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Introduction

Title VIII of the Civil Rights Act of 1968, more commonly known as the Fair Housing Act, ensures
protection of housing opportunity by prohibiting discrimination in the sale or rental of housing on
the basis of race, color, religion, sex, and national origin, and was amended in 1988 to include
familial status and disability. HUD grantees receiving funds under the Community Development
Block Grant (CDBG) program are required to complete a fair housing study, known as an Analysis
of Impediments to Fair Housing Choice (AI) to ensure that housing and urban development
programs are being administered in a way that furthers fair housing for these protected classes.

Waukesha County, Jefferson County, Ozaukee County, and Washington County participate together
in a Consortium for the purpose of accessing federal affordable housing funds under HUD’s Home
Investment Partnerships Act (HOME) program. Because of the collaborative affordable housing
planning undertaken by the Consortium, the members sought to jointly conduct this Al to provide
a streamlined regional approach to fair housing and to identify and address impediments to fair
housing choice that often do not strictly follow jurisdictional boundaries.

Historical Overview

Waukesha County, which is located in southeastern Wisconsin, is home to more than 390,000
people and 37 municipalities. Waukesha is the 3rd most populous county in Wisconsin and has a
total of 6 percent of the population of the entire state. The County encompasses 7 cities, 18 villages
and 12 towns. Waukesha County is located 15 miles west of the City of Milwaukee, 60 miles east of
the City of Madison, and 100 miles northwest of Chicago.

Since 1998, Jefferson, Washington, and Waukesha counties have a participated as a HOME
Consortium. In 1999, Ozaukee County joined the Consortium. The Consortium allows local
governments, which would not otherwise qualify for funding, to join with other contiguous units of
local government to directly participate in the HOME Investment Partnerships Program (HOME).
Every municipality in Jefferson, Ozaukee, Washington, and Waukesha Counties, with the exception
of Sullivan (Jefferson County) and Chenequa and Oconomowoc Lake (Waukesha County), has
formally approved participation in the HOME Consortium. The Consortium assists in providing
affordable housing options in the region by providing down payment assistance, acquisition/
rehabilitation assistance, and low-interest housing rehabilitation loans.

Socioeconomic Overview

Data from the 2000 and 2010 Census, as well as, the 2013 American Community Survey provides
demographic information for the HOME Consortium counties. In total, the population in the region
has increased from 634,598 residents in 2000 to 698,145 residents in 2010, or an increase of 10.0%.
According to the 2013 American Community Survey, the population total consists of Waukesha
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County with a population of 393,843 persons, 84,509 residents in Jefferson County, 87,054
residents in Ozaukee County and a population of 132,739 in Washington County.

Data regarding the age of the overall population from 2000, 2010, and 2013 in the HOME
Consortium counties, reflects the largest population groups represented persons aged 5 to 19 and
35 to 54. However, these two age cohorts were also the only groups to show a decrease in
population between 2000 and 2013. On the other hand, the cohort aged 55 to 64 showed significant
increases of more than 63 percent or more in all jurisdictions during this time, while the number of
persons aged 20 to 24 and 65 or older both showed increases of more than 15 percent or more in
each jurisdiction. Census data indicated low populations from racial and ethnic groups in each of
the Consortium counties with all counties, Waukesha (6.1%), Jefferson (3.4%), Ozaukee (5%), and
Washington (3.7%) each having below 10% of residents belonging to racial and ethnic minority
groups. For each county, the primary racial and ethnic minority group was Hispanic.

Segregation Analysis

Four methodologies (Dissimilarity, Exposure, Isolation, and Entropy indices) for analyzing
segregation, the degree to which two or more racial or ethnic groups live geographically separate
from one another, were used in this study. The methodologies used in this analysis indicate low
levels of segregation among minority and White residents, but a high level of isolation for Whites
with very limited levels of exposure to minority populations. While slight improvements have
occurred since 2000, diversity throughout the region remains low, with Whites having a low
likelihood of interacting with minority residents, and minorities having a low likelihood of
interacting with one another.

Residential patterns in the study area are part of a larger regional picture for metro Milwaukee.
While segregation is low within the four-county area, the Milwaukee-Waukesha-West Allis MSA has
the 2nd highest dissimilarity index for Black and White residents in the nation, and the 13t highest
for Hispanic and White residents.’ Low levels of diversity in Waukesha, Washington, Jefferson, and
Ozaukee Counties continue to contribute to persistent segregation region-wide, and any
impediments in the four-county area that limit housing choice or inhibit housing options for
protected classes must be addressed to improve conditions both locally and regionally.

Public Investment, Infrastructure, and Education

Waukesha County has a regional airport situated in the City of Waukesha. The County airport is
used for the transportation of good and services by businesses and also transports the general
population in some instances. Characterized as a Transports/Corporate/ Airport, it serves small
airplanes, corporate jets, and small passenger and cargo jets. Waukesha Metro Transit provides
public transit across the city of Waukesha. The system operates 11 bus routes and contracts with

1 “Data: Residential Segregation.” US2010: Discover America in a New Century. American Communities Project: Brown
University. http://www.s4.brown.edu/us2010/SegSorting/Default.aspx
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another local bus route, contracts with four commuter routes to Wisconsin Coach Lines, and
partially funds two routes of the Milwaukee Transit System that have extensions into Waukesha
County. Neither Jefferson, Ozaukee, nor Washington Counties are served by public transportation
systems, but each offers taxi services for the elderly and disabled and/or bus commuter services
into Milwaukee. The four county study area is served by several water and sewer systems typically
run independently by local cities, villages, or municipalities. While each local water and/or waste
management system serves to meet the needs of local residents, future land use and development
projects will require collaboration across facilities and services.

Public schools within the four-county study area performed well in terms of retention rates,
attendance rates, and having low truancy and school dropout rates. Jefferson and Washington
Counties have the lowest rates for educational attainment and students entering into higher
education following high school. Both counties also have the highest rates of students entering
directly into employment following high school completion. Overall, the four counties have low
enrollment of racial and ethnic minority students. However, in several instances graduation rates
are lower for these students indicating increased need for supportive services. Several HUD block
groups in the City of Waukesha scored low in terms of school proficiency. However, the rest of
Waukesha, Washington, and Ozaukee Counties have a high level of school proficiency when
compared to the rest of the Milwaukee metro area. According to HUD data, school proficiency varies
in Jefferson County, with the northeast (Watertown and Ixonia), the southeast (Whitewater and
Palmyra), and parts of Jefferson facing lower opportunity levels compared to the Lake Mills and
Sullivan areas.

Access to Areas of Opportunity

HUD'’s Office of Policy Development and Research uses a methodology to “quantify the degree to
which a neighborhood offers features commonly associated with opportunity.”? These areas of
opportunity are based on five “opportunity dimensions,” including poverty, school proficiency,
labor market engagement, jobs access, and exposure to health hazards. Higher poverty (and thus,
lower neighborhood opportunity) was found in several cities and villages, including parts of
Waukesha, Port Washington, West Bend, Hartford, Hartland, Watertown, and Fort Atkinson. Several
block groups in the City of Waukesha also scored low in terms of school proficiency. Labor market
engagement and jobs access both vary within each county. Census block groups in the Cities of
Waukesha, Jefferson, West Bend, and Hartford have some of the lowest labor market engagement
scores; high scores are found in block groups in Cedarburg, Mequon, Brookfield, Menomonee Falls,
Delafield, and just west of the Waukesha city limits. Jobs access opportunity levels are best in block
groups located in cities including Waukesha, Pewaukee, New Berlin, Brookfield, West Bend, and
Hartford. Rural areas within the counties tend to have lower access to jobs. Potential exposure to
health hazards is highest in the Waukesha/Pewaukee and Menomonee Falls/Germantown/Mequon
areas and recedes moving out from these centers. Northern Washington and Ozaukee Counties,

2 HUD Office of Policy Development and Research, “FHEA Data Documentation,” Draft. 2013. p. 4.
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western Waukesha County, and all of Jefferson County face less exposure to potential environmental
toxicity than do the more urban areas located closer to the Milwaukee.

Land Use & Zoning

Comprehensive land use planning is a critical process by which communities address a myriad of
public policy issues such as housing, transportation, health, recreation, environmental protection,
commercial and retail services, and land values, and address how the interconnection and
complexity of these issues can ultimately impact their respective jurisdictions. Under Wisconsin'’s
zoning enabling statutes, the responsibility for administering a local zoning ordinance is divided
between the local legislative body (i.e., County Board of Supervisors, City or Common Council,
Village Board of Trustees, or Town Board), the plan commission, and the board of
appeals/adjustment (“BOA”). In Wisconsin, the general zoning authority of counties is limited.

Housing Profile

According to 2008-2012 ACS estimates, Waukesha County contained a total of 160,639 housing
units, Washington County has 54,703 units, Ozaukee County has 36,252 units, and Jefferson County
has 35,079 units of housing. Homeownership rates were over 70% in each of the counties, ranging
from 71.7% in Jefferson County to 78.6% in Ozaukee County. Vacancy rates for owned housing were
low (less than 2%) in Waukesha, Jefferson, and Ozaukee Counties. The rental vacancy rate was
higher, ranging from 4.0% in Waukesha County to 7.7% in both Jefferson and Ozaukee Counties.
Jefferson County has the oldest housing stock, indicating an increased likelihood of needs for
repairs, rehabilitation, and making units compliant with ADA disability requirements. In Jefferson
County, 40.8% of the housing stock was built in 1959 or earlier. Each of the other counties also had
a large percentage of housing stock built before 1960: 28.1% of units in Ozaukee County, 24.5% of
units in Washington County, and 24.3% of units in Waukesha County. Each of the four counties has
less than 1% of housing stock built in 2010 or later.

Substandard housing and overcrowding remain low for each of the four counties in the study area
(below 1%). While substandard living conditions are low for Waukesha County, further analysis of
relevant data indicates areas in which residents of racial and ethnic minority groups experience
disproportionately greater need in relation to housing problems and severe housing problems, even
when income is taken into account. Housing affordability is also an issue for residents across the
region as median wages in each of the four counties falls below wages needed to rent a two-
bedroom apartment at fair market rate and significant percentages of residents pay above the HUD
recommended 30% of income towards housing.

Home Mortgage Disclosure Act (HMDA) Analysis

The Home Mortgage Disclosure Act of 1975 (HMDA) requires most mortgage lending institutions
to disclose detailed information about their home-lending activities annually. The objectives of the
HMDA include ensuring that borrowers and loan applicants are receiving fair treatment in the home
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loan market. This analysis found differences in loan approvals and denials by sex, race, and ethnicity
that varied depending on income levels. Low- income male and female applicants had higher
approval rates and lower denial rates than male/female co-applicants. As incomes increased, this
relationship reversed with male/female co-applicants with moderate- incomes becoming more
likely to have loan approvals. A comparison of loan outcomes by applicant race/ethnicity found a
14.5% gap in approval rates between low- income White and low- income minority applicants.
Common reasons for loan denials were explored, as available, and included debt-to-income ratio,
collateral, and credit history.

Fair Housing Organizations & Activities

The Metropolitan Milwaukee Fair Housing Council (MMFHC) promotes fair housing throughout the
State of Wisconsin by combating illegal housing discrimination. MMFHC operates two satellite
offices, the Fair Housing Center of Greater Madison (FHCGM) and the Fair Housing Center of
Northeast Wisconsin (FHCNW). Other municipalities, such as the City of New Berlin and the
Counties of Jefferson, Ozaukee, and Washington assist in promoting fair housing education and
outreach by implementing Fair Housing Proclamations and providing informational materials on
fair housing.

Housing Discrimination Complaints

Between January 1, 2006 through July 1, 2014, HUD reported a total of 87 complaints filed from
within the counties of Waukesha, Washington, Ozaukee, and Jefferson, A total of 262 basis were
cited in relation to the 87 complaints filed. Disability was the most commonly cited basis in the
complaints, with 40 complaints, followed by race, with 27 complaints. Familial status and national
origin were cited 19 and 12 times, respectively. Housing complaints filed with HUD can also be
examined by closure status. Of the 87 total complaints, 78 (90%) were found to have a no cause
determination, which means that discrimination was not found. The Metropolitan Milwaukee Fair
Housing Council (MMFHC) also receives complaints by households regarding alleged violations of
the Fair Housing Act. Between 2008 and 2012, there were 277 complaints made to MMFHC. Of the
total 277 complaints, there were 86 complaints related to disability status and 55 complaints
related to race and/or color. Other notable complaints were familial status (40), sex (29), lawful
source of income (18), and age (16).

Impediments and Recommendations

Impediments identified through this research are summarized below with supporting examples
noted. Each impediment listed is followed by recommendations, the implementation of which will
correct, or begin the process of correcting, the related impediment. It should be noted that these
barriers are largely systemic and will require effort from both private sector and public sector
actors to correct.



Impediment #1: Zoning Regulations and Housing Mix Ratios that Reduce Opportunities for
Affordable Housing Development

A Regional Housing Plan for Southeastern Wisconsin: 2035 prepared by the Southeastern Wisconsin
Regional Planning Commission identified several zoning and regulatory impediments to the
development of affordable housing. These included excessive minimum floor area requirements,
excessive minimum lot sizes requirements, and other limits on density. Several communities do not
permit multifamily housing by right - some require a conditional use permit and others do not allow
it at all. Housing mix ratios also explicitly restrict the share of multifamily housing within a
community. While density is limited in some cases by a lack of infrastructure (i.e., sewers), several
villages in the study area have sewer service yet still require at least 70% of residential units to be
single-family. Research conducted for the Regional Housing Plan shows that a lack of higher density
development with municipal infrastructure, including multifamily units, disproportionately
impacts minorities and low-income households who have a greater need for affordable housing.

Recommendations:

The Land Use & Zoning section of this report recommends specific actions to addressing zoning and
other regulatory impediments to fair housing, including:

¢ Reducing minimum lot size and minimum floor area requirements and increasing density
allowances. The map on page 105 depicts sewered communities in Waukesha County where
residential zoning district maximum density and/or minimum floor area ratio requirements
may restrict affordable multifamily housing. Additionally, the map on page 104 depicts sewered
communities where residential zoning district minimum lot size and/or minimum floor area
ratio requirements may restrict development of affordable single-family housing. Both maps
present data based on the analysis of community zoning codes by SEWRPC in 2012.

e Expanding sanitary sewer services;

e Adopting flexible zoning regulations permitting higher densities and a mix of housing types;

e Relaxing limits on alternative types of affordable housing (e.g., accessory dwellings or
manufactured homes);

¢ Adopting inclusionary zoning provisions; and

¢ Amending design regulations to promote flexibility in development and construction costs.

While Waukesha County adopted the Regional Housing Plan’s recommendations into their
Comprehensive Development Plan and other cities such as Oconomowoc have reduced zoning
requirements to allow for more multifamily or high density housing development, not all study area
municipalities have addressed zoning impediments. As administrator of CDBG and HOME funds,
Waukesha County should take a lead role in educating HOME Consortium jurisdictions and
advocating that they review their regulations and reduce any excessive barriers to development.
The County should host a zoning workshop for local municipalities to review findings of the



SEWRPC report, discuss potential for code changes, and provide examples of communities that have
successfully modified zoning code to reduce impediments to affordable housing. A parallel effort to
encourage developers to offer a mix of housing types, sizes, and building materials in order to
increase local affordable housing options should also be developed. Potential collaboration with
SEWRPC should be explored, such as a staff member or other representative being present at a
zoning workshop, or advising on other forms of outreach to HOME Consortium jurisdictions or
developers.

Impediment #2: Lack of Fair Housing Knowledge

Research findings indicate a general lack of knowledge about fair housing laws and the fair housing
complaint process amongst several groups within the study area. While the Metro Milwaukee Fair
Housing Council’s fair housing enforcement program serves Ozaukee, Washington, and Waukesha
Counties, when asked where they would refer a client with a housing discrimination complaint, very
few of the social service agencies and housing providers interviewed mentioned MMFHC, and most
were unsure of where to refer complaints.

Similarly, the Housing and Community Development Needs Survey completed by community
members as part of this research revealed that many study area residents are unsure of where to
file a complaint as well. While the majority of respondents (91.4%) report knowing or somewhat
knowing their fair housing rights, only 40.3% knew where to file a housing complaint. Further, of
the 29 respondents who report having faced housing discrimination, only 3 pursued complaints. Of
those that did not file a complaint, the most common reason was not knowing what good it would
do to file.

A third study area group that may lack information about fair housing laws are landlords or rental
property managers. Of the 87 housing complaints filed with HUD for the study area since 2006, the
largest share (27.5%) cite refusal to rent as the fair housing issue. Additionally, of the 29 survey
respondents who had faced housing discrimination, the majority (23 respondents, or 79.3%) report
discrimination by a landlord or property manager. Further, stakeholders mentioned that while
large property management companies typically train employees regarding fair housing laws,
small-scale landlords are more likely to discriminate.

Recommendations:

Education is needed regarding fair housing laws and options for recourse when discrimination
occurs. While MMFHC conducts outreach and education to several organizations in Waukesha
County, more is needed. It is recommended that Waukesha County coordinate a fair housing
seminar given by MMFHC (or a similar organization) and open to all sub-recipients and any other
housing and social service agencies operating in the four-county study area. This seminar would
allow housing and service organizations to learn more about local fair housing services and about
how best to disseminate fair housing information to their clients. Staff members from study area
municipalities should also be invited.



Education is also need for rental property owners and managers, especially small-scale landlords,
on the requirements of the Fair Housing Act, the definitions of protected classes, discriminatory
practices, and potential consequences for non-compliance. The Apartment Association of
Southeastern Wisconsin offers limited education opportunities, but could play a coordinating role
in the outreach and education of small-scale landlords in the study area. Support for continued
testing by MMFHC (or a similar organization) is also recommended.

Impediment #3: Imbalance Between Job Centers and Affordable Housing Options

Many stakeholders identified an imbalance between the locations of affordable housing and job
centers, or noted that a lack of affordable housing is likely to impede future economic development
as businesses instead opt to locate in areas more affordable for their employees. SEWRPC’s Regional
Housing Plan notes that median monthly rents are high around several job centers (or anticipated
job centers) in much of Waukesha County with the exception of the City of Waukesha, and in
southern Ozaukee and southeastern Washington Counties. Because minority households tend to
have lower incomes, they are less likely to be able to afford the higher housing costs around these
job centers and must face either disproportionately long commute times or more limited
employment options.

Recommendations:

The construction of new affordable and/or mixed-income housing would accomplish the goal of
increased economic opportunity and greater standard housing available near job centers
throughout the MSA. As economic development proceeds, care must be taken to ensure that housing
development includes a variety of types and rents/price points to meet housing demand generated
by employees at a range of incomes. Density bonuses, fee waivers or other incentives for
development of workforce or mixed-income housing should be explored as options to spur
investment and development. Education for elected officials and other local leaders on the benefits
of providing a range of housing options, including housing for the local workforce is needed to
develop additional support for these initiatives. The imbalance is a regional imbalance, impacting
communities throughout the Milwaukee—West Allis—Waukesha MSA, and should be addressed in
a cooperative manner by all the participating jurisdictions.

Impediment #4: NIMBY/Prejudiced Attitudes

Input received through interviews and meetings with over 50 stakeholders in the four-county study
area reveals that opposition to affordable housing by the general public, whether due to economic
and/or racial/ethnic prejudices, is prevalent in many areas. A variety of stakeholders including
elected officials, city/county staff, housing developers, and community development workers
described “Not In My Back Yard” (NIMBY) sentiments and a lack of understanding about affordable,
workforce, and mixed-income housing as common amongst study area residents. The MSP Real
Estate, Inc. v. City of New Berlin case exemplified the effect negative public opinion can have on
housing development. While the New Berlin Planning Commission initially approved the project
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and its zoning permit application, this decision was reversed following public opposition, requiring
a lawsuit in order to ultimately obtain development approval.

Further, while segregation is low within the study area, the Milwaukee-Waukesha-West Allis MSA
is one of the most segregated in the U.S. Prejudiced attitudes toward the development of affordable
or mixed-income housing in the study area, and toward the low income or minority residents who
may choose to live there, only sustains existing patterns of segregation in the region. The map on
page 38 depicts the distribution of population by race and ethnicity in the MSA based on 2010
Census data.

Recommendations:

Education and awareness is imperative to alleviating NIMBYism and prejudiced attitudes. Lack of
diversity and prejudiced personal beliefs create negative impacts on social conditions and discourse
and can take many years to overcome. In the near term, education and awareness of both the value
of diversity and the role of affordable housing in helping low income persons secure a safe, quality
place to live is especially important.

Waukesha County should develop an appropriate diversity awareness curriculum and then make it
available for staff. Waukesha County should also encourage a collaboration of area nonprofit
organizations and sub-recipients under the CDBG and HOME programs to integrate appropriate
diversity awareness updates into organizational development training.

Separate information to educate local leaders, elected officials, and the general public in study area
jurisdictions regarding what affordable, workforce and mixed-income housing is and what
economic benefits they offer should also be developed. The material should identify and publicize
local examples of success, such as that of the Oconomowoc School Apartments in Oconomowoc and
the City Center in New Berlin. Participation in regional housing initiatives should also be
encouraged.

Impediment #5: Limited Housing Options for People with Disabilities and the Aging
Population

One need identified in the Regional Housing Plan and through stakeholder outreach conducted for
this study is additional housing for people with disabilities. Demographic data indicates that this
need will likely be exacerbated as Baby Boomers age and begin to face the higher disability rates
common to adults over the age of 65. Although definitive data on the availability of accessible
housing units in the study area is not available, a search conducted using socialserve.com revealed
that of the handicap accessible properties in the four-county area, 44.1% have a wait list. The
Regional Housing Plan estimates a regional shortage, noting that there are approximately 61,640
accessible housing units in the region, compared to 169,000 households with one or more persons
with a disability.

Recommendations:
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[tis recommended that Waukesha County meet with disability advocates to better understand types
and locations of units missing from the current accessible housing stock and to identify best
practices for or examples of design of accessible units. This information should then be shared with
municipal staff in jurisdictions within the HOME Consortium counties, allowing them to prioritize
public funding for housing developments that meet these identified needs. For other
private/market-rate projects, educate developers about and encourage them to consider these
needs.

Density bonuses or other incentives for projects built according to universal design principles such
that all units are handicap accessible would open up new housing options and increase housing
choice. For residential developments competing for public funding, those that offer universal
design, or that otherwise exceed FHA minimum accessibility requirements (either in number of
accessible units provided and/or in the design of these units) should be prioritized.
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Equal access to housing choice is a cornerstone principle of America’s commitment to equality and
opportunity for all. Title VIII of the Civil Rights Act of 1968, more commonly known as the Fair
Housing Act, ensures protection of housing opportunity by prohibiting discrimination in the sale or
rental of housing on the basis of race, color, religion, sex, and national origin. The Act was amended
in 1988 to provide stiffer penalties, establish an administrative enforcement mechanism, and to
expand its coverage to prohibit discrimination on the basis of familial status and disability. The U.S.
Department of Housing and Urban Development (HUD), and specifically HUD’s Office of Fair
Housing and Equal Opportunity (FHEO), is responsible for the administration and enforcement of
the Fair Housing Act and other civil rights laws.

Provisions to affirmatively further fair housing (AFFH) are principal and long-standing components
of HUD’s housing and community development programs. These provisions flow from the mandate
of Section 808(e)(5) of the Fair Housing Act which requires the Secretary of HUD to administer the
Department’s housing and urban development programs in a manner to affirmatively further fair
housing.3 A fair housing study, known as an Analysis of Impediments to Fair Housing Choice (Al), is
required of HUD grantees receiving funds under the Community Development Block Grant (CDBG)
and Home Investment Partnerships Act (HOME) programs. To perform this Analysis of
Impediments, Waukesha County contracted with WFN Consulting.

Waukesha County is an entitlement community receiving CDBG funds from HUD and is also the lead
agency for the four-county HOME Consortium that includes Waukesha, Jefferson, Washington, and
Ozaukee Counties. These counties participate together in the Consortium for the purpose of
accessing federal affordable housing funds under HUD’s HOME program. Within the four-county
area, there are 18 cities, 35 villages, and 45 towns. Through this regional analysis, the communities
represented by the Consortium will have the informational basis from which to promote fair
housing choices for all persons, provide opportunities for racially and ethnically inclusive patterns
of housing occupancy, identify structural and systemic barriers to fair housing choice, and promote
housing that is physically accessible and usable by persons with disabilities. By analyzing and taking
actions to address identified impediments, the Waukesha County and the HOME Consortium can
meet their obligations and certifications to HUD to affirmatively further fair housing.

3 U.S. Department of Housing and Urban Development Office of Fair Housing and Equal Opportunity. Fair Housing
Planning Guide: Volume 1 (Chapter 1: Fair Housing Planning Historical Overview, Page 13). March 1996.
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Definitions

Affirmatively Further Fair Housing - In keeping with the latest proposed guidance from HUD, to
Affirmatively Further Fair Housing Choice (AFFH) is to comply with “the 1968 Fair Housing Act’s
obligation for state and local governments to improve and achieve more meaningful outcomes from
fair housing policies, so that every American has the right to fair housing, regardless of their race,
color, national origin, religion, sex, disability or familial status.”4

Fair Housing Choice - In carrying out its Analysis of Impediments to Fair Housing Choice, the
Consortium utilized the following definition of “Fair Housing Choice”:
e The ability of persons of similar income levels to have available to them the same housing
choices regardless of race, color, religion, sex, national origin, familial status, or handicap.

Impediments to Fair Housing Choice - As adapted from the Fair Housing Planning Guide,
impediments to fair housing choice are understood to include: >
e Any actions, omissions, or decisions taken because of race, color, religion, sex, disability,
familial status, or national origin which restrict housing choices or the availability of housing
choices.
e Any actions, omissions, or decisions which have the effect of restricting housing choices or
the availability of housing choices on the basis of race, color, religion, sex, disability, familial
status, or national origin.

Protected Classes - In carrying out its Analysis of Impediments to Fair Housing Choice, the
Consortium utilized the following definitions of Protected Classes:

e Federally Protected Classes: Title VIII of the Civil Rights Act of 1968 prohibits housing
discrimination based on race, color, national origin or ancestry, sex, or religion. The 1988
Fair Housing Amendments Act added familial status and mental and physical handicap as
protected classes.

e State of Wisconsin Protected Classes: The Wisconsin Open Housing Law prohibits housing
discrimination based on any of the federally protected classes, and also extends anti-
discrimination protection to six additional classes: sexual orientation, marital status, lawful
source of income, age, ancestry, and status as a victim of domestic abuse, sexual assault, or
stalking.

Affordable - Though local definitions of the term may vary, the definition used throughout this
analysis is congruent with HUD’s definition:

4U.S. Department of Housing and Urban Development. “HUD Publishes New Proposed Rule on Affirmatively Furthering
Fair Housing Choice.” Press Release No. 13-110. July 19, 2013.

5> U.S. Department of Housing and Urban Development Office of Fair Housing and Equal Opportunity. Fair Housing
Planning Guide: Volume 1 (Chapter 2: Preparing for Fair Housing Planning, Page 2-17). March 1996.
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e HUD defines "affordable" housing as housing that costs no more than 30% of a household's
total monthly gross income. For rental housing, the 30% amount would be inclusive of any
tenant-paid utility costs.

e For homeowners, the 30% amount would include the mortgage payment, property taxes,
homeowners insurance, and any homeowners’ association fees.

e Housing affordable to a family of four with an income up to 80% of the area median income
would carry a total monthly cost not exceeding $1,406 in Waukesha, Washington, and
Ozaukee County and $1,374 in Jefferson County, as reported by the National Low Income
Housing Coalition’s 2014 Out of Reach data.

Data Sources Used in This Analysis

Decennial Census Data - Data collected by the Decennial Census for 2010 and 2000 is used in this
Assessment (older Census data is only used in conjunction with more recent data in order to
illustrate trends). The Decennial Census data is used by the U.S. Census Bureau to create several
different datasets:

e 2010and 2000 Census Summary File 1 (SF 1) - This dataset contains what is known as “100

percent data,” meaning that it contains the data collected from every household that
participated in the 2010 Census and is not based on a representative sample of the
population. Though this dataset is very broad in terms of coverage of the total population, it
is limited in the depth of the information collected. Basic characteristics such as age, sex, and
race are collected, but not more detailed information such as disability status, occupation,
and income. The statistics are available for a variety of geographic levels with most tables
obtainable down to the census tract or block level.

e 2000 Census Summary File 3 (SF 3) - Containing sample data from approximately one in
every six U.S. households, this dataset is compiled from respondents who received the “long
form” Census survey. This comprehensive and highly detailed dataset contains information
on such topics as ancestry, level of education, occupation, commute time to work, and home
value. The SF 3 dataset was discontinued for the 2010 Census; therefore, SF 3 data from the
2000 Census was the only tract-level data source available for some variables.

American Community Survey (ACS) - The American Community Survey is an ongoing statistical
survey that samples a small percentage of the U.S. population every year, thus providing
communities with more current population and housing data throughout the 10 years between
censuses. This approach trades the accuracy of the Decennial Census Data for the relative
immediacy of continuously polled data from every year. ACS data is compiled from an annual sample
of approximately 3 million addresses rather than an actual count (like the Decennial Census’s SF 1
data) and therefore is susceptible to sampling errors. This data is released in two different formats:
single-year estimates and multi-year estimates.
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e 2012 ACS 1-Year Estimates - Based on data collected between January 2012 and December
2012, these single-year estimates represent the most current information available from the
U.S. Census Bureau, however; these estimates are only published for geographic areas with
populations of 65,000 or greater.

e ACS Multi-Year Estimates - More current than Census 2010 data and available for more
geographic areas than the ACS 1-Year Estimates, this dataset is one of the most frequently
used. Because sampling error is reduced when estimates are collected over a longer period
of time, 5-year estimates will be more accurate (but less recent) than 3-year estimates. ACS
datasets are published for geographic areas with populations of 20,000 or greater. The 2008-

2012 ACS 5-year estimates are used most often in this assessment.

Previous Works of Research - This Al is supported by, and in some cases builds upon, previous
works of significant local research conducted for or within the region, including:

e A Regional Housing Plan for Southeastern Wisconsin: 2035 - This 2013 document was
prepared by the Southeastern Wisconsin Regional Planning Commission, with an advisory
committee that included representatives from local, county, and State government agencies;
housing advocacy organizations; home builders and real estate agents; and research and
policy institutions. Elements of this comprehensive study include regional analyses of the
following: local plans and programs related to housing; existing housing stock including
subsidized, tax credit, and accessible housing; factors influencing housing development such
as zoning regulations and development costs; demographic and economic characteristics;
discrimination and fair housing activities; and the balance between jobs and housing. The
Regional Housing Plan also shares national best practices for affordable housing and
neighborhood design, and provides recommendations for bolstering affordable and fair
housing within southeastern Wisconsin.

Stakeholder Engagement

Housing & Community Development Survey - This survey was designed to collect input from a
broad spectrum of the community and received responses from residents across the four-county
study area. The survey consisted of 29 distinct questions, allowing a mixture of both multiple choice
and open-ended responses. In all, there were over 383 responses to this survey (299 English
responses and 84 Spanish responses), though not every question was answered by every
respondent. As a result, where a percentage of survey respondents is cited in this assessment, it
refers only to the percentage of respondents to the particular question being discussed and may not
be a percentage of the full number of survey respondents. Surveys were received over a 23-day
period, from August 9, 2014 to August 31, 2014. Paper surveys received were manually entered by
the Survey Administrator into SurveyMonkey for tabulation and analysis. To prevent “ballot
stuffing,” the SurveyMonkey software bars the submission of multiple surveys from a single IP
address.
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The online survey was available through the project’s website, which was included on all public
notices advertising community meetings, distributed to more than 260 contacts via email
distribution lists provided by Waukesha County, provided at each public meeting and to all
stakeholders interviewed, and posted on the Waukesha County Community Development
Department’s website (www.waukeshacounty.gov/defaultwc.aspx?id=41442). Hard copies of the
survey were also made available at each community meeting and to any sub-recipients interested
in sharing hard copies with their clients. A Spanish translation of the same survey was also made
available in hard copy and online.

Project Website - To promote the Consolidated Plan, Annual Action Plan, and Analysis of
Impediments planning process with local residents, employees, and other stakeholders, WFN
Consulting prepared a website dedicated to the project (www.waukeshacountyconplan.com). The
site included an overview of the project, the public meeting schedule and copies of presentations
made at the public meetings, links to English and Spanish versions of the housing and community
development survey, an opportunity to provide comments, and links to more information about the
CDBG and HOME programs, the Waukesha County Community Development Department, and the
HOME Consortium. The site was included in all public meeting notices, advertised at public
meetings and on the Waukesha County Community Development Department’s website, and
provided in email correspondence with all stakeholder interview participants. The site had 336
unique visitors since its launch on August 4, 2014, and one comment was received through it.

Stakeholder Interviews - Key community stakeholders were identified, contacted, and
interviewed individually as part of this Analysis. These stakeholders included elected officials,
representatives of nonprofit organizations, municipal and county staff, fair housing advocates,
lenders, and real estate agents. Other stakeholders not belonging to any of these groups were
occasionally interviewed as dictated by the course of research carried out for this Analysis. Thirty
stakeholder interviews were conducted.

Public Meetings - Six public meetings were held in order to provide forums for residents of the
study area and other interested parties to contribute to this Al. Meeting dates, times, and locations
are listed below. Meetings were held both during the day and in the evenings in various locations
across the region, providing a variety of options for residents to attend. These meetings were
advertised via public notices in local newspapers and through email notifications sent by WFN
Consulting to over 260 contacts provided by Waukesha County (including contacts in each of the
four counties comprising the study area). The format of these meetings ranged from small-group
roundtable discussions to moderated forums. Notes were taken of public comments at all meetings.

Public Kickoff Meeting
Waukesha County Administration Building
Waukesha, WI
Monday, August 11, 2014
1:30 p.m.
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Jefferson County Neighborhood Meeting
UW Extension/Workforce Development
Jefferson, WI
Monday, August 11, 2014
4:00 p.m.

Waukesha County Neighborhood Meeting
Oconomowoc Public Library
Oconomowoc, WI
Monday, August 11, 2014
6:00 p.m.

Ozaukee County Neighborhood Meeting
Cedarburg Cultural Center
Cedarburg, WI
Tuesday, August 12, 2014
6:00 p.m.

Washington County Neighborhood Meeting
HHS/Public Agency Center
West Bend, WI
Tuesday, August 12,2014
6:00 p.m.

Waukesha County Neighborhood Meeting
Citizens Bank of Mukwonago
Waukesha, WI
Wednesday, August 13, 2014
6:00 p.m.

CDBG and HOME Board Meetings - Presentations regarding the Consolidated Plan, Annual
Action Plan, and Analysis of Impediments to Fair Housing Choice were made at the HOME
Consortium’s Board meeting held on Tuesday, August 12,2014 at 1:00 p.m. and at the Waukesha
County’s CDBG Board meeting held on Wednesday, August 13, 2014 at 3:15 p.m. Meetings
provided Board members the opportunity to give input on priority housing and community
development needs, successful recent initiatives, potential new uses of HUD funds, fair housing
activities, and access to housing for protected classes within the region.
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This Analysis of Impediments to Fair Housing Choice was prepared by WFN Consulting for
Waukesha County and the Waukesha County HOME Consortium, which includes Waukesha,
Jefferson, Ozaukee, and Washington Counties. This report seeks to analyze the current fair housing
climate in this region, identify impediments to fair housing choice and equity, and set forth
recommended strategies for overcoming the identified impediments. Some of the impediments
identified in this report will require additional research and on-going analysis by entities within the
region. This report does not constitute a fair housing action plan or any other type of community
plan, however, it should be a key resource to inform such plans as they are developed.

HUD’s primary guidance for developing Analyses of Impediments is found in the Fair Housing
Planning Guide, published in 1996. Since that time, HUD’s approach to fair housing has greatly
evolved and formal guidance has largely yet to catch up. In 2013, HUD released a new proposed rule
titled “Affirmatively Furthering Fair Housing” that outlines significant changes to the development
of local fair housing studies. Because this proposed rule has yet to be finalized, the methodology and
components of this Al to the greatest extent possible, meet both the revised criteria of the proposed
rule as well as the traditional Al requirements found in the Fair Housing Planning Guide.

Though licensed attorneys with land use and fair housing experience have participated in the
research contained herein, no portion of this Analysis shall constitute or be relied upon as legal
advice or as a legal opinion.

Throughout this analysis, the authors have made careful decisions regarding which datasets to use.
The choice of a dataset often involves tradeoffs between criteria. For example, more recent datasets
often have a limited number of data variables available for analysis. Additionally, there is the
unavoidable tradeoff between geographic and socioeconomic detail (less detailed data for smaller
geographies) that sometimes restricts the availability of data. Also, the detailed definitions of data
variables can change over time limiting their comparability.

Finally, all source data used in the preparation of this analysis, whether from national sources (e.g.
the U.S. Census Bureau), local sources (e.g. SEWRPC'’s Regional Housing Plan), or from proprietary
sources (e.g. the National Low Income Housing Coalition’s Out of Reach report) is assumed to be
accurate.
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Waukesha County is located in southeastern Wisconsin and is home to more than 390,000 people
and 37 municipalities within 576 square miles of suburban and rural areas.® Waukesha has a total
of 6 percent of the population of the state of Wisconsin and is the 3rd most populous county in
Wisconsin. The County encompasses 7 cities, 18 villages, and 12 towns, as shown on the map at the
end of this section.

Waukesha County is located 15 miles west of the City of Milwaukee, 60 miles east of the City of
Madison, and 100 miles northwest of Chicago. Waukesha County was once home to Native American
tribes such as, Effigy Mound Builders and the Potawatomis, in the 1700.” During 1870 and 1920,
Waukesha County grew from rural villages to vibrant cities and towns. The 1870s commenced the
start of the Springs Era in the City of Waukesha in which several mineral springs were discovered
and waters bottled.8 As a result, Waukesha’s beverage and bottling industry flourished. The County
became known as the “Saratoga of the West,” and was recognized as the ideal relaxation
destination.?

Throughout the years, farming and manufacturing were also vital industries for development in
Waukesha County. Limestone mined from the County was utilized for many local buildings and the
surrounding areas. These industries were instrumental in aiding the major rail lines connecting
Waukesha to other states. The County was once called “Cow County USA” but now has developed a
diverse industrial base and is home to some of the world’s leading manufacturers and businesses.

Government

Waukesha County is governed by a county executive form of government who is elected to a four-
year term and a 25-member Board of Supervisors who are elected to two-year terms in even
numbered years. The Executive is responsible for coordinating and directing all administrative and
management functions of the County which is not vested in other elected officials. The Executive
has the power to appoint the heads of all County departments, except those headed by elected
officials or State statutory boards and commissions.1? The County’s fiscal year runs from January 1
to December 31.

6 Waukesha County Government, http://www.waukeshacounty.gov/defaultwc.aspx?id=37688
7 Waukesha County Government, http://www.waukeshacounty.gov/defaultwc.aspx?id=37688
8 University of Wisconsin Digital Collection, Waukesha County History
http://uwdc.library.wisc.edu/collections/WI/WaukeshaCoHist

9 Ibid.

10 Waukesha County Government, http://www.waukeshacounty.gov/defaultwc.aspx?id=37688
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The HOME Consortium

Since 1998, the Counties of Jefferson, Washington, and Waukesha have a participated as a HOME
Consortium and in 1999, Ozaukee County agreed to participate in the Consortium. The Consortium
allows local governments that would not otherwise qualify for funding to join with other contiguous
units of local government to directly participate in the HOME Investment Partnerships Program
(HOME). Every municipality in Jefferson, Ozaukee, Washington and Waukesha Counties, with the
exception of Sullivan (Jefferson County) and Chenequa and Oconomowoc Lake (Waukesha County),
has formally approved participation in the HOME Consortium. The Consortium assists in providing
affordable housing options in the region by providing down payment assistance, acquisition/
rehabilitation assistance, and low-interest housing rehabilitation loans.
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Cities and Villages in Waukesha, Jefferson, Ozaukee, and Washington Counties

K aski Ozaukee
LA County
Waubeka Fredonia
West Nev
Allenton Bend
Washington. Saukvi
B County [
Harjford 2 ! N
'im. 1 iy WW .  Jackson e Gena
: o ol
Richfield Cormantiiwn Mequon
r\‘ Watertown }
| Menomonee
. ] } Lannen  pyje
Ixonia, Okauchee . Merton “Sussex
lake = Chenequa . . < mmt«o
3 . Bufler
e L84 otah
Mills v N Brookfleld EL‘ City of
1 Jefferson Grdve Milwaykee
.~ County = i
| Hélenville 9 > - = -
Lake Sullivan Dousman Waukesha |
" Ripley ]e.ﬂ‘emn Walu Lo 14 &
- New 1
_ ] : Berlin
Atkinson ~North
: Hebron Prairie -
mhh \ BigBend  Muskego -4
g s n us|
nong M;pyn Eagle Muk agp 2

b

Source: U.S. Census TIGER boundary files

22



This section presents demographic and economic information collected from the Census Bureau,
the Bureau of Economic Analysis, the Bureau of Labor Statistics, and other sources. Data was used
to analyze a broad range of socioeconomic characteristics, including population growth, age,
employment, income, and poverty. Ultimately, the information presented in this section helps
illustrate the underlying conditions that have shaped housing market behavior and housing choice
in the study area.

To supplement 2000 and 2010 census data, information for this analysis was also gathered from
the Census Bureau’s American Community Survey (ACS). The ACS data covers similar topics as the
decennial counts, but also includes data not appearing in the 2010 census such as household income
and poverty. The key difference in these datasets is that ACS data represents samples as opposed to
a 100 percent count; however, population distributions from the ACS data can be compared to those
from the census.

Population Dynamics

The table below shows the population counts in the HOME Consortium counties, as drawn from the
2000 and 2010 censuses and 2013 American Community Survey estimates. In total, the population
in the region has increased from 634,598 persons in 2000 to 698,145 persons in 2010, or by 10.0%.
According to the 2013 American Community Survey, the population total consists of Waukesha
County with a population of 393,843 persons, 84,509 residents in Jefferson County, 87,054 in
Ozaukee County and 132,739 in Washington County.

Population Change in the 4-County Study Area, 2000 to 2013

Jurisdiction 2000 2010 2013 ;ﬁ:;;%%
Waukesha County 360,767 389,891 393,843 9.1%
Jefferson County 74,021 83,680 84,509 14.1%
Ozaukee County 82,317 86,349 87,054 5.7%
Washington County 117,493 131,905 132,739 12.9%
Total 634,598 691,825 698,145 10.0%

Source: 2000 and 2010 U.S. Census and American Community Survey 2013 1-Year Estimates
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Population by Age

Data on population by age in 2000, 2010, and 2013 in the HOME Consortium counties, presented
on the following pages, reflects the largest population groups represented persons aged 5 to 19 and
35 to 54. However, these two age cohorts were also the only groups to show a decrease in
population between 2000 and 2013. On the other hand, the cohort aged 55 to 64 showed a
significant increases of more than 63 percent or more in all jurisdictions during this time, and the
number of persons aged 20 to 24 and 65 or older both showed increases of more than 15 percent
or more in each jurisdiction.

Population By Age
Waukesha County, Wisconsin

Under 5 years 23,096 6.4% 21,474 5.5% 20,334 5.2% -11.9%
5to 19 80,166 22.2% 80,913 20.8% 78,908 20.0% -1.6%
20 to 24 16,226 4.5% 18,304 4.7% 19,844 5.0% 22.2%
25to 34 42,266 11.7% 40,172 10.3% 41,489 10.5% -1.8%
35to 54 121,648 33.7% 120,175 30.8% 112,514 28.6% -7.5%
55 to 64 33,931 9.4% 53,165 14% 57,944 14.7% 70.7%
65 and Over 43,434 12.0% 55,688 14.3% 62,810 15.9% 44.6%
Total 360,767 | 100.0% 389,891 | 100.0% 393,843 | 100.0% 9.1%

Source: 2000 and 2010 U.S. Census and American Community Survey 2013 1-Year Estimates

Population By Age
Jefferson County, Wisconsin

Under 5 years 4,695 6.3% 4,786 5.7% 4,688 5.5% -0.1%
5to 19 15,989 21.6% 18,284 21.9% 17,601 20.8% 10.0%
20 to 24 4,278 5.8% 5,677 | 4862.0% 5,227 6.2% 22.1%
25to 34 10,042 13.6% 9,608 11.5% 10,114 12% 0.7%
35to 54 22,886 31.0% 24,093 28.8% 23,357 27.6% 2.1%
55 to 64 6,772 9.1% 10,210 12.2% 11,300 13.4% 66.8%
65 and Over 9,359 12.6% 11,035 13.1% 12,222 14.5% 30.5%
Total 74,021 | 100.0% 83,693 | 4955% 84,509 100% 14.1%

Source: 2000 and 2010 U.S. Census and American Community Survey 2013 1-Year Estimates
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Population By Age
Ozaukee County, Wisconsin

Under 5 years 5,069 6.2% 4,839 5.6% 4,420 5.1% -12.8%
5to 19 18,935 23% 17,450 20.2% 17,494 20.1% -7.6%
20 to 24 3,551 4.3% 4,565 5.3% 4,726 5.4% 33.0%
25to 34 8,435 10.2% 8,046 9.3% 8,358 9.6% -0.9%
35to 54 27,821 33.8% 25,672 29.7% 24,037 27.6% -13.6%
55 to 64 8,149 9.9% 12,471 15% 13,351 15.3% 63.8%
65 and Over 10,357 12.6% 13,322 15.5% 14,668 16.8% 41.6%
Total 82,317 | 100.0% 86,365 100% 87,054 | 100.0% 5.7%

Source: 2000 and 2010 U.S. Census and American Community Survey 2013 1-Year Estimates

Population By Age
Washington County, Wisconsin

Under 5 years 7,970 6.8% 8,076 6.1% 7,239 5.5% -9.1%
5to 19 26,146 22.3% 27,454 20.8% 26,530 20.0% 1.5%
20 to 24 5,645 4.8% 6,105 4.6% 6,512 4.9% 15.3%
25to 34 15,425 13.1% 14,461 11% 14,362 10.8% -6.8%
35to 54 38,660 32.9% 41,175 31.2% 39,399 29.7% 1.9%
55 to 64 10,435 8.9% 16,791 12.8% 18,592 14.0% 78.1%
65 and Over 13,212 11.3% 17,909 13.6% 20,105 15.1% 52.1%
Total 117,493 | 100.1% 131,971 100% 132,739 | 100.0% 12.9%

Source: 2000 and 2010 U.S. Census and American Community Survey 2013 1-Year Estimates

25




Economic Analysis

Labor Force and Employment

Data regarding the labor force, defined as the total number of persons working or looking for work,
and employment, or the number of persons working, as gathered from the decennial census and
American Community Survey estimates are presented below. As shown, labor force and
employment figures in the Waukesha County Consortia reflects increases in the number of persons
employed in 2010 and a decrease in the number of persons unemployed in 2012.

Employment Status by County

2010
Employed 12,053 46.7% 45,682 67.0% 70,802 68.6% | 205,443 66.9%
Unemployed 914 3.5% 2,783 4.1% 4,699 4.6% 12,109 3.9%
2012
Employed 11,254 43.1% 44,329 64.1% 70,772 67.9% [ 204,093 65.6%
Unemployed 1,402 5.4% 2,793 4.0% 4,639 4.5% 13,382 4.3%

Source: 2000 and 2010 U.S. Census and American Community Survey 2013 1-Year Estimates
Labor Force and Total Employment

According to the Bureau of Labor Statistics, the yearly unemployment rate in the Milwaukee-
Waukesha-West Allis Metropolitan Statistical Area was at its highest in the five-year period at 8.9%
in 2009. As a result of the fluctuating labor force and employment rates, the unemployment rate
rose to over 8 percent in 2009 but fell to 7.3% in 2013.

Unemployment Rates
Milwaukee-Waukesha-West Allis, WI Metropolitan Statistical Area

Unemployment Rate

Source: Bureau of Labor Statistics Local Area Unemployment, http://www.bls.gov/lau/lamtrk09.htm
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Household Income

The following table presents the number of households in the HOME Consortium counties by
income range, as derived from the 2010 and 2012 ACS estimates. As reflected in the 2010 ACS,
Waukesha County, 6.0% of households had incomes under $15,000, and an additional 7.8% of
households had incomes between $15,000 and $24,999. Comparatively, in the counties of Jefferson,
Ozaukee, and Washington the majority of households had income between $50,000 and $74,999.
More recent ACS data showed that the percentage of households within the Consortia with incomes
of $75,000 and above increased in the 2012 census data with the exception of Waukesha County.
This finding suggests that incomes in the County have improved slightly over time.
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Households by Income in 2010 and 2012

2010
Less than $10,000 1,530 4.8% 681 2% 630 1.2% 5,020 3.3%
$10,000 to $14,999 2,151 6.7% 1,280 3.8% 2,145 4.2% 4,146 2.7%
$15,000 to $24,999 3,746 | 11.7% 2,672 7.9% 5458 | 10.7% 11,744 7.8%
$25,000 to $34,999 3926 | 123% 3,208 9.4% 4,922 9.6% 13,542 9.0%
$35,000 to $49,999 4,689 |  14.7% 3,609 | 10.6% 7,625 |  14.9% 17,904 | 11.8%
$50,000 to $74,999 7,127 | 223% 6,208 | 18.2% 9,842 | 19.2% 27,389 | 18.1%
$75,000 to $99,999 3,769 | 11.8% 4,841 | 14.2% 8,358 | 16.3% 23,649 | 15.6%
$100,000 to $149,999 3,435 | 10.8% 7,261 | 21.3% 8,538 | 16.7% 28562 | 18.9%
$150,000 to $199,999 867 2.7% 1,606 4.7% 2,314 4.5% 9,707 6.4%
$200,000 or more 655 2.1% 2,661 7.8% 1,396 2.7% 9,450 6.3%
TOTALS 31,895 | 100% 34,027 |  100% 51,228 |  100% 151,113 | 100%
2012
Less than $10,000 1,914 5.9% 1,012 2.9% 1,742 3.4% 4,978 3.2%
$10,000 to $14,999 1,189 3.7% 966 2.8% 1,651 3.2% 4,510 2.9%
$15,000 to $24,999 3,180 9.8% 2,678 7.8% 4,306 8.3% 10,874 7.1%
$25,000 to $34,999 3,455 | 10.7% 2,599 7.6% 5329 | 10.3% 11,940 7.7%
$35,000 to $49,999 5280 | 16.3% 4,026 |  11.7% 6,306 | 12.2% 18272 | 11.9%
$50,000 to $74,999 6,038 | 18.7% 5849 |  17.0% 10,980 | 21.2% 29,653 | 19.2%
$75,000 to $99,999 5515 | 17.0% 5116 |  14.9% 7,540 | 14.5% 22,994 |  14.9%
$100,000 to $149,999 4,284 |  13.2% 6,138 | 17.9% 8703 | 16.8% 29,840 | 19.4%
$150,000 to $199,999 892 2.8% 2,875 8.4% 2,622 5.1% 10,666 6.9%
$200,000 or more 613 1.9% 3,106 9.0% 2,658 5.1% 10,462 6.8%
TOTALS 32,360 |  100% 34,365 |  100% 51,837 |  100% 154,189 |  100%

Source: U.S. Census Bureau, American Community Survey 2010 and 2012 1-Year Estimates
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Poverty

The Census Bureau uses a set of income thresholds that vary by family size and composition to
determine poverty status. If a family’s total income is less than the threshold for its size, then that
family, and every individual in it, is considered poor. The poverty thresholds do not vary
geographically, but they are updated annually for inflation using the Consumer Price Index. The
official poverty definition counts income before taxes and does not include capital gains and non-
cash benefits such as public housing, Medicaid, and food stamps. Further, poverty is not defined for
persons in military barracks, institutional group quarters, or for unrelated individuals under age 15
such as foster children.

The table follow reflects the persons in poverty by age throughout the Waukesha County Consortia.
As noted in both the 2010 and 2012 ACS, Jefferson County had the largest percentage of persons 18
and under in poverty.
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Persons in Poverty by Age, 2010 and 2012

18 and Under 3,900 20.2% 972 4.9% 3,547 11.0% 8,114 8.7%
18 to 64 5,528 10.8% 3,807 7.2% 3,634 4.5% 14,149 5.9%
65 and Older 286 2.7% 411 3.1% 500 2.8% 2,109 4.0%
02
18 and Under 2,144 11.3% 1,183 6.2% 2,379 7.7% 8,119 9.1%
18 to 64 5,305 10.4% 2,768 5.3% 4,980 6.1% 12,307 5.1%
65 and Older 975 8.5% 735 5.3% 632 3.4% 2,555 4.4%

Source: U.S. Census Bureau, American Community Survey 2010 and 2012 1-Year Estimates
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The Fair Housing Act lists seven prohibited bases for housing discrimination:!! race, color, national
origin, sex, familial status, disability, and religion. Wisconsin’s Open Housing Law guarantees equal
housing opportunity for these and six additional protected classes including sexual orientation,
marital status, lawful source of income, age, ancestry, and status as a victim of domestic violence,
domestic abuse, or stalking. This analysis addresses each of the federally protected groups and their
geographic distribution in Waukesha, Washington, Ozaukee, and Jefferson Counties.

Race and Ethnicity

As of 2010, the vast majority of the population within the study area was non-Hispanic White
(91.6%). Hispanic residents made up 3.9% of the 4-county area, followed by Asians (2.0%) and
African Americans (1.1%). Remaining minorities (American Indians, Alaska Natives, Native
Hawaiians, Pacific Islanders, and persons of other or multiple races) constituted less than 1.5%
combined.

Between the last two censuses, racial and ethnic diversity increased slightly within the Study Area.
The non-Hispanic White population grew by the largest total number of persons (31,620) but
increased at the lowest rate (5.2%). Two racial groups nearly doubled their population: the number
of Asian residents grew by 6,923 (or 96.0%) and the number of Black residents grew by 3,653 (or
92.2%). Hispanic and multi-racial populations also saw strong growth with rates of 78.5% and
67.5%, respectively.

Population by Race and Ethnicity in the 4-County Study Area

Race by Ethnicity 2000 2010 2000-2010
Count | Share | Count | Share Change
Non-Hispanic 619,462 97.6% | 664,840 96.1% 7.3%
White 602,434 94.9% | 634,054 91.6% 5.2%
Black or African American 3,960 0.6% 7,613 1.1% 92.2%
American Indian/Alaska Native 1,324 0.2% 1,594 0.2% 20.4%
Asian 7,209 1.1% 14,132 2.0% 96.0%
Native Hawaiian/Pacific Islander 123 0.0% 172 0.0% 39.8%
Other race 315 0.0% 414 0.1% 31.4%
Two or more races 4,097 0.6% 6,861 1.0% 67.5%
Hispanic or Latino 15,136 2.4% 27,019 3.9% 78.5%
Total Population 634,598 | 100.0% | 691,859 | 100.0% 9.0%

Sources: U.S. Census 2000 SF1 Table P008 and 2010 SF1 Table P5

11 Lijve Free: Annual Report on Fair Housing FY 2010, U.S. Department of Housing and Urban Development.
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Hispanic population growth and a stagnant/decreasing White population are not unique to the
study area. Nationally, the Hispanic population grew by 43.0% from 2000 to 2010, well above the
population growth rate for Whites of 1.2%. Further, despite increasing minority population shares,
the study area remains drastically less diverse than metro Milwaukee. As of the 2010 Census, 69.0%
of the Milwaukee-Waukesha-West Allis Metropolitan Statistical Area (MSA) population was non-
Hispanic White, 16.4% was Black, 2.9% was Asian, and 9.5% was Hispanic. Research conducted for
the US2010 project further illustrates this divide in finding that metro Milwaukee was the country’s
2nd most segregated MSA in 2010 in terms of residential patterns between Black and White
residents, and 13t in terms of residential patterns between Hispanic and White residents.12 These
indices will be further explored in the Segregation Analysis section of this report.

The table on the following page shows racial and ethnic composition of the population by county
and indicate that trends are relatively similar across all four counties. In each, non-Hispanic White
residents make up at least 90% of the population, followed by Hispanic residents who constitute
between 2.3% (in Ozaukee County) and 6.6% (in Jefferson County). Jefferson and Washington
Counties saw the most significant population growth between 2000 and 2010, and also the largest
percentage increase in Black and Hispanic residents. The Black population increased by 241.3% in
Jefferson County and 149.4% in Washington County. Comparable Hispanic population growth rates
were 83.3% and 121.4%, respectively. Improved equality in terms of access to housing will be a
crucial factor in promoting continued diversity in the study area, and safeguarding the fair housing
rights of current residents who are members of racial and ethnic protected classes.

The maps on the following pages show the racial and ethnic composition of the study area by census
tract. The study area’s Black population is most concentrated in Waukesha and the area to the west
along [-94, Menomonee Falls, and Mequon. African American residents do not constitute more than
3% of tract population in any other areas.

The study area’s Asian population is most concentrated in the municipalities surrounding the
Milwaukee city limits. Three census tracts in Brookfield and Waukesha have Asian populations
above 8%, and 22 tracts in New Berlin, Brookfield, Pewaukee, Menomonee Falls, Mequon, and
Germantown have Asian populations of 4.1% to 8%.

Hispanic residents make up a relatively large share of the population in four tracts in Waukesha and
one in Fort Atkinson (15.1% or more). Other areas of moderate concentration (10.1% to 15%)
include tracts in Jefferson, Palmyra, and Watertown in Jefferson County, and three additional tracts
in Waukesha.

12 “Data: Residential Segregation.” US2010: Discover America in a New Century. American Communities Project: Brown
University. http://www.s4.brown.edu/us2010/SegSorting/Default.aspx
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Population by Race and Ethnicity by County for the 4-County Study Area

Waukesha County Washington County
Non-Hispanic 351,264 | 97.4% | 373,768 | 95.9% 6.4% | 115964 | 98.7% | 128,502 | 97.4% 10.8%
White 339,905 | 94.2% | 353,114 | 90.6% 39% | 113,870 | 96.9% | 124,348 | 94.3% 9.2%
Black or African American 2,570 0.7% 4,726 1.2% 83.9% 447 0.4% 1,115 0.8% | 149.4%
American Indian/Alaska Native 685 0.2% 863 0.2% 26.0% 275 0.2% 345 0.3% 25.5%
Asian 5,340 1.5% | 10,675 2.7% 99.9% 666 0.6% 1,401 1.1% | 110.4%
Native Hawaiian/Pacific Islander 71 0.0% 117 0.0% 64.8% 28 0.0% 22 0.0% | -21.4%
Other race 186 0.1% 252 0.1% 35.5% 50 0.0% 51 0.0% 2.0%
Two or more races 2,507 0.7% 4,021 1.0% 60.4% 628 0.5% 1,220 0.9% 94.3%
Hispanic or Latino 9,503 2.6% | 16,123 4.1% 69.7% 1,529 1.3% 3,385 2.6% | 121.4%
Total Population 360,767 | 100.0% | 389,891 | 100.0% 8.1% | 117,493 | 100.0% | 131,887 | 100.0% 12.3%
Ozaukee County Jefferson County
Non-Hispanic 81,244 | 98.7% | 84,439 | 97.7% 39% | 70990 | 959% | 78131| 93.4% 10.1%
White 78,894 | 95.8% | 80,689 | 93.4% 23% | 69,765 | 943% | 75903 | 90.7% 8.8%
Black or African American 759 0.9% 1,144 1.3% 50.7% 184 0.2% 628 0.8% | 241.3%
American Indian/Alaska Native 148 0.2% 174 0.2% 17.6% 216 0.3% 212 0.3% -1.9%
Asian 880 1.1% 1,505 1.7% 71.0% 323 0.4% 551 0.7% 70.6%
Native Hawaiian/Pacific Islander 11 0.0% 20 0.0% 81.8% 13 0.0% 13 0.0% 0.0%
Other race 49 0.1% 54 0.1% 10.2% 30 0.0% 57 0.1% 90.0%
Two or more races 503 0.6% 853 1.0% 69.6% 459 0.6% 767 0.9% 67.1%
Hispanic or Latino 1,073 1.3% 1,956 2.3% 82.3% 3,031 4.1% 5,555 6.6% 83.3%
Total Population 82,317 | 100.0% | 86,395 | 100.0% 50% | 74,021 | 100.0% | 83,686 | 100.0% 13.1%

Sources: U.S. Census 2000 SF1 Table P008 and 2010 SF1 Table P5
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Black Share of the Population by Census Tract in the 4-County Study Area, 2010
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Asian Share of the Population by Census Tract in the 4-County Study Area, 2010
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Hispanic Share of the Population by Census Tract in the 4-County Study Area, 2010
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The map on the following page shows minority population for the four-county area plus
Milwaukee County. As displayed, the vast majority of the region’s minority population lives in
Milwaukee County. As of 2010, 88.2% of the region’s 490,582 minority residents lived in
Milwaukee County and only 11.8% lived in the remaining 4 counties that comprise the HOME
Consortium. Of the region’s 256,407 African American residents, 97.0% lived in Milwaukee
County as 0of 2010, and only 3% lived in the HOME Consortium counties. In comparison, 55.2%
of the non-Hispanic White population lived in one of the four suburban counties and 44.8%
lived in Milwaukee County in 2010.

The most recent Census data also reveals that the Milwaukee-Waukesha-West Allis MSA
(which consists of Milwaukee, Waukesha, Washington, and Ozaukee Counties) has the lowest
rate of black suburbanization of any large metro area in the U.S. Only 8.8% of the Milwaukee
MSA'’s black population lived in the suburbs rather than the City of Milwaukee, in comparison
to 79.5% of non-Hispanic Whites. Other highly segregated metros (including Buffalo, NY; New
York, NY; Detroit, MI; and Chicago, IL) had black suburbanization rates that ranged from 29.4%
to 46.7%, all well-above the 8.8% seen in the Milwaukee MSA.13

The segregation analysis provided in the next section will look at residential patterns in both
the four-county HOME Consortium area and the region including Milwaukee County.
Impediments identified in this analysis and related recommendations are intended to address
fair housing choice for both existing residents of the Consortium counties and residents in the
region (or elsewhere) who may consider moving to one of the Consortium counties.

13| evine, Marc. (July 2013) “Perspectives on the Current State of the Milwaukee Economy.” University of Wisconsin
Center for Economic Development, p. 12. Accessed via http://www4.uwm.edu/ced/publications/perspectives.pdf.
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Minority Share of the Population by Census Tract in the 4-County Study Area and Milwaukee County, 2010
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National Origin

As of the 2008-2012 American Community Survey, 4.1% of the study area’s population was foreign
born, considerably below the U.S. rate of 12.9%, but on par with that of Wisconsin (4.6%). Since the
2000 Census, the study area’s non-native population grew by 40.7%, surpassing the growth rate of
both the state (36.5%) and country (27.9%).

While nearly half of the nation’s foreign born population is from the Caribbean and Central America,
these regions make up only 22.7% of the study area’s non-US natives. The largest shares are from
Asia (35.6%) and Europe (33.2%), and native Asians increased by 84.9% since 2000.

National Origin of Foreign Born Population in the 4-County Study Area

2000 2008-2012 Percent
National Origin

Count | Share Count | Share | Change
Europe 8,620 | 43.1% 9,346 | 33.2% 8.4%
Asia 5418 | 27.1% 10,019 35.6% 84.9%
Africa 392 2.0% 736 2.6% 87.8%
Oceania 165 0.8% 122 0.4% -26.1%
Americas 5,395 27.0% 7,896 | 28.1% 46.4%
Caribbean & Central America 3,889 19.5% 6,380 22.7% 64.1%
South America 529 2.6% 534 1.9% 0.9%
North America 977 4.9% 982 3.5% 0.5%
Foreign Born Population 19,990 | 100.0% 28,119 | 100.0% 40.7%

Foreign Born Population as Share of Total 3.2% 4.1%

Sources: U.S. Census 2000 SF3 Table PCT019 and 2008-2012 5-Year American Community Survey Table B05006

As the following table and map shows, pockets of foreign born populations are spread throughout
the study area. Waukesha County has the highest share of non-natives (4.4%) and Washington
County the lowest (2.8%). Asians and Europeans make up the largest share of non-natives in
Waukesha, Washington, and Ozaukee Counties (74.2%, 69.8%, and 80.9%, respectively), and
persons from the Caribbean and Central America make up the majority in Jefferson County (65.9%),
reflecting its larger Hispanic population. As the map illustrates, the greatest concentrations (above
9.1%) of foreign born residents are in five census tracts in Waukesha, Butler, and Mequon.
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National Origin of Foreign Born Population by County for the 4-County Study Area

2000 2008-2012 Percent 2000 2008-2012 Percent
Race by Ethnicity
Count | Share | Count | Share | Change | cCount | Share | Count | Share | Change
Waukesha County Washington County

Europe 5483 | 42.1% 5547 | 32.2% 1.2% 1,019 | 46.5% 1,557 | 42.0% 52.8%
Asia 3,988 | 30.6% 7,235 | 42.0% 81.4% 536 | 24.5% 1,030 | 27.8% 92.2%
Africa 193 1.5% 519 3.0% | 168.9% 38 1.7% 4 0.1% -89.5%
Oceania 109 0.8% 86 0.5% -21.1% 6 0.3% 17 0.5% | 183.3%
Americas 3,244 | 249% 3,839 | 22.3% 18.3% 591 | 27.0% 1,095 | 29.6% 85.3%
Caribbean & Central America 2,178 | 16.7% 2,881 | 16.7% 32.3% 382 | 17.4% 854 | 23.1% | 123.6%
South America 374 2.9% 328 1.9% -12.3% 70 3.2% 134 3.6% 91.4%
North America 692 5.3% 630 3.7% -9.0% 139 6.3% 107 2.9% -23.0%
Foreign Born Population 13,017 | 100.0% 17,226 | 100.0% 32.3% 2,190 | 100.0% 3,703 | 100.0% 69.1%

Foreign Born Pop as Share of Total 3.6% 4.4% 1.9% 2.8%

Ozaukee County Jefferson County

Europe 1,502 | 55.2% 1,608 | 44.4% 7.1% 616 | 29.8% 634 | 17.8% 2.9%
Asia 694 | 25.5% 1,323 | 36.5% 90.6% 200 9.7% 431 | 121% | 115.5%
Africa 139 5.1% 177 4.9% 27.3% 22 1.1% 36 1.0% 63.6%
Oceania 32 1.2% 13 0.4% -59.4% 18 0.9% 6 0.2% -66.7%
Americas 352 12.9% 501 | 13.8% 42.3% 1,208 | 58.5% 2461 | 69.0% | 103.7%
Caribbean & Central America 208 7.6% 294 8.1% 41.3% 1,121 | 54.3% 2,351 | 659% | 109.7%
South America 62 2.3% 40 1.1% -35.5% 23 1.1% 32 0.9% 39.1%
North America 82 3.0% 167 4.6% | 1