Urban
Mixed Use
Institutional

4d
4e

241-0614-1124-016

0.38

City of
Jefferson
Chmielewski
Trust
Arrow, Inc.

4f

241-0614-1124-017

1.48

Arrow, Inc.

$241,200

4g

241-0614-1131-000

0.46

5a

014-0614-0331-000

$0 (tax
exempt)
$6,200

n/a

TID
#5
TID
#5
TID
#5
TID
#5
TID
#5
TID
#5
No

5b

241-0614-0331-001

22.50
(approx.
14 ac. Of
this lies
east of
Hwy 26)
3.66

City of
Jefferson
Robert P.
Laatsch Trust

Planned Mixed
Use
Planned Mixed
Use / Park &
Open space
Planned Mixed
Use
Planned Mixed
Use
Planned Mixed
Use
Planned Mixed
Use
Planned Mixed
Use
Planned Mixed
Use
Planned
Commercial

$1,100

5c

241-0614-0343-000

33.06

Robert P.
Laatsch Trust
Spangler
Leasing, LLC

RH-35 Rural
Holding
RH-35 Rural
Holding

TID
#8
TID
#8

6a

241-0614-0134-002

11.73

K&V Farms, LLC

$3,400

014-0614-1212-002

36.63

Kemmeter’s
Properties, LLC

Data not
available

SR-2 Single
Family
Residential
n/a

No

6b

Planned
Commercial
Planned Mixed
Use / Planned
Commercial
Single Family
Residential
Urban
Planned
Neighborhood /
Single Family
Residential
Urban

$60,000

$785,200

UMU – Urban
Mixed Use
UMU – Urban
Mixed Use
Light Industrial
Institutional

No

PRIORITY PARCEL
Recently purchased by
investors. Floodplain
issues.
Floodplain issues
Floodplain issues
Floodplain issues
Floodplain issues
Floodplain issues
Floodplain issues
Not in City, would
require annexation

PRIORITY PARCEL

Not in City, would
require annexation
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6c

7 parcels

28.27

7a

014-0614-1411-000

50.75

7b

241-0614-1412-000

6.43

8a

241-0614-1512-001

10.94

8b

8c

241-0614-1512-010

241-0614-1511-040

19.21

20.00

Moldmakers
Investments,
LLC
Sherman
Investments II,
LLC

$532,200

Planned Mixed
Use

UMU-Urban
Mixed Use

TID
#6

St. Coletta’s / Possible
Historic Tax Credits

$11,800

n/a

No

Not in City, would
require annexation

City of
Jefferson
Jefferson
County

$0 (tax
exempt)
$0 (tax
exempt)

Planned
Neighborhood /
Park & Open
Space
Planned
Commercial
Community
Facilities

Institutional

No

Former VFW Hall

RH-35 Rural
Holding

No

Jefferson
County

$0 (tax
exempt)

RH-35 Rural
Holding

No

Jefferson
County

$0 (tax
exempt)

RH-35 Rural
Holding

No

Community
Facilities /
Planned Mixed
Use / Park &
Open Space
Planned Mixed
Use

County Farm

PRIORITY PARCEL
County Farm

PRIORITY PARCEL

County Farm

Source: Jefferson County GIS, 2021

3.1.2) Evaluate opportunities for the acquisition of vacant infill properties and market them
for affordable workforce housing projects (Plan Commission). Infill development, or the
utilization of smaller individual vacant lots located within an already developed area, is a
haphazard approach to accommodating additional affordable workforce housing, but
instead of the goal being quantity, the approach should be more about the creation of a
quality, complete, and well-functioning neighborhoods. Infill development takes
advantage of assets of land, infrastructure, or buildings that a community already
possesses and repurposes them for future uses that will benefit local residents. Incentive
for infill development can be created easily, such as waiving development permit or
utility connection fees.
3.1.3) Consider providing land at a reduced or no cost option to support affordable workforce
housing projects (City Council). Often called “land banking,” some communities have
taken a more active, hands-on role in the development and sale of land, including
providing land at a reduced or no cost option to the developer. As an incentive, executing
land contracts with developers that included a non-transferable credit towards the land
value for every housing unit that is developed. For example, a developer could receive a
$6,000 credit/unit towards a $100,000 property; with 16 units developed, the developer
would only pay $4,000 for the land.
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3.2 PROMOTE AFFORDABLE WORKFORCE HOUSING DEVELOPMENT SITES
The City of Jefferson needs to ensure that any available land or redevelopment opportunity for
affordable workforce housing is adequately promoted amongst the development community. Many
methods exist to accomplish this and the City can raise its profile amongst the home-building industry by
putting forth effort to gather, maintain, and distribute key information regarding housing needs and
housing development opportunities.

3.2.1) Develop and maintain a set of GIS-based maps which identify critical information for
use by the City and private or non-profit developers to assist in capturing new
affordable workforce housing opportunities (Administrator) Such maps can be placed
on the City’s website (Recommendation 1.2.1) and will take some commitment to
maintain, however; they can be used as a resource for contractors and housing
developers to locate cost effective and affordable building opportunities in the City using
the ability to view various attributes of properties such as:


An “Infill” map identifying vacant lots, adaptive re-use, and redevelopment
opportunities within existing neighborhoods that already have utility services. Such
a map can be used as a resource for contractors and housing developers to promote
more cost effective and affordable building opportunities in the City.



Areas of Naturally Occurring Affordable Housing (NOAH). Naturally Occurring
Affordable Housing is a subset of all the housing units contained within the City. Many
of the existing homes, while occupied, represent the bulk of the City’s affordable
workforce housing. It is important to know where these units are, and their general
condition. The inventory can be based on existing parcel assessment data and should
focus on those units which have a current ownership market values of $180,000$250,000 (approx. 60%-90% CMI, 4-persons), and/or rental units that are $1,182 or
less (60% CMI, 4-persons). The inventory should also track new affordable units that
are being planned or in the pipeline.

3.2.2) Utilize the City’s variety of existing and new publicly accessible maps to highlight areas
in the community and individual parcels for new housing development (Administrator).
Utilize the City of Jefferson Comprehensive Plan, Housing Affordability Report, TIF District
Project Plans, and utility maps to identify and promote sites that are ready for new
affordable workforce housing. Each of these maps can serve a purpose in terms of
marketing.
3.2.3) Create a list of active housing developers for marketing opportunities within the City
(Administrator). Particularly those developers who utilize tax credits for affordable
workforce housing projects, share the City of Jefferson Residential Development
Marketing Kit, and explore ways to collaborate with the developers to build new
affordable workforce housing.
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3.2.4) Develop “Gold Shovel” or similar “site certification” information for available priority
housing sites as a method to promote them as being ‘development ready’
(Administrator). The current “Gold Shovel” program targeted towards industrial sites
can be used as a model for promoting and marketing housing development sites as
essentially the same information is required. Such certifications can help to attract
developers as they are assured of the site’s conditions prior to purchase. Also be aware
that the State Legislature is currently developing bills for consideration which would
require the WEDC to develop such a program.
3.2.5) Create and distribute a Request for Information (RFI) for any City-owned land or
privately owned property when the landowner agrees to the development of his or her
land (Administrator). The RFI would specify types of housing required and amenities and
request examples of past similar projects and financial assistance needed to construct
the housing specified. The City would evaluate the RFIs and choose a developer to work
with to develop housing.
3.2.6) Create a City of Jefferson Residential Development Marketing Kit to give to housing
developers (Administrator). The Kit would contain information related to stormwater
regulations, subdivision ordinances, zoning ordinances, preliminary plat review
requirements, final plat requirements, Plan Commission and Common Council schedules,
potential incentives, and associated fees to help developers or contractors to submit
complete information to shorten the time between concept and construction. At a
minimum, the Kit should contain the following information to help developers or
contractors to submit complete information to shorten the time between concept and
construction:
a) Map(s) showing public and private
undeveloped residentially zoned
parcels
b) Map showing existing TIF Districts
that allow housing
c) City of Jefferson Housing Study and
Needs Analysis
d) UW-Whitewater – Jefferson County
Housing Study
e) Zoning Ordinance

f)
g)
h)
i)
j)

Subdivision Ordinance
Stormwater Ordinance
Preliminary Plat Review Requirements
Final Plat Requirements
Plan Commission and Common Council
Meeting Schedules
k) List of Development Fees
l) List of Potential Development Incentives
(Local, State, Federal)
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Pinney Lane Apartments (Madison), a 70-unit affordable workforce housing development financed by Movin’ Out.

3.2.7)

Actively promote sites through the set-up of informational booths or distribution of
flyers at various trade shows focused on the development, real estate, and
homebuilding sectors (Administrator). Sharing information and/or engaging directly
with those audiences who participate in the affordable workforce housing market is a
good way to bring attention to the City’s sites and opportunities to a statewide or
national audience. The following conferences may offer promotional opportunities:






3.2.8)

Wisconsin Housing and Economic Development Authority (WHEDA) Annual
Conference
Wisconsin Builder’s Association (WBA) Annual Conference (Better Buildings: Better
Business [B4])
Associated Builders & Contractors (ABC) Annual Conference (SuperCon)
Wisconsin Realtors Association Annual Conference
Wisconsin Economic Development Association (WEDA) Annual Conference

Consider participation in a larger, regional-scaled event based on the concept of
“speed-dating” to promote affordable workforce housing development opportunities
(Task Force). Work with local public and private entities to develop and coordinate a
day-long event which would serve to connect the City and several of its neighboring
communities with affordable workforce housing developers from across the State. Each
community would have information available in a consistent format that outlines
greenfield, redevelopment, and re-use opportunities. Details about the communities’
long-range plans, current regulations, incentives, and other funding opportunities would
also be made available.
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4. Leverage Financial Resources & Incentives

ACTION TARGET: INCENTIVE PACKAGE DEVELOPED BY APRIL
2023
Affordable workforce housing is becoming increasingly difficult to finance by the private sector
and oftentimes, direct financial assistance is needed from the local governmental unit to ensure
that the project ‘pencils’ so as to leave a reasonable profit margin for the developer.
A variety of funding strategies and mechanisms can be developed and implemented by the City
in a manner which makes the development community aware of base-level incentives, while at
the same time reducing the risk of the City’s investments and ensuring the project meets its
housing goals.

4.1 MAKE IMMEDIATE AND DIRECT INVESTMENTS IN AFFORDABLE WORKFORCE
HOUSING
4.1.1) Apply fee reductions for new housing development that benefits those households
within the 50%-120% median household income (MHI) range (Plan
Commission/Administrator). The City could develop a policy to reduce, waive, or defer
certain permit fees, developer fees, or impacts fees in order to encourage housing
development or individual projects that address housing needs that fit the 60%-120%
MHI segment of the population, or for specialized housing (elderly, disabled, etc. that
meets the community’s needs. Per Wisconsin Statutes 66.0617(7), impact fee waivers
can specifically be used for providing low-cost housing.
4.1.2) Expedite the housing development approval process (Plan Commission). The process of
re-zoning properties for denser multi-family uses can be cumbersome and timeconsuming for a developer. As in incentive, consider modifying existing regulations so
that a public hearing is NOT required if the proposed re-zoning is consistent with the
City’s Comprehensive Plan. Shortening the approval timeframe for a developer helps to
lower the project’s carrying costs, thereby making it more affordable to finance.
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4.1.3) Consider the creation of a “Below-Market-Rate Program” (Plan Commission). Upon
consultation with the City’s attorney, consider ordinance-based requirements for the
inclusion of 10-15% below-market-rate units for any converted or new housing
development, whether ownership or rental, which creates more than 5 units. A fee in
lieu of may otherwise be paid to a new Housing Fund. The in-lieu fee would be based on
a formula that considers the difference between the price of market- rate units and the
price of below-market-rate units.
4.1.4) Explore the use of Incentive Zoning (Plan Commission). Incentive zoning is a zoning tool
that offers developers regulatory allowances in exchange for public benefits, such as the
development of affordable workforce housing units and/or for low-to-moderate-income
persons. Incentives could include density bonuses, flexible development regulations,
parking reductions (and/or the aforementioned fee waivers, permitting priority, etc.).

4.2 MAKE LONG TERM INVESTMENTS IN AFFORDABLE WORKFORCE HOUSING
4.2.1) Maximize the use the Tax Incremental Financing (TIF) Districts to promote and support
new affordable workforce housing projects (Administrator). Jefferson uses Tax
Increment Financing (TIF) Districts to fund infrastructure and other eligible
improvements by leveraging new property tax values generated by new development
within the TID. A Mixed-Use TID allows for a combination of residential, commercial, and
industrial uses within the District. Mixed-Use TIDs can only include lands proposed for
newly platted residential use if no more than 35%, by area of the real property in the TIF
District is designated for such use, and the residential development meets other
qualifications. Mixed-Use TIDs can be used to help offset development costs related to
streets, utilities, land acquisition or site preparation, among other things, to make
residential development and new housing more cost effective to build and less expensive
to the buyer or renter. Whether it’s for existing or newly created TIDs, the City should
craft a general TIF incentive policy that determines the types of housing development
(type, price range, single-family vs multi-family, etc.) that could be assisted with TIF funds
when developers seek financial assistance. Additionally, the policy should determine how
the assistance could be used to support housing projects. Examples include; land
acquisition, streets and infrastructure, site prep, etc. By having such a policy, the City can
promote this incentive, as well as be consistent with its application.
4.2.2) Make use of the current Tax Incremental Financing-Affordable Housing Extension (AHE)
on existing TIDs when appropriate (Administrator). Jefferson may extend the life of a
Tax Incremental Financing District for one year to support affordable housing if all the
TID debt is paid. Under this provision one year of tax increment can be used for
affordable housing anywhere in the City. At least 75% of the increment must benefit
affordable housing in the community and 25% must be used to improve the housing
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stock. State TIF law defines "affordable housing" as housing that costs a household no
more than 30% of the household's gross monthly income. Monies can be used for older
housing stock rehabilitation, the purchase of land or existing properties for new
development or redevelopment, or to install infrastructure for housing. Jefferson has two
TIDs with maximum expiration dates of 2028 (TID #6) and 2031 (TID #5). The City should
begin planning for the use of these extensions at least 18-24 months before the
respective TID’s expiration date. The City should also keep in mind that these funds can
be a great source of local matching funds to complement a variety of housing grant
programs. Part of the planning for the TID extensions should include an examination of
projects and grant funding opportunities.
4.2.3) Create an Affordable Housing Fund specifically for the City utilizing ordinance

provisions (Administrator). The ordinance would aim to establish “Community
Affordable Housing Trust Fund,” which would use 2 percent of the city’s general fund
annually (or about $50,000). Consider phasing the program to begin with 1 percent
of the city’s general fund being allocated to the trust the first year (2023) then 1.5
percent the year after (2024) and, finally, a whole 2 percent of the Fiscal Year 2025
budget. The funds would be used to fuel affordable housing development within the
City. It may also be possible to use these funds as a source of match for HOME funding
that Jefferson County can access. HOME requires that a project generate a minimum
of 25% match for each dollar of HOME utilized. The match cannot be other federal
funding but city tax levy would count as well as
discounted value of land and reduced fees.
4.2.4) Maximize opportunities for developers to
obtain affordable housing tax credits
(Administrator). Support a developer’s
application for affordable housing tax credits by
ensuring City policies/actions align with the
application process of the affordable housing
tax credit program. By simply setting the City’s
target household incomes to 50% (vs. 60%) of
MHI, it will open up the use of WEDA’s Low
Income Housing Tax Credit (LIHTC) to projects
that may still have a majority of units catering
to the 60%-120% MHI segment. In addition, the
City should remember that a good number of
retail positions fall within the 50%-60% MHI
segment, thereby providing more opportunities
for these working individuals. Under WHEDA’s
current Qualified Allocation Plan (QAP) which
includes the scoring system used by to award

TYPICAL FINANCING RESOURCES FOR AN
AFFORDABLE HOUSING DEVELOPER
CAPITAL STACK
$ FIRST MORTGAGE DEBT
$ FEDERAL HOME AND CDBG FUNDS
$ FEDERAL HOME LOAN BANK AHP
$ WHEDA LOW-MODERATE INCOME
HOUSING TAX CREDITS (LIHTC)
$ WSHS HISTORIC TAX CREDITS
$ PROJECT-BASED RENT ASSISTANCE
$ PACE
LOCAL INCENTIVES
$ TAX INCREMENT FINANCING
$ LOCAL “AFFORDABLE HOUSING FUND”
$ LAND COST WRITE DOWNS
$ WAIVER OF IMPACT FEES
$ WAIVER OF DEVELOPMENT APPROVAL FEES
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Section 42 tax credits under its annual 9% tax credit competitive process there are at
least two things a community can consider doing:






One scoring area is Financial Leverage – to the extent the city can contribute funding
or reduced land costs the developer can claim scoring points for these resources –
the city can make prospective developers aware of this.
A second scoring area called Areas of Economic Opportunity – if a city utilizes an
RFP/RFQ process to conduct a project on publicly controlled land and the developer
documents they were awarded the site through this process the project is eligible for
additional scoring points
Lastly, the City should consider advocating to WHEDA during its upcoming review of
the QAP scoring process, recommending that points be awarded for the completion
of local Affordable Workforce Housing Plans (similar to this document). Public
hearings will be held on this issue during the first one-half of 2022.

4.2.5) Leverage the role of the City’s Community Development Authority to advance future
affordable workforce housing projects (CDA / Administrator): A Community
Development Authority (CDA) is a separate political body that can conduct blight
elimination, slum clearance, urban renewal programs/projects, and housing projects. A
CDA can issue tax-exempt bonds to fund projects that are within a district identified in a
redevelopment project plan. A CDA can be a valuable tool for funding improvements and
financing projects because the CDA has borrowing authority that does not count against
General Obligation debt capacity of the City. Working with the CDA Board, the City
should amend the CDA’s redevelopment plan to include supporting housing
development as a priority and to amend the CDA’s boundary to cover all the City’s
current TIF Districts, as allowed by state statute.
4.2.6) Leverage the existing Opportunity Zone to generate interest in new affordable
workforce housing projects (CDA / Administrator). The City of Jefferson has one
designated Opportunity Zone (OZ) encompassing the southern one-half of the
community (see map next page). OZs are low income census tracts nominated by
governors and certified by the Treasury into which investors can put capital to work
financing new projects and enterprises in exchange for certain federal capital gains tax
advantages. OZs offer investors a significant incentive: They can defer and even reduce
their federal tax liability on the sale of appreciated assets if they place their gains into a
new vehicle called an Opportunity Fund. These funds then channel pooled capital into
equity investments in small businesses and real estate in distressed communities. The OZ
program optimizes flexibility, allowing different types of investments that could benefit
multiple parts of the community development ecosystem. For example, developers,
service providers, and other small businesses critical to affordable housing delivery could
receive new equity investments and could possibly fill a capital gap that has been a
barrier to scaling mixed-income and workforce housing.
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4.2.7) Seek out and utilize available grants to facilitate affordable workforce housing projects
(CDA/Administrator). Incorporate a grant writing strategy to all residential development
projects so that city and private sector investments are leveraged to the maximum
extent. This includes seeking grants to reduce infrastructure, park and recreation, trail
construction, and even land acquisition and building costs. Use any available grants as a
negotiating item during the creation of developer’s agreements. Potential sources of
grant funding, dependent on the situation, could include:





Planning – WDOA CDBG Planning Grants
Housing – WDOA CDBG Housing Grants
Redevelopment – EDA/WEDC
Infrastructure – WDOA CDBG Public
Facilities (LMI requirements)





Stormwater/Green Infrastructure –
WDNR, FEMA
Recreation/ Trails - WDNR Stewardship
Grants
Brownfields/Site Clean Up – WDNR,
WEDC

The Globe Apartments (Watertown), a 48-unit affordable workforce housing development financed by Movin’ Out.
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5. Create Public/Private Partnerships

ACTION TARGET: IMPLEMENT AT LEAST TWO IDEAS BY 2024
Some of today's most creative affordable-housing solutions arise from innovative collaborations
among nonprofit groups, private companies, and government agencies. Private companies that
partner with public and nonprofit groups to pursue these projects have produced a number of
profitable, successful projects. As the need for affordable housing alternatives grows
nationwide, nonprofit organizations and federal and state government-sponsored entities will
likely seek to partner with the for-profit real estate community, lenders, and investors to
complete these important projects. Financing and developing affordable housing are challenging
since projects involve more planning and entail greater risks than similar market-rate projects
due to the layers of financing required and the complexities of the public/private partnerships.
Leveraging a pool of money from local entities can create opportunities for the dollars to be
used in a variety of ways to support new affordable workforce housing or with the rehabilitation
of existing affordable housing stock. Partnerships such as this combine the speed and flexibility
of the private sector with essential subsidies and support from the public sector, both of which
are needed to acquire, build, operate, and maintain affordable housing projects in urban areas.

5.1) CREATE A NEW PUBLIC/PRIVATE AFFORDABLE WORKFORCE HOUSING FUND
TO UTILIZE IN ONE OR MORE OF THE FOLLOWING WAYS:
5.1.1) In partnership with the business community, create an Employee Home Purchase /
Rental Program. (Task Force). Particularly well suited to larger industries who need to
attract employees and/or ensure that existing employee live within the community,
private funds are utilized and offered as a no-interest loan over a 10-year period with the
possible incentive of eliminating the last year’s payment if the household can show
documented improvements to the home. This program can be adjusted to help with rent
security deposits as well. This type of program does not need to have income
requirements and may offer tax break to investors.
5.1.2) Develop programs to support home repair on the City’s existing supply of affordable
workforce housing (Task Force). Exterior repairs, major system replacement, new
windows, and energy efficiency are all critical to keeping the City’s older housing stock
habitable and affordable. With increasing prices across the entire home spectrum, some
residents may have limited resources to keep up with the maintenance necessary on a
home. Programs for rehabilitation and repair are common in many communities across
the State and can be supported with tax dollars to leverage state program funds, and
private contributions of money, materials, and labor.
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5.1.3) Creation of program to ensure new affordable housing development is also energy
efficient (Task Force). Energy costs are part of the 30% of housing costs measure. As
such, it is critical that energy efficiency and the use of renewable energy be considered
up front in any new housing development. At times, these additional costs may not make
a development ‘pencil’ and therefore it may be advantageous to design a program which
can assist the developer with grants or no/low interest loans ensure it is addressed.
Other programs and funding opportunities through local utilities and the Wisconsin
Public Service Commission should also be evaluated for their potential to increase the
energy efficiency of new affordable workforce housing construction. The City is a
member of WPPI Energy and as such, may be able to access technical and financing
assistance.
5.1.4) Creation of a Shared Equity Program for down-payment assistance (Task Force). A
shared equity program provides eligible buyers with down payment assistance in
exchange for a percentage of equity upon sale of the home. For example, if a home has a
purchase price of $200k, the program provides $40k (20%) for down payment assistance
with no payments or interest accruing during ownership. When the home sells, let’s say
10 year later for $240k, the original $40k is paid back plus 20% of the shared appreciation
(20% of $40k, or $8k). This gives the homeowner $36k in equity, plus any equity gained
while the mortgage is paid down. Examples of this type of program are present in the
Cities of Wausau and Menomonie. The City of Menomonie program obtains some of its
funding from TIF as well as private sector businesses.
5.1.5) Creation or management of a Community (or Housing) Land Trust (Task Force). The use
of community/housing land trusts (CLTs/HLTs) is becoming an increasingly common
strategy ensure the availability of permanently affordable housing for residents who
might otherwise be priced out of their neighborhoods. A community land trust (CLT) is a
nonprofit corporation that holds land communally and can buy lots, develop housing and
keep it affordable indefinitely. Under such arrangements, only the buildings on the land
are owned or leased by residents there reducing the overall cost for a home. Although
they are employed much less often than other approaches to housing affordability,
CLT’s/HLT’s can be particularly powerful tools in areas facing rapid economic change
and/or appreciation in land values. The Madison Area Community Land Trust is just one
example of a CLT/HLT and has been in existence since 1991. This approach is found useful
to reposition the existing mobile home park ownership models from privately owned to a
CLT form of ownership.
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5.2) COLLABORATE WITH OTHERS TO SUPPORT EXISTING AND CREATE NEW
AFFORDABLE WORKFORCE HOUSING OPPORTUNITIES
5.2.1) Work with a variety of public, quasi-public, and non-profit partners to ensure that
housing support services are readily available for new and existing residents of the City
of Jefferson (Task Force). A number of existing entities offer housing services including
programs related to financial self-sufficiency, down-payment assistance program, childcare, and job training. All of which can help to make ownership attainable. Some
organizations may not have the City of Jefferson in their service area, in which case the
City may wish to inquire about the expansion or replication of their services. Entities to
reach out to include, but are not limited to:








Jefferson Community Foundation
Community Action Coalition of Southeastern Wisconsin
Greater Watertown Community Health Foundation
Waukesha County Housing Coalition
Habitat for Humanity (Waukesha, Madison, Dodge are closest programs)
THRIVE
The HOME Consortium (a four county consortium that receives annual allocations of
federal HOME funding that Jefferson County is a member of)

5.2.2) The City of Jefferson should play an advocacy role in supporting beneficial changes to
the State’s housing-related programs (Task Force/Administrator). It is in the interest of
the City to have sufficient resources at the Statewide level for addressing the affordable
workforce housing crisis. Increases in funding, program improvements and streamlining,
and ensuring that state laws do not hinder the ability of the City to develop or implement
programs and policies should be of high importance. Engaging directly with State
Legislators on this issue and being part of the larger voice (i.e., League of Wisconsin
Municipalities, Wisconsin Economic Development Association, Wisconsin Manufacturers
& Commerce, etc.) can help to ensure that the City has the resources necessary to
address workforce housing shortage in its community.
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Administrator
Administrator

1.2.2) Create an Annual Report of current housing-related statistics, metrics, and progress on meeting the targets outlined in
this Action Plan.

1.2.3)

Leverage local media to regularly report on affordable workforce housing issues.

Administrator

1.2.1) Develop a dedicated website page for the affordable workforce housing issue and what it means for the City of
Jefferson.

1.2) PROVIDE EDUCATION ON AFFORDABLE WORKFORCE HOUSING ISSUES

1.1.3) Conduct an annual on-line survey to poll residents on their current housing status and future housing needs. The first
year should serve as a benchmark with subsequent year surveys being used to measure changes in affordable workforce
housing conditions. The survey could be implemented annually during the month selected for Action 1.1.2.

Task Force

City Council

1.1.2)

Proclaim a particular month in 2022 as “Affordable Workforce Housing Month”.

City Council

RESPONSIBILITY

1.1.1) Create an Affordable Workforce Housing Task Force consisting of a cross-section of community individuals to conduct
and oversee tasks outlined in this Action Plan.

1.1) PROVIDE LEADERSHIP ON LOCAL AFFORDABLE WORKFORCE HOUSING ISSUES

ACTION TARGET: CONTINUAL

1. Provide Leadership and Education

= Priority Action

City of Jefferson - Affordable Workforce Housing Action Plan Summary 2022-2024

Plan Commission
Plan Commission
Plan Commission

2.1.3) Add additional statements which help to illustrate that solutions may require significant financial investment of the
City through a range of financial incentives and commitments to invest in the provision of affordable workforce housing.

2.1.4) Prepare a Future Land Use Map amendment to expand the amounts and locations of “Mixed Residential”
development.

2.1.5)

Plan Commission

Plan Commission

Review and amend Planned Unit Development (PUD) Overlay Requirements to provide more housing choices.

Reduce parking requirements where appropriate.

Update and utilize the Official Map process to reserve critical infrastructure locations in newly developing areas.

2.2.6)

2.2.7)

2.2.8)

Plan Commission

Plan Commission

Plan Commission

2.2.5) Be cautious with the use of restrictive covenants or other deed restrictions when approving new housing
developments.

Consider proactively re-zoning priority lands for higher density residential land uses.

2.2.4)

Plan Commission
Plan Commission

Consider the elimination of Exclusive Single-Family Residential Zoning.

2.2.2)

2.2.3) Amend the existing Zoning Ordinance which allows for the use of Accessory Dwelling Units (ADUs) in all residential
districts of six units per acre or less as a permitted use using the currently adopted standards.

Consider the consolidation of existing Residential Zoning Districts within the current Zoning Ordinance.

2.2.1)

2.2) MODIFY CURRENT DEVELOPMENT CODES
Plan Commission

Plan Commission

2.1.2) Add language which supports the concepts of supplying “Missing Middle” housing styles and the use of “gentle
density” to illustrate that the character of both existing and new neighborhoods is being considered.

Prepare new Area Development Plans (ADPs) for priority housing sites.

Plan Commission

RESPONSIBILITY

2.1.1) Increase density assumptions for overall residential development from an average of 4-6 units per acre to an average
of 8-10 units per acre utilizing a variety of housing styles within the same development to accomplish this.

2.1) MODIFY THE COMPRHENSIVE PLAN

ACTION TARGET: AMEND PLANS & CODES BY SEPTEMBER 2022

2. Remove Local Regulatory Barriers

Consider providing land at a reduced or no cost option to support affordable workforce housing projects.

Administrator
Administrator

3.2.2) Utilize the City’s variety of existing and new publicly accessible maps to highlight areas in the community and
individual parcels for new housing development.

3.2.3)

Administrator

3.2.6) Create a City of Jefferson Residential Development Marketing Kit to give to housing developers. Actively promote sites
through the set-up of informational booths or distribution of flyers at various trade shows focused on the development, real
estate, and homebuilding sectors.

Task Force

Administrator

3.2.5) Create and distribute a Request for Information (RFI) for any City-owned land or privately owned property when the
landowner agrees to the development of his or her land.

3.2.7) Consider participation in a larger, regional-scaled event based on the concept of “speed-dating” to promote
affordable workforce housing development opportunities.

Administrator

3.2.4) Develop “Gold Shovel” or similar “site certification” information for available priority housing sites as a method to
promote them as being ‘development ready’.

Create a list of active housing developers for marketing opportunities within the City.

Administrator

City Council

Plan Commission

Administrator

RESPONSIBILITY

3.2.1) Develop and maintain a set of GIS-based maps which identify critical information for use by the City and private or
non-profit developers to assist in capturing new affordable workforce housing opportunities.

3.2) PROMOTE AFFORDABLE WORKFORCE HOUSING DEVELOPMENT SITES

3.1.3)

3.1.2) Evaluate opportunities for the acquisition of vacant infill properties and market them for affordable workforce
housing projects.

3.1.1) Focus the City’s efforts on securing interest or control of three (3) locations for the development of new affordable
workforce housing by October 2022 (refer to table and map) .

3.1) IDENTIFY AND LEVERAGE CONTROL OF FUTURE AFFORDABLE HOUSING SITES

ACTION TARGET: TWO SITES SECURED BY FEBRUARY 2023

3. Identify, Acquire, and Promote Affordable Housing Sites

Consider the creation of a “Below-Market-Rate Program”.

Explore the use of Incentive Zoning.

4.1.3)

4.1.4)

Administrator
Administrator

4.2.2) Make use of the current Tax Incremental Financing-Affordable Housing Extension (AHE) on existing TIDs when
appropriate.

Create an Affordable Housing Fund specifically for the City utilizing ordinance provisions.

Maximize opportunities for developers to obtain affordable housing tax credits.

4.2.3)

4.2.4)

CDA / Administrator

Leverage the existing Opportunity Zone to generate interest in new affordable workforce housing projects.

Seek out and utilize available grants to facilitate affordable workforce housing projects.

4.2.6)

4.2.7)

CDA/Administrator

CDA / Administrator

4.2.5) Leverage the role of the City’s Community Development Authority to advance future affordable workforce housing
projects.

Administrator

Administrator

Plan Commission

4.2.1) Maximize the use the Tax Incremental Financing (TIF) Districts to promote and support new affordable workforce
housing projects.

4.2 MAKE LONG TERM INVESTMENTS IN AFFORDABLE WORKFORCE HOUSING

Plan Commission

Expedite the housing development approval process.

4.1.2)

Plan Commission

Plan Commission /
Administrator

RESPONSIBILITY

4.1.1) Apply fee reductions for new housing development that benefits those households within the 50%-120% median
household income (MHI) range.

4.1 MAKE IMMEDIATE AND DIRECT INVESTMENTS IN AFFORDABLE WORKFORCE HOUSING

ACTION TARGET: INCENTIVE PACKAGE DEVELOPED BY APRIL 2023

4. Leverage Financial Resources & Incentive

Develop programs to support home repair on the City’s existing supply of affordable workforce housing.

Creation of program to ensure new affordable housing development is also energy efficient.

Creation of a Shared Equity Program for down-payment assistance.

Creation or management of a Community (or Housing) Land Trust.

5.1.2)

5.1.3)

5.1.4)

5.1.5)

5.2.2) The City of Jefferson should play an advocacy role in supporting beneficial changes to the State’s housing-related
programs.

5.2.1) Work with a variety of public, quasi-public, and non-profit partners to ensure that housing support services are readily
available for new and existing residents of the City of Jefferson.

5.2) COLLABORATE WITH OTHERS TO SUPPORT EXISTING AND CREATE NEW AFFORDABLE WORKFORCE HOUSING OPPORTUNITIES

In partnership with the business community, create an Employee Home Purchase / Rental Program.

5.1.1)

5.1) CREATE A NEW PUBLIC/PRIVATE AFFORDABLE WORKFORCE HOUSING FUND

ACTION TARGET: IMPLEMENT AT LEAST TWO IDEAS BY 2024

5. Create Public/Private Partnerships

Task Force / Administrator

Task Force

Task Force

Task Force

Task Force

Task Force

Task Force

RESPONSIBILITY
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Appendix A
Detailed Workshop Results
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Exercise / Topic
Exercise #3: Big Ideas

Exercise / Topic
Exercise #2: Get Involved! (Collaboration)

Exercise / Topic
Exercise #1: A Home for Everyone (Barriers to
Affordable Workforce Housing)

Tuesday, October 19, 2021

(lack of) new apartments as an entry

Availability of existing housing

Table 3

Lack of apartments

People associate affordable housing with lowincome housing

Housing prices / hyperinflation (bubble?)
Land expansion opportunities (limited development
areas) around City of Jefferson
Concern about income based developments (i.e.,
service calls based on demographics, special needs
individuals, etc.)
Availability of housing that is affordable. More
demand than supply / staggering price increases /
not enough new homes

Lack of investment capital to develop affordable
housing
Need for nicer subdivisions within city. Not crackerboxes.

Table 4
Available property for construction of affordable
housing
Lack of local builders - must rely on builders from
outside our community

Local Businesses
Local citizens (hear their issues, concerns,
questions)

Chamber of Commerce
Rotary
School District

Demolish old Tyson plant
Tear down Tyson and Arrow properties to
redevelop

Redevelop County Highway Shop site

Different name for Workforce Development

Invest in higher end market-based apartments
Government grants for down payments for those
seeking affordable housing
Government/private enterprise partnership to
create a low interest loan program for those
seeking affordable housing

Government should approach landowners
City financed subdivision (Tax Increment Financing)
City continue to develop lots
Zoning (smaller lot sizes/greater density)
Ask and encourage landowners to sell. Keep prices
low on lots for quick sale
Greater availability of tax credits in rural area
Invest hugo (huge) money in downtown
rehabilitation. Example: Playa Vallarta Restaurant
Get bold and engage landowners about potential
(old Jefferson House) remodel into high end old
lots
architecture apartments
Annex and develop all three interchanges. Light
Master plan infrastructure to entice developers
retail, attract people to shop, nicer restaurants or
anchor businesses.

Table 3

Local builders/developers
Service clubs should be represented
School District
County government
Table 4

Incentives to landowners to develop their land
Construction firms
How do you get landowners to sell?
Employers
How can we encourage developers to invest here?
Lenders
Builders
Non-profit organizations
Government (incentives financing, tax credit
financing, tax increment financing)

Banks/Credit Unions
Lenders

Chamber of Commerce
Trade unions

Government
Private Investment

Churches
Church

Table 1
Table 2
Lock system for dam to allow boat passage through
the city
Tear down Hilltop, build affordable condos
Utilize St. Coletta unused lands
Incentivize landowners to will land to city

Jefferson/Waukesha County Housing Consortium
School District

People who are renting don't realize they can afford
to buy
Costs to developers
Lack of lots in general
Took time for builders to get back going after 2008
(recession) and they don't make the big
Landlocked
Building costs
Levy limits of municipalities
subdivisions after that
High property costs
Challenge to attract developers to Jefferson. Same
house can be sold in Waukesha or Dane Count for
much higher cost and more profit to developer.
Cost of infrastructure
Limited awareness of Jefferson by larger scale
Not attractive to developers. Property value lower
developers
Sufficient vacant land
in our community.
Table 1
Table 2
Table 3
Table 4

Lack of interest by private developers

Shortage of properties

Limited land opportunities

Houses and homes are personal and sometimes
people don't want cities in charge.
Limited newer homes
Employment opportunities that pay at median and
above.
(Lack of) affordable lots

What is affordable?
What we have decided is affordable might not be
affordable to someone else

Table 2

Some residents don't want Jefferson to grow larger No available land
People don't necessarily understand definition of
affordable housing
Availability of land

Lack of available land on perimeter of city

Lack of available land for sale for development

Stigma of affordable housing

Increasing building costs

Table 1

City of Jefferson - Affordable Workforce Housing Brainstorming Session

City of Jefferson - Affordable Workforce Housing Brainstorming Session

Trade unions
Construction firms

Lack of interest by private developers
Costs to developers
Took time for builders to get back going after 2008 (recession) and they don't make the big subdivisions after that

Concern about income based developments (i.e., service calls based on demographics, special needs individuals, etc.)
Availability of housing that is affordable. More demand than supply / staggering price increases / not enough new
homes
Levy limits of municipalities
Cost of infrastructure
Sufficient vacant land

(Lack of) affordable lots
Limited land opportunities
Shortage of properties
Lack of apartments
Lack of lots in general
Building costs
High property costs
Not attractive to developers. Property value lower in our community.
Available property for construction of affordable housing
Lack of local builders - must rely on builders from outside our community
Lack of investment capital to develop affordable housing
Need for nicer subdivisions within city. Not cracker-boxes.
Housing prices / hyperinflation (bubble?)
Land expansion opportunities (limited development areas) around City of Jefferson

Availability of existing housing
(lack of) new apartments as an entry
Limited newer homes

Chamber of Commerce

Availability of land

Lenders
Builders
Non-profit organizations
Government (incentives financing, tax credit financing, tax
increment financing)
Local builders/developers
Service clubs should be represented
School District
County government

Employers

Government
Private Investment
Incentives to landowners to develop their land
How do you get landowners to sell?
How can we encourage developers to invest here?

Annex and develop all three interchanges. Light retail, attract people
to shop, nicer restaurants or anchor businesses.
Invest in higher end market-based apartments
Government grants for down payments for those seeking affordable
housing
Government/private enterprise partnership to create a low interest
loan program for those seeking affordable housing

City continue to develop lots
Ask and encourage landowners to sell. Keep prices low on lots for
quick sale
Get bold and engage landowners about potential lots
Master plan infrastructure to entice developers
City financed subdivision (Tax Increment Financing)
Zoning (smaller lot sizes/greater density)
Greater availability of tax credits in rural area
Invest hugo (huge) money in downtown rehabilitation. Example:
Playa Vallarta Restaurant (old Jefferson House) remodel into high
end old architecture apartments

Local Businesses
Local citizens (hear their issues, concerns, questions)

Limited awareness of Jefferson by larger scale developers
What is affordable?
What we have decided is affordable might not be affordable to someone else
Houses and homes are personal and sometimes people don't want cities in charge.
Employment opportunities that pay at median and above.
No available land

Lock system for dam to allow boat passage through the city
Incentivize landowners to will land to city
Tear down Hilltop, build affordable condos
Utilize St. Coletta unused lands
Different name for Workforce Development
Redevelop County Highway Shop site
Demolish old Tyson plant
Tear down Tyson and Arrow properties to redevelop
Government should approach landowners

Jefferson/Waukesha County Housing Consortium
School District
Churches
Church
Banks/Credit Unions
Lenders
Chamber of Commerce
Rotary
School District

Exercise / Topic

Increasing building costs
Stigma of affordable housing
Lack of available land for sale for development
Lack of available land on perimeter of city
Some residents don't want Jefferson to grow larger
People don't necessarily understand definition of affordable housing
People associate affordable housing with low-income housing
People who are renting don't realize they can afford to buy
Landlocked
Challenge to attract developers to Jefferson. Same house can be sold in Waukesha or Dane Count for much higher
cost and more profit to developer.

Exercise #3: Big Ideas

Exercise / Topic
Exercise #2: Get Involved! (Collaboration)

Exercise / Topic
Exercise #1: A Home for Everyone (Barriers to Affordable Workforce Housing)

Wednesday, October 20, 2021

THANK YOU
FOR YO U R T R U ST
FOR YO U R BU S I NE S S

1695 Bellevue Street
Green Bay, WI 54311
920-491-9081
www.cedarcorp.com

