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Introduction

What is a Comprehensive Plan?

A comprehensive plan is land use document that provides the framework and policy direction for
land use decisions and future development.

The Wisconsin Comprehensive Planning Law [s. 66.1001 Wis. Stats.]

The State of Wisconsin’s Comprehensive Planning Law requires that all programs and actions of
local government units that affect land use must be guided by, and consistent with, that governmen-
tal unit’s adopted comprehensive plan after January 1, 2010.

The law defines a comprehensive plan as containing nine required elements:
Issues and Opportunities

Housing

Transportation

Utilities and Community Facilities

Agricultural, Natural and Cultural Resources

Economic Development

Intergovernmental Cooperation

Land Use

Implementation

The Comprehensive Planning law requires public participation at every stage of the comprehensive
planning process.

The Benefits of a Comprehensive Plan

A comprehensive plan creates a vision for a future of the community, protects the public’s interest
and promotes the best use of limited resources. This will provide a framework that will help the
Village focus on the important needs of the community. Although the Village adopts the compre-
hensive plan, it is a document that can be amended or changed as the community changes.

Required Comprehensive Planning Goals that Must be Addressed by Planning Grant Recipi-
ents

Listed below are the fourteen local comprehensive planning goals as described in s. 16.965(4), Wis.
Stats.:

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

2. Encouragement of neighborhood designs that support a range of transportation choices.

3. Protection of natural areas, including wetlands, wildlife habitats, lakes, woodlands, open
spaces and groundwater resources.

4. Protection of economically productive areas, including farmland and forests.

Encouragement of land uses, densities and regulations that promote efficient develop-

ment patterns and relatively low municipal, state governmental and utility costs.

Preservation of cultural, historic and archaeological sites.

Encouragement of coordination and cooperation among nearby units of government.

8. Building of community identity by revitalizing main streets and enforcing design stand-
ards.
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10.

11.

12.
13.

14.

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

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

Promoting the expansion or stabilization of the current economic base and the creation
of a range of employment opportunities at the state, regional and local levels.

Balancing individual property rights with community interests and goals.

Planning and development of land uses that create or preserve varied and unique urban
and rural communities.

Providing an integrated, efficient and economical transportation system that affords mo-
bility, convenience and safety and that meets the needs of all citizens, including transit—

dependent and disabled citizens



Goals, Objectives and Policies

In this section, the goals, objectives, and policies for each of the Comprehensive Plan's nine major
elements are presented. Definitions for goals, objective and policies are given below.

Goal: An ideal future condition to which the community aspires. It is usually expressed in general
terms and is not quantifiable.

Objective: An intermediate step toward attaining a goal that is measureable and attainable.

Policies: Principles of land use design and management of development derived from the goals and
aimed specifically at what the Village of Hales Corners can do to attain the goals. Policies typically
use "shall" and "should" in describing actions and are often expressed as specific standards.

Goals, objectives, and policies are intended to serve as guides for preparing and implementing the
recommendations presented in the nine elements of the Comprehensive Plan.

The development of goals, objectives, and policies is a key element of the comprehensive commu-
nity planning process. The goals and objectives are intended to express the basic values, desires
and needs of the community with respect to physical development and redevelopment. Further,
they contribute to the successful implementation of the Plan after it is adopted by providing guide-
lines for reviewing new development proposals. Essentially, they define the Village's vision for the
future and provide guidance for realizing that vision. The policies give community leaders specific
direction on guiding, encouraging and regulating development.

Agricultural, Natural, and Cultural Resources

Goal
To conserve, protect, and improve the agricultural, natural, and cultural resources of the Village of
Hales Corners and the surrounding area.

Objectives
1. Ensure that the environmental and aesthetic qualities of the community are considered when
planning for future development.
2. Protect environmentally sensitive areas such as floodplains, drainageways, wetlands, and
wooded areas from urban development.
Develop and adopt a stormwater management plan.
4. Mapping of environmentally sensitive areas and wildlife habitat areas should be consulted
during the review of proposed developments.
Be actively involved in maintaining the attainment designation for air quality.
6. Be proactive in the preservation and restoration of historically significant structures and
buildings.
7. Promote historic sites and local events beyond Village borders.
Properly manage natural areas.
9. Encourage an initiative towards community-based horticulture projects.

W
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Policies
1. The Village of Hales Corners shall use zoning and shoreland-wetland ordinances to protect
environmentally sensitive areas from urban development.
2. The Village shall continue to use the Site Plan Review Process to review all multi-family
residential, commercial, and industrial developments.
The Village shall continue to enforce the Historic Preservation ordinance.
4. The Village, working with the Hales Corners Historical Society and Stahl-Conrad Home-
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stead, will educate property owners on historic preservation and encourage property owners
to consider local historic designation.

5. The Village shall review the Zoning Code for existing project site area landscape and buffer
requirements to maximize open space.
6. The Village shall continue to enforce local zoning and building code ordinances.
7. The Village shall review opportunities for community-based horticulture projects.
8. The Village shall review and update existing invasive species/noxious weed ordinance and
encourage removal of such specimens throughout the community.
9. The Village shall review the existing tree preservation ordinance.
Transportation
Goal

To achieve a safe, efficient, and environmentally sound transportation system that provides personal
mobility to all segments of the population, and supports the economy of the Village of Hales Cor-

ners.
Objectives

1. Develop an annual capital improvements program with a five-year time horizon that is inte-
grated with the other elements of the Village's Comprehensive Plan.

2. Consider adopting an Official Map Ordinance to reserve adequate right-of-way for future
constructed or reconstructed streets and pedestrian and biking trails.

3. Continue to use the PASER program to help prioritize needed street improvements.

4. Provide adequate accessibility for local industries to major arterials entering and leaving the
Village.

5. Provide a transportation system that allows for safe and efficient movement of motor vehi-
cle, bicycle, and pedestrian traffic within the community.

6. Encourage the development of a trails system that pedestrians and bicyclists can use to trav-
el to all parts of the Village and to connect with regional trails.

7. Monitor the need to provide transportation for the elderly and disabled residents of the Vil-
lage of Hales Corners.

8. Coordinate transportation improvements and transportation needs with the surrounding
communities, Milwaukee County, and the Wisconsin Department of Transportation.

9. Minimize the impact of new transportation improvements on existing development and the
community's natural resources.

Policies

1. The Village of Hales Corners shall review, revise and adopt a five-year transportation im-
provement program that is consistent with this Plan.

2. The Village should use official mapping to preserve the right-of-ways for planned additions
to its street system.

3. The Village shall continue implementing and enforcing its sidewalk improvement policy
and the shared use path plan as shown in the Park and Outdoor Recreation Plan.

4. The Village shall communicate annually with the surrounding communities, Milwaukee
County, and the Wisconsin Department of Transportation on transportation issues to ensure
the preservation of the Village’s tax base and natural resources.

5. The Village shall encourage Milwaukee County transit to reevaluate mass transit routes
through the community.

6. The Village shall review and adopt parking capacity requirements that minimize project site

area hardscape.



7. The Village shall review the Zoning Ordinance to require bicycle racks and/or storage as
part of redevelopment projects.
Utilities and Community Facilities / \
Includes:
Sanitary sewer service,
Goals

storm water management,

To provide utilities and community facilities and services in a manner| water supply, solid waste
that will promote efficient and orderly growth, and make Hales Corners | disposal, recycling facili-
a more attractive community in which to live and work. ties, parks, cemeteries,

health care facilities, child
care facilities and govern-

To ensure adequate open space and recreation facilities are provided for, | ment facilities, such as
and are accessible to all Village residents. schools, libraries, police

d fire.
Objectives Ql i /

1. Ensure a full range of governmental and social services to the citizens of the community.

2. Promote water, sanitary sewer, and storm water infrastructure to existing and future devel-
opment in the Village of Hales Corners.

3. Consider developing an annual capital improvements program with a five-year time horizon
as a guide to providing needed community facilities and expanding public utilities.

4, Provide adequate police and fire protection to all areas of the community.

5. Provide parks, open space and recreational facilities to serve all existing and future residen-
tial areas that are evenly distributed and accessible.

6. Pursue a variety of development opportunities (residential, industrial, commercial) to broad-
en the community's tax base in order to off-set the forecasted reductions related to school
enrollment and state provided aid needed for school programming.

Policies

1. The Village should use a capital improvements program to maintain, and when necessary,
expand the Village's public utility systems and other community facilities.

2. The Village shall require land developers to pay all improvement costs associated with the
development of new subdivisions.

3. The Village shall investigate dedication of land or pay a fee-in-lieu of ordinances as a

means of providing residents of the community with ample parks and recreation facilities

Economic Development

Goal

Encourage the development of a diversified economic base for Hales Corners in a manner that will
maintain a quality living environment.

Objectives

1.

PR WD

Work with the Community Development Authority in reviewing and developing strategies
for economic growth in the Village.

Support the Hales Corners Chamber of Commerce.

Work with the private sector to develop and continue urban renewal in the Village.
Encourage economic development in areas that are compatible with adjacent land uses.
Encourage sustainable development.

Enhance name recognition and branding of the Village of Hales Corners.

Encourage the redevelopment of STH 100 and STH 24 corridors.

Maintain and improve the appearance and quality of existing businesses in the community.



Policies
1. The Village of Hales Corners shall periodically review Zoning Ordinances and Zoning Land
Use Map for compatibility in changes in the commercial and industrial markets.
2. The Village shall adopt a Master Plan and Design Guidelines for the STH 100 Corridor.
3. The Village shall continue to enforce local zoning and building code ordinances.

Land Use

Goal

Provide a balance of land uses to serve existing and future residents of the Village, as well as non-
residents, that allows for a strong economy, facilitate infill development and redevelopment, and
maintain the high quality of life that the Village currently enjoys.

Objectives

1. Minimize conflicts between adjacent land uses. Encourage redevelopment that is consistent
and compatible with surrounding areas.

2. Preserve and establish visually attractive development.

3. Maintain appropriate parks and open spaces within the Village.

4. Provide the appropriate level of commercial land uses within the Village that meets the
needs of residents and supports economic vitality.

5. Create an efficient and sustainable development pattern.

6. Encourage redevelopment and revitalization in existing commercial and light manufacturing
areas.

Policies

1. The Village of Hales Comers shall encourage safe and attractive development; ensure that
the redevelopment site is physically suited to the proposed use and apply sound design and
landscape principles in the planning, layout and construction of new development.

2. The Village shall promote the integration of housing types, such as single-family residences,
multi-family residences, duplex, townhomes and low and moderate income residences.

3. The Village shall ensure that conflicts between neighboring land uses are minimized with
logical land use transitions and bufferyards.

4. The Village shall coordinate the development of shared use paths with parks, open spaces
and natural areas wherever feasible.

5. The Village shall encourage mixed-use redevelopment that incorporates residential, office
and retail in areas that are primarily designated for commercial land uses in a creative and
balanced project.

6. The Village shall work cooperatively with existing property owners on redevelopment.

7. The Village shall identify commercial properties that are underutilized or in need of renova-
tion and explore strategies for revitalization when redevelopment is anticipated.

8. The Village shall require redevelopment within the STH 100 Corridor and Village Center
area to facilitate pedestrian access and adequate parking accommodations.



Housing

Goal

To preserve and enhance the quality of existing residential neighbor- /I i \
nciuaes:

hoods and encourage the provision of an adequate supply and choice of
housing for all residents.

Policies & programs that
provide a range of housing
choices that meet the needs

Objectives of persons of all income

1.

Protect existing residential neighborhoods from intrusion by in- levels and of all age groups

: . . d i ial
compatible or undesirable land use activities. SoCOgaon Riepecis
needs; development or re-

2. Provide decent, safe, and sanitary housing for elderly, handi-| gevelopment of low-
capped, and low to moderate-income residents of the communi- | income and moderate in-
ty. come housing; maintenance

3. Promote the rehabilitation of substandard housing in the commu- | °f rehabilitation e

— . g . housing stock.
nity in order to provide a decent and safe living environment for \ /
all residents.

4. Encourage future residential development in areas that can be served efficiently and eco-
nomically with public utilities and community facilities and services.

Policies

1. The Village of Hales Corners shall use the zoning ordinance to maintain the character of
existing residential neighborhoods and periodically review the Zoning Code for compatibil-
ity in the changing housing market.

2. The Village shall continue to use effective building and housing codes to maintain and en-
sure the quality and safety of existing and new housing units.

3. The Village shall adopt residential design guidelines and provide information on design
concepts for renovating/remodeling common housing types in the Village (ranches, split-
levels, etc.).

4. The Village shall cooperate with the private sector in the development of federal and state
subsidized housing to meet community needs.

5. The Village shall convene, every five years, an Ad Hoc Housing Needs Committee to re-
view housing trends and identify an opportunities to meet the needs of a changing housing
market.

6. The Village shall provide realtors with home buying assistance program materials which
can be used in the Village to make home ownership more affordable.

7. The Village shall continue to promote the use of the Milwaukee County Home repair Pro-
gram and consider opportunities to utilize Community Development Block Grant funds for
related home maintenance programs.

8. The Village shall identify future housing development opportunities.

Sustainability
Goal

To follow the principles of sustainability to improve the quality of life by meeting present environ-
mental, economic, and social needs without compromising the ability of future generations to do the

same.

Objectives

1. Promote local food production.
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2. Encourage the safeguarding of ecosystems, trees, soil and water resources.

3. Promote development and redevelopment so that buildings and neighborhoods incorporate
sustainable features.

4. Foster local energy conservation and efficiency while increasing the use of renewable power
such as solar, wind and geothermal energy systems.

5. Improve stormwater infiltration in commercial developments by reducing impervious cover.

Policies

1. Continue to promote the Harvest at the Homestead/Green Farmers Markets that are held
throughout the year at the Stahl-Conrad Homestead.

2.Investigate opportunities to educate the community about and increase local food develop-
ment.

3. Work with the Environmental Committee and other organizations to promote water conserva-
tion in the Village.

4. Review the Zoning Code to identify opportunities to increase the use of native landscaping.

5. Consider requiring developers to provide documentation that buildings could meet LEED
certification to promote the incorporation of green buildings in Tax Increment Financing (TIF)
Districts or developments receiving Village financing assistance.

6. Develop an outdoor lighting efficiency ordinance for all new construction and existing build-
ing lighting retrofits.

7. Identify opportunities to incorporate bicycle and pedestrian accommodations during road re-
surfacing and reconstruction projects.

8. Collaborate with other organizations to educate the public about viable alternatives to the use
of herbicides, pesticides and fertilizers which pollute water sources.

9.Consider restricting parking capacities to meet only the minimum Zoning requirements, pro-
tecting and restoring natural areas and habitats and encouraging vegetated open space.
10.Encourage the Village to pursue an Eco-Municipality designation.

Intergovernmental Cooperation

Goal
To promote the provision of governmental services in a cooperative, efficient, environmentally
sound and socially responsible manner.

Objectives

1. Continue to provide fire department and ambulance/first responder services as part of the
mutual aid agreement.

2. Meet annually with the Whitnall School District to discuss mutual issues and opportunities.

3. Review as part of the Village's annual budgeting process the opportunities to provide effi-
cient and economical public facilities and services through cooperation with other units of
government.

4. Coordinate the implementation of the Village's Comprehensive Plan with the Village of
Greendale, City of Greenfield, City of New Berlin, City of Franklin and Milwaukee County.

5. Investigate opportunities to consolidate services.

Policy

The Village of Hales Corners shall continue to encourage involvement with the Village of
Greendale, City of Greenfield, City of New Berlin, City of Franklin and Milwaukee County in order
to minimize land use and policy conflicts, and to achieve economies of scale.
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Issues and Opportunities

Location

The Village of Hales Corners is located in Milwaukee County, Wisconsin and occupies an area of
3.2 square miles. The City of Greenfield is located to the north of the Village, the Village of
Greendale is to the east, the City of Franklin is to the south, and the City of New Berlin is to the
west.

The Village is located approximately 20 miles southwest of the City of Milwaukee and borders
Waukesha County.

History

The Village’s history dates back to the late 1830°s when white settlers first arrived in Hales Cor-
ners. At that time, the Potawotomi and Menominee Indian population was compelled by treaty to
move to the west, and the land was sold to potential settlers by the United States Government for as
little as $1.25 per acre.

i

Two brothers, Seneca and William Hale, claimed 160 acres| .. A
each in 1837. Their father, Ebenezer, joined them and pur-}* -~ - i
chased another 160 acres to the east. Their family’s property Ba¥ o
formed three of the four corners at the current intersection of
Janesville Road and 108" Street (Hwy. 100). Due to the agri-| * .
cultural traffic along Janesville Road, the area attracted com- [ A2
mercial development. It was first referred to as “Hale’s Cor- i
ners” after William Hale, who became the first postmaster. Lat- |

HALES

AN
§ POTIER [ § °
= romest

er, the apostrophe was dropped, and the name Hales Corners Courtesy Hales Corners Historical
stuck. Society

Hales Corners continued to develop as a commercial and residential center. It was established as an
unincorporated village in 1924 and was incorporated as a village on January 30, 1952. The Vil-
lage’s current population is 7,646.

The Village is currently governed by a Village President and six Trustees. The Village has its own
Police Department and Public Works Department. The Fire Department is staffed by three full time
employees as well as approximately 40 paid-on-call firefighters. A new Fire Station was built in
2004.

The Village is served by Whitnall School District which includes Hales Corners Elementary, Edger-
ton Elementary School, Whitnall Middle School and Whitnall High School. The middle school and
high school are located in the City of Greenfield.

Community Visioning Session

In March 2009, the Village held a community visioning session to highlight the comprehensive
planning process and to get input from residents regarding the strengths, weakness, opportunities
and threats the Village faces as the community plans for the future.

The summary of the results are shown on the following page.
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Strengths, Weaknesses, Opportunities and Threats

(SWOT)

Strengths

¢ Small size (allows more input, more oversight)

Proximity to metro-Milwaukee (convenience)

Whitnall Park/parks/urban forestry (mature trees in residential neighborhoods)

Whitnall School District (reputation)

Long standing businesses

4™ of July, Historic preservation efforts, Hales Corners Pool — community involvement/
responsive community

Weaknesses

Lack of diversity in the tax base

Age of housing stock

Hwy 100 — divides the Village of Hales Corners
ATC towers — aesthetics

Branding/lack of name recognition

Opportunities

Targeting baby boomers

e Utilizing parks as amenities

e Biking amenities

e Improve/enhance Stahl-Conrad events

Threats

WisDOT STH 100 reconstruction plans

e Budget impacts on road/infrastructure improvements

e High growth communities/lack of space for new development and little redevelopment
¢ Empty commercial spaces

The Village’s small size and opportunities to be involved in local government and community activ-
ities was seen as one of the community’s strengths along with the many parks, particularly Whitnall
Park. The Village’s close proximity to the City of Milwaukee is perceived as a strength because the
City offers many amenities within a reasonable distance while the Village offers a nice place to live
and raise a family outside of the City.

The greatest weakness and threats to the community relate to STH 100/South 108™ Street. This
highway bisects the community, effectively dividing the community into an east and west side. In
addition, this highway is under the jurisdiction of the Wisconsin Department of Transportation.
Any changes to STH 100 have the potential to significantly impact the Village, including affecting
the primary commercial corridor that abuts STH 100; aesthetics, and the quality of life for the com-
munity.

Community Survey

A two-page survey was mailed out to 3,817 residences as part of the Village’s quarterly newsletter.
In addition, copies of the survey were provided at Village Hall and the Hales Corners Library. Two
hundred and fifty-one surveys were returned for a response rate of 6.5%. A summary of the results
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is provided below.
Housing

The majority of housing stock in the Village is single-family residential. Village residents were
asked what type of housing, other than single-family residential, they would like to see developed in
the future. 29% of the respondents chose senior housing, 24% choose condominiums and 16%
chose mixed use (residential with commercial). Less than 105 of the respondents chose apartments
or duplexes.

Transportation

When asked about the quality of the residential roads, over 45% responded that the roads were ei-
ther in poor or very poor condition. 13.6% of the respondents indicated that they had no opinion,
and approximately 41% responded that the roads were in good or very good condition. 45% of the
respondents that indicated they lived on the west side of the Village felt the roads were in poor or
very poor condition whereas 27% felt the roads were in good or very good condition.  For re-
spondents living on the east side of the Village, 45% indicated the roads were in poor or very poor
condition compared to the 40% that felt the roads were in good or very good condition. Janesville
Road, Forest Home Avenue and STH 100 were removed from consideration because these roads are
maintained by either Milwaukee County or the State of Wisconsin.

Natural Resources

Respondents were asked to assess the future recreational needs of the Village, including providing
for natural areas. 56% of the respondents indicated that this was important or very important com-
pared to 17% of the respondents that felt that it was less or not important.

Economic Development

Respondents were asked several questions about where they shopped for various goods and ser-
vices, including groceries, apparel, health related services, restaurants and financial services. Ap-
proximately 70% of the respondents indicated they shop within the Village for groceries, but may
go outside the Village to Greenfield or Franklin for some grocery items.

The majority of respondents indicated that they go to sit down restaurants within the Village, but
also go to Greenfield and other areas outside of the Village. These results are not surprising consid-
ering the close proximity of the communities and easy of traveling between the various communi-
ties.

When respondents were asked to indicate specific stores or types of retail that they would like to see
within the Village, many indicated specialty stores, such as toy stores, bakery, smaller scale book
store. Respondents also indicated some of the regional and national chains that have located in the
southeastern Wisconsin near some of the larger shopping districts, such as Trader Joe’s, CostCo and
Coldstone Creamery.

Utilities and Community Facilities
The majority of respondents indicated they felt that the Village services were either very good or
good, including services provided at the Village Hall (licensing, tax collection, elections), the Police

Department, Heath Department, Fire/EMS Department and snow and ice removal. The majority of
respondents indicated no opinion when asked about building inspection and code enforcement.
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This is not surprising considering that unless a respondent had work done on their home or filed a
complaint, they would not have any familiarity with the process.

Population Characteristics

The Village of Hales Comers experienced a small increase in population from 1990 to 2000 com-
pared to the County as a whole. Table 1. shows that the Village’s population grew from 7,623 in
1990 to 7,765 in 2000, a 1.9% increase in population. For comparison, Milwaukee County declined
by 2% from 1990 to 2000 with population of 959,275 in 1990 to a population of 940,164 by 2000.

Population projections for 2010 indicate that the Village of Hales Corners will experience a small
decrease in population, along with the Village of Greendale and Milwaukee County from 2005 to

2010.

Table 1. and Table 2. depict relevant population information.

TOTAL POPULATION PERCENT CHANGE

1970 1980 1990 2000 Final Est. |1980- 1990- 2000-
Municipality | Census Census Census Census 1/1/2008 1990 2000 2008
Hales
Corners 7,771 7,110 7,623 7,765 7,646 7.2% 1.9% -1.5%
Greendale 15,089 16,928 15,128 14,405 13,995 -10.6% |-4.8% |-2.8%
Franklin 12,247 16,871 21,855 29,494 33,550 29.5% 35.0% |13.8%
Greenfield 24,424 31,353 33,403 35,476 36,270 6.5% 6.2% 2.2%
Milwaukee
County 1,054,249 | 964,988 959,275 940,164 938,490 -0.6% 2.0% [-02%
Muskego 11,573 15,277 16,813 21,397 23,075 10.1% 27.3% |[7.8%
New Berlin 26,910 30,529 33,592 38,220 39,500 10.0% 13.8% |3.3%
Wisconsin 4,417,821 4,705,642 |4,891,769 |5,363,715 |5,675,156 |4.0% 9.6% 5.8%

Source: Wisconsin Dept of Administration, Demographic Service Center

Table 1. Population Time Series
By comparison, the City of Franklin, City of Greenfield and City of Muskego are projected to con-
tinue to experience an increase in population through 2030. Table 2. on the next page shows the
population projections for Hales Corners and adjacent communities
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POPULATION PROJECTION PERCENT CHANGE

Census Projection |Projection | Projection | Projection |2005- 2005- 2005-
Municipality |2000 2005 2010 2020 2030 2010 2020 2030
Hales
Corners 7,765 7,644 7,628 7,704 7,552 -0.2% 0.8% -1.2%
Greendale 14,405 14,075 13,632 12,935 11,863 -3.1% -8.1% -15.7%
Franklin 29,494 32,661 34,530 38,802 41,894 5.7% 18.8% [28.3%
Greenfield 35,476 36,140 36,914 39,010 39,938 2.1% 7.9% 10.5%
Milwaukee
County 940,164 938,497 9929,208 |[923,910 891,445 -1.0% -1.6% -5.0%
Muskego 21,397 22,478 23,589 25,835 27,749 4.9% 14.9% 123.4%
New Berlin 38,220 39,041 39,882 41,682 43,050 2.2% 6.8% 10.3%
Wisconsin 5,363,715 5,589,920 |5,772,370 |6,202,810 [6,541,180 |3.3% 11.0% |17.0%

Source: Wisconsin Dept of Administration, Demographic Service Center

Population by Age

Table 2. Population Projections

The age of a population can influence the type of commercial and residential development that oc-
curs as well as the type of services and programs offered within a community. Table 3. below
shows the median age of the Village, County and adjacent communities. The Village of Hales Cor-
ners has a median age that is older than that for the County as a whole.

Hales Milwaukee New
Median Age Corners Wisconsin County Franklin | Greendale | Greenfield | Muskego Berlin
1990 Census 41 339 33.7 34 41.5 413 34.1 40.2
2000 Census 42.8 42.1 344 413 44.3 433 41.2 422
Table 3. Median Age

Table 4. shows a more detailed look at the change in population between 1990 and 2000 by age
group. The Village showed an increase of 120% in the 85 & older age group. The Village has also
experienced an increase in children between 10-14 years old and teens between 15-17 years old.

The table demonstrates what many other communities are experiencing: a decline in the number of

children as people choose to have smaller families or choose not have children.
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The table also shows increases in the age groups of 75 years of age and older. This can be ex-
plained by the natural aging of the population and individuals living longer due to advances in med-
ical care. Declines in population within any age group can be explained, in part, by natural aging.

Table 4. Percent Change in Age Groups

Population | Hales Milwaukee New
by Age Corners | Wisconsin | County Franklin | Greendal |Greenfield | Muskego |Berlin

e
Under 5 -25.8% -5.1% -10.9% 6.7% -14.9% -11.0% 12.9% 0.9%
years old
Ages 5-9 -3.1% 0.8% 0.3% 10.7% -17.8% -0.4% 29.4% 2.3%
Ages 10-14 | 21.0% 14.0% 7.6% 35.0% -4.7% 10.1% 29.5% 14.4%
Ages 15-17| 34.3% 22.9% 13.0% 61.8% -9.5% 24.0% 23.6% 27.6%
Ages 18-20| 0.9% 8.2% 1.4% 42.3% -28.5% -2.8% -3.5% -14%
Ages 21-24| -8.0% -3.6% -10.3% 5.5% -40.0% -11.4% -10.4% -8.3%
Ages 25-34 -33..0% -14.1% -20.3% -8.0% -30.8% -20.0% -9.5% -22.6%
Ages 35-44| 10.1% 20.8% 5.6% 37.0% -10.3% 6.9% 36.6% 14.5%
Ages 45-49| 36.9% 52.7% 43.9% 102.5% 2.1% 38.0% 64.2% 48.1%
Ages 50-54| 32.0% 53.2% 36.7% 114.7% -4.7% 37.9% 79.4% 40.1%
Ages 55-59| -3.8% 23.5% -3.6% 53.8% -6.5% 10.9% 58.7% 13.4%
Ages 60-64 | -27.4% -1.9% -24.7% 27.8% 1.0% -12.2% 29.2% 6.7%
Ages 65-74| -5.0% -0.9% -16.7% 56.4% 45.4% 2.0% 33.2% 51.5%
Ages 75-84 | 58.7% 152% 2.9% 146.0% 85.6% 56.8% 50.1% 102.0%
Al%les 85& | 120.0% 28.7% 12.5% 164.9% 125.9% 68.1% 78.7% 127.2%
older

Source: 1990 & 2000 Census
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Median Age

The median age in the Village is 41 years. Franklin and Muskego have a median age of 37.9 years
and 37.5 years, respectively. Table 5. shows the median age of the Village and adjoining communi-

ties.

Households

Table 5. Median Age

Municipality Median Age
Hales Corners 41

Greendale 43.6
Franklin 37.9
Greenfield 41.7
Milwaukee 33.7

County

Muskego 37.5

New Berlin 39.8
Wisconsin 36

Source: 2000 Census

The number of households, based on projections, increased by 1.5% between 2005 and 2010. The
Village is projected to see an approximate 4% increase in the number of households between 2010
and 2020, with less than a 1% increase between 2020 and 2030. Table 6. below shows the projected
number of households for the Village and adjoining communities.

Table 6. Household Projections

PROJECTED HOUSEHOLDS PERCENT CHANGE

Total

Households 2005- |2010- |2020-
Municipality 2000 2005 2010 2020 2030 2010 2020 |2030
Hales 3,260 3,270 3,319 3,441 3,462 1.5% | 3.7% | 0.6%
Corners
Greendale 6,011 5,986 5,897 5,744 5,406 -1.5% | -2.6% | -5.9%
Franklin 10,602 12,072 12,983 14,975 16,594 7.5% | 15.3% | 10.8%
Greenfield 15,697 16,321 16,958 18,396 19,329 39% | 85% | 5.1%
Milwaukee 377,729 384,182 386,877 394,832 | 390,753 | 0.7% | 2.1% | -1.0%
County
Muskego 7,533 8,006 8,509 9,517 10,323 63% | 11.8% | 8.5%
New Berlin 14,495 14,978 15,495 16,541 17,250 3.5% | 6.8% | 4.3%
Wisconsin 2,084,556 2,208,571 | 2,322,062 | 2,557,504 | 2,728,47 | 5.1% | 10.1% | 7.1%

7

Source: Wisconsin Dept of Administration, Demographic Service Center
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The ability to increase the number of households is limited by the availability of land for residential
development. This may include existing vacant parcels, parcels that could be subdivided or in-
crease in density.

By comparison, the cities of Franklin and Muskego are projected to see larger increases in the num-
ber of households.

Average Household Size

The average household size for the Village is 2.35. This household size is comparable to that in
the Village of Greendale. The adjoining communities of Franklin, Muskego and New Berlin have
a larger average household size.

Table 7. Average Household Size

Average

Municipality | Household Size
Hales Corners 2.35
Greendale 2.38
Franklin 2.58
Greenfield 2.2
Milwaukee 2.43
County

Muskego 2.8
New Berlin 2.62
Wisconsin 2.5

Source: 2000 Census

Household Income

The median household income in the Village was $54,536 in 1999 per the 2000 Census. This level
is higher than the median houschold income for Milwaukee County and the State as shown in Table
8 below. However, the Village experienced a smaller increase in median household income be-
tween 1989 and 1999 than the County or the State.

Table 8. Median Household Income

Percent Change
Municipality 1990 2000 1990-2000
Hales Corners $43,766 $54,536 24.6%
Milwaukee County $27,867 $38,100 36.7%
Wisconsin $29,442 $43,791 48.7%

Source: 1990 & 2000 Census
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Table 9. shows how the Village compares to surrounding municipalities for median household in-
come as shown in the 2000 Census. The Village had a higher median household than Greenfield,
but lower than those in Greendale, Franklin, Muskego and New Berlin.

Table 9. Median Household Income for Surrounding Communities

Median
Municipality Household Income
Hales Corners $54,536
Greendale $55,553
Franklin $64,315
Greenfield $44,230
Milwaukee County $38,100
Muskego $64,247
New Berlin $67,576
Wisconsin $43,791

Source: 2000 Census

Table 10. below shows the distribution of household income in the Village as well as Milwaukee
County and Wisconsin. The Village has a greater percentage of households with incomes in the
$50,000 to $149,999 when compared to the County and the State.

Table 10. Household Income

Hales Corners Milwaukee County Wisconsin

1989 1999 1989 1999 1989 1999
Household Income | No. % No. % No. % No. % No. % No. %
< $10,000 178 6% |132 [4% |62,256 |[17% (40,098 11% [255,413 |14% |[148,964 |7%
$10,000 - $14,999 | 159 5% 145 4% 135973 |10% [25,500 |7% |170,828 |9% |121,366 |6%
$15,000 - $24,999 |454 15% | 317 10% | 68,871 |18% |54,013 14% [341,433 |19% |264,897 13%
$25,000 -$34,999 340 11% | 316 10% |61,873 |17% |53,352 14% (317,699 |17% |276,033 13%
$35,000 -$49,999 75 25% | 497 15% |71,466 |19% [66,510 18% |368,148 [20% |377,749 |18%
$50,000 - $74,999 |719 |23% | 897 27% |51,718 | 14% |72,565 19% (257,090 |14% (474,299 |23%
$75,000 - $99,999  |295 10% | 607 19% 12,494 |[3% |35,982 10% | 65,362 4% [226,374 |11%
$100,000-$149,999 107 3% |290 9% |5,602 1% (20,472 |5% |30,544 2% | 133,719 |6%
$150,000 > 56 2% |68 2% 13,309 1% 9,491 3% 17,735 1% 62,903 3%
TOTAL 3,066 3,269 373,542 377,983 1,824,252 2,086,304
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Table 11. below shows the poverty status for persons and families in the Village compared to Mil-
waukee County and Wisconsin. The percentage of persons and families below the poverty level
was lower in the Village than in Milwaukee County or the State.

Table 11. Poverty Status

Hales Corners Milwaukee County Wisconsin

1989 1999 1989 1999 1989 1999
Total Per- 7,613 7,758 933,532 |915,688 |4,754,103 |5,211,603
sons
Total Below | 156 154 148,184 139,747 508,545 |[451,538
Poverty
% Below 2% 2% 16% 15% 11% 9%
Poverty
Total Fami- |2,234 2,156 241,342 1226,685 1,284,297 | 1,395,037
lies
Total Fami- |22 7 30,297 26,454 97,466 78,188
lies Below
Poverty
% Below 1% 0% 13% 12% 8% 6%
Poverty

Source: U.S. Census

Educational Attainment

Table 12. below shows the level of education attained by individuals 25 years of age or older.

Ap-

proximately 27% of the population over the age of 25 has obtained a high school diploma or equiva-

lent. This is comparable to adjoining communities, with the cities of Greenfield and Muskego.

Table 12. Educational Attainment

Level of Hales Milwaukee New
Education Corners | Wisconsin | County Franklin |Greendale |Greenfield | Muskego | Berlin
No Schooling 0.1% 0.7% 1.2% 0.1% 0.1% 0.6% 0.0% 0.1%
Some Schooling 9.1% 14.3% 18.6% 9.9% 8.6% 14.5% 7.8% 7.5%
High School gradu- [27.5% 34.6% 29.4% 28.0% 28.4% 33.4% 33.6% 27.0%
ate (or Equivalency)

Some College 21.7% 20.6% 21.1% 23.6% 20.1% 24.3% 25.5% 21.4%
Associate Degree 6.5% 7.5% 6.1% 9.4% 7.2% 7.0% 8.1% 7.2%
Bachelor’s Degree |24.8% 15.3% 15.7% 20.6% 23.8% 14.8% 17.6% 25.1%
Master’s Degree 7.4% 4.8% 5.2% 6.1% 9.4% 4.0% 5.6% 8.5%
Professional School |2.4% 1.6% 1.9% 1.6% 1.7% 1.1% 1.3% 2.4%
Degree

Doctorate 0.4% 0.8% 0.8% 0.8% 0.7% 0.3% 0.5% 0.8%
Total 5,507 3,475,878 | 594,387 20,202 10,332 25,877 14,201 26,328

Source: 2000 Census
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Agricultural, Natural and Cultural Resources

Agricultural Resources

The Village does not have any land that is either being farmed or is lying fallow.

Natural Resources

As a small, landlocked and built out community, the management and preservation of the natural
resources is important to maintaining the quality of life enjoyed by residents. Environmental char-
acteristics, including topography, drainage patterns, floodplains, wetlands and soils are among the

features that determine whether or not an area is suitable for development.

Surface Water and Stream Corridors

The Whitnall Park Creek, North Branch of Whitnall Creek and North-
west Branch of Whitnall Creek meander through the Village from the [
west side of the Village at Kelly Lake down to Whitnall Park at the (S8
south east corner of the Village. These major surface water features '
add scenic value to the community. Single family residential, commer- |8
cial and parks are the primary zoning classifications for the land abut- [ ;
ting these creeks. All of the local waterways, drainage ditches and un- | S
derground storm sewer system serve as drainage ways that comprise — —
part of the water shed for the Root River. Whitnall Park Creek

Kelly Lake, also known as Kurtz Lake and Mud Lake, is located at the northwest corner of the Vil-
lage. Kelly Lake is located within the Village of Hales Corners and the City of New Berlin. Public
access to the lake is available off of Kurtz Road.

The Village has adopted a Floodplain-Wetland Ordinance. This ordinance is administered through
the Building Inspection and Zoning Administration. The purpose of this ordinance is to help protect
the scenic beauty, to prevent future property damage from potential flooding and to protect the wa-
ter resources from pollution, sedimentation and erosion.

Floodplains

Areas that are susceptible to flooding have limited use for development. The Village of Hales Cor-
ners has a Floodplain-Wetland Ordinance that prohibits development within the floodway or flood-
plain. The Village has adopted maps from the Federal Emergency Management Agency (FEMA)
which identifies the flood hazard areas within the Village. As such, the Village participates in the
National Flood Insurance program. Map 1 shows the regulated floodplains and wetlands within the
Village. Map 1A. Shows the wetlands.

Wetlands

The State of Wisconsin defines wetlands as those areas where water is at, near or above the land
surface long enough to be capable of supporting aquatic or hydrophytic vegetation and which have
soils indicative of wet conditions. The Wisconsin Department of Natural Resources has authority
over all wetlands.

According to the State of Wisconsin Wetland Inventories Map, the Village has several wetland are-
as within corporate limits (see Map 1). Within the Village, the most contiguous wetland areas are
found along Whitnall Park Creek and its two branches.
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Protection of wetlands in the Village is important since they serve several vital environmental func-
tions including flood control, water quality improvement, groundwater recharge and providing habi-
tat for fish, birds and other wildlife.

Groundwater

Groundwater is an invisible, yet important water resource. A number of activities, such as the use
of insecticides and pesticides, underground storage tanks, and chemical spills can affect groundwa-
ter quality.

Groundwater quality and quantity are both issues of concern. As demand on groundwater aquifers
increases due to development, the level of groundwater can drop, requiring wells to be drilled deep-
er and deeper. This extends beyond a local issue, but is a regional issue that will require significant
levels of intergovernmental cooperation.

Soils maps can be used a guide to identify shallow ground water levels.
Wellheads

The issue of wellheads generally deals with geographic arcas that are dependent upon groundwater.
Some areas in the Village are served by a public water system, Milwaukee Water Works, while oth-
er areas remain dependent upon individual or community wells. Wells are under the jurisdiction of
the Wisconsin Department of Natural Resources. The Village does not have a permitting or inspec-
tion system in place for private wells except for electrical permits required for pump installation and
plumbing permits for connecting the well to the structure.

The Village has two community wells: Blossom Heath Water Trust and Hales Happiness Water
Trust. Both community wells are located in the northwest section of the Village. The community
wells function as their own water utility with the water trust electing an agent that sends out the bills
and works with the Wisconsin Department of Natural Resources on any issues. Blossom Heath Wa-
ter Trust was formed in the 1950s and serves approximately 30 homes.

Blossom Heath is located between Grange Avenue on the south, Copeland Avenue on the north,
115th Street on the west and 112th Street on the east. Hales Happiness Water Trust was also formed
in the 1950s and serves approximately 180 homes. Hales Happiness is bordered by Copeland Ave-
nue on the south, Abbott Avenue on the north, 116th Street on the west and 110th Street on the east.
Homes located on Woodside Drive west of 116th Street are also part of the Hales Happiness Water
Trust.

In 2010, Blossom Heath Water Trust started the process of disbanding the water trust. The Wiscon-
sin Department of Natural Resources cited the water trust for several code violations that required
an upgrade to the existing system. After several months of evaluating alternatives and their associ-
ated costs, which included extending and connecting to municipal water provided by Milwaukee
Water Works, property owners decided they would drill their own individual well.

When a well is abandoned, the property owner is responsible for complying with the regulations
established by the Wisconsin Department of Natural Resources.

The federal Safe Drinking Water Act (SDWA) was amended in 1986 to include a nationwide pro-
gram to protect groundwater used for public water supplies. The amendment established state well-
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head protection programs. The goal is for communities to prevent the contamination of their wells
by delineating and protecting the land areas that contributes water to their wells. Section NR 811.16
(5) of the Wisconsin Administrative Code outlines the requirements of Wisconsin’s wellhead pro-
tection program. The Village has not adopted a wellhead protection plan.

Storm Water Runoff, Erosion & Nonpoint Source Pollution

As with groundwater, surface water is an important resource that is greatly impacted by storm water
runoff, erosion and nonpoint source pollution. A number of activities, such as construction work,
the use of insecticides and pesticides, fertilizers, chemical spills and certain commercial activities
can affect surface water.

Storm water drains to the Root River through various surface wa-
ters as well as drainage ditches and underground storm sewers.
Map 2 shows the Root River watershed boundary. The Village
has three storm water detention ponds that are designed to control |8
the rates of discharge of storm water during heavy rains. These |
detention ponds are located at 112™ Street and Grange Avenue;
116™ Street and Grange Avenue; and Schoetz Park. In addition,
there are detention ponds that are included as part of private de- |
velopments, such as Hales Corners Lutheran Church- Janesville [S§8
Road Campus and Falcon Glen Apartments, for onsite storm water . . ge Avenue Detention Pond
management.

The Village has adopted storm water management requirements (Section 8-2-11 of the Zoning
Code) and construction site erosion control and storm water management requirements (Section 8-2
-12 of the Zoning Code). As redevelopment occurs in the Village, it is important to manage the
storm water that flows from the impervious surfaces of buildings, parking lots and streets

The Village has established a storm water utility that is charged to residential and commercial prop-
erties to provide funding for storm water management improvements, such as street sweeping, an-
nual water quality testing of major outfalls, catch basin cleaning, and public education and outreach.
The storm water utility fee will also be used to update the Village’s storm water management plan,
which was last updated in 1986.

Soils

Soils provide the physical base on which development occurs. Soil types and their characteristics
provide an understanding of what types of development are appropriate in any given area of the Vil-
lage. Soil characteristics such as compaction, erosion and slumping may place limits on develop-
ment or require the use of additional construction techniques to provide a stable base in order to pre-
vent environmental and/or property damage.

According to the Soil Survey of Milwaukee and Waukesha Counties, prepared by the Soil Conser-
vation Service of the United States Department of Agriculture, the predominant soil type in the Vil-
lage of Hales Corners is Ozaukee Silt Loam and Mequon Silt Loam. The Ozaukee Silt Loam are
well and moderately drained, silty soils that have a silty clay loam and silty clay subsoil underlain
by calcareous silty clay loam glacial till. The Mequon Silt Loam somewhat poorly drained, silty
soils that have a silty clay subsoil underlain by calcareous silty clay loam glacial till.
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Bedrock

As with ground water levels, soils maps can be used as a guide to identifying areas where bedrock is
close to the surface.

Woodlands

Map 4 shows the location of woodland areas in the Village of Hales Corners. These areas provide
habitat for wildlife and serve as an aesthetic amenity for the community. The woodland areas are
intermittent throughout the community, the Village has made efforts to preserve contiguous corri-

dors through the community.

Environmental Areas

The Southeastern Wisconsin Regional Planning Commission (SEWRPC) identifies environmentally
sensitive areas as part of its regional land use and water quality planning process. Development
should be limited in these areas.

Environmentally sensitive areas include:

e Lakes and streams shown on United States Geographic Survey maps

e Wetlands shown on the Wisconsin Wetland Inventory Maps produced by the Wisconsin
Department of Natural Resources

e Floodways as delineated on the official Federal Emergency Management Administration
(FEMA) Flood Boundary and Floodway Maps

The majority of the areas designated as environmentally sensitive in the Village are located along
Whitnall Park Creek and its two branches that run through the Village.

Metallic and Non-Metallic Mineral Resources

The Village of Hales Corners does not have any metallic or non-metallic mining sites within the
Village limits. It is unlikely that a mining site would ever be developed.

Wildlife Habitat and Threatened and Endangered Species

The Village is an urbanized community where most wildlife habitat is limited to birds and small
animals that have adapted to urban life. Whitnall Park and Potters Forest provide larger areas for
wildlife habitat and may accommodate larger animals such as deer. Aquatic life is also present in
and along Kelly Lake and the Whitnall Park Creek and its two branches. Hunting within the Vil-
lage is prohibited.

Information on wildlife habitat and threatened and endangered species is available from the Wis-
consin Department of Natural Resources. Information can be found on their website at
www.dnr.state.wi.us/org/land/er

Map 3 is the National Heritage Inventory Map for Milwaukee County. These maps are created by
the Endangered Resources Program and are based on data collected from the Wisconsin Natural
Heritage Inventory. The maps shows locations where rare aquatic and terrestrial species or natural
communities have been documented within the area. The map does not identify specific locations
of endangered resources, but provide an appropriate basis for property owners to gather information
on habitats or species that may affect their property as well as for general planning and assessment
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use when considering development.

Air Quality

Good air quality is important to the overall quality of life and health of the community. The Envi-
ronmental Protection Agency (EPA) regulates common air pollutants that can be found all over the
United States. These pollutants can injure health, harm the environment and cause property dam-
age. These pollutants are called criteria air pollutants because EPA has regulated them by develop-
ing health based criteria for establishing permissible levels. The primary standards protect health
and secondary standards prevent damage to the environment and property.

As with ground water, this is an issue that extends beyond municipal boundaries. A geographic ar-
ea that meets or exceeds the primary standard is called an attainment area while areas that fail to

meet the primary standard are called nonattainment areas.

The air quality monitoring station nearest to the Village of Hales corners is located in the City of
Oak Creek at the College Avenue Park and Ride. Milwaukee County is a non-attainment area.

Cultural Resources
In September 1999, the Village adopted a historic preservation ordinance to protect, enhance and
preserve structures, sites and districts which represent or reflect elements of the cultural, social eco-

nomic, political and architectural history of the Village.

Cultural and civic events in the Village include:

e Arbor Day e Concert in the Park - ¢ Green Market—Stahl-
e Christmas House Whitnall Park Conrad Homestead

o Christmas Tree Lighting e Maple Syrup Tapping-Wehr o 4th of July Celebration
e St. Mary’s Parish Festival Nature Center e Hales Corner Pool

e National Night Out e Greek Fest Activities

Historical Resources

The State Historical Society of Wisconsin’s Division of Historic Preservation (DHP) collects infor-
mation regarding the state’s cultural resources, its historic buildings and archaeological sites. The
DHP administers the State and National Register of Historic Places programs.

The National Register is the official list of historic places in the United States that have been desig-
nated for preservation and is maintained by the National Park Service, a division of the United
States Department of the Interior. The State Register is maintained by the DHP and is a list of those
places identified as important to Wisconsin’s heritage. The National Register can include sites,
buildings, structures, objects and districts that are significant to national, state or local history, ar-
chitecture, archaeology, engineering and culture. A -

The Village has one property listed in the National Register of Historic
Places. The W. Ben Hunt Cabin was designated in 2005 as a local his-
toric structure. In 2008, the Cabin received certification to be in the
State and National Register of Historic Places. The cabin is operated
and maintained by the Hales Corners Historical Society. The cabin is
open to the public and to scheduled groups as a teaching tool to learn |8 Namgstd -
about the Arts and Crafts movement and W. Ben Hunt. W. Ben Hunt Cabin
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The W. Ben Hunt was built in 1924 and moved to its current location in front of the Hales Corners
Library (5885 S. 116" Street) in 1986. The cabin is well maintained and a good example of early
20™ century log construction. In addition to the quality of the construction, the cabin represents the
work of W. Ben Hunt, an important figure in the Arts and Crafts movement. Hunt published a
book, “How to Build a Log Cabin” and contributed to Boy s Life, the official publication of the Boy
Scouts.

In 2006, the Stahl-Conrad Homestead was designated a local historic structure. The property is
owned and maintained by Stahl-Conrad Homestead, Inc., a local nonprofit organization. The site is
used throughout the year for a variety of events, including a green market, Christmas tree sales and
hosting exhibits on points of historical interest. In 2006, the Homestead hosted Between Fences, a
traveling Smithsonian exhibit.

The Stahl-Conrad Homestead was constructed around 1870 and was owned by the Stahl Family un-
til the early 20" century. While the alterations over the years have impacted its ability to be listed
on the National Register of Historic Places, the Homestead represents the rural history of the Vil-
lage and is of local historic importance.

Architecture & History Inventory

The Village of Hales Corners Historic Preservation Commission received funding to conduct a his-
toric architectural and historical reconnaissance survey of the community. The 2002 report, survey-
ing approximately 143 structures, identified properties potentially eligible for the National Register
of Historic Places as well as those properties not potentially eligible for the National Register of
Historic Places but are of local historic interest. Map 5 shows the sites of historic interest.

Table 13. Properties Potentially Eligible for the National Register of Historic Places

Address Name Dates

5425 S. 92nd Street John Van Groll House 1889
5871 S. 108th Street The Bosch 1904-05
10120 W. Forest Home Avenue Joseph Pawlak House c. 1930
10265 W. Forest Home Avenue Lawson House 1914
10265A W, Forest Home Avenue | Dewey-Crounse House c. 1850
11800 W. Grange Avenue Radio Station c. 1945
11131 W. Janesville Road Clifford Wolf House c. 1925

Whitnall Park Lutheran
5847 Lilac Lane Church 1941
11105 W. Parnell Avenue Alvin Koehler House c. 1935
Whitnall Park Drive Administration Building 1935-36
Whitnall Park Drive Maintenance Building c. 1930s
Whitnall Park Drive Restroom/Service Building c. 1930s
Whitnall Park Drive Bridges c. 1930s

Boerner Botanical Gardens

Landscape, Structures,
Whitnall Park Drive Statuary c. 1930s
Whitnall Park Drive CCC Building 1933
Source: Architectural and Historical Survey of Hales Corners; Carol Lohry Cartwright
2002
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Table 13. on the previous page lists the properties potentially eligible for the National Register of
Historic Places that were identified as part of the historical survey. Most of these properties are ei-
ther private residences or located within Whitnall Park, a Milwaukee County park. Much of the
development of Whitnall Park, both landscaping and structural, can be attributed to the federal pro-
grams that emerged during the Great Depression of the 1930s. The Works Progress Administration
(WPA), one most important federal programs in aiding people that were victims of the Great De-
pression, landscaped the park, built structure, installed the botanical gardens and statuary from 1932
to 1941. The Civilian Conservation Corp (CCC) constructed dams, trails and roads throughout the
park in 1933.

In addition to the individual properties potentially eligible for the National Register of Historic
Places, the final report identified a potential historic district, the Milwaukee Terrace Historic Dis-
trict. The Milwaukee Terrace subdivision was platted in 1924, with many of the homes constructed
between 1925 and the early 1930s. The homes were typically small period-revival and bungalow
style houses and attracted middle-class families moving into the suburbs. The subdivision was lo-
cated within just a few blocks from 108™ Street, the major commercial corridor and streetcar route.

The Milwaukee Terrace subdivision is of historic interest because of the concentration of tract-style
revival homes, mostly Tudor and Colonial Revival styles, and some Bungalow style houses. The
subdivision is also of interest because it represents the era of growth and development of the Village
as a streetcar suburb. The Milwaukee Terrace subdivision and potential district are shown on the
attached map.

Findings and Recommendations

1. Kelly Lake, Whitnall Park Creek, North Branch of Whitnall Park Creek and Northwest Branch
of Whitnall Park Creek are the dominant surface water features and provide aesthetic benefits to
the community.

2. Groundwater is a key source of water for residents and businesses within the Village.

3. Surface water, floodplains, and wetlands are highly regulated resources. Local, state and federal
regulations and ordinances need to be reviewed when development is proposed for property in
or near these resources.

4, Storm water management is an integral component to water quality issues. The Village of Hales
Corners should consider updating its storm water management plan and will review all local
regulations and ordinances when new development or redevelopment projects are proposed.

5. Woodlands provide aesthetic benefits and wildlife habitat and should be preserved whenever
possible.

6. Environmentally sensitive areas should be preserved from development.

7. The Village of Hales Corners Historic Preservation Commission should work with interested
property owners to assist in preservation of historic structures in the Village.

8. The Village of Hales Corners Historic Preservation Commission, Stahl-Conrad Homestead and
Hales Corners Historical Society should collaborate on ways to educate the public on the im-
portance of local historic structures to the community.

9. There is some concern by the public about the restrictions a local historic designation places on
the property. Outreach efforts should include the process for obtaining local historic designa-
tion and the implications/requirements of the designation.
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Transportation

Hales Corners, and the entire area surrounding the Village, is essentially built-out. As such, the Vil-
lage is part of an extensive network of roads and other transportation systems that serve the entire
metropolitan area. The connectivity of this system is important to intermodal travel to destinations
outside the Village.

Within the Village, a network of roads and pedestrian ways are the primary means by which resi-
dents get to local destinations such as schools, neighbors, shopping, services, recreation, worship
and institutions.

The following transportation elements make up the network of travel modes in Hales Corners.
Streets

The Village street system hierarchy consists of freeways, arterials, collectors and local streets. The
functional classification is determined through the Wisconsin Department of Transportation based
on recommendations of the Milwaukee Urbanized Area (MUA) Transportation Advisory Commit-
tee and the Southeastern Wisconsin Regional Planning Commission (SEWRPC).

There are two state trunk highways (STH) that run through the Village. STH 100, also known as
108th Street, and STH 24 or Forest Home Avenue and Janesville Road. County trunk highway
(CTH) OO or Forest Home Avenue extends from STH 100 west to the Village limits. Wisconsin
Department of Transportation and Milwaukee County Department of Public Works maintains these
roadway sections through the Village.

The Village has ready access to interstate highways. The intersection of -894 and 1-43, the Hale
Interchange, is directly north of the Village. Ramps connect to STH 100, making this a major com-
muter route to downtown Milwaukee. Access to westbound 1-43 cannot be made at the Hale inter-
change, but access is provided one mile to the west at 124" Street, immediately north of the Village.

An arterial street’s primary function is to move traffic through an area. Table 14. below lists the
arterial roads in Hales Corners. They include 92" Street, 108™ Street (STH 100/US 45), 124™
Street, Grange Avenue Janesville Road (STH 24), and Forest Home Avenue (STH 24 & CTH OO).
The jurisdiction, road type, design capacity and actual traffic counts are described in the table be-
low. The arterial system is adequate to serve traffic needs, with the exception of 108™ Street.

Table 14. Arterial Roads

Road Name Road Type Jurisdiction Proposed Juris- 2005 Traffic Design Capacity
diction Counts

108™ Street 6-lane urban STH 100 STH 26,800-44,400 35,000

Janesville 4-lane urban STH 24 CTH 17,000 25,000

Road

Forest Home 4-lane urban STH 24 CTH 9800-16,300 25,000

Avenue

Forest Home 4-lane rural CTH OO CTH 11,100 25,000

Avenue

Grange Ave- 2-lane rural Local Local 6700-9800 13,000

nue

92™ Street 2-lane rural Local Local 1900-2400 13,000

124" Street 2-lane rural Local Local 2400 13,000

Source: Wisconsin Department of Transportation & SEWRPC
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STH 100/108™ Street is a 6-lane, north-south major arterial through the middle of the Village. It is
also designated a state trunk highway and US highway route. Daily traffic counts exceed 40,000
vehicles per day. Its older design is over capacity, resulting is congestion during rush hours. The
Village’s commercial corridor lines 108™ Street along with connecting streets to Village neighbor-
hoods. WisDOT is currently studying reconstruction options for this road within the next 6 years.
Hales Corners is engaged in their planning process to achieve the optimal balance of access to busi-
nesses and neighborhoods, while moving these large volumes of traffic. The Village has followed a

1993 corridor access plan to promote inter-connectivity, frontage roads,
and driveway consolidations and closures.

Collector and local streets are shown on Map 6. In 2003, the Village con- | .
structed one of the area’s first round-abouts at Grange Avenue and 116" |
Street.

Since the Village is built-out, planning for new roads is not an issue. All ~ Roundabout at 116th Street
roads are at widths adequate to serve projected needs, with the exception and Grange Avenue

of 108™ Street. However, many Village streets were originally built in the

1950’s and 1960’s, and are reaching the end of their construction life. Maintaining, upgrading, and
reconstructing roads is the primary issue for the Village. Local arterial and collector streets are the
priority. A multi-year plan is nearing completion to provide more adequate levels of funding for
roads by the Village.

Median maintenance on STH’s and CTH’s was assumed by the Village in 1998. Beautification and
landscaping of these major corridors is an objective of the Village. Declining state and county
funding for median maintenance is insufficient to maintain minimum aesthetic standards of the Vil-
lage.

Trucking

All arterial and collector streets are constructed to meet Federal Highway Administration (FHWA)
standards for vehicle weights, including truck travel. The network is sufficient to meet the Village’s
needs. Truck access, circulation and loading is a patt of site plan review by the Plan Commission
for development proposals. Numerous trucking firms provide service to the metropolitan area.

Transit/Taxis/Specialized Service

The Milwaukee County Transit System (MCTS) operates public bus service throughout Milwaukee
County. MCTS Freeway Flyer Route 43 serves the Village with a 6 stops in the Village along STH
100, Grange Avenue and Forest Home Avenue. In 2008, the average daily ridership for Route 43
through the Village was 30 riders. In addition, 150 riders utilize the park-and-ride lot to board Route
43. Many of these riders are likely to come from adjoining communities, such as Franklin, Green-
field or Greendale. The routes and schedules have been pared back in the Village and elsewhere
over the years, as Milwaukee County deals with budget problems.

A Park-and-Ride lot is operated by MCTS less than a ¥ mile north of the Village on STH 100 in the
Hale Interchange. The Lot serves daily and special event commuters to downtown Milwaukee, and
also provides a connecting point to other bus lines through Route 28. In 2008, the Route 28 bus av-
eraged approximately 60 riders per day from the park-and-ride lot.

State and regional bus service offered by several private carriers including Greyhound, Coach USA,
Indian Trails, Badger Coaches, Lamers, and Wisconsin Coach Lines.
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Taxi and other cab services are provided by appointment throughout the metropolitan area, includ-
ing service to Milwaukee’s Mitchell International Airport.

The MCTS fleet has ADA accessibility with specialized transportation provided through their
Transit+ and Para-transit programs. Transportation services for the elderly are provided by the Mil-
waukee County Department on Aging and a local senior living facility, for its residents only. Sev-
eral private companies also offer specialized and elderly transportation.

Sidewalks/Trails/Bicycles

The Village has never required sidewalks in residential areas. There is sporadic sidewalk develop-
ment, primarily along commercial corridors and in some older subdivisions. The Village now re-
quires sidewalks on major arterials as commercial or multi-family development occurs, when arteri-
als are reconstructed, or through construction as part of redevelopment areas. ADA accessible
ramps have been retrofit on all older sidewalks at intersections with urban road sections. Pedestrian
connections and access are a regular part of development plan review.

Bicycle travel is done primarily on Village streets. Several shared-use paths can accommodate bi-
cycles, as shown in Map 7. However, the system is limited and relies much upon on-street travel
for inter-connectivity. The Milwaukee County Parks Oak Leaf Trail is a 100 mile system of biking
and recreational trails that connect parks throughout the County. The Trail can be accessed through
Whitnall Park located in the Village. A bicycle lane will be incorporated in WisDOT’s reconstruc-
tion plans for STH 100.

Air Service

Milwaukee’s General Mitchell International Airport is the primary airport serving the metropolitan
area. Scheduled and charter air service is available to in-state, national and international destina-
tions. Over a dozen air carriers serve Mitchell International Airport.

Chicago’s O’Hare Airport is an important international hub that offers additional flight options at a
distance of 90 miles to the south. Scheduled bus service to O’Hare is available by carriers in Mil-
waukee.

Other smaller airports serving the metropolitan area are Waukesha County Airport, Timmerman
Field, and Brookfield Aero. These facilities generally cater to charter flights and private craft.

Water

Port of Milwaukee serves the metropolitan needs for commercial shipping. The Lake Express High
Speed Ferry operates from spring to fall, with service between Milwaukee and Muskegon, Michi-
gan.

Rail

There are no rail lines in the Village. Passenger rail service for regional travel (i.e. to Chicago or
Minneapolis) is provided by Amtrak. There is a station in downtown Milwaukee, part of an inter-
modal depot with bus service (433 W. St Paul Avenue) and a station at General Mitchell Interna-
tional Airport near 6th Street south of Grange Avenue. Chicago has extensive commuter rail ser-
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vice, and plans for additional extensions to connect Milwaukee and Racine are part of a regional
study now under review. Rail freight service is provided by CN Railroad, Union Pacific Railroad,
and Wisconsin & Southern Railroad.

Comparison with Local Transportation Plans

The State is completing a corridor study for the STH 100 corridor, which was previously discussed.
Much of the State’s and County’s transportation planning is coordinated through the MUA Trans-
portation Advisory Committee. The Village’s transportation system and planning is consistent with
the Regional Transportation Plan (SEWRPC) and Regional Bicycle Plan (SEWRPC), with the ex-
ception of:

STH 100 ultimate lane capacity.
Ultimate arterial jurisdiction.

The Regional Transportation Plan recommends the transfer of STH 24 to Milwaukee County. The
County does not have the financial capacity for the next 20 years to undertake these transfers.

Findings and Recommendations

1. STH 100 is the single most important arterial in the Village. The WisDOT STH 100 Corridor
Plan must better balance the need to move significant regional traffic through the Village without
splitting the community and diminishing the quality of life.

2. The Village needs to develop a more reliable source of funding for streets. TID #2 closure and
proceeds have long been planned as the source of funding, beginning in 2011 or 2012.

3. The Village should improve its trail and sidewalk system to get from the commercial corridors to
surrounding neighborhoods and provide pedestrian movement along arterials and collectors. The
focus should be on “key” connectors that are currently incomplete (e.g. Hale Meadows Subdivi-
sion to Schoetz Parks, Edgerton Avenue-108™ to 110" Street, and interconnecting parks and
greenways). The requirement for sidewalks or trails on arterials and collectors should be codi-
fied.

4. MCTS bus lines and stops should be restored to previous levels in the Village.

. Official mapping is not needed in the Village, since it is built out.

W
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Utilities and Community Facilities

Utilities

Water

The Village does not operate a municipal water supply and does not intend to operate one. Village
residential property is served by municipal water supply from the Milwaukee Water Works
(MWW), community well trusts, or private wells. The distribution of service types is shown in the

Table 15. below and the MWW system is shown in Map 8.

Table 15. Water Distribution

System Estimated Users
Municipal Water 1222
Community Well Trusts 213
Private Wells 956

Development of the Village began without municipal water supply. In 1974, the Village approved
an agreement with MWW allowing for extensions of MWW water mains into the Village. A
framework of water mains extends throughout the Village, allowing for every property to ultimately
be served by MWW. The framework also provides hydrant protection throughout the Village.

Over 95% of commercial, institutional and industrial property are served by MWW. Those proper-
ties served are considered retail customers of MWW,

Most of the water main extensions occurred in the 1970’s and 1980’s, slowing dramatically in the
1990°s. Since 1994, there have only been two small water main extension projects. Village policy
is to facilitate main extensions only in cases where a clear majority of property owners want it or
there is a pubic health issue due to ground water contamination. Water problems are sporadic and
usually associated with lowering water tables.

Waste Water

Hales Corners owned and operated a waste water treatment plant in the Village until 1974. Inter-
ceptor sewers constructed by Milwaukee Metropolitan Sewerage District (MMSD) now provide
collection and treatment as part of a regional waster water system. MMSD recent updated their fa-
cilities plan, which should meet the Village’s limited capacity needs through 2020.

The Village operates 36.4 miles of trunk and minor sewer lines that all discharge into MMSD. The
entire Village is served by sanitary sewers, with the exception of one home. Small portions of the
Village are served by the adjacent utilities of Greendale and Franklin, due to more efficient scwer-
sheds. Three small lift stations are part of the Village system, but serve less than 5% of customers.
The Village’s system is considered adequate, but aging. There was a major trunk line relay in 2006,
replacing an under-capacity line that contributed to local overflows. The Village is now going
through Capacity, Management, Operation and Maintenance (CMOM) process that will identify
system upgrades over time.

Storm Water Management

The Village is comprised mostly of rural street sections with roadside ditches to collect and
transport road and adjacent property storm water drainage. The storm water system also has limited
storm sewers and two public-managed detention ponds that discharge into interceptor storm sewers
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in state trunk highways or tributaries of the Root River, primarily Whitnall Creek. The public-
managed detention ponds are located in Schoetz Park, just north of Grange Avenue on 116th Street
and at approximately 111th Street and Grange Avenue. Some newer developments have on-site de-
tention facilities to help control run-off.

The Village created a Storm Water Utility in 2007, in response to new state and federal mandates.
The Village has joined with 6 other municipalities within the Root River watershed in a joint NR
216 storm water discharge permit, as required under the Clean Water Act. The group works coop-
eratively to meet new water quality stands required under the Act. Each municipality, including
Hales Corners, is also developing a plan to meet the reduction standards for total suspended solids
(TSS) by 2011. There are no significant drainage issues in the Village, with the exception of nui-
sance problems. However, many of the Village’s major culverts are approaching the end of their
life and will need replacement. An annual Storm Water Utility user fee is projected to increase over
time to meet this financial need.

Solid Waste/Recycling

The Village currently contracts for waste collection and disposal and recycling with Veolia Envi-
ronmental Services. Veolia operates the Emerald Park landfill nearby in the City of Muskego with
capacity projected to 2016. Other landfills in the metropolitan area should be sufficient to meet dis-
posal needs for the next 20 years. Single-stream recycling and yardwaste pickup is contracted with
Veolia, which enables the Village to meet State requirements for solid waste. The MMSD provides
household hazardous waste and prescription drug disposal for all residents in the metropolitan area.

Telecommunications Internet and Cable TWC, ATT Cable

The Village is served by two cable/telephone providers: Time Warner Cable and AT&T U-Verse.
Both have established networks in the Village to serve every household and most businesses.

Cellular phone coverage is available in the Village. There are two towers with co-locators in the
Village at the Village DPW yard and Village Fire Station. While there is adequate coverage at this
time, shifting demand and products may require other cell tower locations. The Village participated
in the Cell Tower Plan (SEWRPC) that helps guide cell tower location decisions, and Village Zon-
ing Code regulations are up to date for site review. Wireless internet service is available at the Vil-
lage Library.

Energy/Power Plants/Transmission Lines

There are no electrical generation facilities in Hales Corners. Electrical needs are met by a regional
power grid operated by WE Energies. Major transmission lines do run through the Village adjacent
to STH 100. The towers, lines and right-of-way are owned and maintained by the American Trans-
mission Company (ATC). A petroleum pipeline is also located along the very western edge of the
Village (124th Street right-of-way as extended). The Village is fully served by natural gas, with
major transmission lines in the Grange Avenue right-of-way and ATC right-of-way.

Community Facilities
Police

The Village operates a local law enforcement agency with 17 sworn personnel and civilian dis-
patch. The fleet consists of 6 squads and a newly renovated police station will meet the Vil-
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lage’s needs for the next 30 years. The Village cooperates with the Milwaukee County Sheriff’s
trunked radio system for communications. Local holdings cells are maintained by the Village, but
incarceration is through the Milwaukee County Jail or Milwaukee County Correctional Facility-
South or state prison facilities.

Fire/EMS

Fire and EMT-Basic services are provided by the Village with a combination department of three
full-time personnel, paid-on-call and paid-on-premise personnel, and three DPW personnel that are
cross-trained in fire fighting. The Fire Station at 10000 W. Forest Home Avenue was built in 2001
and is projected to meet needs for next 30 years. Apparatus consists of two engines, one ladder
truck, and two rescue squads. Hales Corners is part of a 4-community district, Zone D, that pro-
vides mutual aid and shared services.

Emergency Management

Emergency Management is primarily coordinated through Milwaukee County. The Village is part
of the Zone D sub-area (Franklin, Greendale, Greenfield, and Hales Corners). Zone D works coop-
eratively on training and shared services. The Village has trained applicable personnel in NIMS.
An Emergency Operations Center will be included in the 2010 Municipal Building. An outdoor
warning siren is located at STH 100 and STH 24, the center of Village, operated through Milwau-
kee County emergency management.

Public Health

The Village provides a complete range of services for disease control, immunizations, and environ-
mental health as a Level I Department as certified by the Wisconsin Department of Health Services.
The health office and clinic are located at the Ben Hunt Center (5885 S. 116™ Street). Built in 1985,
it is centrally located and projected to meet community needs over the next 20 years.

Schools

Hales Corners is wholly within the Whitnall School District, which also serves a small portion of
Franklin and about 1/3 of Greenfield. The District provides elementary and secondary education.
Both elementary schools are located in the Village, and the middle and high school are immediately
north of the Village in Greenfield. The District has no major plans for expansions, as enrollments
have stabilized for the time being. The Village cooperatively works with the District on recreation
programs and public works activities.

Private elementary schools operate in the Village including St Mary Catholic Church and Hales
Corners Lutheran Church. Both schools serve areas larger than the boundaries of the Village. En-
rollments are stable at St Mary, but growing at Hales Corners Lutheran. Hales Corners Lutheran
recently completed a gym which is available for community use.

Post secondary education is provided publicly through MATC or UW-Milwaukee, along with Mar-
quette University and several other higher learning establishments in the metropolitan area.

Library

Village established its own Library in 1975. It moved to it current location at 5885 S. 116th Street
in 1985. Known as the Ben Hunt Center, it is centrally located next to Hales Corners County Park.
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The Library has a collection of approximately 46,000 items which includes print, audio and video
materials. The Library is part of the Milwaukee County Federated System. This enables residents to
obtain materials from other libraries within the system through the Inter-Library Loan Program. It
includes a community room and space for the Historical Society and cable television local access
studio. The Center has been upgraded over time, but a special committee was established in 2009 to
look at space needs for the next 25 years.

Parks

The Village of Hales Corners Park and Outdoor Recreation Plan was adopted in 2007 to provide an
action plan for expanding, enhancing and maintaining park and outdoor recreational areas for the
community. The Village first adopted an Outdoor Recreation Plan in 1973 that was subsequently
updated in 1979, 1985, 1996 and 2002. The adopted plan also enables the Village to maintain its
eligibility for outdoor recreation grants from the State of Wisconsin Department of Natural Re-
sources.

County Parks

The Milwaukee County Parks system has the primary responsibility for providing and maintaining
public parks and recreation for all communities in Milwaukee County. Milwaukee County operates
two parks within the Village.

Hales Corners Park is located near the Village Hall and Library. The park is approximately 35 acres
in area and offers various amenities including: one baseball diamond, one softball diamond, a bas-
ketball/volleyball court, two soccer fields, a swimming pool with a large change house, a separate
wading/children’s pool with change house, picnic areas and playground equipment. Hales Corners
Park is mostly local usage. The outdoor pool has been threatened for closure for the last 6 years.
Private cooperation efforts have kept the pool open, largely through the Friends of Hales Corners
Pool group. The Village’s annual 4" of July celebration and fireworks display are held at the park.

Whitnall Park is approximately 638 acres, with approximately 250 |Eiung
acres located within the Village boundaries. Whitnall Park and the |
Gardens date back to the 1930’s with some work performed by the
depression-era Civilian Conservation Corps. A new Boerner Bo-
tanical Gardens and Visitor Center was completed in 2003. The
Gardens are regionally and nationally recognized. Whitnall Park |
offers numerous amenities including: playground equipment, pic- |
nic areas, sledding/tobogganing areas and several nature trails.

Boerner Botanical Gardens in
* Whitnall Park

Village Parks

Cobb Park is a Village-owned park located on the south side of Janesville Road near 1 16™ Street.
The park is approximately 5.5 acres in size and was created from a remnant parcel from the adjoin-
ing Hale Park subdivision. The Hale Summer Kitchen is located within Cobb Park. The Kitchen is
a small stone structure dating back to the 1850’s and relocated to the park in 1996. The Kitchen
was named a Milwaukee County registered landmark and is one of the oldest structures in the Vil-
lage. The park mainly provides passive recreation opportunities.

Schoetz Park is located on 116™ Street between Edgerton Avenue and Grange Avenue. The park is
approximately 19 acres in area which includes a 1.5 acre recreation pond. While the park is owned
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by the Village, it is primarily operated by Whitnall Youth Baseball per agreement with the Village.
Schoetz Park functions as a little league ball park throughout the spring and summer. It has four
little league diamonds, two full size baseball diamonds, a concessions building with restrooms. The
fishing pond has a pier that is ADA accessible from the parking lot.

Recreation is also offered at the Whitnall School District facilities and through cooperation between
the Village and the Greenfield Recreation Program.

Whitnall School District Properties

The Whitnall School District serves all of Hales Corners and portions of the Cities of Greenfield
and Franklin. Two elementary schools are located within the Village of Hales Corners. The middle
school and high school are located directly outside the north boundary of the Village in the City of
Greenfield.

Hales Corners Elementary School has approximately 4.5 acres of playground area. Much of the
playground is flat, open and grassy providing good area for field activities. The facilities include
three softball diamonds with backstops, three basketball half-courts and various play equipment for
children of school age. The playground is fenced from Janesville Road and adjacent properties
providing a relatively safe environment for children. The facilities and grounds are used in the
Summer Recreation Program held by the Village and is also the location of the Village’s children’s
activities for the 4™ of July celebration.

Edgerton Elementary School has approximately 3.5 acres of playground area. The facility provides
a full basketball court, a softball diamond with backstops, and a variety of playground equipment
geared towards younger school age children.

Milwaukee Public Schools (MPS) Property

Milton C. Potter School Forest is an approximately 50-acre tract of land adjacent to Whitnall Park
and is owned by Milwaukee Public Schools (MPS). It is used as an outdoor classroom for nature
studies and field trips. Facilities include a small nature museum, various nature trails that are
mapped and keyed to guideposts providing information relating to observed vegetation and animal
species, a challenge course and a significant upland area of mature trees such as hardwoods and
birch.

Use of this area is not available to the general public as the West Forest Home Avenue gate is
locked when not in use. However, it is recognized that informal neighborhood use does exist from
the abutting residential properties located on Meadow Park Drive and access can be gained through
Whitnall Park.

Village Hall and Municipal Services

The James R. Ryan Municipal Building (5635 S. New Berlin Road) houses the Village’s general
offices and police station. Built in the 1960’s, the building has undergone a renovation (2009-10) to
meet space needs for the next 30 years. Also on site is the DPW garage and yard, which date back
even longer. The garage is in fair to poor condition and targeted for replacement in 2016. It is cen-
trally located to serve the Village. A salt shed will be upgraded in 2010. The DPW garage and yard
are surrounded by residential uses, and present a challenge to properly screen.
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Civic Clubs

Hales Corners Chamber of Commerce

Whitnall Park Rotary

Woman’s Club

Lions Club

Boy and Girl Scouts (Eagle scouts performed several upgrades at municipal facilities and parks)
HC Lutheran Outreach group (provides help for those in need on code enforcement items and other
community service)

Hales Corners Historical Society

Stahl-Conrad Homestead, Inc.

AHEPA

Worship

Houses of worship in the Village include:

St Mary Catholic Faith Community

Hales Corners Lutheran Church

Whitnall Park Lutheran Church

Emanuel United Church of Christ

Church of Jesus Christ of Latter Day Saints

Messiah Lutheran Church

Christ Reformed Baptist Church

Other denominations are served by facilities within the metropolitan area.

Cemeteries

There are two cemeteries in the Village: St Mary Church and Emanuel Church. Each dates back to
the founding of the Village and served members of the respective churches. Vacant plots at each
are rare. St. Mary’s Catholic Faith Community received approval to construct a columbarium that
will help meet cremation needs. Burial and cremation needs are also met within the metropolitan
area.

Child Care

Park’s Edge Pre-School and Day Care (Emanuel United Church of Christ - 10627 W Forest Home
Avenue)

St Mary Parish (9553 Edgerton Avenue)

Hales Corners Lutheran Church (in nearby New Berlin: off-site campus)

Smaller individual providers working out of homes

Health

The following clinics operate in Hales Corners: Aurora Medical Group, Whitnall Family Practice,
and Forest View Pediatrics. Hospitals outside the Village serve the entire metropolitan area includ-
ing: Aurora West Allis Medical Center and Aurora St. Luke’s Medical Center, and regional hospi-
tals Froedtert Memorial Lutheran Hospital and Children’s Hospital of Wisconsin.

Findings and Recommendations

1. Storm water standards of NR 216 will require more resources over time, to provide higher levels
of storm water quality management.
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2. The Village’s aging sanitary sewers will require more resources for rehabilitation and replace-

ment programes.
3. While not all the Village is served by municipal water, there is an extensive network through out

the Village that would accommodate extensions. The Village should continue to work with indi-

viduals and well trusts as needed.

4. Work with Milwaukee County and the Friends of the Hales Corners Pool to keep this County fa-
cility open.

5. Review the results of the Library Space Needs Ad Hoc Committee when complete, and incorpo-
rate their findings into the Comprehensive Plan.

6. Improve the shared-use trail system to better interconnect recreation, educational, commercial,

cultural and other traffic generators.

7. Consider additional land acquisition to connect Schoetz Park to the westerly neighborhoods and
accommodate more parking.

8. Negotiate usage of existing parking facilities to accommodate needs at Schoetz Park.
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Economic Development

Commercial Development in the Village

The Village has two primary commercial and employment corridors: STH 100 and STH 24/Forest
Home Avenue. Historically, these corridors have been the mainstay of economic development in the
Village. First, in the early days of plank roads that were used to transport goods to Milwaukee or
areas to the southwestern part of the region and later when rapid transit in 1903. Today, these corri-
dors are home to a mix of retail, office and other commercial uses. Several shopping strip centers
are located along STH 100 that include primarily local or regional type tenants. Two grocery stores
were located along STH 100 in the Village. In January 2011, the Sentry grocery store closed. The
area of the Village that is zoned for light manufacturing sits between STH 100 and CTH 00/Forest
Home Avenue. Valley View, a former elementary school that was converted into office space, is
located off of 92nd Street.

STH 100 has a large traffic volume, more than 40,000 vehicles per day and is projected to reach
over 60,000 vehicles by 2030. The strip centers located on the east side of STH 100 are connected
through parking lots, which enables a consumer to travel from Janesville Road to Grange Avenue
without having to utilize STH 100. These strip centers were constructed in the 1970s and present an
opportunity for enhanced connectivity, higher land utilization and cohesive character as redevelop-
ment occurs.

Hales Corners is home to many long standing businesses. Some of |F
the businesses that have served the community for more than 50
years include Michael’s Footwear which has been in the Village |5
since 1959. Ritzman Appliance has been at their current location
since 1953. Sherper’s, a government and factory surplus store that
features hunting, camping and other recreational items, has been in |
operation in the Village since 1957. Hales Corners Beer and Liquor
Store has been in the Village since 1938. Burmeister Woodwork Co. Sherper’s Inc., located in the

moved to Hales Corners in 1946 from their location in Milwaukee. Zz:t I:illage Market shopping
e

The first bank, State Bank of Hales Corners, was opened in 1910 in the Village by James Godsell
and John Meade. State Bank of Hales Corners first operated in a small building on the west side of
STH 100 before moving into a larger building on Janesville Road in 1960. In 2007, Associated
Bank acquired State Bank.

Holz Motors has been in operation in the Village at the same relative location with the same family
since its start in 1914. The auto dealership is one of the larger employers in the Village and an ac-
tive business in the community, such as hosting the annual 4th of July car show. The Holz Family
Foundation has made several contributions to local civic events and organizations.

Labor Force and Economic Base

The resident workforce in Hales Corners is well educated with above average incomes. In 2000,
over 90% of persons age 25 or older were high school graduates, 35% have a bachelor’s degree, and
over 10% have a graduate or professional degree. In 2007, household income of $61,249 was above
the state a average of $50,578. Per capita income of $29,270 was also above the state average of
$25,993. Only 2.0% of residents had income below the poverty level in 2007, compared with a
statewide 8.7%.

Labor statistics are summarized in the Table 16. on the next page. Over 42% of Village residents
are employed as managers, professionals and related occupations, higher than the metropolitan av-
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erage. Sales and office occupations were the second highest distribution at 30%. Only 11% were
employed in production, transportation or similar fields.

Table 16. Village Labor Force

Qccupation Male Female Total % of Total
Management/Professional/Related 818 952 1770 42%
Service 134 234 368 9%
Sales/Office 552 718 1270 30%
Construction 303 7 310 7%
Production/Transportation 370 93 463 11%
Agriculture/Related 0 8 8 <1%

Source: 2000 Census

Travel time to work in 2000 averaged 20.9 minutes, a very manageable commute. Almost 75% of
the residents worked within Milwaukee County.

As previously mentioned, the Village’s economic base is almost exclusively associated with the
STH 100 commercial corridor. Some 304 businesses are located in Hales Corners as described in
the Table 17. below, mostly in retail, financial services, professional services, restaurants, and other
services.

Table 17. Business Types in Hales Corners

Business Type Number Percentage
Construction 21 7%
Manufacturing 3%
Wholesale 4 1%
Retail 47 15%
Transportation/Warehousing 4 1%
Information 4 1%
Finance/Insurance 34 11%
Real Estate 18 6%
Professional/Scientific/Technical 29 10%
Management 4 1%
Administration 15 5%
Educational 4 1%
Health Care 48 16%
Arts/Entertainment 2 1%
Accommodation/Food Service 33 11%
Other 29 10%

Source: 2000 Census
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The major employers in Hales Corners include:

Holz Motors Automobile Sales
Hales Corners Care Center Nursing Home
Pick N Save Food Store
NonBox Advertising
Entercom Milwaukee Radio Station
Aurora Health Care
Whitnall School District Education

Economic Development Organizations & Resources

Since the Village’s creation of a Community Development Authority (CDA) in 1994, it has in-
teracted with numerous agencies in accomplishing economic development. This includes the
local Chamber of Commerce of which the Village is a member and participates in promotions
and programs; the Village participates in the annual Community Development Block Grant
(CDBG) program administered through Milwaukee County, attends periodic summits, and
works with Economic Development staff in TIF creation; Milwaukee 7 is the regional promo-
tion arm for the seven participating counties, and the State of Wisconsin where staff has worked
with various agencies on TIF creation and utilizing industrial revenue bonds. Some of the or-
ganizations and resources are discussed in greater detail below.

Hales Corners Chamber of Commerce

The Hales Corners Chamber of Commerce’s mission is to “promote economic development,
foster and build community relationships and to advance the general welfare and prosperity of
the Hales Corners business community”. The Hales Corners Chamber of Commerce provides
monthly networking and social events that also present helpful information to the local business
community. In addition to promoting local businesses, the Chamber has contributed funds to
many local community events, including the annual 4th of July celebration.

Milwaukee 7/ www.choosemilwaukee.com

Milwaukee 7 was established in 2005 to “create a regional, cooperative economic development
platform for the seven counties of southeastern Wisconsin: Kenosha, Milwaukee, Ozaukee, Racine,
Walworth, Waukesha and Washington. Its mission is to attract, retain and grow diverse businesses
and talent.” The underlying foundation of this organization is that as each county is home to vari-
ous corporate headquarters, has a pool of highly skilled workers and offers various quality-of-life
amenities. Therefore, competing as a region broadens the range of choices and opportunities for a
potential business and gives the region a competitive edge.

The Choose Milwaukee website offers a variety of different resources, including statistics; site
searches for properties available for sale or lease; and quality of life information, such as schools,
neighborhoods, sports and arts & entertainment.

UW-Extension - Milwaukee County

UW-Extension hired a new faculty person to lead the Community Natural Resource and Eco-
nomic Development program. The Economic Development program provides training and
technical assistance to local communities while the Community Development program helps
individuals and groups help effect change in their community through leadership training and
organizational development.
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Wisconsin Department of Commerce

The Department of Commerce provides development assistance to serve citizens and business-
es. Their services include small business assistance, marketing, and finance. The Department of
Commerce offers various programs, such as the Employee Ownership Assistance Loan Pro-
gram, Enterprise Development Zone Program and Technology Development Fund.

Types of Businesses Desired

A 2005 “Market Analysis of Hwy 100 Corridor” (Hurtado Consulting, LLC) concluded that
many local retail and service needs were being met. Generally, many businesses had market
areas larger than the Village with notable pulls in the areas of eating/drinking establishments,
gas stations, and hardware/garden stores (K-Mart Store).

The Analysis also identified the following general sales leakages in apparel/accessory stores,
bakeries, book stores and appliance/electronics stores. The resident survey identified the fol-
lowing desires for other retail: small bookstores, specialty foods, and specialty restaurants. A
recurring theme of the resident survey, 2005 Analysis and the 1993 Corridor Plan was a desire
to limit any further auto-oriented uses, which were seen as proliferating and adding to traffic
problems. In 1996, the comprehensive zoning revision reflected a change in Village policy to
better regulate and limit auto-oriented uses.

Village Strengths and Weaknesses to Attract and Retain Businesses

The Village’s close proximity to freeway access and the presence of STH 100, a major metro-
politan arterial, are strong factors in attracting and retaining businesses. The Village has a
Community Development Authority with a track record of accomplishments to work with de-
velopers on future redevelopment projects.

The Village is built out, so it has limited land for expansion. This partly restricts available sites
for new development and expansions, which typically require more expensive redevelopment
assistance. Since much of the Village’s commercial development is 20-40 years old, strategies
tend to focus on rehabilitation or replacement of aging infra-structure and buildings. The Vil-
lage enacted a commercial exterior maintenance code in 2006 to establish better standards of
business appearance and care.

Development Sites

The Village is built out, which greatly limits the number of B
available development sites. Map 5 of the Housing Ele- ({ff
ment depicts possible sites for development/redevelopment |§
that exhibit a relatively low improvements-to-land value g
ratio. The Community Development Authority has been
active in promoting and facilitating redevelopment. A TIF
(tax increment finance) district was created in 1995 that led
to the Village Market project that produced over $35 mil-
lion of new development increment. Limited property ac-
quisition and assembly was required for the project. In
2008, a third TIF district was created to rehabilitate an aging Renovated fagade of Hales Corners
commercial strip center. Shopping Plaza, TID #2
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The CDA and the Village will continue to seek redevelopment op-
/Deﬁnition \

Brownfield:

A site in which the redevel-
opment and reuse may be
complicated by the presence
or potential presence of a
hazardous substance,

pollutant or contaminant.

portunities. With the absence of any major industrial sites, the
need for “brownfield” development is marginal. The Village is
aware of state mitigation programs and is prepared to utilize them
if needed. The more likely environmental issue that occurs in re-
tail redevelopment is underground gasoline tanks or dry cleaner
waste disposal. Neither of these issues has been significant
enough to warrant any major clean-ups or impede redevelopment
efforts.

While the Village may have an absence of brownfield sites, there is the concern regarding
“oreyfield” sites. Greyfield sites are defined as commercial properties that are underutilized,
derelict or vacant. The Village has many aging strip centers that, may face increasing competi-
tion from retail centers in adjoining communities creating greyfields in the primary commercial
STH 100 corridor. The Village will need to be conscious of the changing commercial market
and its impact on these commercial properties to ensure that the STH 100 corridor maintains its

highest and best use.

Findings and Recommendations

1. The STH 100 reconstruction by WisDOT has the potential to significantly change the acces-
sibility and character of the Village’s primary commercial corridor. The Village must work
closely with WisDOT’s planning process to preserve and protect business needs of the corri-

dor.

2. The Village has been active in redevelopment through its CDA, TIF districts, and other ef-

forts. The CDA should be

retained to take the lead and continue these efforts.

3. The Village should also begin a process for evaluating and addressing the needs of the STH

24 corridor.

4. The Village should consider measures to target renovation and redevelopment of multi-

family housing.

5. The Village should consider a consultant to assist with enhancing name recognition and
branding of the community.

N

. The Village should adopt the STH 100 Regulating Plan and Design Guidelines.

7. The Village should continue its median maintenance efforts to attract and retain businesses.
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Land Use

The existing land use pattern of the Village is shown in Map 9, and the acres of each use identified
in the Table 18. below. Hales Corners, and the entire area surrounding the Village, is essentially
built-out. Since annexation of additional territory is impossible, the land use pattern of the Village
has been static for several decades.

Table 18. 2008 Land Use Character

Land Use Category Acres Percent
Agricultural 0 0%
Residential 1128 66%
Commercial 138 8%
Industrial 10 <1%
Public/Institutional 66 4%
Park 357 21%
Water 10 <1%

Agricultural Use

All agricultural land has been converted to other uses as the Village developed since its incorpora-
tion in 1952.

Residential Use

Residential use comprises 66% of the land located within the Village. The Village has been consid-
ered a bedroom community with two primary commercial corridors bisecting the community. Sin-
gle family homes represent 2/3rds of the housing stock, with an average density of 2.7 units per
acre. The remaining 1/3 is multi-family development. The multi-family development is largely
apartment complexes with a density of 10.4 units per acre. Both densities are typical for suburban
development in the metropolitan area.

Commercial Use

Commercial uses comprise 8% of the Village land area, higher than other suburban “bedroom”
communities. The primary commercial area is the STH 100 corridor. While many commercial uses
are classified as neighborhood retail, STH 100°s importance as a major metropolitan arterial pro-
vides access for retailers that serve an area larger than Hales Corners. The uses are typical strip de-
velopment that originated in the 1950’s and 1960’s; however, recent redevelopment efforts are
aimed at better clustering and interconnections of these uses.

Industrial Use
Gdustrial Use in the Village\
Industrial uses only comprise 10 acres of the Village (less than 1%),| is characterized by the M-1
representing a handful of businesses. Industrial development was never | Light Manufacturing Dis-

a priority in the Village’s earlier development. Because the Village is| "' g TSR
relatively small and cannot expand, it is assumed the legacy industries wietolsine e traon,

. ] ) . facturing and construction-
will remain until converted to commercial uses. related activities.

X £
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Public and Institutional Use

Public and institutional use comprises 4% of the land use in the Vil-
lage. Public and institutional uses include schools, churches and ’
public facilities. The percentage is considered average for a subur-
ban community.

Hales Corners Library

Park Use

Park use is 21% of the Village’s area, a high percentage due to two major parks that serve an area
larger than the Village. Whitnall Park (250 acres), including the Boerner Botanical Gardens, is a
flagship park for Milwaukee County and the region. Potter’s Forest (50 acres) is a special use natu-
ral area owned and operated by the Milwaukee Public School System for retreats and related activi-
ties. Potters Forest is adjacent to Whitnall Park and these two parks encompass a large percentage
of the southeast corner of the Village. .

Water
Ponds and waterways make up a very small portion of the Village (10 acres). Most water features
are the result of man-made retention ponds and other facilities, with the exception of Kelly Lake

(west edge of the Village).

Trends in Land Supply, Demand and Prices

The Village is essentially built-out; therefore, the supply of land is fixed. Infill development and
redevelopment has started to occur, but the housing “tear down” phenomenon has not. Housing and
commercial building permit activity over the last four years is shown in the table below. New and
existing home prices have remained strong over time, due to the desirability of the community and
its school district. Average time on the market has consistently been in the lowest quartile of Mil-
waukee County communities and the average value of a single family home in 2008 was $225,000.
Commercial sales prices are highly variable depending on the location and size of property. Strip
commercial sales averaged $800,000 per acre in 2008 (developed property). Table 19. below
shows the building permit activity in the Village.

Table 19. Building Permit Activity

Building Permits 2005 2006 2007 2008
Single Family - Permits 11 2 4 1
Single Family - Valuation $2,839,400 $908,000 $1,102,800 $450,000
Multi-Family - Permits 1 4 0 0
Multi-Family - Units 16 16 0 0
Multi-Family - Value $1,100,000 $2,400,000 $0 $0
Commercial - Permits 2 0 1 0
Commercial - Value $1,350,000 $0 $421,000 $0
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Redevelopment Opportunities

A majority of the Village’s commercial development is 40-50 years old, and poised for major reno-
vations or redevelopment. The Village’s Community Development Authority (CDA) has been ac-
tive in creating two Tax Increment Finance Districts that included acquisition, demolition, new in-
frastructure and new development in the STH 100 commercial corridor over the last 15 years.

Many of the Village’s older apartment complexes have potential for redevelopment also, with possi-
ble conversion to condominiums that are in relatively limited supply.

The Hales Corners Lutheran Church Grange Avenue campus is another possible redevelopment site
for the future, but is dependent upon the Church’s long-range plans for consolidation of their opera-
tions.

Use Conflicts

There are no major land use conflicts in the Village or with adjacent communities. The Village’s
site plan review process has typically worked well to provide sufficient buffers between uses.

Projections

Since the Village is built out, no significant changes in land use are projected for the next 20 years.
As redevelopment opportunities arise, some existing uses may convert or give rise to mixed-use
development. Map 10 depicts future land use in the Village. Map 11 depicts the current zoning
map.

Findings and Recommendations

1. The Village is built-out and land use patterns are not projected to substantially change over the
next 20 years.

2. As redevelopment opportunities arise, the Village should actively pursue proposals through its
CDA and TIF districts. This may result in some higher density uses, use conversions, and
mixed-use development over time, which can be accommodated under the Planned Unit Devel-
opment (PUD) provisions of the Village’s zoning code.

3. The Village should consider measures to strengthen the desirability of its housing stock in resi-
dential areas, as described in the housing element of the Comprehensive Plan.

4. The Village should consider measures to target renovation and redevelopment of multi-family
housing. '

5. The Village completed a comprehensive revision of its Zoning Code and Map in 1996; with
other substantive amendments since then (e.g. Sign Code revision, and Big Box Retail provi-
sions). Only minor amendments are considered a need over the next several years.
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Executive Summary

The Hales Corner's Housing needs assessment provides an overview of the existing housing
environment and makes projections of future housing characteristics. The analysis ultimately provides
the Village with strategies that can help shape housing over the next 20 years. To assist in the analysis
of the existing housing characteristics, Hales Corners is compared to two other peer communities:
Franklin, Wl and Greendale, WI.

The executive summary provides an overview of each major section of analysis as well as the primary
findings and key housing strategies.

Summary of Analysis and Primary Findings

General Population Statistics

summary: Hales Comers has the lowest average household size of the three peer communities and is
also experiencing the most rapid reduction in household size. Although a complicated issue, a
reduction in household size is often due to an aging population and a change in family concentration
or structure.

Primary Finding: As household size decreases, the population becomes more fragmented and more
housing units are required to serve the same Village population. However, without the opportunity to
expand, the majority of new housing in Hales Corners would likely have to occur as part of
redevelopment projects.

Families

summary: Hales Corners has the lowest concentration of families of the three peer communities and
the second smallest average family size. However, the concentration of families in Hales Corners is
decreasing at a much slower rate than the peer communities

Primary Finding: These data suggest two things: 1) Hales Corners s likely attracting younger families
than Franklin. Because young families are generally in the early stages of their child years, they fend to
be smaller. These families may also be less able to afford the more expensive housing in places like
Franklin, Muskego and New Berlin. 2) Although not overall as popular with families as Franklin , Hales
Corners has been more consistently attractive to families over the previous nine years.

Populgation Age

summary: In terms of age distribution, Hales Corners is younger than Greendale, but slightly older than
Franklin. In particular, Franklin has significantly more established families (age 35-54) than Hales
Corners, and significantly fewer retirement age (65+) individuals. However, if past trends in Hales
Corners continue, it will become more like Greendale (fewer established families more aging
population) than Franklin.

Primary Finding: Most communities value established families as residents because they offer stability

in the neighborhood and support local schools both in terms of students and financing (state
equalization aid). The trends point to an ongoing loss of established families in Hales Corners, but an

Village of Hales Corners - Housing Needs Assessment i



' Executive Summary

increase of young families; this trend is also seen in the projections of future demographics. This may
suggest that the Village has not been able to keep families as they grow.

Housing Tenure by Age

Ssummary: Hales Comers housing has the lowest home ownership rates of the three communities -
Franklin with 78 percent owner occupied, Greenfield with 70 percent and Hales Corners at 62 percent
- but those homeowners live aimost exclusively in single-family homes.

Primary Finding The data show the frend toward owner-occupied units does not drop off until after
the age of 74. This seems to confirm the evidence that members of the aging population in Hales
Comers tend to stay in their homes and then, if necessary, transition directly into senior specific
housing. This means there may be limited potential to market “transitional” housing, such as
condominiums or high-end apartments, to that segment .

Race, Ethnicity and Housing Tenure

summary: Race and ethnicity play a role in determining housing choice. For example, in Hales
Corners, Hispanic families had average household sizes of more than 0.5 people higher than white
alone households. In Hales Corners, the only population segments that saw population growth
between 2000 and 2009 were the non-white alone segments.

Primary Finding: If non-white alone households are future growth segments in Holes Corners, one of
two things must happen. 1) Hales Comners needs to provide additional multi-family housing as that has
been the predominate housing chose for minorities in the Village, or 2) non-white alone households
need to fransition to home purchasing in the Village. Evidence suggests the second of these two
options is beginning to occur. If that is the case, the Village has the opportunity to capitalize on the
minority population as future family households because non-white alone households are far more
likely to contain families than white households.

Household Incomes and Housing Affordability

summary: The housing affordability analysis revealed that in 2000, 46 percent of the Hales Corners
households had a median income between $50,000 and $99.999. At the fop of this range, @
household could afford a house valued at approximately $378,000. In 2000, about 97 percent of
homes in Hales Corners were values at or below $378,000. In 2007, the median assessed value of
homes in Hales Corners was $223,500, and 40 percent of the homes were valued between $200,000
and $250,000. To purchase a $250,000 home, a household would have to have an income of $68,000.
In 2006, the entirety of southeast Wisconsin had a median household income of $68,500.

Primary Finding: The 2000 data shows that almost all households within Hales Corners are below what
is typically considered an “affordable” level of housing costs. This frend is important for housing
stability and investment in housing quality. The cument affordability analysis also shows that the Village
housing is well matched with the surrounding region, providing Hales Cormners with a large pool of
potential buyers, which can enhance desirability and accessibility.

Age & Condition

summary: Sixty-five percent of the housing in Hales Corners was constructed between 1950 and 1970.
According to assessment data 80 percent of the housing stock is in “average” condition, and only 16
percent is in "*good" condition.
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Primary Finding: Although not a problem currently, the substantial segment of “average" housing
stock could slip to below average if maintenance is not continued. The aging population that owns
many of these homes may not be physically or financially able to complete ongoing maintenance
and repadirs if they remain in their homes.

Vacancy Rates

summary: Current single-family vacancy rates in Hales Corners are very low—likely less than 1.6
percent. This level of vacancy is lower than national averages and suggests Hales Corners did not
experience a spike in vacancy levels ike much of the country did. The Village's multi-family vacancy
rates are more similar to national levels at about 10 percent for lower priced apartments and 4 to 6
percent for upper-end multi-family housing.

Primary Finding: High vacancy rates are a concern because over time they depress property values.
However, very low vacancy are also undesirable because they limit the potential for turnover and can
drive up demand and price to less affordable levels. Although the single-family vacancy rate is much
lower than expected given national trends, it is not below historic single-family vacancy levels.
Therefore, all things considered, it does not appear that Hales Corners is being negatively impacted
by high multi-family vacancy or low single-family vacancy.

Senior Housing

Ssummary: Hales Corners is well supplied with senior housing. The Village has a higher concentration of
senior housing than the surrounding municipalities, and is almost on par with expected concentrations
given the statewide supply of senior housing.

Primary Finding: Local real estate professionals report that senior housing in the Hales Corners area is
currently adequately served. [This, in conjunction with the fact that seniors in Hales Corners tend to
remain in their homes late into their life, does not suggest much market for assisted living or retirement
communities. However, over the next 20 years, the 75+ population will grow substantially in the Vilage
and may necessitate new nursing housing.

Housing Strategies

The housing strategies were created to help the Village achieve each of their comprehensive housing
objectives. In addition, the study found that anficipated new market demand for housing over the
next 20 years would result in 142 additional households in the Village. However, because the Village is
largely built-out, new households would have to be accommodated in redevelopment projects.

Objective No. 1: Preserve the existing residential character and prevent future land use conflicts
between residential and non-compatible uses.

e In areas near potential redevelopment sites use zoning tools and redevelopment guidelines o
help prevent future conflicts between single-family housing and larger commercial/mixed-use
buildings.

e Develop educational resources that detail architecturally appropriate remodeling strategies. This
will help ensure the character of the neighborhoods is maintained as homes age.
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Objective No. 2: Provide for the housing needs of an aging population

Create a community outreach program promoting the Milwaukee County Home Repair Loan
program which offers no-to-low interest loans for qualifying home repair projects.

Although additional senior housing options are not currently needed, it is recommended that the
Vilage create a senior housing committee that will track housing trends and identify the time in
the future where additional housing should be pursued.

Objective No. 3: Provide for the housing needs of low to moderate income residents

work with realtors to promote the Village and help moderate income buyers access available
assistance programs such as WHEDA certified counselors.

Utilize the new low-cost housing TIF law to generate funding for targeted low cost housing.

Objective No. 4: Protect the long-term value of the residential neighborhoods by ensuring that the
physical condition of the housing does not deteriorate.

Create a community outreach program promoting the Milwaukee County Home Repair Loan
program which offers no-to-low interest loans for qualifying home repair projects.

Provide information on building code requirements directly to homeowners. Use that opportunity
to create a dialogue with residents about needed repairs.

Develop design concepts for remodeling and improving common housing types. Provide those
concepits to residents who are considering home improvements.

Objective No. 5: Promote and guide future housing development at Village redevelopment sites.

Target sites for redevelopment that are currently being underutilized. Prepare redevelopment
plans for those sites to spur development interest and guide future projects.
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Hales Corners, Wisconsin is a bedroom community in the southwest corner of Milwaukee County. With
a 2009 estimated population of 7,464, the Vilage is primarily comprised of single-family homes built
between 1950 and 1970. lis residential character and proximity to Milwaukee has made the
community an attractive destination for those that work in Miwaukee and the surrounding
employment nodes. In fact, the 2000 commuting patterns show that there were 4,300 residents of
Hales Corners that had employment. However, only 566 of those residents also worked in Hales
Cormners, the remainder commuted out. As Hales Corners looks into the future, the need has arisen fo
examine the housing stock and housing trends within the Village to ensure it can remain an atfractive
and vital part of the southeastern Wisconsin landscape.

The Hales Corners Housing Needs Assessment addresses the evolving housing needs in the community,
and provides strategies to shape the Vilage's housing over the next 20 years. Although the
information provided in this document will be useful in the development of the comprehensive plan,
the strategies found in Section Three can also help drive Village redevelopment projects. To provide a
thorough analysis of the existing housing environment, make detailed housing projections and develop
long-term housing strategies, the document is divided into three sections.

Section One: Existing Conditions

The Existing Conditions section provides detailed demographic, population and housing data for the
years 2000 and 2009. The point of this section is to provide a thorough understanding of the current
Hales Corners housing environment and how that environment evolved. The data will be important
when identifying trends in population change and in housing choices.

Section Two: Projections, Trends and Housing Goals

Section Two takes the data provided in Section One, in conjunction with historic data and data
estimates, to make 20-year projections for Vilage population and demographic statistics. These
projections help identify how the housing environment will change in Hales Corners, and how the
housing stock will need to evolve in order to meet those changes. Section Two also includes a
discussion on local housing frends and housing goals. The housing goails are particularly important
because they identify a future vision for Village housing that may not be clear by examining data only.

Section Three: Housing Sirategies

The final section of the document will combine the identified housing trends, goals and projected
future housing needs in order to develop a set of housing strategies which will help ensure that Hales
Corners can continue to offer a desirable and vital housing stock.

When reading this document it is important to remember the first two sections are written as if there
are no significant future housing constraints within the village. In other words, when making projections
and examining frends, the data does not consider the physical chalienges present in Hales Corners,
i.e., the lack of developable land. It is not until Section Three that the trends and housing needs are
filtered through the on-the-ground redlities of the Village structure. This was done intentionally so as
not to limit the scope of the analysis. If the study began with the notion that new development was
severely limited due to spatial constraints, future housing needs and options may have been
overlooked or unnecessarily dismissed.
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The first section of the housing needs assessment examines the current state of housing demand and
supply in Hales Corners, as well as important historic trends. The data provided in this section serve
three purposes:

1. Current and historic information on Village demographics reveal how the Hales Corners
population has evolved over time. This information will be used in later sections fo aid the
projection of future demographic changes.

2. Identify the position of Hales Corners within the larger housing environment by comparing
housing and demographic data for the Village and other peer communities in the area.

3. Make connections between demographic groups and housing choices by identifying
housing trends for different segments of the population. For example, the historic data
reveals that Hispanic families in Hales Corners have had considerably larger average
household sizes than non-Hispanic white families. This fact may impact future housing
needs if it is determined that Hispanic families are a rapidly growing segment of the Hales
Corners population. The projections of future demographics will occur in Section Two.

The information discussed in this section will include data dealing with demographics, housing
demand, and current housing supply. The following variables were examined:

Table 1.1: Existing Conditions Variables

Demographics Housing Demand Housing Supply
Total Population Housing Tenure Housing Condition
Age Distribution Vacancy Rates Housing Age
Households Housing Sales & Demand  [Housing Types
Household Size Housing Affordability
Race/Ethnicity
Families
incomes

The data used in this section were compiled from numerous sources. The historic information is almost
exclusively content available from fthe US Census Bureau and as such, corresponds to the 2000
decennial census year. The 2009 data were developed by purchasing data sets from fwo
independent data projection firms: ESRI Business Analyst and Nielson Claritas. These estimates were
compared to other sources, such as the Wisconsin Department of Administration, fo check for
consistency. When necessary, projections were updated or changed fo reflect recent trends in
population growth or decline.
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Peer Communities

Using peer communities fo compare demographics and housing supply information can be a useful
tool when trying to determine how a municipality fits within a larger housing trade area. For example,
the data reveal that Hales Corners has the lowest average household size and the fastest rate of
household size decline, while Franklin has a significantly higher household size due to a larger
concentration of families. This trend tells us that Hales Corners is, and has been, attractive fo a
different demographic than the City of Franklin.

Selecting peer communities for Hales Corners is challenging for a variety of reasons. Most significantly,
Hales Corners sits on the edge of the transition from dense, urban style housing in the City of
Milwaukee's first ring suburbs, to a suburban development pattern to the west. Therefore, using all of
the surrounding municipalities as peer communities, as is common practice, may be problematic
because of the significant variation that exists. For example, the City of Greenfield to the north
contains denser housing than Hales Corners, and the City of Muskego to the west is much more
suburban. To address this problem, specific communities were targeted as opposed to selecting an
entire region. To that end, in conjunction with Village of Hales Comers staff, The Village of Greendale
and the City of Franklin were selected as the peer communities of choice. Greendale has very similar
densities and housing stock as Hales Corners, and is immediately east of the Village. Frankiin, while
much less dense in the southern portion of the City, does contain pockets of housing that are similar to
Hales Corners. Franklin is also an appropriate peer community because it competes for home buyers
and offers a different housing stock than Hales Corners. Therefore, the slight differences in available

housing and target demographics
Map 1.1: Hales Corners and Peer Communities of the two communities will help

us understand how Hales Corners
fits within the surrounding housing
environment. Map 1.1 shows the

/ locations of each community.

Greendole

-y

i Frankiin
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General Population Statistics

Summary: Hales Corners' limited development opportunity, unlike the City of Franklin, has resultedin a
declining population as average household size dropped. In fact, Hales Corners has the lowest
average household size of the three peer communities and is also experiencing the most rapid
reduction in household size. Although a complicated issue, a reduction in household size is often due
to an aging population and a change in family concentration or structure.

Impact: As household size decreases, the population becomes more fragmented and more housing
units are required to serve the same Village population. Therefore, if the Village wants to continue fo
maintain its current population levels they will need to add housing units that are targeted to the
smaller household needs. However, without the opportunity to expand, the majority of new housing in
Hales Corners would likely have to occur as part of redevelopment projects.

Discussion: The general population statistics include the most basic of demographic measures; fotal
population, total households and household size.  Although by themselves these measures do not
provide great insight into the housing environment, they are useful in identifying historic community
growth and potential future trends. Table 1.2 includes the 2000 and 2009 total population, total
household number and average household size for Hales Corners, Greendale and Frankiin. The Table
also includes the percent change in population for that time period for all three communities as well
as the State of Wisconsin for comparison purposes.

Table 1.2: General Population Statistics

Hales Corners Greendale Franklin State of Wisc.
2000 Population 7.765 14,405 29,494
2009 Population 7.646 13,950 33,700
Percent Change (2000 - 2009) -1.5% -3.2% 14.3% 6.50%
2000 Households 3,286 6,011 10,602
2009 Households 3,383 6,030 12,549
Percent Change (2000 - 2009) 3.0% 0.3% 18.4% 9.50%
2000 Houseold Size 2.36 240 2.78 2.50
2009 Household Size 2.26 2.31 2.69 2.43
Percent Change (2000 - 2009) -4.2% -3.5% -3.5% -2.8%

Source: US Census Bureau {2000), Wisconsin Department of Administration ESRI Business Analyst,
Nielson Claritas, Vierbicher

In Table 1.2, the most notable difference between the communities is the /Deﬁnilion \
population and household growth rates. These data show that while Hales
Corners' and Greendale's population has seen very slight decline, likely due | Household

to a decline in households size and lack of new housing opportunities, Apers°”°'9“r’1”p‘?fpe"9'e
Franklin has experienced substantial growth over the previous nine years. mi)r%gw};gc:z?mg unit
Because Franklin has ample spatial opportunity to grow while Hales Corners | residence. The number of
and Greendale do not, the disparity in growth rates is not surprising. households equals the
However, the rapid growth in Franklin will likely have an impact on Franklin's | number of occupied housing
housing supply, which in turn will affect how Hales Corners fits into the units in a census.

housing market. These things will be explored in more detail in later sections. Qource: LS. Cerits Bureat//
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Figure 1.1: Average Household Size; United States Of more importance to the housing
study is the change in household size.

W e - Nationally, the trend in household size
4.01 has been a steady decline for nearly

4.0 the last 100 years. However, more
recently that trend has accelerated in
3.0 |- many communities. In this instance,

the peer communities range

20 |- 258 dramatically in household size: from
2.69 persons per household in Franklin

1.0 . (2009) to only 2.26 in Hales Corners
1930 1940 1950 1960 1970 1980 1990 2000 (2009). These two extremes straddle

the state average of 2.43. This

Source: Census Bureau indicates that there is something

unique in both communities that is causing the variation in household size. The likely explanation is
that in Franklin the high household size is due to newer development that is catering to families in the
child rearing phase, while Hales Comers has a larger aging population with no children at home. In
addition, the data show the rate of household size decline was significantly higher in Hales Corners
than in the other communities and the State as a whole between 2000 and 2009.

Average household size and the change in size is important to the housing study because it points to
the types and number of housing units needed in a community, as well as suggesting a change in
community demographics. Specifically, as household size drops, the Village population becomes
more fragmented and needs more housing units to serve its needs. For example, if Hales Comners had
the same average household size as Franklin, the community would need approximately 500 fewer
housing units to serve its current population. Likewise, because Hales Corners average household size
is shrinking more than three times faster than Greendale's, with each passing year Hales Corners has to
add more housing units regardless of population change than Greendale does in order to maintain its
current population. However, because Hales Comers, unlike Franklin, does not have room to expand,
the opportunity to provide additional housing will be limited unless Hales Corners explores
redevelopment housing options.

Although the reason for the decreasing household size is complicated, two of the biggest contributors
are change in family concentration and structure, and an aging population. Both of these elements
will be explored in the following sections.

Families

Summary: Hales Corners has the lowest concentration of families of the three peer communities ond
the second smallest average family size. However, the concentration of families in Hales Corners only
fell 0.1 percent between 2000 and 2009, considerably less than Frankiin’s and the State’s
concentration.

Impact: These data suggest two things: 1) Hales Corners is likely atfracting younger families than
Franklin. Because young familes are generally in the early stages of their child years, they tend fo be
smaller. These families may also be less able to afford the more expensive housing in places like
Franklin, Muskego and New Berlin. 2] Although not overall as popular with families as Franklin , Hales
Corners has been more consistently attractive fo families over the previous nine years.

Village of Hales Corners - Housing Needs Assessment 4



| Existing Conditions

Discussion: The number and density of families in a community is important for many reasons. In
relation to housing, families are important because they usually demand specific types of housing and
bring long-term community stability. Therefore, if a fully developed area like Hales Comers, with
housing stock that was originally targeted at families, is unable to attract or keep families, a portion of
the existing housing stock may loose value due to alack of demand. Table 1.3 displays the estimated
number of families and family size for 2000 and 2009.

Table 1.3: Families: Number and Concentration

Hales Corners  Greendale Franklin State of Wisc.

2000 Total Households (HH) 3,286 6,011 10,602
2000 Total Families 2,123 4,208 7.700
Percent of HH Comprised of Families (2000) 64.6% 70.0% 72.6% 66.5%
Average Familty Size {2000) 2.93 2.88 3.06 3.05
2009 Total Households (HH) 3.383 6,030 12,549
2009 Total Families 2,181 4,200 9,044
Percentof HH Comprised of Families (2009} 64.5% 69.7% 72.1% 65.9%
Average Familty Size (2009) 2.85 278 3.01 297
Percent Change in Total Familes (2000 - 2009) 2.7% -0.2% 17.5% 8.4%
Percent Change in Family Size (2000 - 2009) -2.7% -3.5% -1.6% -2.6%
Source: US Census Bureau (2000), Wisconsin Department of Administration ESRI Business Analyst, Nielson Claritas,
Vierbicher

/ 3 \ The data on families reveals that Franklin has the highest concentration of
Definition families and the largest average family size among the peer communities

) and the state as a whole. This likely means that the types of housing
Family. A available in Franklin, often newer development with larger homes, is more
ﬁefgﬂyo'rsr:ogfﬁigfomom desirable to established families than the housing stock in Hales Corners or
is the householder) related by Greendale. in addition, Hales Qorners has a much smaller family size than
birth, marriage, or adoption Franklin which may mean families in Hales Corners are younger and not as
and residing together; all advanced into their child rearing years.
such people (including
:Efodn:i‘ébeffeﬂ'gs":;:tfgg Although Hales Corners and Greendale have smaller average family sizes
of one family. than Franklin, and they have less families relative to population, the drop in
Source: US Census Bureau concentration of families in Hales Corners and Greendale has been less than
K / in the State as a whole - Hales Corners’ and Greendale’'s family
concentration has decreases by 0.1 % and 0.3% respectively, compared to a
0.6% drop in Wisconsin's concentration. This is an interesting statistic because if we assume the State as
a whole is a benchmark for expected loss of families, then Hales Corners is significantly outperforming
what would be expected given larger demographic trends. Therefore, although Hales Corners does
not have as many families as the more recently developed Franklin, its housing stock appears to be

more consistently attractive to families than may be expected.

As mentioned in the discussion on households, the decrease in family size, and the increase in non-
family households are among the forces driving down average household size. However, the data on
household size shows that Hales Corners has experienced a 4.2 percent reduction in average
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household size since 2000. On the other hand, Hales Corners has had only a 2.7 percent reduction in
family size during that same time period. Therefore, there must be other factors contributing to the
reduction in household size, such as the aging population.

Population Age

Summary: Population studies have suggested that beginning at about 55 years old, the likelihood of
relocating begins to increase. These data also show those individuals are more likely to migrate to a
non-metro community. Somewhat counter to these findings, local anecdotal information suggests
that the aging population in Hales Corners is very likely to remain in or near Hales Corners even after
they transition to senior housing.

In terms of age distribution, Hales Corners is younger than Greendale, but slightly older than Franklin. In
particular, Franklin has significantly more established families (age 35-54) than Hales Corners, and
significantly fewer retirement age (65+) individuals. However, if past frends in Hales Corners continue,
it will become more like Greendale (fewer established families more aging population) than Frankiin.

Impact: Most communities value established families as residents because they offer stability in the
neighborhood and support local schools both in terms of students and financing (state equalization
aid). The trends point to an ongoing loss of established families in Hales Corners, but an increase of
young families; this frend is also seen in the projections found in Section Two. This may suggest that the
Village has not been able to keep families as they grow.

Discussion: Age distribution is one of the most important population factors determining housing
demand because, to some extent, age is the largest factor in housing choice. For example, as
household transitions out of child rearing into empty nesting and eventually retirement, often housing
preference shifts to a significantly smaller home. Therefore, in order to maintain an aging population, if
that is the goal of a community, housing options must evolve to meet those changing needs; this is
known as life-cycle housing. The correlation between age and housing is also apparent when looking
at migration rates.

Figure 1.3: Average Annual Net Migration Rates by Age

Figure 1.2: Percent Migration by Age (1980—2000)
) Percent
High 1.5
A \ .- Metro
0.5 —
0
-0.5 Nonmetro
-1.0 -
-1.5 4
Low 20 T T T T T T T 1 T 1 T T T T
0O 5 10 15 20 25 30 35 40 45 50 55 60 65 70 75
0 10 20 30 40 50 60 70 80 S-year age groups

Age (years) Source: USDA, Economic Research Service, using data from USDA-funded cooperative
Source: USDA, Economic Research Service, using Pandit (1997a). agreements (Fuguitt and Beale, 1996; Voss et al., 2004).
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Figure 1.2 and 1.3 illustrate the importance of age on the housing environment by depicting the
likelihood an individual will change houses based on that individual's age. Figure 1.2, using
generalized migration tendencies, shows that individuals between 18 and 25

/Deﬁnition \

years of age are very likely to change housing due to higher education

opportunities and the beginning of careers. After the initial spike, as families
are formed and children age, the likelihood of migration drops significantly,
reaching its low point at around 55 years of age. The 55 to 60 age group
again sees a slight increase in the likelihood of housing change. Because
many communities are currently seeing significant increases in the 55 and
older population, including Hales Corners as will be discussed later, these
trends become very important.

Figure 1.3 expands on the migration tfrends by including migration
destinations: "metro” and “nonmetro.” This figure shows that migration to a
metro area is very pronounced between the ages of about 20 and 25. The
trends towards metro and nonmetro migration then converge during the
“family” years. At about age 53 there is a significant increase in migration

Metro.

*Urbanized” counties
regardless of population, or
outlying counties where at
least 25% of the population
commute into a metro county.

Non-Metro:

Any county not meeting
criteria for the designation of
metro.

All of the counties
surrounding Hales Corners;
Milwaukee, Racine, Kenosha

towards nonmetro areas which lasts until age 70. Because Hales Corners is
located within a collection of metro communities, it seems unlikely the Village | as Metro co
would be a candidate to attract new residents over the age of 55. However, .unties,

anecdotal evidence from Hales Corners real estate professionals suggests \ J
that residents who have lived the majority of their life in the Village, and want

or need to change housing would prefer to remain in the area if the proper housing is available.
Therefore, Hales Corners may have an opportunity to supplement existing housing to retain its existing
aging population, but it is less likely that Hales Corners would atiract new residents over age 55 from
communities other than those in the immediate vicinity.

and Waukesha are defined

Table 1.4a: Age Distribution: Hales Corners

The following collection of

2000 2009 Change in tables provides population
P e Percent ; e (T TP LLOE  information by age cohort
REET0T Dist. 2P0 Dist. 2009 for 2000 and 2009. The
information is presented for
Age 19 & Und ] A , o -
ge nder 1,948 25% 1.641 21% 307 Hales Comers and the two
Age 20 - 24 324 4% 429 6% 105]  peer communities, as well as
Age 25 - 34 886 1% 954 12% 68( simplified State data.
Age 35 - 44 1,294 17% 937 12% -357
Age 45- 54 1,156 15% 1,295 17% T39| n 2000, 43 percent of the
R Ve Fq T o Wk T =i Hales Corners population
ge s - i . i was between the ages of 25
Age 65-74 683 9% 602 8% -81 and 54, This Spgn is
Age 75 - 84 541 7% 492 6% -49] important because
Age 85+ 209 3% 261 3% 52 occorc}mg to the US Center
for Disease Control and
Total 7,785 100% 7,646 100% -119 Prevention (CDC) the
: average age of first time
Ages &5 ]'433| 18% 1,356 18% 7] mothers in Wisconsin is 25.3

Source: US Census Bureau (2000], Wisconsin Departm ent of Adm inistration
ESRI Business Analyst, Nielson Claritas, Vierbicher

1. Historically, child birthing would end before a woman reached the age of 34. However, frends have been showing a
significant delaying of child birth for individuals in their late twenties. If this trend continues {and all indications suggest it will) over
the next 20 years, child birthing will typically not be complete by the age of 35 and, therefore, the young family segment will
have smaller family sizes.
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years old (2006). Therefore, it is the 25-54 age range that represents the majority of families with
children living at home. This study further separates the family demographic by splitting it into young
families (25-34), characterized by the beginning of child rearing and likely smaller family sizes', and
established families (35-54) characterized by child raising and larger family sizes. The population in the
young families cohort also represents the young professional demographic; however, due to existing
housing, which is primarily targeted at families, they are viewed as new families in this study. The
specific relevance of young professionals will be explored in the strategies section.

In 2009, the young family cohort accounted for 12 percent of Hales Corners total population, a one
percent increase over 2000. However, in 2009 the established families accounted for 29 percent of
the total population, a three percent decrease since 2000. Over the same time period, the 55-64
cohort grew from nine percent of the population in 2000 to 14 percent in 2009; a total increase of over
300 individuals. This change is important in the coming years as studies have shown the likelihood of
outmigration increases in that age cohort. Overall, although Hales Corners is aging, it is not as
dramatic as some communities. For example, the over 65 population actually decreased slightly
between 2000 and 2009. However, the increase in the 45-54 cohort and the 55-64 cohort suggests
that a more significant shift towards retired individuals is due over the next 20 years.

Table 1.4b: Age Distribution: Greendale Table 1.4c: Age Distribution: Franklin
2000 2009 2000 2009
T Perf:enf D Perf:eni Pop. Pen.:ent o Percent
Dist. Dist. Dist. Dist.
Age 19 & Under 3,515 24% 2,985 Age 19 & Under 7,727 26% 8,223 24%
Age 20 - 24 562 4% 711 5%| |Age 20 - 24 1,622 6% 1,988 6%
Age 25 - 34 1,325 9% 1,367 10%| |Age 25 - 34 3,864 13% 4,145 12%
Age 35 - 44 2,089 15% 1,535 11%| |Age 35 - 44 5810 20% 4,988 15%
Age 45- 54 2,161 15% 2,120 15%| |Age 45- 54 4,984 17% 5,931 18%
Age 55 - 64 1,844 13% 2,009 14%| |Age 55 - 64 2,566 9% 4,516 13%
Age 45 -74 1,585 1% 1,576 11%| |Age 85 - 74 1,770 6% 2,191 7%
Age 75 - 84 1,008 7% 1,200 9%| |Age 75 - 84 944 3% 1,314 4%
Age 85+ 303 2% 460 3%| |[Age 85+ 206 1% 404 1%
Total*| 14,405 100%| 13,950 100% Total*| 29,494 100%| 33.700 100%
Ages 85+ | 2,895 | 20% 3,236 23%| |Ages 65+ | 2,920 10% 3,909 12%
*May not equal correct amount due to rounding *May not equal correct amount due torounding
Source: US Census Bureau (2000), Wisconsin Department of Source: US Census Bureau (2000), Wisconsin Department of
Administration ESRI Business Analyst, Nielson Claritas, Administration ESRI Business Analyst, Nielson Claritas,
Vierbicher Vierbicher

Table 1.4d: Age Distribution: State

As shown in Table 1.4b, Greendale shows a slightly older 28°0 e
population than Hales Corners. In 2009, only 10 percent of the el i hercent
population was in the young family cohort which was an increase Dist. Dist.
of one percent from 2000. The established family segment |Age 25 -54 43% 1%
accounts for 26 percent of the population in 2009, a fairly |Age §5 - 64 99, 19%

substanftial drop of four percent from 2000; and although the 55 to Age 65+

64 age cohort is similar between both communities, the retirement = .

Source: US Census Buerau (2000)
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age population in Greendale (65+ years old) comprised five percent more of the population in 2009
than it did in Hales Corners.

As Table 1.4c shows, Franklin has the highest concentration of population within the established family
cohort as would be expected given their high concentration of families and larger family sizes. In
2009, Franklin has 33 percent of its population in established families; this was down from 37 percent in
2000. Franklin's young family segment is very similar to Hales Corners at 12 percent in 2009 and 13
percent in 2000. Likewise, Hales Corners and Franklin have similar percentages of population between
ages 55 and 64, but Hales Corners has six percent more of its population in the 65+ category.

Overall, all three communities have similar young family populations, but Hales Corners’ and
Greendale's young family cohort grew between 2000 and 2009 while Frankiin's fell. In established
families, Franklin has a considerably higher concentration than the other communities, but Hales
Corners does come in higher than Greendale. Finally, although the empty nest population (55-64) is
relatively similar throughout the three peers, Greendale has a much higher concentration of
retirement age individuals (65+) than the other communities, in fact almost double that of Franklin.
These findings are not unexpected given Franklin's opportunity for new development that can attract
new residents to the area. If the past trend in Hales Corners (relatively stable young family population
with a falling established family cohort) continues, Hales Corners will begin to look more like Greendale
in the future with a higher concentration of aging individuals and less stable families.

Housing Tenure by Age

Summary: Hales Corners housing has the lowest home ownership rates of the three communities -
Franklin with 78 percent owner occupied, Greenfield with 70 percent and Hales Corners at 62 percent
- but those homeowners live almost exclusively in single-family homes. The data shows that the 25-34
age cohort is much more likely to rent than own, and the 75+ age cohort also has higher renter-
occupied households than owner-occupied. All of the middle segments (ages 35-74) are at least
twice as likely to own than to rent.

Impact: The data show the frend toward owner-occupied units does not drop off unfil affer the age
of 74. This seems to confim the evidence that members of the aging

/Deﬁnition w population in Hales Corners tends to stay in their homes and then, if
necessary, transition directly into senior specific housing. This means there

Householder may be limited potential to market “fransitional” housing to that segment
“The householder refers to such as condominiums or upscale apartments.
the person (or one of the
people) in whose name the Discussion: As mentioned in the previous section, national housing trends
:‘e":tzg%;‘gi‘;;;g‘é"g)egr°i'f have shown that age can significantly impact housing choices. To
fiten A persoh.any determine if age plays a measureable role in housing choice in Hales
adult member, excluding Corners, the study examines data on housing tenure and housing type versus
roomers, boarders, or paid age cohort. Because of the complexity of this measure, it is only available as
employees. If the house is part of the 2000 census data set.
owned or rented jointly by a
'h“a"'ed COUBIERlEE Table 1.9 shows the distribution of households by age of householder for
ouseholder may be either

B R ot e T each of the seven structure types. In addition, the data is split into renters
Source: US Census Bureau and owners. At the most basic level, the table shows that 62 percent of
\ / Hales Corners residents own and 38 percent rent. Of those that own, the 45
to 74 age groups are considerably more likely to own a home than the
overall Village distribution. Likewise, householders between the ages of 15 and 34 and 75 or older are
considerably more likely to rent than the Village average. Of the age groups most likely to own, 97
percent of them own a single-family home (not shown in Table 1.9). Of the renters, the most dominant
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housing type is structures with 5 to 19 units which comprise 45 percent of all renters housing choice
(nof shown in Table 1.9). The distribution of the peer communities, although not shown, reflect similar
frends.

1.5: Hales Corners Distrubution of Housing Tenure by Age Cohort
Owner Occupied

Units in Structure

15 - 24 25-34 35-44 45 - 54 55 - 64 65 -74 75+

1, Detached or Attached
2to4 0% 0% 0% 0% 3% 7% 0% 1%
5to19 0% 1% 0% 0% 0% 0% 0% 0%
20to 49 0% 1% 0% 0% 0% 0% 1% 0%
50 or more 0% 0% 0% 0% 0% 0% 0% 0%
Mobile home 0% 0% 0% 0% 0% 0% 0% 0%
Boat, RV, van, efc. 0% 0% 0% 0% 0% 0% 0% 0%
Total Owner Occupied 0% 39% 65% 75% 78% 79% 46% 62%
Units in Structure y reners s 5
1, Detached or Attached 0% 8% 3% 3% 2% 0% 4% 3%
2to4 18% 8% 1% 4% 3% 5% 3% 6%
5to19 47% 35% 14% 15% 9% 7% 16% 17%
2010 49 19% 9% 6% 3% 5% 4% 4% 6%
50 or more 17% 2% 1% 0% 3% 4% 28% 6%
Mobile home 0% 0% 0% 0% 0% 0% 0% 0%
Boat, RV, van, efc. 0% 0% 0% 0% 0% 0% 0% 0%
Total Renter Occupied 100% 61% 35% 25% 22% 21% 54% 38%
TOTAL | 100%| 100%| 100%| 100%| 100% | 100%| 100%| 100%

Source: US Census Bureau (2000}, Vierbicher

The important information provided by this data is that, in Hales Corners, it is not until after the age of
74 that there is a significant drop off in homeownership and, even then, virtually all homeowners still
live in a single-family dwelling. This seems to confirm the anecdotal information that suggests the
aging population present in Hales Corners is inclined to stay in their homes until well beyond retirement
age. This means there may not be much market for housing in Hales Corners that would offer aging
individuals a different ownership or rental option prior to the need to enter senior housing facilities. It
should be noted, however, that there may be demand for such housing that is not being met by
current housing options and, thus, the data does not reflect the actual demand. Although this could
be the case, the conclusions drawn from this data are supported by the insights provided by local real
estate professionals.

Race, Ethnicity and Housing Tenure

Summary: Race and ethnicity play a role in determining housing choice. For example, in Hales
Corners, Hispanic families had average household sizes of more than 0.5 people higher than white
alone households. In Hales Corners, the only population segments that saw population growth
between 2000 and 2009 were the non-white alone segments. In addition, non-white alone households
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are much more likely to rent in Hales Corners than in the other peer communities. Evidence suggests,
however, that, both nationally and locally, minorities are owning homes in greater numbers than ever
before.

Impact: If non-white alone households are future growth segments in Hales Corners, one of two things
must happen. 1) Hales Corners needs to provide additional multi-family housing as that has been the
predominate housing chose for minorities in the Village, or 2) non-white alone households need fo
fransition to home purchasing in the Village. Evidence suggests the second of these fwo options s
beginning to occur. If that is the case, the Village has the opportunity fo capitalize on the minority
population as future family households because non-white alone households are far more likely fo
contain families than white households. These trends will be discussed further in Section Two.

Discussion: The racial and ethnic composition of a place is important because there are differences
in the “typical” housing choices between racial and ethnic groups. For example, the CDC reports
that the average age of first time mothers is three years younger among Hispanics and non-Hispanic
blacks than it is among non-Hispanic whites. Also, in 2000, the average household size for Hispanics
was more than 1.0 person larger than the average for non-Hispanic white households in Wisconsin.
Clearly each of these difference, among others, will impact housing choices and the timing of those
choices.

Table 1.6: Average Household and Family Size by Race and Ethnicity ~ Specifically to Hales Corners, the

Average Average 2000 census data reveals

Household Size|  Family Size significant differences between

(2000) (2000) ethnic and racial groups in terms

hile Alore of average household and

average family size. Table 1.6

Black or African American Alone 1.86 2.25| Jists the 2000 averages for Hales
American Indian and Alaska Native Alone 2.67 3.17| Corners.

Asian Alone 2.31 2.89 L

Native Hawaiian and Other Pacific Islander* 1.00 ooo| 'he average household size in

Hales Corners by race and

Some other Race Alone 3.00 3.6 ethnicity ranges from 1.86 to

Two or More Races 3.25 397| 3.25, and average family size

Hispanic or Latino 2.59 3.27| ranges from 2.25 to 3.97. Clearly

any change in race and

Overall Average 2.36 2.85| ethnicity within a community will

Source: US Census Bureau impact household size, family

* Not a statistically significant population size, and, by extension, housing
demand.

Table 1.7a explores the change in racial and ethnic composition between 2000 and 2009 in Hales
Corners. It should be noted that the summation of each racial and ethnic category will not equal the
total population. This is due to the way the Census categorizes race and ethnicity. In particular,
individuals can be counted in both Hispanic Origin and other categories.

Between 2000 and 2009 the non-white alone population grew significantly in Hales Corners; however,
the total distribution in 2009 illustrates a still relatively homogenous community in terms of race and
ethnicity. Nonetheless, the 62 percent increase in the black alone category, and the 62 percent
increase in the Hispanic Origin category will likely necessitate some shift in housing stock should those
trends continue.
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Table 1.7a: Population by Race and Ethnicity: Hales Corners

000 009 Perce

ota Percent D ot PercentD ang
White Alone 7,548 97.2% 7.329 95.9% -3%
Black Alone 16 0.2% 25 0.3% 62%
American Indian Alone 39 0.5% 50 0.6% 28%
Asian or Pacific Islander Alone 78 1.0% 104 1.4% 35%
Some Other Race Alone 47 0.6% 70 0.9% 50%
Two or More Races 47 0.6% 65 0.8% 39%
Hispanic Origin 163 2.1% 265 3.5% 62%
Totfal* 7,765 100% 7,644 100% -2%

Source: US Census Bureau {2000), Wisconsin Departm ent of Adm inistration ESRI Business Analyst,
Nielson Claritas, Vierbicher

Table 1.7b: Population by Race and Ethnicity: Greendale and Franklin Comparison

Greendale Franklin
Percent Percent
2009 X 2009 |
.. Change in Pop. .. Change in Pop.
Percent Dist. Percent Dist.
(2000 - 2009) (2000 - 2009)

White Alone 93.9% -5% 87.2% 10%
Black Alone 0.5% 61% 6.4% N %
American Indian Alone 0.2% -3% 0.5% 43%
Asian or Pacific Islander Alone 3.4% 57% 3.6% 96%
Some Other Race Alone 0.9% 45% 1.2% 96%
Two or More Races 1.0% 38% 1.2% 52%
Hispanic Origin 4.0% 61% 4 4% 93%
Total* 100% -3% 100% 14%

Source: US Census Bureau (2000), ESRI Business Analyst, Nielson Claritas, Vierbicher

Of the peer communities, Greendale shows a relatively similar distribution of race and ethnicity, as well
as fairly similar changes in population. Franklin however, is slightly more diverse than the other
communities, and has seen very large increases in a few of the categories. The larger increases are
not that surprising considering Franklin's relatively high growth rate. To make the changes in race and
ethnicity more meaningful, Table 1.8 includes information on housing choices by race and ethnicity.

The 2000 census data reveals that, in fotal, 62 percent of Hales Corners housing units are owner-
occupied, and 38 percent are renter-occupied (Table 1.8). This is the lowest percentage of owner-
occupied housing units of the three peer communities. In addition, although not shown here, the non-
white alone segments in Hales Corners are far less likely to own a home than in the other fwo peers. In
fact, in almost all the non-white alone segments the difference in home ownership between Hales
Corners and the peer communities is far greater than the difference in overall home ownership.
Therefore, the tendency for non-white alone households to rent in Hales Corners is much higher then
would be expected given the Vilage's overall tenure statistics and the surrounding community
patterns. A local real estate professional observed that many minority renters in Hales Corners have
gone on to purchase homes in the area. This data may suggest that those minorities are not
purchasing homes in Hales Corners.
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Table 1.8: Hales Corners Housing Tenure by Race and Ethnicity (2000)

Oowne 0 0
O D C e O pled ente i
White Alone 1,986 62% 1,201 38% 3.187
Black Alone 0 0% 7 100% 7
American Indian Alone 4 33% 8 67% 12
Asian & Pacific Islander 12 39% 19 61% 31
Some Other Race Alone 7 47% 8 53% 15
Two or More Races 3 38% 5 63% 8
Hispanic Origin 21 39% 33 61% 54
Total* 2,012 62% 1,248 38% 3.260

*Data only includes occupied housing units. All vacant units were exicuded from the analysis. In 2000,
Hales Corners had a vacancy of 3.5%
Source: US Census Bureau (200}, Vierbicher

Table 1.9: Housing Tenure for Peer Communities
Percent Percent

Owner Renter
Occupied Occupied
Greendale 70% 30%
Franklin 78% 21%

*Data only includes occupied housing units. All v acant units
were exlcuded from the analysis, In 2000, Greendale had a

The combination of all the data on housing and
race and ethnicity leads to an inferesting
conclusion. The data show that the historic tfrend
in Hales Corners has been growth in non-white
demographics. Likewise, the data show that
those same population segments are much more
likely to rent than own. So, if both trends
continue, there would be an increased demand
for multi-family housing n Hales Corners. This may
not be an ideal situation because, given the
aging population, housing tumover will likely be  31%

higher in single-family homes. That being said,

there is some national evidence that suggests the housing choices of non-white individuals and
families is shifting more towards home ownership as minorities become a larger proportion of the
middle class. These issues will be explored in more detail in the following section.

vacancy rate of 2.5% and Franklin had a vacancy rate of

Household Incomes and Housing Affordability

Summary: The housing affordability analysis revealed that in 2000, 46 percent of the Hales Corners
households had a median income between $50,000 and $99,999. At the fop of this range, @
household could afford a house valued at approximately $378,000. In 2000, about 97 percent of
homes in Hales Corners were values at or below $378,000. In 2007, the median assessed value of
homes in Hales Corners was $223,500, and 40 percent of the homes are valued between $200,000 and
$250,000. To purchase a $200,000 home, a household would require an income of $53,000, and to
purchase a $250,000 home, a household would have to have an income of $68,000. In 2006, the
entirety of southeast Wisconsin had a median household income of $68,500.

Impact: The 2000 data shows that almost all households within Hales Corners are below what is
typically considered an “affordable" level of housing costs. This frend is important for housing stability
and investment in housing quality. The current affordability analysis also shows that the Village housing
is well matched with the surrounding region, providing Hales Corners with a large pool of potential
buyers, which can enhance desirability and accessibility.
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Discussion: Measuring housing affordability is useful in determining how well matched housing in Hales
Corners is to the household incomes of its residents. Given that the residents of Hales Corners have
already purchased homes in the Vilage, it is unlikely the data would show that the Village is
unaffordable to those living in there, but the data can reveal the level of affordability and accessibility
for local residents. In other words, are the existing residents able to comfortably afford to live in Hales
Corners, or are households contributing an unsustainable amount of their income to housing? In
addition, measuring past affordability using 2000 census data and looking at current home
assessments helps project how easily new residents are able to enter the Hales Corners market, and
the required household income to do so.

To measure affordability, the annual household income data from the 2000 census was input info a
typical home mortgage scenario. The scenario includes a 30-year mortgage with a 20 percent down
payment and 6.0 percent annual interest rate. Added to the financing estimate is a calculation of
actual property taxes based on Hales Corners' mill rate. The result of the scenario is a measure called
Principle, Interest, Taxes, Insurance (PITl). The traditional lending rule of thumb is that a bank will not
lend to a potential home owner unless their PITl is below 30 percent of the overall household income.
This rule, however, was often ignored during the housing boom through much of the 1990s and early
2000s.

Table 1.10: Housing Affordability Table 1.10 shows the distribution of
Percent of Range of household incomes according to the
2000 census. The third column shows
the range of housing cost which

Income Brackets
Population in Bracket Affordable Housing

<$15,000 8.5% $56,000 | would still be considered affordable
$15,000 - $24,999 9.7% $56,000 - $94,000 for each bracket according 1o the
$25,000 - $34,999 97%|  $94.000-$132,000| Scenario discussed above. Just over
46 percent of the Hales Corners
35,000 - $49,999 2% ! 5 , : :

$ ¥ ISEE) 2000 HBS000 households in 2000 had incomes
$50,000 - $74,999 27.5%| $188,000-$284.000| petween $50,000 and  $99,999.
$75,000 - $99.999 18.6%| $284,000-$378,000| Given those incomes, those
$100,000 - $149,999 8.9%| $378,000-$565,000] households could afford a home

$150,000 - $199,999 T4%| $565,000-$755,000 ranging from $188,000 to $378,000.
$200,000 + 0.6% $755000 | | 5oking at Table 1.11, we see that in
Source: US Census Bureau (2000), Vierbicher 2000, approximately 98 percent of all
housing fell below $300,000, and 83
Table 1.11: Hales Corners Home values percent of homes are valued at less than $200,000. This

2000 Owner Occupied Percent of information means that household incomes in Hales
Housing Unifs by Value  Housing in Bracket Corners are well matched to home values. In other
words, the Village population in 2000 did not have to

20000 22 overextend their finances to purchase in the Village. The
PE0000 - 359958 5%| notion that Hales Comers offers affordable housing to its
$100,000 - $149,999 47%| population was supported by the real estate
$150,000 - $199,999 29%| professionals interviewed for this study. They reported
$200,000 -$299.999 15% gu?tghere ?rt?\ two ﬁ?rs of hc|>;Jsing pricl;es in Hales Corners,

ut both of them offer quality family homes. As a result,
pS00.000 2 3% residents appear to have enough variation in home
$500,000 - $999,999 0%| values within the Village to find one that fits their budget.
$1.,000,000+ 0%

Source: US Census Bureau (2000), Vierbicher
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In addition to examining historic data, by using 2007 Village assessments, the mortgage scenario can
be reversed to reveal the household incomes necessary to enter the current Hales Corners housing
market.

According to the available assessment data, the median home value in 2007 within the Village was
approximately $223,500. The average home value atf the same time was a very similar $227,500, with
almost 40 percent of total homes failing between $200,000 and $250,000. Using the mortgage
scenario discussed above, the needed household income to enter the current Village market can be
calculated. At the median home value of $223,500, a household would need to earn $60,000 to
afford to purchase the home. At the upper end of the primary range of home values in the Vilage,
$250,000, a household would need to earn $68,000; and at $200,000 a household would need an
annual income of $53,000. According to the Planning Council for Health and Human Services, in 2006,
the medion household income for all of southeast Wisconsin (Jefferson, Kenosha, Milwaukee,
Ozaukee, Racine, Walworth, Washington Waukesha) was $68,500. This would suggest that, in terms of
affordability, the housing in Hales Corners is well matched to the surrounding region.

Age & Condition

Summary: Sixty-five percent of the housing in Hales Corners was constructed between 1950 and 1970.
According fo assessment data, the vast majority, 80 percent of the housing sfock Is in “average"
condition, and only 16 percent is in “good” condition. The aging population in Hales Corners is
comprised of people that have lived in their homes for many years, and who have a tendency to not
complete cosmetic updates that impact housing value.

Impact: Although not a problem currently, the substantial segment of “average” housing stock could
slip to below average if maintenance is not continued. The aging population that owns many of
these homes may not be physically or financially able to complete ongoing maintenance and repairs
if they remain in their homes. There is a need to ensure housing quality does not slip in the Village
because so much of the housing is at risk.

Discussion: The age and condition of Hales Comers housing impacts value and desirability.  This is
especially important in Hales Corners because much of the housing stock was built during the same
time period. In fact, approximately 65% of housing was constructed between 1950 and 1970. Many of
the homes from this time period are at a stage where they demand repairs and maintenance in order
to retain long-term desirability. If these repairs are not being completed, a large portion of the
Village's housing stock could decrease in value.

This potential problem is made more prominent in Hales Corners because many of the homes are
owned by aging individuals who have lived in the same housing for many years. According to the
2000 census data, 37 percent of the households in Hales Corners moved into their home prior to 1980.
Local real estate professionals report that although these homeowners complete major mechanical
upgrades to their homes, they often fail to undertake the cosmetic upgrades that significantly impact
home value. The current assessment data also shows that out of the 2,075 owner-occupied homes in
the assessment records, only 39 have been listed as remodeled. However, it is unclear how accurate
that information is, and the threshold at which the assessor determines a remodel has occurred.
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The assessor's housing unit quality rating was used to determine how the age of housing in Hales
Corners has impacted housing condition. The assessor for Hales Comers uses a seven point rating

scale:
1 - Excellent 5 - Fair
2 - Very Good 6 - Poor
3 -Good 7 - Very Poor
4 - Average

The assessment data reveals that almost 80 percent of housing units have a rating of “average,”" and
another 16 percent are rated "good.” None of the remaining ratings had more than 4 percent of the
total stock. These data do not suggest there should be any immediate concern over building quality,
but, as the bulk of properties continue to age and require significant maintenance, the large group of
“average" rated homes indicates the potential for a portion of the housing stock to slip to below
average condition.

Vacancy Rates

Summary: Current single-family vacancy rates in Hales Corners are very low—iikely less than 1.6
percent. This level of vacancy is lower than national averages and suggests Hales Corners did not
experience a spike in vacancy levels like much of the country did. The Village's multi-family vacancy
rates are more similar to national levels at about 10 percent for lower priced apartments and 4 to 6
percent for upper-end multi-family housing.

Impact: High vacancy rates are a concemn because over fime they depress property values.
However, very low vacancy are also undesirable because they limit the potential for furnover and can
drive up demand and price to less affordable levels. Although Hales Corners’ multi-family vacancy
rate is high, it is on par with national averages so, while not ideal, it is not of great concern. Likewise,
although the single-family vacancy rate is much lower than expected given national trends, it is not
below historic single-family vacancy levels. Therefore, all things considered, it does not appear that
Hales Corners is being negatively impacted by high multi-family vacancy or low single-family vacancy.

Discussion: According to local real estate professionals, vacancy rates in Hales Corners single-family
homes are very low. A query on the Multiple Listing Service on September 21, 2009, revealed 49
availoble single-family homes. Even assuming all of the homes currently on the market are vacant,
which would be highly unlikely, that would result in a vacancy rate of only 1.6 percent. The US Census
Bureau reported the national homeowner vacancy rate in the second quarter of 2009 to be 2.5
percent; although down from 2006, the current national vacancy rate is up from an historic average
of about 1.7 percent. This information suggests that the Hales Corners' homeowner market has not
seen the spike in vacancies that the nation has had over the previous three years.

The multi-family vacancy rates in Hales Corners are considerably higher than single-family, but fall
within the expected range given national trends. It is estimated that lower price point apartments in
Hales Corners, which also tend to be older, had vacancy rates in the third quarter of 2009 of
approximately 10 percent. This is up from 2008 vacancy rates. In the upper-end of apartment
offerings, Hales Corners’ vacancy rates have remained more stable af 4 fo 6 percent. These numbers
are not unexpected considering the current rental housing market. The US Census Bureau has
estimated that in the second quarter of 2009 rental vacancies were at historic highs of 10.6 percent.
Both local Hales Corners real estate professionals and national forecasting groups expect rental
vacancies to continue to rise for at least the next six months, if not longer. A decline back to pre-
economic downturn levels of about 8.5 percent is not expected to occur until 2012.
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Senior Housing

Summary: Hales Corners is well supplied with senior housing. The Village has a higher concentration of
senior housing than the surrounding municipalities, and is almost on par with expected concentrations
given the statewide supply of senior housing. Evidence also suggests that local senior housing is
critical in a community because individuals often select housing near their homes in order to maintain
their sense of community.

Impact: Local real estate professionals report that senior housing in the Hales Corners area is curently
adequately served. In fact, only a few years ago senior housing in the area was oversupplied. This, in
conjunction with the fact that seniors in Hales Corners tend to remain in their homes late into their life,
does not suggest much market for assisted living or retirement communities. However, over the next
20 years, the 75+ population will grow substantially in the Village and may necessitate new nursing
housing.

Discussion: The growth of the aging population across the country has made senior housing a critical
piece to the health of any future housing environment. Although almost all parts of this document
touch on issues surrounding the aging population, it is also important to directly address senior housing
specifically as its own housing type.

There are three predominant types of senior housing as defined by the Wisconsin Department of
Health and Human Services:

1. Nursing Care Facilities
A place where 5 or more persons who are not related fo the operator or administrator reside,
receive care or treatment and, because of their mental or physical condition, require access to 24
-hour nursing services.

2. Community Based Residential Facility (CBRF)

A community based residential facility is a type of assisted living facility where five or more aduits
reside who are not related to the operator or administrator, who do not require care above
intermediate level nursing care, and who receive care, freatment or services that are above the
level of room and board, but includes no more than three hours of nursing care per week per
resident. When a CBRF registers with the Wisconsin Department of Health and Human Services
they must specify what population segment(s) they plan on serving - e.g., advanced aging.
physically disabled, traumatic brain injury, etc. For the purpose of this study, only those facilities
that specifed either advanced aging or Alzheimer's/dementia were considered as senior specific
housing.

3. Residential Care Apartment Complexes (RCAC)

A residentiol care apartment complex is also a type of assisted living a facility. An RCAC is
defined as a place where five or more adults reside. Apartments must each have a lockable
entrance and exit; a kitchen, including a stove {or microwave oven); and individual bathroom,
sleeping and living areas. An RCAC offers support services (transportation, activities, etfc.),
personal services (eating, dressing, etc.) and nursing services at a level of no more than 28 hours
per week. They can also offer 24 hour emergency services. RCACs do not include 55+ aparfment
developments.
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To examine the senior housing environment in and around Hales Corners, Department of Health and
Human Services records were used to determine the capacity of housing in each of the above senior

Table 1.12: Senior Housing Options

Nursing Care CBRF RCAC
ol Beds # of Faf:iliiFes Capacity # of Fac.:iliiies # of # of Fat.:ilities
(Range in Size) (Range in Size) Apartmenis (Range in Size)
Hales Corners 62 1 36 3-(8-20) 24 1
Beds per 1,000 ages 65+ 46 44* *combined with CBRF
Total Surrounding Area 685 6 668 38 583|
Beds per 1,000 ages 65+** 39 71 *combined with CBRF
Greendale 100 1 121 5-(5-352) 24 1
Greenfield 340 2-(166-174) 184 11-(8-70) 196 4-(20-8)5)
Franklin 0 0 237 14-{6-50) 0 0
New Berlin 135 1 109 8-(8-33) 191 3-(20-128)
Muskego 110 2 -(49-61) 17 1 172 2-(76-96)

Source: Wisconsin Department of Health and Human Services
** Approximate estimate based on 2000 age distribution & neighboring communitiies

housing categories. The results are shown in Table 1.12.

Examining local density of senior housing is important because data has shown that seniors very often
choose a housing facility near their residence in order to maintain their sense of community.
Therefore, each community needs an adequate supply of senior housing to provide for area
population. One way to estimate the adequacy of supply is to compare a local area like Hales
Corners to a wider region, such as all of the surrounding communities, or the State as a whole. This
method is informative because, given larger market forces, broad regions like the State of Wisconsin
likely have the appropriately levels of housing.

According to the American Association of Retired People (AARP), the State of Wisconsin had 52
nursing beds (2007) and 38 assisted living and residential care beds per 1,000 people 65+ (2004). The
data shows that the Village of Hales Comners falls slightly below the State (but above the surrounding
area) in nursing care beds, and above the state level (but well below the surrounding areq) in assisted
living and residential care beds. It should be noted that Forest Ridge, the one residential care
apartment complex in Hales Cormners, actually has 207 rooms. However, the Wisconsin DHHS only
consideres 24 of those rooms to be assisted living quarters, despite the fact that more rooms could be
used for that purpose. If the additional Forest Ridge rooms are factored in, Hales Corners is on par or
above the surrounding area in both housing categories.

The data mostly supports the opinion of a local senior housing developer who feels that most of the
greater Milwaukee area is adequately served with the existing senior housing development. In fact,
the senior market was over saturated just three or fours years ago. In addition, Hales Corners seniors
have shown a propensity to remain in their homes as long as possible, and only consider senior housing
when they are less able to care for themselves or when a traumatic event occurs. This frend has been
made even more feasible because of the expansion of Family Care in 2006. Family Care is a state
wide program that, among many other senior support services, offers seniors more options in receiving
care in their home. Therefore, given these redlities, senior housing in Hales Corners may not be a

Village of Hales Corners - Housing Needs Assessment 18



r ' Existing Conditions

fruitful investment over the near-term, but with the population of 65 and older individuals in the State
of Wisconsin set to increase by an estimated 78 percent by 2030 (according to the AARP Public Policy
Institute), there will aimost certainly be additional demand long-term.

Housing Sales and Consumer Demand

Examining the nuances of who is selling homes and who is buying is difficult using quantitative data.
The difficulty is exacerbated given the upheaval in the housing market over the previous 12 to 18
months. Therefore, to supplement the data gathered for this report, local real estate agents and
developers were inferviewed to provide insight into current housing sales and consumer demand.
Below is a discussion of the key points that impact the housing needs assessment.

Current Sale Prices and Sellers Environment

Historically Hales Corners has been a community where housing has been in high demand. In fact,
single-family listing prices at one time were regularly as much as 40 percent above assessed value.
Given the housing downturn, Hales Corners is now seeing many homes with final selling prices well
below assessed valuation. In good economic conditions, this change of course would be very
worrisome. However, the occurrence in Hales Corners is repeated in communities across southeastern
Wisconsin. As a result, the change in market price versus assessed value should not be construed as a
major Vilage issue. Instead, because Hales Corners has followed the greater market info the
downturn, it is likely they will see rebound in prices as the market as a whole also rebounds. It was also
reported that home sales have been especially slow in the sub-$100,000 market. Again this is a
common trait in the current housing market. Long-term impacts of the current housing downturn are
likely to be fightened lending requirements. Although this may make entry into Hales Comners slightly
more difficult, it will provide more stability to the housing environment.

Local real estate professionals reported two interesting trends in Hales Corners regarding housing
sellers and typical buyers. A large proportion of Hales Corners population is comprised of individuals
that have lived in their present home for decades; many are even the original home owners. It is
common among this segment that their homes' aesthetic components, e.g., kitchen, bathroom,
flooring, etc., have not been updated. On the other hand, the majority of younger home buyers
interested in Hales Corners are seeking a home that will not require additional renovations. And
although the long-time owners are often very flexible in asking price, this puts the two parties at odds.
The homes in Hales Corners that are fully updated are often owned by younger homeowners that
have completed the work on their home in the not to distant past. As a result, those owners often
face the possibility of loosing money on their investment given the current housing market. The result is
they are much less flexible when it comes to asking price, resulting in homes that are harder to sell. It is
impossible to say with certainty how this will impact the housing environment in Hales Corners, but it is
possible that this trend will reduce the desirability of housing in Hales Corners among younger buyers.

Home Buyers and Trends in Demand

The real estate professionals interviewed for this project all felt that there is no single demographic that
is currently most interested in Hales Corners housing. Instead, individuals moving to Hales Corners
constitute a very diverse group. One recent, high-end apartment development has attracted young
couples, career-oriented singles and empty nesters. It was reported that the only market which is thin
in Hales Corners is the cohort which consists of families in the middle of child rearing. This was
confirmed with the data on age distribution and established families, and may be due fo the lack of
newer larger homes; a product which is available in surrounding communities.
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The local experts also commented that there has been a growing frend of individuals returning to
Hales Corners that had grown up in the community or have some previous ties. Often these individuals
return to the Village after they can afford a home in the area and are considering raising families.
Given the fact that the current demographic trends show a decrease in established families in Hales
Corners, it remains to be seen if the Village can hold on to the returning younger families. However,
because of the personal ties to the areq, these individuals may be more inclined to stay and,
therefore, represent the opportunity to grow a long-term established family base in the Village.

The Village condominium market, as in many locations, has been significantly affected by the housing
downturn. In fact, a high-end condominium project located in the Village that opened in 2007, has
recently been converted to apartment units due to persistent lack of demand. The local real estate
professionals do not see the condominium market rebounding in Hales Corners in a manner that
would make them large players in the Village's future housing environment. If condos do return, it is
expected they will be more single-family in nature, e.g., townhomes, duplexes, etc.

The reason the condo market will likely remain weak in the village is two-fold. First, for the most part
Hales Corners has a range of housing price points that provide relatively affordable single-family
housing stock. Typically, in strong condo markets one of the drivers is the need for affordable owner-
occupied housing. Second, two big target markets for condo sales are young professionals and
empty nesters/newly retired. Hales Comers currently does not attract the target market of "urban”
young professionals that view condos as an atfractive housing option. In addition, the Village offers
the aging population a close knit community with a numerous support organizations and programs.
As a result, empty nesters and seniors in Hales Corners have a tendency to remain in their single-family
homes until they are well into retirement age, and then often move directly into senior specific housing
developments. Therefore, the transition period between single-family homes and senior housing,
which in other communities can be filled by condo options, is not as prevalent in Hales Corners.

Local Housing Competition

Hales Corners competes with surrounding communities in two ways. First, home buyers seeking a built
environment that resembles Hales Corners - smaller, urban lots with moderately sized single-family
homes - would likely consider Greendale as a nearby alternative. The competition between these
similarly developed communities is further enhanced by the comparable home values. The 2000
census reported that the medion home value in Hales Corners was a mere $850 more than
Greendale. Likewise, the estimates of 2009 home values showed only a $350 difference in median
home value between the two communities.

The second form of local competition is from home buyers seeking a single-family home, but who are
not specifically looking for a built environment that resembles Hales Comners. Instead, these buyers are
often more concerned with size of home, lot and functionality; this mindset is most typical among the
established families segment. In these instances, Hales Comners is in direct competition with not only
Greendale, but also New Berlin, Muskego and Franklin. The difference with this competition is that the
housing stock in New Berlin, Muskego and Franklin is largely dissimilar to Hales Corners. Instead, many
of the homes are larger, newer and often more expensive. In fact the median home value in Franklin
was about $20,000 higher than Hales Corners in both the 2000 census and the 2009 estimate.

It is important to distinguish between these two types of competition because they help in identifying
the demographics Hales Comners is able to target. Although not exclusively, often individuals seeking a
built environment like Hales Corners are either young families who don't feel they need extra space, or
individuals who cannot afford to enter the more expensive markets of New Berlin, Muskego and
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Frankiin. Because of a lack of developable land, it may be difficult for Hales Corners to compete
directly with the offerings available in those other communities. However, the Vilage can, and has,
been competing directly with Greendale for the younger, entry level family market. Therefore, moving
into the future, Hales Corners must ensure they remain competitive in cost with Greendale because
they cannot easily become competitive with the other communities that offer newer development
options.

A potential shock to the current housing environment would be an increase in fuel prices. It has long
been speculated that as fuel prices rise, semi-urban, well connected bedroom communities like Hales
Corners would see an increase in demand from families. Some real estate professionals reported that
this trend was confirmed during the short spike in fuel prices in the summer of 2008. Although the
future Hales Corners housing strategies should not assume this will be the case, it is useful information
when considering the Village's place in the region over the next 20 years.
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The second section of the document provides demographic projections, national, regional and local
housing trends, and Hales Corners' housing goals. The information used in this section will be paired
with the knowledge of Hales Comers' existing housing market and the historical trends provided in
Section One to develop strategies to shape the Village's future housing environment. This process will
occur in one of two ways:

1. Anficipated changes in the Hales Corners' housing environment based on projections and
trends (e.g.. the short-term growth of the “empty-nester" segment) will be combined with
an understanding of the housing typically selected by those segments. The result will
consist of strategies to serve the evolving housing market. In short, this method looks at how
to anticipate changes in the Village's housing environment if market forces continue as
they have in the past.

2. Specific housing goals for the Village of Hales Corners will be combined with the historic
housing choices and trends to determine how to serve the population Hales Corners would
like to attract.

To that end, this section is divided into three parts: Population and Demographic Projections, Housing
Trends, and Hales Corners' Housing Goals.

Population and Demographic Projections

Projections were created for key populafion and demographic measures. The projections use the
same data sources used in Section One, i.e., Wisconsin DOA data, Census data and ESRI Business
Analyst and Nielson Claritas third party estimates. Because this study will be used in the Village's
comprehensive planning process, the projections were provided out to 2029 with five year intervals in
order to correspond to comprehensive planning requirements. This means the data are provided for
the following years:

- 2009

-2014

-2019

-2024

- 2029

2009 was chosen as a starting point instead of 2010 because much of the data estimates used fo
create the projections included base data from 2009. If 2010 had been chosen, additional projection
calculations would have been required, thus increasing the margin of error.

It should be noted that because of the complexity of variables, not all of the material found in Section
One can be projected out 20 years without significantly compromising accuracy. For example, age
distribution and ethnic and racial distribution are impacted by too many unknown variables to provide
accurate projections for the next 20 years. However, many of the complicated variables were
projected out for five years to 2014, and can be used to observe short-term trends.
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Population Projections

The population projections are heavily influenced
by the Wisconsin Department of Administration
(DOA) which provides projections for five year
increments. However, the DOA projections are not
often revisited and may, therefore become less
accurate over time. To help correct that problem,
this report used recent population estimates from
2008 and 2009, also provided by the DOA, fo
adjust the long-term projections. The results are
shown in Table 2.1.

_Table 2.1: Hales COrners Population Projection

2009 7,646

2014 7.695 49

2019 7.722 27

2024 7,682 -40

2029 7,570 -112
Total Change -76

Source: Wisconsin DOA, Vierbicher

The population projections show a very slight increase in population through 2019 before the
population begins a slow decrease for the remaining 20 year horizon. The uneven pattern is likely due
to shift in demographics that is occurring with the aging population and the continued decreasing size

of families and households. Specifically, becaus

e the decrease in household size fragments the

population, the same size population requires more housing units. The projection is assuming that
Hales Corners is not easily able to provide additional housing units due to land constraints and,

therefore, would lose population. It may be possibl
provided.

Table 2.2: Hales Corners Household Projection

2009 3,383 2.26

2014 3,435 52 2.24

2019 3.496 61 221

2024 3,520 24 2.8

2029 3,525 5 215
Total Change 142

Source: Wisconsin DOA, ESRI Business Analyst, Nielson
Claritas, Vierbicher

Table 2.3: Hales Core\ners Median Household
Income Projection
Median Household

e to reverse the trend if additional housing can be

Households and Household Size

As discussed in Section One, household size has
been falling nationally for nearly the last 100 years
and is anticipated to continue in that mode. The
Hales Corners household projections use historic
local data and trends to project future Village
household sizes. Total households were calculated
using the projected household size and projected
population.

Median Household Income and Income
Distribution

Median income is projected based on the
historic estimates from various data sources.
Although the study is able to project median
household income out to 2029, income
distribution is too complex for accurate long-
term projections. Instead, distribution was
projected only to 2014.

RN Change inIncome

2009 $ 61,500
2014 $ 64,6851 % 3,185
2019 $ 68,034 | $ 3,349
2024 $ 71,557 | $ 3,523
2029 $ 75263 $ 3,706
Total Change $ 13,763

It should be noted that the growth rate of
median household income used in Table 2.3 is
approximately 1.0 percent annually. However,

Source: ESRI Business Analyst, Nielson Claritas,
Vierbicher
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since the year 2000, consumer price inflation has
averaged approximately 2.3 percent per yedar.
This means that although median household
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incomes are increasing, their actual buying power is decreasing. The recession in 2008-2009 has
squelched recent inflation, but, over the long-term ,the inflationary trends should return to normal.

Table 2.4;: Hales Corners Household Income Distribution

2009
Percent
Distribution

2014
Percent
Distribution

it of
Households

i of

Households

<$15,000

$15,000 - $24,999
$25,000 - $34,999
$35,000 - $49,999
$50,000 - $74,999
$75,000 - $99,999
$100,000 -
$150,000 -
$200,000 +

243 7.2% 231 6.7%

276 8.2% 266 7.7%

307 9.1% 298 8.7%

488 14.4% 451 13.1%

820 24.2% 795 23.1%

624 18.5% 635 18.5%

$149,999 529 15.6% 622 18.1%
$199,999 72 2.1% 82 2.4%
23 0.7% 55 1.6%

Table 2.4 shows the
detailed household
income distribution for
the year 2009 and
2014. The data reveal
that, because median
household incomes are
projected to grow only
minimally between
2009 and 2014, there is
virtually no significant
change in the income
distribution  between
those years.

Source: ESRI Business Analyst, Nielson Claritas, Vierbicher

Age Distribution

Age distribution, like household income distribution is too complex to project out 20 years. However,
using two different data sources, a five year projection was created that can provide short-term
insight into Hales Corners' population.

Table 2.5: Hales Corners Age Distribution Projections

2009 Change in |

2014
Population
2000 - 2009

Population PercentDist. Populafion Percent Dist.

Age 19 & Under 1,641 21% 1,571 20% 71
Age 20 - 24 429 6% 423 5% -6
Age 25 - 34 954 12% 1,057 14% 103
Age 35 - 44 937 12% 913 12% 24
Age 45- 54 1,295 17% 1,100 14% -195
Age 55 - 64 1,035 14% 1,191 15% 156
Age 65-74 602 8% 725 9% 123
Age 75 - 84 492 6% 448 6% 44
Age 85+ 261 3% 268 3% 7

Total 7.646 100% 7,695 100% 49
Ages 65+ 1,356 18%| 1,441 19% 86

Source: ESRI Business Analyst, Nielson Claritas, Vierbicher
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The age distribution
projection shows that the
young family cohort (25-
34) will continue to
increase over the next
five vyears, and the
established family cohort
(35-54) will continue to
decrease. Both the
empty nest segment (55-
64) and the retirement
(65+) segment will stay
relatively flat. This data
translates to a loss of 219
individuals between the
ages of 35 and 54, and
an increase of 279
individuals between the
ages of 55 and 74. This
suggests a  further
weakening of the
established family years
as was discussed in
Section One.
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Household Age and Income

The most complex measure used for housing analysis, but also one of the most informative, is actually
the combination of the age distribution and median household distribution variables. This measure
was constructed using estimates supplied by a data provider combined with the population
projections discussed earlier in this section. Table 2.6 shows the 2009 and 2014 distribution projections.
Table 2.7 ilustrates the difference in population within each population and income segment.

Table 2.6: Hales Corners Household Age and Income Distribution Projections
2009

35-44 45-54 55-64  65-74 75+

<$15,000 2 0 1 5 23 50 94 175
$15,000 - $24,999 24 10 30 21 35 15 99 234
$25,000 - $34,999 14 42 19 30 12 54 95 266
$35,000 - 549,999 25 77 42 54 47 29 105 379
$50,000 - $74,999 14 198 118 128 156 114 77 805
$75,000 - $99,999 12 168 180 144 199 88 30 821
$100,000 - $149,999 7 32 85 321 104 20 10 580
$150,000 - $199,999 S é 37 8 4 75
$200,000 - $249,999 4 1 3 14 1 36
$250,000 - $499,999 0 0 1 9 0 11
$500,000 + 0 0 0 0 ) 0 1
TOTAL 108 540 483 744 609 375 525| 3,383
2014
45-54  55-44
<$15,000 3 3 2 2 20 63 84 177
$15,000 - $24,999 20 11 32 15 38 17 87 22)
$25,000 - $34,999 10 41 17 24 12 51 82 238
$35,000 - $49,999 21 75 36 35 41 33 21 332
$50,000 - $74,999 12 248 118 929 183 154 78 892
$75,000 - $99,999 10 199 171 112 223 110 30 855
$100,000 - $149,999 7 41 28 278 123 31 11 589
$150,000 - $199,999 4 6 38 12 8 82
$200,000 - $249,99¢9 2 1 3 17 36
$250,000 - $499,99¢9 0 1 9 0 11
$500,000 + 0 0 0 1 0 0 0 1
TOTAL 89 631 481 607 679 470 477| 3,435

Source: ESRI Business Analyst, Vierbicher
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Table 2.7 shows the change in the number of households between 2009 and 2014 for each age and
income segment. The segments with the largest increase (greater than 30 households) are highlighted
in orange, the second highest grouping (between 20 and 30) are highlighted in light orange the same
was done for the segments decreasing in households using green and light green.

Table 2.7: Hales Corners Change in Household Age and Income Distribution: 2009-2014
Change Between 2009 - 2014

<25 25-34 35-44 45-54 55-64 65-74 75+ TOTAL

<$15,000 1 3 ] 3 3 12 9 2
$15,000 - $24,999 i 1 2 35 3 2 a1 a3
$25,000 - $34,999 4 3 K % 0 2 3 27
$35,000 - $49,999 4 47
$50,000 - 574,999 1 87
$75,000 - $99,999 0 34
$100,000 - $149,999 9 1 9
$150,000 - $199,999 K 0 ol 1 4 q 7
$200,000 - $249 999 2 0 0 0 1 2 0
$250,000 - $499,999 0 0 0 0 0 0 0
$500,000 + 0 0 0 1 0 0 0
TOTAL 19 91 2| 138 71 95|  -48 52

Source: ESRI Business Analyst, Vierbicher

The information presented in Table 2.7 shows that the areas of most significant increase are in the
young family households (ages 25 to 34), and the empty nest/early retirement households {ages 55 fo
74). Both of these cohorts are projected to be at or above the median household income. The
biggest decrease in population will be in the established family cohort {ages 45 to 54). This primary
segment within the established family cohort, which is expected to lose population, is projected to
have higher household income than the growth cohorts. This would be a matter of concern if the
affordability analysis had shown that there was a mismatch between incomes and home values.
Instead, the analysis revealed an ample supply of homes in Hales Corners that would be considered
affordable given household incomes.

Race and Ethnicity

As discussed in Section One, race and ethnicity are historically correlated to certain housing choices
and household and family sizes. Therefore, understanding changes in the demographic profile of a
community can help identify housing trends and future housing needs. Like the previous variables,
race and ethnic distribution is very complex and should not be projected more than five years into the
future for accuracy purposes. Table 2.8 provides the projected distribution of race and ethnicity in
Hales Corners for 2014.
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Table 2.8: Hales Corners Race and Ethnicity Distribution Projection

2009 2014 Change in
Population P?p.ulohzon Population Pf)p.ulahion EgPvighon
Distribufion Distribution | (2009 - 2014)
White Alone 7,329 95.9% 7.308 95.0% (21)
Black Alone 25 0.3% 33 0.4% 8
American Indian Alone 50 0.6% 59 0.8% 10
Asian or Pacific Islander Alone 104 1.4% 125 1.6% 21
Some Other Race Alone 70 0.9% 94 1.2% 24
Two or More Races 65 0.8% 76 1.0% 11
Hispanic Origin 265 3.5% 349 4.5% 84
Total* 7,646 100% 7.695 100% 49

*Components will not add up to equalfotal because of the Censusracial and ethnic classification system. In
particular, an individual can classify themselv es as both hispanic and in another cateogry
Source: ESRI Business Analyst, Nielson Claritas, Vierbicher

Although none of the changes in race or ethnicity are dramatic, all of the net future growth in the
village is expected to come from non-white alone population segments. Although the data in Section
One showed that the majority of non-white alone households rent in Hales Corners, local real estate
professionals have indicated that minorities who have rented in the Village have often gone on to
purchase homes in the area, although not necessarily in Hales Corners. That trend may impact
demand in the Vilage over time if more minorities begin purchasing homes in Hales Corners.
Additional discussion on trends in minority housing can be found in this section in the discussion of
national housing trends.

Families and Family Size

Like household size, the size of families has been decreasing with time, and the projections suggest this
trend will continue in Hales Corners into the future. However, the number of families relative to the
population is projected to remain fairly stable over the next 20 years. Ultimately, although Hales
Corners will continue to see small growth in families, each family is anticioated to be slightly smaller.
Table 2.9 includes 20-

year projections for Table 2.9: Hales Corners Families and Family Size Projection

the number  of 2009 2014 2019 2024 2029
families, family size

and the prevalence |Total HH 3,368 3,435 3,496 3,520 3,525
of flo'fp"'es TP:” d”;e # of Families 2,171 2202 | 2.228 2,231 2,222
population. Ine dala g ¢/ Families 64 5%|  641%|  637%|  634%|  630%
for the projections is

based on a hybrid of Average Size of Family 2.85 2.81 2.78 275 2.71
information from — =

private data providers Total Population in Families 6,187 6,197 6195 6,126 6,025
and Wisconsin DOA [|Tofal Population 7.646 7,695 7.722 7,682 7.570
statistics. % of Population in Families 80.9% 80.5% 80.2% 79.7% 79.6%

Source: ESRI Business Analyst, Nielson Claritas, Vierbicher
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Housing Trends

Housing trend information provides additional insight into the likely evolution of the local housing
environment. Information on housing trends is provided at the national, regional and local level.
Although the national housing trends deal with demographics and population changes, the regional
and local trends focus on actual housing development; trends of regional and local demographics
are covered throughout Section One and in the Projection component of this Section. Although not
all of the national data can be directly related to Hales Corners, it is nonetheless an informative “big
picture” look at the likely changes facing housing in the United States.

National Housing Trends

Nationally, the trends affecting the housing industry have garnered attention from numerous
academic and governmental bodies. This is primarily because the fundamental demographic make-
up of the country is undergoing a substantial change, and the manner in which housing decisions are
being made is being influenced by that shift. To better understand this change and help determine its
impact on the Vilage of Hales Comers, a collection of national and regional housing studies were
reviewed. The foliowing is a synthesis of pertinent material. National housing trends relating fo the
aging population, household size and family formation are also discussed in Section One and are,
therefore, not repeated below.

The primary area of interest is the analysis of the changing demographic landscape and its impact on
the housing market. Two elements in particular have ramifications on housing choices: the change in
age structure, and the increase in minorities and minority families.

It is no secret that America is getting ..
older.  Although this is technically | 0
accurate, and housing must reflect the
needs of the aging population, the
more long-term demographic shift is
toward three roughly equal age
cohorts. Historically, the American age
distribution was pyramidal in shape; by
far the largest cohort being ages 25-44,
followed by 45-64, and the smallest
being 65 and over. By the year 2025 it is
anticipated that all three age cohorts
will be approximately equal. Although the initial leveling out is largely going to be due fo the aging
baby boomer population, the trend is expected to endure even after the boomer generation due to
increased life expectancy. As the older population segments increase in number, there are more
households without children which drives down the overall household size. In addition, married
couples are waiting longer before having children {or not having children at all). These trends have
led to married couples without children being the most common household type in the US, and single-
person households being the second most common. This is an important change in relation to housing
stock because so much of existing housing in bedroom communities like Hales Comers is geared
toward traditional family structures, and the historic target market of white, family households is
becoming less prevalent in those same communities.

J02h

A\_“-:12-\A? PO IR ERN BN B B
Population pyramid for 1970 (left) and 2020 (right) Source: US Census
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A second element important to the aging of America is the current and anticipated income
distribution. Data shows that income inequality is most pronounced in households over the age of 55.
This means that, as new housing options are considered for the aging population, the mix of price
points as well as rentals versus ownership opportunities will be important.

In addition, the aging population has given rise to more multi-generational households. In other
words, it is becoming increasingly common for offspring to move in with their parents for care giving, or
for parents to move in with their children. When this occurs, there is often the desire fo retain a level of
privacy for the aging individual. Therefore, it is not uncommon for homes to be modified to include a
second entfrance, bath or kitchenette. This is relevant to communities across the country because
often local zoning codes do not allow this to occur.

A shift just as pronounced as the one occurring in age, is the significant increase in minorities in virtually
every location around the country. This shift is very important to housing decisions for a few reasons.
First, minorities are considerably younger than non-Hispanic white individuals. 1n 2000 the median age
of non-Hispanic white persons waos 38.5 compared to 26.6 for Hispanic individuals, 28.5 for American
Indians, 30.5 for African Americans, and 32.3 for Asians. As a result of this difference in age, there are
more minorities in the family forming stage than there are non-Hispanic white households. In fact, by
2025, it is expected that only 25 percent of non-Hispanic white households will have children
compared to 43 percent of Hispanic households, 36 percent of Asian households, and 30 percent of
African American households. In short, traditional family structures are no longer the dominant reality
of the majority of non-Hispanic white households. Instead, minority househoids present the best
opportunity for growth in the family cohort.

Regional Housing Development Trends

The Village of Hales Comers is surrounded by (starting due north and moving around Hales Corners ina
clockwise fashion) the City of Greenfield, the Village of Greendale, the City of Frankliin, the City of
Muskego, and the City of New Berlin. It is the development pattemns in this ring of communities that
most directly impact Hales Comers because home purchasers typically target a larger region when
looking for housing.

Greendale and most of Greenfield, much like Hales Corners, are relatively built out, with little new
development potential. This, of course, does not preclude the possibility of redevelopment or infill
development. However, if that is the primary housing opportunity in these communities, then the
future trend will likely be toward multi-family housing structures. The west side of Greenfield has more
single-family development opportunity than the other communities, and has been a location for
slightly larger single-family home development in the recent past.

The other three communities, Franklin, Muskego and New Berlin, have land available for new
development. Therefore, new housing is more common in these areas, and is of a different type than
what will be possible in the Village. In particular, all three places have seen a substantial amount of
single-family development prior to the economic downturn. The types of single-family homes typically
built in these communities are larger and more expensive than the older housing stock present in Hales
Corners, Greendale and Greenfield. As a result, the primary demographic target in these
communities is typically established families who want space, and can afford to purchase outside the
older Milwaukee bedroom communities. There has been speculation that future increases in fuel
prices will motivate families to search for housing closer o employment and retail centers. This trend
would likely shift some demand that is currently going to Franklin, Muskego and New Berlin back into
Hales Corners. However, the impact and timing of this possibility is unknown.
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Once demand for new single-family housing rebounds, it may occur to a greater extent in Frankiin
than in Muskego or New Berlin for two reasons. First, recent development of hospital facilities in
Franklin and the successful Franklin industrial park have driven housing demand in the area. Secondly,
and more importantly, many of the buildable sites available in Franklin and New Berlin require City
utilities 1o be extended to service them. In New Berlin, the City has taken the approach that private
housing developers will pay for the extension. This practice has limited private interest in housing
development. On the other hand, Franklin invests public money in providing utility extensions, and as
a result has been able to continue to attract housing projects.

Local Housing Development Trends

Given the limited amount of land available in Hales Corners, there has not been much new housing
development in the Village. On the west edge of town, there were a collection of empty parcels that
are now larger single-family homes. Demand for these parcels was so high at the fime of
development that 1/3 acre lots were selling for $120,000 or more. There remain a few vacant parcels
along Edgerton Avenue and within the more recently developed housing on the west side of the
Village that will likely also be turned into single-family housing in the future. Other than those limited
single-family lots, future housing development in Hales Corners will likely have to be in the form of
redevelopment. More discussion on housing development opportunities will occur in Section Three.

Hales Corners Housing Goals and Objectives

In addition to the evolving housing needs of the existing population, the Village of Hales Corners also
has specific housing goals and objectives that will impact the future Village housing landscape. The
following housing goals were developed for the Hales Corners comprehensive plan:

Goal
To preserve and enhance the quality of existing residential neighborhoods and encourage the
provision of an adequate supply and choice of housing for all residents.

Objectives

s Protect existing residential neighborhoods from intrusion or undesirable land use activities.

e Provide decent, safe, and sanitary housing for elderly, handicapped and low to moderate income
residents of the community.

e Promote the rehabilitation of substandard housing in the community in order to provide a decent
and safe living environment for all residents,

e Encourage future residential development in areas that can be served efficiently and
economically with public utilities and community facilities and services.
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Primary Findings of Section One and Two

The final component of Section Two combines the existing conditions findings of Section One with the
projection data to identify primary findings. These findings will be the building blocks for the housing
strategies section.

Hales Corners appears to be attracting younger families that are smaller than established families.
The projections suggest that the young family cohort will continue to grow over the next five years
and the established family cohort will continue to decrease. This suggests that although Hales
Corners has consistently been attracting young families they are unable to keep them.

The home tenure data shows there is not a movement back towards rental properties until after
the age of 75. This data is consistent with the anecdotal evidence that suggests seniors in Hales
Corners remain in their homes as long as physically possible. This trend suggests that the market for
“transitional” housing targeted at the active senior population, such as independent living facilities
or even condominiums, may not be necessary in the Village. Instead, since health is often the
determining factor in an individual's decision to move out of their home, more full service care
may be required as the aging population grows. That being said, the projection data does not
show an increase in the 75+ population over the next five years.

Hales Comers, like virtually every bedroom community, is projected fo see a continued increase in
minority residents. Although the historic data shows that non-white households typically rent within
the Village, national tfrends and regional evidence suggests that more minority households are
moving info homeownership. This trend is important in a community like Hales Corners where the
housing stock is targeted at families because nationally, non-white households are far more likely
to have traditional family structures than white households.

Hales Corners housing values are well matched with regional incomes. Therefore, the Village
should continue to be able to compete with other bedroom communities on price.

The current assessment data reports that 80 percent of Hales Corners housing stock is in "average”
condition. While not a problem yet, the substantial group of average condition homes, coupled
with the uniformity in age of home, could mean that without investment many homes could
deteriorate in condition. This problem is magnified by the many original residents in the Vilage
that have a tendency not to complete in cosmetic updates. Not only does that impact home
values, but it negatively affects the appeal of the homes to young famiies who are typically
looking for a "finished" properties.
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The previous two sections provided an overview of the existing housing environment in Hales Corners
and identified trends, issues and opportunities that exist today or are likely to be realized in the future.
Building on the findings of those two sections, as well as the housing strategies developed by the
village, the third and final section of the Hales Corners Housing Needs Assessment provides strategies
the Village can employ in order to maintain a vibrant and healthy housing environment.

Anticipated Market Demand for New Households through 2030

Based on historic growth trends and future projections, the following table identifies, in five year
increments, the number of projected Village households over the next 20 years if market demand was
not constrained by lack of development potential. In other words, if Hales Corners had adequate
room to grow, or aggressively pursued redevelopment opportunities, they would expect to see the
household growth depicted in Table 3.1. Because in the Village of Hales Comers households and
housing units have a one-to-one ratio, the number of new households can be used as a proxy for the
number of new housing units needed in the Village.

Table 3.1: Net New Households: 2009 - 2029
2009 2014 2019 2024 2029 Total

Households

Net New Households

Based on the dataq, it is recommended that the Village anticipate the need for 142 new housing units
by the year 2029. Much more rapid growth is anticipated between 2009 and 2029, a total of 113 new
households, than between 2019 and 2029.

Objective No. 1: Preserve the existing residential character and prevent future land use conflicts
between residential and non-compatible uses.

The first issue is derived from a combination of the housing objectives identified by the Village, as well
as stakeholder interviews which identified the character of Hales Corners as one of its strongest
housing assets. To ensure that the Village's character continues info the future, the following strategies
are recommended:

A. In areas where potential redevelopment sites abut single-family residential development,
examine existing zoning ordinance to determine the potential for future land use conflicts.
If future redevelopment at those locations is anticipated to be at higher levels of density,
massing and height than what is currently present, it is recommended that the Village
undertake some combination of the following things:

e Determine, on a location by location basis, what the appropriate scale of
redevelopment would be and create future redevelopment guidelines for those
areas which would inform the future review of redevelopment proposals. This
process could be replicated for the primary redevelopment opportunities.  This
strategy has the added benefit of signaling to the private sector that the Village is
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serious about redevelopment, thus increasing the likelihood new projects would
occur.

e In areas where redevelopment sites do not directly abut single-family residential,
create a "buffer zone" by ensuring the zoning for the buffer parcels will create a
transition between higher density redevelopment and single-family residential.

B. One common cause of deteriorating neighborhood character is frequent additions and
home remodels that do not preserve the aesthetic elements of a neighborhood, e.g., the
addition of a large front porch on a 1950s ranch home. Because many of the homes in
Hales Corners are nearing the age where remodels may be necessary to atfract new
home buyers, or will be completed after a home sells, it may be important for the Village to
take proactive steps to prevent additions/remodels that could negatively impact home
values and one of the primary assets of Village housing.

To help guide future neighborhood and housing character, the Village could develop
educational resources that detail the architectural history of the area and provide
suggestions for historically accurate remodeling. This information could be made available
to homeowners when they apply for a building permit.

Objective No. 2: Provide for the housing needs of an aging population

The aging population in Hales Corners will present evolving housing needs. In some areas those needs
are primarily in the form of additional senior housing. However, as outlined in the previous sections,
members of Hales Corners’ senior population are likely to stay in their homes for as long as they are
able. As a result, in situations like Hales Corners it is often necessary to provide some level of housing
maintenance assistance to the senior population in order to ensure they have suitable housing, and
that the housing does not decrease in value. The Village could engage in the following things to
address that need:

A. Create community outreach program advertising Milwaukee County Home Repair Loan
program which offers no-to-low interest loans for qualify home repair project. The income
qualifications are as follows:

e One person: $37,900
e Two persons: $43,300
e Three persons: $48,750
e Four person: $54,150

e Five persons; $58,500
Other home repair programs may exist via the Miwaukee County Community
Development Block Grant (CDBG) on a year-to-year basis. Contact the Milwaukee County
CDBG office for details. Also, see the discussion of the affordable housing TIF policy in
Objectives 3 and 4.

B. Because the aging population in Hales Corners does not move into the renting category
until after 75, it is more likely that they may require nursing housing or housing that includes
some level of care. If Hales Corners desires to maintain its aging population as they
transition into senior housing, the Village may, at some point, want to provide additional
and targeted senior housing. As stated in the previous section, it does not appear that
senior housing is required in the Village, or the areaq, at this time. It is recommended that the
Vilage create a senior housing committee that will frack housing trends among the
Village's aging population and identify the time in the future that additional facilities will be
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Objective

A.

Objective
physical ¢

Currently,

needed. At that time, the Village should identify a redevelopment area and issue a senior
housing specific request for proposal in an attempt to attract additional nursing or other
senior facilifies.

No. 3: Provide for the housing needs of low to moderate income residents

Work with realtors that service the Hales Corners area to make them aware of the Vilage's
desire to market this community to moderate income families interested in home
ownership. Provide the realtors with local home buying assistance program materials
which can be used in the Village to make home ownership more affordable. For example,
Milwaukee County contains 11 WHEDA certified counselors. These individuals can provide
face-to-face first-time home buying counseling for families and individuals, and can help
identify potential sources of assistance.

If the Villages desires to physically provide additional low cost housing units, it is
recommended that they explore the use of the new low cost housing tax incremental
financing policy. The new policy allows a Village or City to keep a TIF district open for one
year after it would otherwise close, and use the increment generated during that year on
low cost housing related programming. In order to utilize this policy, the Village is required
to develop a low cost housing plan and have it approved by the joint review board prior to
extending the life of the TIF. In addition to affordable housing, the policy allows the Vilage
to use 25 percent of the funds generated by the TIF for other housing stock improvement
programs.

No. 4: Protect the long-term value of the residential neighborhoods by ensuring that the
ondition of the housing does not deteriorate.

the condition of 80 percent of the housing stock in Hales Comers is rated by the Vilage

assessor as "average." Although not currently an issue, if the "average" homes do not see continual
investment in maintenance they are likely to slip below average and begin to negatively impact the
area housing values. This risk of this occurring is exacerbated by the aging residents who are
sometimes unable to adequately care for their homes. To help prevent the deterioration of housing in
the Village, the following strategies are recommended:

A.

Promote the use of the Milwaukee County Home Repair program and any other Community
Development Block Grant related home maintenance progroms (see strategy 2A). In
addition to the existing programs, if the Village implements the affordable housing TIF
strategy discussed in strategy 3B, they can utilize 25 percent of the revenue generated by
the extra year of TID life to fund programming targeted at improvement of housing stock. In
the Village, these programs could be aimed at providing low or no interest loans or grants
for home repair and upkeep.

Provide information on building code requirements directly to homeowners . Use that
information to create opportunities for dialogue between homeowners and building
inspectors. As part of the dialogue, building inspectors can provide homeowners with
information about the assistance programs discussed in this document. Creating this
dialogue will result in better adherence to building code than the fraditional approach of
waiting until a violation is reported and then penalizing the homeowner.

Develop design concepts for improving the common housing types in Hales Corners
(ranches, split-levels, etc.). The concepts should provide examples of how to make
renovations to the homes and also make the homes more accommodating to larger
families.
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Objective No. 5: Promote and guide future housing development at Village redevelopment sites.

The process of identifying redevelopment targets in Hales Corners included a quantitative analysis and
o qualitative evaluation of existing commercial property uses. This process revealed five target
redevelopment sites. These five sites appear to be underperforming in terms of intensity and quality of
use, and could be redeveloped into mixed-use or housing projects. [t should be noted that the
identification of redevelopment targets in Hales Corners does not take into consideration ownership or
political issues, both of which may impact the redevelopment potential of these sites. In addition, not
all of the redevelopment sites identified need to have the existing structures removed before
redevelopment occurs. In many cases the sites are underperforming due to oversized parking lots or
underutilized space. In those instances the current structures can remain, and new development can
occur around them in order to increase utilization and density.

Below is a discussion of the two quantitative analyses used to identify sites in Hales Corners. Each
description references maps that are included in this packet.

Improvement Value to Land Value Ratio

Improvement value to land value ratio is the comparison of a parcel's land value to the value of the
structure built upon it. For example, if a piece of land valued at $100,000 had a $200,000 house
constructed on it, it would have an improvement value to land value ratio of 2.0. This ratio can be
used to help identify underperforming parcels because land value typically represents a property's
desirability. The more desirable a property is, the more valuable the structure on that property should
be in order to maximize the use of land it occupies. Therefore, if a highly valued piece of property has
a very low improvement to land value ratio compared to other parcels in the area, the current use of
that land is likely not maximizing the parcel’s potential. In addition, parcels with low improvement to
land value ratios are appealing to developers because they receive a parcel with significant
opportunity without having to expend as much money acquiring the land or demolishing the existing
structure.

When analyzing the Hales Corners data, the improvement to land value ratios were segmented into
groups, each of which comprises approximately 25 percent of the Village's commercial property
(Map 1). Parcels with ratios of less than 1.5 (the bottom quarter) are underperforming relative to the
other Vilage commercial property (Map 2).

Improvement Value per Acre

Improvement value per acre measures a parcel's intensity of use. If a parcel is underperforming
relative to surrounding properties, it is likely that its improvements will be less valuable on a per acre
basis than could be possible in the local market. Using Villoge data, the commercial properties were
split into four roughly equal groups (Map 3). Parcels with less than $300,000 per acre of improvements
were underperforming compared to the Village as a whole (Map 4).

When these two measures were combined with a qualitative analysis of existing property condition
and uses, five potential redevelopment targets were identified (Map 5). The targets on Map 5 offer
both single site potential as well as larger-scale redevelopment opportunities. In addition to the
redevelopment targets, Map 5 also shows the parcels that fall in the bottom 25 percent for both
improvement value to land value ratios and improvement value per acre.
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Properties Identified on Map 5

12065 W. Janesville Road - Small Office Building
12015 W. Janesville Road - Whitnall Animal Hospital
11915 W. Janesville Road - Side lot of MW Marine
11510 W. Janesville Road - Piller's Auto Repair
Parking lot for parcel 1o the south

Parking lot for parcel to west

10605 W. Forest Home Avenue - Golden Chicken
10529 W. Forest Home Avenue - Nails Exotica

Hales Corners Shopping Center

10. Part of the County Fair Shopping Center

11. Part of the County Fair Shopping Center

12. Empty parcel behind Savings Financial Corp and Arby's
13. 9856 W. Forest Home Avenue - Jim's Service Center
14. Empty parcel

VWO NOA~WN -~
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Sustainability

Sustainability has been a growing issue at the local, state and national level. Sustainability is most
commonly defined as meeting the environmental, economic, social needs of the community without
compromising the ability of future generations to meet these needs (Brundtland Commission, 1987).

The key areas of focus include energy, environmental conservation, local food production; sustain-
able development and education and awareness. Each of these areas are interrelated and many of
the efforts or activities in one provide benefits to other areas.

The Environmental Committee has lead many of the efforts relating to sustainability. In February
1990, the Ecology and Solid Waste Committee was created. Its duties focused on development and
implementation of programs related to yard waste reduction and disposal as well as matters relating
to solid waste management and environmental quality. The main focus was the review of the Vil-
lage’s waste management contract. In October 2007, the Ecology and Solid Waste Committee was
changed to the Environmental Committee. The Environmental Committee now focused on a broad-
er range of topics such as grant writing, natural lawn care and rain gardens.

Energy
The Village and its residents rely on energy every day for lighting, heating and cooling, traveling

to and from work, and for many other purposes. As demand continues to rise, energy costs also
rise and well as the environmental impacts.

Despite being a suburban community in the most urban county in the State, the Village has main-
tained many rural characteristics. The Village does not provide street lighting on every residential
street or residential block like some communities provide. The Village has approximately 172
lights, which includes all of the Night Aura lighting, intersection lighting, alley lighting, and back-
yard lighting provided by We Energies. These lights are focused at key intersections, Village-
owned properties, alleys and some backyard areas near multi-family developments. These street-
lights do not include the median lights that are located on US 45/STH 100/108th Street, STH 24/
Janesville Road or CTH OO/Forest Home Avenue. The Department of Public Works is currently
in the process of investigating cost-savings to convert Village lighting from traditional light fixtures
tolLED.

As part of the Village Hall/Police Department renovation project, a new heating and cooling system
and new electrical system were installed in the building. The new electrical system included occu-
pancy sensors to minimize energy consumption and installation of energy efficient fluorescent light-
ing. The new heating and cooling system can be programmed to establish occupied and unoccupied
set points to allow for efficient use of the system and utilizes three energy recovery units to pre-
condition incoming fresh air.

Alternative energy systems, such as wind and solar energy systems, continue to evolve and become
more feasible for smaller scale residential and commercial developments. The Village does regu-
late wind energy systems as part of the Zoning Code.

Environmental Conservation

The natural environment is the ultimate sustainable model. Green spaces, whether they be wooded
areas, wetlands, or parks provide places for surface runoff to be filtered and infiltrated. Trees pro-
vide numerous benefits to the community including absorbing carbon dioxide and other pollutants
to help clean the air; providing shade and cooling; slowing storm water flow; and helping to control
noise pollution. In addition, green spaces and trees provide much needed habitat for wildlife in a
urban or suburban setting. These are some of the benefits that the natural environment has on the
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Village and why it is important to protect these resources.

The Village has obtained Tree City USA status, acknowledged by the Arbor Day Foundation, since
2000. The Village’s Environmental Committee coordinates the community Arbor Day celebration
each year. Previous celebrations have included ceremonial tree planting and distribution of tree
seedlings. The Village has also participated in the Arbor Day celebration at Whitnall Park.

In 2010, the Village received one of the first Bird City Wisconsin designations. In order to be rec-
ognized as a Bird City, a community has to demonstrate that habitats are created and protected; pro-
mote effective community forestry management practices; limit or remove hazards to birds and pro-
vide public education.

As part of the Village’s refuse and recycling contract, the Village’s recycling program has convert-
ed to a single stream recycling that enables residents to recycle all categories of materials which are
then sorted at the collection site. Since April 2010, the new recycling program has resulted in an
estimated 20% increase in recycling throughout the Village. The Environmental Committee started
a CD recycling program that has collected 300 CDs to date.

There are several efforts in the Village that focus on water conservation and water quality. Storm
water management throughout many areas of the Village is handled by roadside ditches and reten-
tion ponds.  The roadside ditches have resulted in a 70% reduction in Total Suspended Solids
(TSS), exceeding the 40% reduction required by the Wisconsin Department of Natural Resources.
The Village has two retention ponds: one at the northwest corner of Grange Avenue and 116th
Street and the second on the southside of Grange Avenue near 111th Street. The Environmental
Committee works to maintain the native landscaping that surrounds the ponds which helps filter the
storm water and provide wildlife habitat. The Environmental Committee received grant funding
from Root-Pike WIN to implement a rain garden and natural lawn care program at the Hales Cor-
ners Fire Department. A rain garden has also been constructed at Edgerton Elementary.

Local Food Production

There are many benefits to local food production, including energy conservation by reducing ship-
ping costs and impacts for food products; waste reduction since local food requires minimal pro-
cessing, storing or retailing needs; and health benefits through improved diet and nutrition. The
Village and its residents have acknowledged the importance of local food production through many
programs, plans and efforts that are currently in place.

As part of their summer children’s programming, the Hales Corners Library, in partnership with the
UW-Extension Master Gardners and Friends of the Boerner Botanical Gardens, planted a garden on
the Library grounds. In 2010, the children planted a “pizza” vegetable garden.

The Hales Corners Board of Health adopted Healthy Hales Corners 2015, a community health im-
provement plan for the Village. One of the focus areas of the plan is adequate, appropriate, and safe
food and nutrition. Actions to achieve increased access to and availability of nutritious and afforda-
ble foods include exploring the development of a community garden and supporting new and exist-
ing local farmer’s markets.

Stahl-Conrad Homestead Inc. hosts several farmer’s markets throughout the year and cross pro-
motes their farmer’s market with the one located in the Village of Greendale at their Village Center.

In 2006, the Milwaukee Metropolitan Sewerage District (MMSD) transferred ten (10) parcels to the
Village that were acquired as part MMSD’s Root River Watercourse Flood Management Project.
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The ten parcels can no longer be used for development purposes, but may be used for educational
community gardens, pervious playfields or similar uses contingent that structures or improvements
do not negatively impact water flow. Some of these parcels are located near Hales Corners Elemen-
tary School and within walking distance from 110th Street, which has some of the smallest yard
areas.

Sustainable Development

The Village is a built-out community with minimal vacant green land available for new develop-
ment. The majority of commercial development in the Village was constructed between the 1950s
and 1970s. Thus, these developments have long-term impacts on the sustainability of the Village.
As redevelopment occurs, sustainable or green elements need to be encouraged. In 2006, the Vil-
lage adopted a storm water management fee based upon the quantity of impervious surface on a par-
cel. The storm water management fee in conjunction with more restrictive storm water manage-
ment regulations from the WDNR and MMSD is designed to encourage developers to handle storm
water on site and reduce the amount of impervious surface included in the development.

The Village’s Zoning Code includes a Tree Preservation Ordinance that requires developers to pre-
serve certain specimen trees. If a tree cannot be preserved, than additional trees must be provided
as part of the landscaping plan. In addition, as part of the site plan review process, the Plan Com-
mission requires developers and property owners to increase the landscaping within a development.
The Village Market and Hales Corners Shopping Plaza projects are two examples where the Village
required additional trees and other landscaping within the parking areas and along adjoining streets.

Sustainable development is related to energy and environmental conservation. Therefore, alterna-
tive energy systems, improved recycling plans; improved electrical and heating and cooling systems
should be considered as part of sustainable development. The Village’s current Zoning Code does
not include any consideration or use of green building materials. The Village’s current Building
Code and State code do not encourage green building materials in residential development.

Education and Awareness

Budgetary and staff constraints limit the ability of the Village, as well as most municipalities, to
take on new programs. In addition to reviewing and updating existing regulations, ordinances and
policies to incorporate sustainable efforts, public education and awareness are essential to moving
towards a sustainable community. Many efforts and activities will require voluntary participation
and making the public aware of the benefits of participation will increase the likelihood of success.

The Village publishes a quarterly newsletter that includes articles on ways to help conserve re-
sources. More information is available on the Village’s website and through links provided on the
website. The Environmental Committee has its own website that provides information and coordi-
nates different programs and activities throughout the year.

Findings and Recommendations

1. The Village, primarily through the efforts of the Environmental Committee, has implemented
many programs and activities that focus on conservation.

2. The Village should consider requiring commercial developments to submit a refuse and recy-
cling plan.

3. The Village should investigate efforts by other communities to improve storm water manage-
ment and if applicable, consider implementing them within the Village.

4. The Village should continue and expand its education and awareness efforts on conservation
issues, such as water conservation, waste reduction and energy efficiency.
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Intergovernmental Cooperation

The Village of Hales Corners is one of 19 municipalities in Milwaukee County and the surrounding
metropolitan area. It is adjacent to Waukesha County and two of its cities. Hales Corners is part of
several special purpose districts including the Whitnall School District (elementary and secondary
education), Milwaukee Area Technical College-MATC district (post-secondary education), and the
Milwaukee Metropolitan Sewerage District-MMSD (providing collection and treatment of local
sanitary sewers).

There are numerous examples of cooperative efforts by the Village with other units of government:
e The City of Milwaukee Water Works provides water service to the community as retail custom-
ers through a 1974 Agreement.

e Milwaukee County provides parks for local use, access to library materials through MCFLS, a
paramedic program that integrates with local fire/rescue units, coordination of emergency manage-
ment efforts, and a trunked radio system for police communications.

e VALUE is a regional consortium of municipalities that provides joint purchasing.

e MMSD provides a large scale treatment facility for sanitary sewerage from the Village and oth-
er communities, and it also provides regional coordination of storm water management.

e Milwaukee Area Domestic Animal Control Commission is a statutory 66.0301 agency that pro-
vides animal control for all municipalities in Milwaukee County.

e Intergovernmental Cooperation Council (ICC) provides a forum for Milwaukee County munici-
palities to discuss and resolve common issues, and also serves as the mechanism for making subur-
ban appointments to the MMSD.

e Mutual Aid Alarm Box System (MABAS) is a collection of municipalities in southeast Wiscon-
sin and northeast Illinois designed to respond to fire department mutual aid requests on a regional
basis for major incidents.

e Police, public health and public works have formal mutual aid agreements with other Milwau-
kee County municipalities.

e With the adjacent communities of Greenficld, Franklin, and Greendale, a Zone D organization
provides cooperation on fire/rescue service, training, emergency management and specialty ser-
vices; the public health departments utilize consortiums to deliver special services; and the police
departments utilize a common software and combined SWAT training and services.

Southeastern Wisconsin Regional Planning Commission provides planning resources and technical
services.

The relationship with the Whitnall School District is more complex, since district boundaries are not
co-terminus with the Village. The District also serves a portion of Greenfield and Franklin. The
District and the Village have developed a series of cooperative ventures that best utilize the respec-
tive resources or scale economies of the units. Whitnall provides plowing service for some Village
trails in exchange for parking lot plowing and projects requiring heavy equipment. Whitnall pur-
chases fuel and road salt from the Village to take advantage of bulk pricing. The Village operates a
recreation program in Whitnall facilities with nominal expense to the Village, and Whitnall utilizes
Village facilities to conduct off-site testing.

Conflicts and Opportunities

There is a high level of cooperation between the Village and other jurisdictions. Many of the efforts
are usually driven by a desire to provide the most cost effective services, both to save expense or
avoid future costs. The typical barriers to greater efforts are differential service levels, resident ex-
pectations, labor contract restrictions, and state laws that were primarily designed to regulate within
the framework of counties, cities, villages or towns.
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The Village continually explores opportunities for other areas of cooperation, including evaluation
of consolidated fire, EMS, police, public health over the years.

Findings and Recommendations
1. There is a good level of cooperation and interaction with other units of governments. The Village
should continue exploring opportunities as they arise or in response to various needs.

2. The Village should support state law changes that better enable or provide incentives, such as
start up costs, to implement shared setvices.
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Plan Implementation

The Comprehensive Plan is a guide for land use, transportation, utility and facility decisions made
in the Village of Hales Corners. Under Wis. State Statute 66.1001, any action by the Village with
regard to zoning and subdividing, must be consistent with the Comprehensive Plan. This includes
zoning text and map amendments, conditional use permits, planned unit developments, site plan
reviews, subdivision plats, minor land divisions, and the location of public buildings. It will also
guide the laying out and construction of streets, sidewalks, trails, and parkland and the extension of
utilities and storm water facilities. All decisions related to development in Hales Corners, should be
made within the context of the Comprehensive Plan.

The following Village ordinances exist and are used in implementing the Comprehensive Plan.
Their status and planned efforts are also identified:

Code Status Future Actions
Zoning Code Comprehensive revision in 1996 (map and text) Consider Revision in 2016
Comprehensive Sign Code revision in 1998 Monitor, amend as nceded
Electronic Signs revision in 2007 Monitor, amend as needed
Floodplain comprehensive revisions 2008 Monitor, amend as needed
Big Box Retail Site and Design Review regulations | Monitor, amend as needed
added in 2005
Historic Preservation regulations in 1999 Monitor, amend as needed
Erosion Control & Storm Water regulations in Monitor, amend as needed
2005
Official Map None in place Not needed
Subdivision Code No major revisions Consider comprehensive revision
within 5 years
Housing Code Minor amendments over time Consider changes to zoning code to
reflect recommendations of Hous-
ing Element within 5 years
Commercial Exteri- | Created in 2006 Monitor, amend as needed
or Maint Code
Building/ UDC adopted Comprehensive local building code
Mechanical Codes revision planned within 5 years
Fire Code comprehensive revision in 2010 Monitor, amend as needed
Sanitary Code No major revisions Monitor, amend as needed

Integration and Consistency

Throughout the process of developing the Comprehensive Plan, care was taken to ensure the inte-
gration and consistency between the goals, objectives, policies and recommendations of each ele-
ment of the Plan. The Village Plan Commission will be responsible for comparing proposals for
development that come before it with each element of the Comprehensive Plan. If review of a de-
velopment proposal reveals inconsistencies between the elements, the Commission should consider
how the inconsistencies may be resolved.
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The most notable area of ensuring consistency will be between the land use and zoning maps. In
1996, the Village completed a comprehensive revision of its zoning code and zoning map reflecting
planned land uses for the next 20 years. No long term land use conflicts were identified, since the
zoning map mostly reflects the Village’s built-out status. Redevelopment may bring need for more
complex multi-use zoning regulations or a zoning map amendment. Such changes would require
formal amendment of the Comprehensive Plan, zoning code and zoning map.

The housing element did identify the need to further analyze the zoning code for possible changes
to better encourage re-investment in homes, consistent with the changing housing market.

Measurement of Progress

The Plan Commission will provide periodic reports to the Village Board on the progress made in
implementing the programs and actions described in the Implementation Element of the Compre-
hensive Plan.

Plan Update Process

It is anticipated that amendments to the Comprehensive Plan will be needed over time, in response
to a changing environment, goals, and market forces. Such changes will be made in accordance
with procedures outlined in Wis. State Statute 66.1001. The Plan Commission will review and
make recommendations on amendments, which must be acted upon by the Village Board following
a public hearing.
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Public Participation

Wisconsin Comprehensive Planning law requires public participation throughout the comprehensive
planning process, as provided in Wis. State Statute 66.1001(4)(a):

“The governing body of a local governmental unit shall adopt written procedures that are designed
to foster public participation, including open discussion, communication programs, information ser-
vices, and public meetings for which advance notice has been provided, in every stage of the prepa-
ration of a comprehensive plan. The written procedures shall provide for wide distribution of pro-
posed, alternative, or amended elements of a comprehensive plan and shall provide an opportunity
for written comments on the plan to be submitted by members of the public to the governing body
and for the governing body to respond to such written comments. The written procedures shall de-
scribe the methods the governing body of a local governmental unit will use to distribute proposed,
alternative, or amended elements of a comprehensive plan to owners of property, or to persons who
have a leasehold interest in property pursuant to which the persons may extract nonmetallic mineral
resources in or on property, in which the allowable use or intensity of use of the property is changed
by the comprehensive plan.”

The Village’s public participation plan provides multiple efforts and programs to make persons
aware of the comprehensive planning process, recruit public comment, and incorporate opinions

and ideas into the final comprehensive plan.

Comprehensive Plan Citizens Advisory Committee

The Village of Hales Corners established a Comprehensive Plan Citizens Advisory Committee
(CAC) to lead the development of the comprehensive plan and public participation efforts.

The CAC is a mix of citizens, one Village Board Trustee, and standing committee members
(committee establishment resolution attached). The CAC meets on a regular basis to review com-
prehensive plan elements, with the intent of forwarding a final plan to the Plan Commission for its
review and recommendation to the Village Board. Each meeting agenda includes an opportunity for
public comment. The CAC’s progress is reported at regular Plan Commission and Village Board
meetings. Hales Corners has a full-time Village Planner, who is the primary staff project leader.

Community Visioning Session

The Village held a community visioning session to identify strengths, weaknesses, issues and op-
portunities at the beginning of the comprehensive planning process.

Community Survey

The Village conducted a community survey to gather input on issues and opportunities to be ad-
dressed in the comprehensive plan. The survey was distributed through the Village Newsletter re-
ceived by all residents to maximize responses. Copies of the survey were also located at the Village
Hall and Hales Corners Library. Survey results will be compiled and analyzed to help guide the
CAC in preparation of the comprehensive plan.

Newsletter

The Village’s quarterly newsletter is provided to all residents and businesses in Hales Corners.
Updates are included in each newsletter throughout the comprehensive planning process.
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Village Website

A separate section of the Village’s website (www.halescorners.org) is used to update progress and
status of the CAC’s work.

Public Relations/Notices

The Village Planner is available during regular business hours to answer daily inquiries on the plan.

The Village Planner shall maintain a list of persons who request notice of the public informational
meeting or public hearing. Requested notices shall be mailed to the persons in advance of the pubic
informational meeting and at least 30 days prior to the public hearing.

There is a statutory requirement to notify any owner or leaseholder of property pursuant to which
the person may extract nonmetallic mineral resources in or on property, in which the allowable use
or intensity of use of the property is changed by the comprehensive plan. Since the Village is a ma-
ture, built-out community, there are no property owners or lease holders that meet this requirement.

Public Informational Meeting

A public information meeting will be held in advance of the public hearing for the comprehensive
plan. The meeting will offer an informal, open-house setting for the public to review the draft com-
prehensive plan and inter-act with CAC members and Village staff on plan elements.

Public Hearing-Board Adoption

After the Plan Commission makes its recommendation on the comprehensive plan, the Village
Board shall hold a public hearing on the final plan. The date, time and place of the hearing shall be
provided in accordance with statutory requirements at least 30 days in advance. The hearing will
allow the public to present comments verbally or in writing. After the hearing, the Village Board
will take action on adopting the comprehensive plan by ordinance. Future amendments will follow
the same procedure.

Plan Distribution

As required under State Stature 66.1001(4), a copy of the comprehensive plan or any future amend-
ments shall be sent to:

1. Every governmental body that is located in whole or in part within the boundaries of Hales
Corners (i.e. Milwaukee County, Milwaukee Area Technical College, Milwaukee Metropolitan
Sewerage District, and Whitnall School District).

2.The clerk of every governmental unit that is adjacent to Hales Corners (i.e. City of New
Berlin, Waukesha County, City of Greenfield, Village of Greendale, City of Franklin, and City
of Muskego).

Wisconsin Land Council.

Wisconsin Department of Administration.

Southeastern Wisconsin Regional Planning Commission (SEWRPC).

Hales Corners Library.

SNk W

104



Meeting Dates of CAC:

Survey responses:

Website hits:

Public Info Meeting attendees:

Public Hearing attendees:

June 23, 2009
July 21, 2009
September 2, 2009
October 20, 2009
November 17, 2009
December 8, 2009
February 3, 2010
March 9, 2010
May 18, 2010
June 22, 2010
January 12, 2011
March 1, 2011

251
196

8

3
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COMMUNITY SURVEY- AUTUMN NEWSLETTER

1) How many years have you lived in the Village?

0-5 years
Over 20 years

2) How many people live in your household? (Breakdown adults vs children)

1 2-3

6-10 years

11-20 years

Own property but do not live here

4-5 6 or more

3) What side of the Village do you live on?

East

West

4) The majority of the existing housing stock is categorized as single-family residential. What
different types of housing should be encouraged to develop in the future?

Duplex Townhomes Condominiums Apartments

Mixed Use (residential above retail) Senior Housing
5) Please rate the quality of the roads in the Village.
(Major problem; minor problem; no problem; no opinion)

Amount of traffic

Excessive speeds

Condition of roadways

Comments:
6) For the following services, where are you most likely to go:

New West
Village Greendale | Greenfield | Franklin | Berlin Muskego | Allis

Grocery
Bakery

Specialty Foods

Apparrel/Clothing

Pharmacy

Furniture

Hardware/Home
Improvement

Electronics/TV/Video

Sit Down Restaurant

Fast Food Restaurant

Sporting Goods

Financial Institution

Medical

Dental

Legal

Books




7) Which of the following goods or services would you like to see expanded or developed in the
Village?

Grocery Pharmacy Sit Down Restaurant Medical
Bakery Furniture Fast Food Restaurant Dental
Specialty Foods Hardware/Home Improvement Sporting Goods Legal
Apparrel/Clothing Electronics/TV/Video Financial Institution Books

8) How do you rate the following Village facilities:
(Very Good; Good; No Opinion; Poor; Very Poor)
Village Hall
Hales Corners Library
Schoetz Park
Cobb Park

9) How do you rate the following Village services?
(Very Good; Good; No Opinion; Poor; Very Poor)
Road maintenance
Snow/ice removal
Building inspections
Code enforcement
Village Hall related services (dog/cat licenses, tax collection)
Police Department
Fire Department
Recreation

10) What do you see as the major Village park needs that should be provided over the next ten
years? (The Village parks include only Schoetz Park on 116™ Street and Cobb Park on Janesville
Road; Whitnall Park and Hales Corners Park on owned and maintained by Milwaukee County)

(Very important; somewhat important; no opinion; less important; not important)
Bike paths along Village roads
Bike paths off of Village roads
Walking paths along Village roads
Walking paths off of Village roads
Children’s playground
Natural areas
Community gardens
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Historic Places

Map 5

RISPELL-SNYDER, INC
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