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INTRODUCTION 

Purpose 

In order to gain a stronger understanding of the 
local housing situation, the City of Waupaca 
requested technical assistance from the East 
Central Wisconsin Regional Planning Commission 
to compile and analyze pertinent data.  To do so, 
the following questions were posed: 
 

 Does the most recent U.S. Census data 

(2010) reveal any noteworthy changes since 
2000?  Are there noticeable trends over the 
course of 1980, 1990, 2000, and 2010? 

 When comparing 2010 housing data, how 

does the City of Waupaca “stack up” with other 
similar communities in the area? 

 What is the existing capacity in vacant housing 

units and on undeveloped residential lots?  
Can these meet future household projections? 

 
The remainder of this report examines these 
issues in further detail.  Ultimately, it is intended to 
serve as resource to assist with making future 
housing-related decisions. 
 
 

Background Summary 

Assessing the City’s existing and future housing 
situation is not an entirely new concept.  In fact, 
the City of Waupaca – Year 2030 Comprehensive 
Plan (2007) contains a Population and Housing 
element that includes a summary of housing 
characteristics, as well as a variety of related 
goals and objectives.  Therefore, this report shall 
supplement the information already found in the 
comprehensive plan and serve as a resource 
when it is updated.  The comprehensive plan’s 
housing goals – listed below – are particularly 
noteworthy, as they help provide a framework for 
reviewing subsequent sections of this report. 
 

 “Maintain an adequate housing supply that will 

meet the needs of current and future residents 
and promote a range of housing choices for 

anticipated income levels, age groups, and 
special housing needs.” (page 2-12) 

 “Provide for housing development that 

maintains the attractiveness and small town 
character of the community.” (page 2-12) 

 “Support the maintenance and rehabilitation of 

the community's existing housing stock.” (page 
2-13) 

 
 

Regional Context 

Over the past several years, various issues 
related to housing – from real estate financing to 
market demands – have continue to evolve 
throughout East Central Wisconsin.  Across the 
region, communities are seeing the development 
of new housing slowly pick up after the recession 
of 2008-2009.  As this happens, housing supply 
added in Waupaca will continue to have an impact 
beyond its municipal boundaries.  The 
comprehensive plan addresses this notion by 
stating, “As one of the largest cities in Waupaca 
County … the city should not only be able to meet 
the housing needs of its population well into the 
future, but also to contribute to the ability of 
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surrounding communities to meet their future 
housing needs as well.” (page 2-1) 

 
 

Project Description 

The following sections of this report are organized 
based on the major questions posed in the 
opening paragraph.  The “Historic & Existing 
Conditions” section includes Waupaca-specific 
census data from 1980-2010, a comparison 
between Waupaca’s 2010 housing data and that 
of ten other similar communities, and a sampling 
of photos of the City’s existing housing stock.  
“Capacity Analysis” contains information on the 
City’s vacant housing units and undeveloped 
residential lots, as well as scenarios involving 
future household projections for 2030.  Finally, the 
“Data Interpretation & Future Considerations” 
section summarizes key findings from the data 
compilation/analysis and offers some things for 
City staff and elected officials to consider moving 
forward.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Regional Setting Map from the City of Waupaca — Year 2030 

Comprehensive Plan (2007). 



Steady population 

growth over the past 

few decades. 
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HISTORIC & EXISTING 
CONDITIONS 

Historic Data -- Trends Over Time 

This section of the report presents a variety of 
housing-related data for the City of Waupaca from 
1980-2010.  It should help identify some trends 

occurring over this time period.  Each figure 
shown pertains to a unique topic and is 
accompanied by a brief paragraph, as well as a 
callout (blue text/circles) highlighting key points. 
 

Total Population 

As shown below, the City of Waupaca saw steady 
population growth over the past few decades.  A 
total of 1,597 people were added, representing an 
increase of 35.7% from 1980 to 2010. 
 

Total Housing Units 

As shown below, the number of housing units in 
the City of Waupaca had a more accelerated 

More accelerated 

growth in the number 

of housing units. 

Figures displaying change in population and total housing 

units in Waupaca (source: U.S. Bureau of the Census, 1980-

2010, Summary File 1). 



4    |    City of Waupaca Housing Study 

Figures displaying change in persons in unit and housing 

tenure in Waupaca (source: U.S. Bureau of the Census, 1980

-2010, Summary File 1). 

growth than did population. Over the span of 1980 
to 2010, the number of housing units grew by 
57.7%, while population grew by 35.7%. 
 

Persons in Unit 

As shown below, the City of Waupaca has 
experienced an increase in the percentage 1-
person households.  Between 1980 and 2010, this 
percentage has jumped from 30.5% to 42.9%.  
During that same time period, the percentages for 
all other household sizes (2-person, 3-person, 4-
person, 5-person, 6-person, and 7-or-more) have 
decreased. 
 

Housing Tenure 

As shown below, housing tenure percentages in 
the City of Waupaca have changed from primarily 
owner-occupied in 1980 to a nearly “50-50” split 
with renter-occupied in 2010.  During this time 
period, owner-occupied decreased from 63.9% to 
49.8%, while renter-occupied increased from 
36.1% to 50.2%. 
 
 
 
 
 
 

Increase in percentage 

of 1-person 

households; decrease 

in all other categories. 

Changed from 

primarily owner-

occupied to a nearly 

“50-50” split. 



Decrease in 

percentage of 1-unit 

structures; increase in 

percentage of multi-

unit structures. 
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Units in Structure 

As shown below, from 1980 to 2010, the 
percentage of 1-unit structures decreased as the 
percentage of multi-unit structures increased in 
the City of Waupaca.  Over this time period, the 
percentage of 1-unit structures changed from 
71.9% to 52.5%, while the percentage of multi-unit 
structures (includes 2 to 9 units, 10 or more units, 
and mobile home / other) changed from 28.1% to 
47.5%.  
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure displaying change in units in structure in Waupaca 

(source: American Community Survey, 1980-2010).  Photo of 

multi-family housing in Waupaca.   
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Figures displaying change in median value of owner-occupied 

and median rent of renter-occupied in Waupaca (source: 

American Community Survey, 1980-2010, Summary File 3). 

Median Value of Owner-Occupied 

As shown below, the median value of an owner-
occupied unit in the City of Waupaca has tripled 
over the past few decades.  It has increased from 
$35,400 in 1980 to $110,000 in 2010 – a $74,600 
difference.  During this time, the largest jump 
came between 1990 and 2000.  
 

Median Rent of Renter-Occupied 

As shown below, the median rent of a renter-
occupied unit in the City of Waupaca has nearly 
quadrupled in recent decades.  It has steadily 
increased from $153 in 1980 to $599 in 2010 – a 
$446 difference.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Median value of owner

-occupied unit has 

tripled in the past few 

decades. 

Median rent of renter

-occupied unit has 

nearly quadrupled 

since 1980. 



Relatively large 

increase in number of 

vacant housing units 

since 2000. 
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Total Vacant Housing Units 

As shown below, the total number of vacant 
housing units in the City of Waupaca remained 
relatively constant between 1980 and 2000, but 
saw a noticeable increase since 2000.  Just from 
2000 to 2010, the number of vacant housing units 
grew by 115, representing an increase of 64.2% 
 

Housing Vacancy Percentages 

As shown below, 2010 saw the highest 
percentage of housing vacancy in the City of 
Waupaca during the last several decades:  9.8% 
(includes both owner-occupied and rental housing 
units).  The last time it appeared above 8.0% in 

decennial census data was 1980, coming in at 
8.9%.  
 
 
 
 
 
 
 
 
 
 
 
 
 

Highest percentage of 

housing vacancy 

during the last several 

decades. 

Figures displaying change in vacant housing units and 

vacancy percentages in Waupaca (source: U.S. Bureau of 

the Census, 1980-2010, Summary File 1). 
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Figure displaying change in vacancy rate by tenure in 

Waupaca (source: U.S. Bureau of the Census, 1980-2010, 

Summary File 1).  Photo of single-family housing in Waupaca. 

Housing Vacancy by Tenure 

As shown below, the City of Waupaca has 
experienced increases in homeowner and rental 
vacancy rates since 2000.  In 2010, the 
homeowner vacancy rate hit its highest point 
(3.6%) over the time frame examined – 1980 to 
2010.  The rental vacancy rate had decreased 
between 1980-1990 and 1990-2000, but rose from 
6.0% to 10.9% from 2000-2010.         
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Increases in 

homeowner and 

rental vacancy rates 

since 2000. 



Notable rise in new 

residential buildings in 

the early 2000s; 

sharp decline in the 

late 2000s. 
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Building Permits – Buildings 

As shown below, the City of Waupaca saw a 
notable rise in new residential buildings in the 
early 2000s, but this quickly declined in the late 
2000s.  Between 1996 and 2010, the highest 
amount came in 2006 with 35 residential buildings 
constructed.  Over this time period, the average 
was 16.4 new residential buildings per year, with 
most being constructed between 2003-2006 (134 
of 246 total). 
 

Building Permits – Buildings by Type 

As shown below, between 1996 and 2010, there 
were more permits for single-family buildings than 

for multi-family buildings in the City of Waupaca, 
especially in the mid-2000s.  From 1996 to 2010, 
205 single-family buildings and 41 multi-family 
buildings were constructed. 
 
 
 
 
 
 
 
 
 
 
 

More permits for new 

single-family buildings 

than for multi-family 

buildings, especially in 

the mid 2000s. 

Figures displaying change in residential buildings constructed 

in Waupaca (source: U.S. Bureau of the Census, 1996-2010). 



10    |    City of Waupaca Housing Study 

Figures displaying change in residential units constructed in 

Waupaca (source: U.S. Bureau of the Census, 1996-2010). 

Building Permits – Units 

As shown below, a sporadic amount of housing 
units were built in the City of Waupaca between 
2000 and 2010.  From 1996 to 2010, the highest 
amount came in 2001 with 127 housing units 
constructed.  Over this time period, however, the 
average was 41.1 units added per year. 
 

Building Permits – Units by Type 

As shown below, the recent fluctuation in the 
amount of housing units built each year has 
primarily been influenced by multi-family 
development in the City of Waupaca.  The 
construction of single-family units was at its 

highest during 2003-2006 (21, 27, 33, and 31 
units); throughout these same few years the 
number of multi-family units built annually ranged 
from 0 to 67.  Overall, 205 single-family units and 
411 multi-family units were constructed from 1996 
to 2010, for a total of 616 new housing units. 
 
 
 
 
 
 
 
 
 

Sporadic amount of 

housing units built 

between 2000-2010.  

Fluctuating amount of 

units built each year 

primarily driven by 

multi-family 

development.  



Mirroring the increase 

in new residential 

buildings, a major rise 

in construction cost 

between 2001-2006. 
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Building Permits – Construction Cost 

As shown below, there was a major rise in 
residential construction cost between 2001 and 
2006 in the City of Waupaca, which mirrors the 
increase in new residential buildings over the 
same period of time.  From 1996 to 2010, the 
highest amount came in 2001 with $8,526,100 in 
new, privately-owned residential construction.  
Over this time period, however, the average 
construction cost for all new residential buildings 
combined was $3,172,884 per year. 
 

Building Permits – Construction Cost by Type 

As shown below, the City of Waupaca saw annual 

construction cost for new, privately-owned 
residential buildings return to late 1990s levels 
after 2007.  This was true for both single-family 
and multi-family buildings.  Overall, single-family 
buildings accounted for $27,239,260 and multi-
family buildings for $20,354,000 in new residential 
construction between 1996 and 2010, which 
totaled $47,593,260.  
 
 
 
 
 
 

Construction cost for 

new single-family and 

multi-family buildings  

returned to 1990s 

levels after 2007. 

Figures displaying change in construction cost of residential 

buildings built in Waupaca (source: U.S. Bureau of the 

Census, 1996-2010). 
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Figures comparing tenure percentages and units in structure 

between communities (source: U.S. Bureau of the Census, 

2010 and American Community Survey, 5-Year Estimates). 

Comparable Communities 

This section of the report offers a comparison 
between Waupaca’s 2010 housing data and that 
of ten other similar communities – City of New 
London, City of Wautoma, City of Omro, City of 
Berlin, City of Clintonville, City of Shawano, City of 
Stevens Point, Village of Plover, Town of Grand 
Chute, City of Menasha, and statewide.  It should 
help identify where the City of Waupaca falls 
along the spectrum (low, middle, high, etc.).  Each 
figure shown pertains to a unique topic and is 
accompanied by a brief paragraph, as well as a 
callout (blue text/circles) highlighting key points. 
 

Housing Tenure 

As shown below, the City of Waupaca had the 
second lowest percentage of owner-occupied in 
2010 at 49.8% (the City of Wautoma had 48.0%), 
when compared to the selected communities.  
Other communities near a “50-50” split between 
owner-occupied and renter-occupied include the 
City of Stevens Point and Town of Grand Chute.  
Statewide, owner-occupied came in at 68.1% and 
renter-occupied at 31.9% in 2010. 
 

Units in Structure 

As shown below, the City of Waupaca had the 
highest percentage of multi-unit housing in 2010 

Second lowest 

percentage of owner-

occupied (C. Wautoma 

has the lowest). 

Highest percentage of 

multi-unit housing. 
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(52.7%), when compared to the selected 
communities.  The Town of Grand Chute was the 
only other community with a percentage of multi-
unit housing above 50.0%.  Statewide, single-unit, 
detached housing comprised 66.3%, while multi-
unit housing accounted for 33.7% in 2010.  
 

Year Structure Built 

As shown below, the age of the City of Waupaca’s 
housing stock, as determined by year structure 
built, is relatively similar to statewide numbers.  
The breakdown for Waupaca is as follows – 1949 
or earlier: 29.0%; 1950 to 1969: 16.9%; 1970 to 
1989: 23.5%; 1990 to 2004: 23.7%; and 2005 or 

later: 6.9%.  Worth noting, Waupaca had the 
second highest percentage of residential 
structures built 2005 or later (the City of Shawano 
had 9.1%). 
 

Group Quarters 

As shown below, the City of Waupaca had a 
relatively high percentage of the population living 
in group quarters (includes correctional facilities, 
nursing facilities, university student housing, etc.) 
in 2010, when compared to the selected 
communities.  The City of Stevens Point (12.5%) 
was the only other community with a percentage 
above 6.0%.  Statewide, the percentage of the 
population in group quarters is 2.6%.  

Breakdown of year 

structures built similar 

to statewide; second 

highest percentage of 

built 2005 or later.  

A relatively high 

percentage of the 

population in group 

quarters. 

Figures comparing year structure built and group quarters 

between communities (source: American Community Survey, 

5-Year Estimates and U.S. Bureau of the Census, 2010). 
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Figures comparing median value of owner-occupied and 

median rent of renter-occupied between communities 

(source: American Community Survey, 5-Year Estimates). 

Median Value of Owner-Occupied 

As shown below, the median value of an owner-
occupied unit in the City of Waupaca ($110,000) 
was in the “middle of the pack” in 2010, when 
compared to the selected communities.  Four 
communities had a lower median value of owner-
occupied than Waupaca – Shawano, Berlin, 
Wautoma, and Clintonville. 
 

Median Rent of Renter-Occupied 

As shown below, the median rent of a renter-
occupied unit in the City of Waupaca ($599) was 
in the “middle of the pack” in 2010, when 
compared to the selected communities.  Four 

communities had a lower median rent of renter-
occupied than Waupaca – Berlin, Menasha, 
Shawano, and Clintonville.  
 
 
 
 
 
 
 
 
 
 
 
 

Median value of owner

-occupied unit in the 

middle of comparisons 

(four below and six 

above). 

Median rent of renter

-occupied unit also in 

the “middle of the 

pack” (four below and 

six above). 
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Housing Vacancy Percentages 

As shown below, the City of Waupaca had a 
relatively high percentage of housing vacancy in 
2010 (9.8%), when compared to the selected 
communities.  Clintonville, Berlin, and Wautoma 
were the only other communities with a 
percentage above 9.0%.  However, the 
percentage statewide was 13.1%. 
 

Housing Vacancy by Tenure 

As shown below, the City of Waupaca’s 
homeowner and rental vacancy rates were both 
slightly above average in 2010, when compared to 
the selected communities.  Its homeowner 

vacancy rate (3.6%) was the fourth highest, and 
its rental vacancy rate (10.9%) was also the fourth 
highest among the group. 
 
 
 
 
 
 
 
 
 
 
 
 

Relatively high 

percentage of housing 

vacancy, although still 

below statewide 

numbers. 

Percentage of 

homeowner and 

rental vacancies both 

slightly above average. 

Figures comparing vacancy percentages and vacancy by 

tenure between communities (source: U.S. Bureau of the 

Census, 2010). 
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Example photos of Waupaca’s existing housing stock, taken 

June 2013. 

Snapshot of Existing Inventory 

The data found on the previous pages indicates 
that the City of Waupaca has a diverse housing 
stock (in terms of age, value, tenure, size, etc.).  
This brief section of the report is simply intended 
to help demonstrate that point through photos.  As 
the saying goes, “A picture is worth a thousand 
words.”  The photos below and on the following 
page provide a sense of the existing range of 
housing choices found throughout Waupaca.  
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



City of Waupaca Housing Study    |    17 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Example photos of Waupaca’s existing housing stock, taken 

June 2013. 
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CAPACITY ANALYSIS 

Existing Capacity 

As discussed in the Historic Data -- Trends Over 
Time section of this report, the City of Waupaca 
has seen steady population growth over the past 
few decades.  Assuming this trend will continue 
into the future, it is important to examine the City’s 
capacity to accommodate a potential increase in 
population.  To do so, this section highlights the 
capacity that already exists in the form of vacant 
housing units and undeveloped residential lots.  
Based on 2010 data, Waupaca had 294 total 
vacant housing units, representing a 9.8% 
vacancy rate.  These existing vacant housing units 
could likely accommodate some future residents.  
As is stated in the City’s comprehensive plan, 
“The maintenance and rehabilitation of the 
existing housing stock within the community is one 
of the most effective ways to ensure safe and 
generally affordable housing without sacrificing 
land to new development.” (page 2-11)  Still, the 
map on the following pages shows that the City of 
Waupaca also has 335.7 acres on 247 parcels of 

undeveloped residential land within its municipal 
boundaries (as of August 2013).  Many of the 
undeveloped lots are located near the edge of the 
City, including the Foxfire and East Gate areas.  
As future demand dictates, additional housing 
units could be built on this land to accommodate 
future residents as well. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Photos of undeveloped residential lots in the Foxfire and East 

Gate areas, taken June 2013. 
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Page 1 of 2 for map of undeveloped residential lots in the City 

of Waupaca (legend on next page). 
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Page 2 of 2 for map of undeveloped residential lots in the City 

of Waupaca. 
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Potential Future Housing Demand 

This section takes a closer look at the City of 
Waupaca’s existing housing capacity as it relates 
to future household projections.  Basically, it 
focuses on the question, “To what degree can 
existing capacity meet potential future demand?”  
To do so, two different capacity analyses were 
used, each with hypothetical scenarios for future 
residential development compared to 2005-2030 
household projections from the Wisconsin 
Department of Administration (WiDOA).  Worth 
noting, “Housing projections are based on past 
and current housing trends.  They are not 
predictions, but rather they extend past trends into 

the future, and their reliability depends on the 
continuation of these trends.” (from page 2-8 of 
the City’s comprehensive plan) 
 

Units on Undeveloped Lots 

The analysis below uses two options for 
household projections for the City of Waupaca – 
the WiDOA 2005-2030 household projections, and 
these same numbers plus three percent (which 
closely aligns with 2010 census data).  
Respectively, they project 3,056 or 3,148 
occupied housing units by 2030.  Scenario A 
assumes all currently undeveloped residential lots 
less than 1/2 acre are developed with one housing 
unit between 2010-2030; this would result in a 

Figure displaying household projection data and potential 

scenarios for meeting the projections (source: WI Dept. of 

Administration, 2005-2030 Projections for Municipalities). 

Both scenarios meet 

the 2030 projections, 

but leave very little 

for vacancy rate.  
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total of 151 additional housing units.  Doing so 
exceeds or meets each projection and leaves 
vacancy rates of 2.9% and 0.0%, depending on 
the projection.  Scenario B assumes the same for 
all currently undeveloped residential lots less than 
1 acre; this would result in a total of 202 additional 
housing units.  Doing so exceeds each projection 
and leaves vacancy rates of 4.4% and 1.6%, 
depending on the projection.  Both scenarios, 
although conservative (net density less than 3.0 
units/acre), meet the 2030 household projections. 
 

Density on Undeveloped Acreage 

The analysis below uses the same two options for 
household projections – the WiDOA 2005-2030 

household projections, and the WiDOA projections 
plus three percent.  Based on these projections, 
326 or 426 housing units would need to be added 
by 2030 in order to maintain a 92% occupancy 
rate.  To fill the projected gap, Scenarios C, D, E, 
and F assume different housing densities on 
Waupaca’s currently undeveloped residential land.  
At 2 units/acre, Scenario C would require 213.0 
acres to meet the higher projection (leaving 122.7 
undeveloped acres remaining).  At 8 units/acre, 
Scenario F would require 53.3 acres to meet the 
higher projection (leaving 282.4 undeveloped 
acres remaining).  Ultimately, each scenario is 
able to meet the 2030 projections, with varying 
amounts of acreage remaining.   

Each scenario meets 

2030 projections, 

even at a relatively 

low density. 

Figure displaying acreage needs for potential density 

scenarios to meet household projections (source: WI Dept. of 

Administration, 2005-2030 Projections for Municipalities). 
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DATA INTERPRETATION & 
FUTURE CONSIDERATIONS 

Key Findings 

The previous sections of this report helped 
provide a number of useful findings.  In particular, 
the Historic Data -- Trends Over Time section, 
which focused on housing data from 1980-2010, 
revealed that the City of Waupaca had: 
 
 Steady population growth over the past few 

decades. 
 More accelerated growth in the number of 

housing units during the same time period. 
 An increase in percentage of 1-person 

households; decrease in all other categories. 
 A change from primarily owner-occupied to a 

nearly “50-50” split. 
 A decrease in percentage of 1-unit structures; 

increase in percentage of multi-unit structures. 
 The median value of an owner-occupied unit 

triple in the past few decades. 
 The median rent of a renter-occupied unit 

nearly quadruple since 1980. 
 A relatively large increase in number of vacant 

housing units since 2000. 
 The highest percentage of housing vacancy 

during the last several decades in 2010. 
 Increases in homeowner and rental vacancy 

rates since 2000. 
 A notable rise in new residential buildings in 

the early 2000s; sharp decline in the late 
2000s. 

 More permits for new single-family buildings 
than for multi-family buildings, especially in the 
mid 2000s. 

 A sporadic amount of housing units built 
between 2000-2010. 

 A fluctuating amount of units built each year, 
which was primarily driven by multi-family 
development. 

 A major rise in construction cost between 2001
-2006, which mirrored the increase in new 
residential buildings. 

 Construction cost for new single-family and 
multi-family buildings return to 1990s levels 
after 2007. 

 
In addition, the Comparable Communities section, 
which examined housing data for ten other similar 
municipalities, revealed that the City of Waupaca 
had: 
 
 The second lowest percentage of owner-

occupied (C. Wautoma had the lowest). 
 The highest percentage of multi-unit housing. 
 A breakdown of year structures built similar to 

statewide; second highest percentage of built 
2005 or later. 

 A relatively high percentage of the population 
in group quarters. 

 The median value of an owner-occupied unit in 
the middle of comparisons (four below and six 
above). 

 The median rent of a renter-occupied unit also 
in the “middle of the pack” (four below and six 
above). 

 A relatively high percentage of housing 
vacancy, although still below statewide 
numbers. 

 A percentage of homeowner and rental 
vacancies both slightly above average. 

 
Finally, the Snapshot of Existing Inventory, 
Existing Capacity, and Potential Future Housing 
Demand sections revealed that the City of 
Waupaca: 
 
 Has a diverse housing stock (in terms of age, 

value, tenure, size, etc.). 
 Had 294 total vacant housing units in 2010, 

representing a 9.8% vacancy rate. 
 Had 335.7 acres of undeveloped residential 

land (on 247 parcels) in August 2013. 
 Can accommodate 2030 household 

projections with its existing undeveloped 
residential land, based on two relatively 
conservative analyses. 
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Graphic displaying an example range in housing types 

(source: Metropolitan Design Center’s Housing Density Fact 

Sheets). 

Looking Forward -- General 
Recommendations/Considerations 

The key findings listed on the previous page help 
answer the questions posed in the opening 
paragraph of this report.  To supplement these 
findings, the following are some general 
recommendations/considerations, in no particular 
order, to guide the City of Waupaca as it moves 
forward with housing-related projects and 
decisions. 
 
 In light of the findings within this report, the 

City could review its housing-related plans and 
policies and make changes, as necessary. 

 
 Many of the items listed in the “Housing 

Trends and Outlook” section (page 2-9) of the 
City of Waupaca – Year 2030 Comprehensive 
Plan (2007) are likely still applicable today, 
including: 
 The need for elderly housing will increase 

as the population ages. 
 An excess of vacant housing units may 

result from the aging population choosing 
other options like assisted living, 
condominiums, and the like. 

 Finding quality, affordable housing will 
become increasingly difficult. 

 
 “Create a range of housing opportunities and 

choices” is one of the 10 smart growth 
principles.  By creating a wider range of 

housing choices, communities can begin to 
use their infrastructure resources more 
efficiently, better accommodate the housing 
needs of all residents, and help aging citizens 
remain in their homes (modified from Smart 
Growth Network’s Getting to Smart Growth: 
100 Policies for Implementation, Volume 1).  
Therefore, Waupaca’s diverse housing stock 
should be seen as an asset, as it distinguishes 
the City from other communities in the area. 

 
 Changing demographics may alter housing 

needs in the City of Waupaca.  Nationwide, 
the share of households comprised of two 
parents and their children is diminishing, while 
the number of single adult households and 
households without children is growing. 
(modified from Smart Growth Network’s 
Getting to Smart Growth: 100 Policies for 
Implementation, Volume 1) 

 
 Demand is growing for greater alternatives in 

housing.  Housing that provides for better 
walkability, access to transit, proximity to 
publicly maintained parks and civic spaces, or 
smaller housing units in familiar 
neighborhoods, for example, creates more 
options from which households can choose. 
(modified from Smart Growth Network’s 
Getting to Smart Growth: 100 Policies for 
Implementation, Volume 1)  This trend may 
take shape in the City of Waupaca as well. 
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 Urban Land Institute’s Emerging Trends in 
Real Estate, 2013 reports that developers are 
looking for infill, urban sites for single-family 
dwellings. The City of Waupaca could identify 
potential infill/redevelopment sites to 
accommodate future housing. This approach 
would align with an excerpt from the City’s 
comprehensive plan, which states “The city 
prefers to grow at higher relative densities 
within the city limits so that the cost of 
providing city services (and the resulting tax 
burden) is kept as low as possible.” (page 2-1) 

 
 The capacity analysis scenarios assume no 

loss of housing units to disrepair.  In order for 
these scenarios to remain applicable, ongoing 
maintenance and rehabilitation of the existing 
housing stock will be an important housing 
strategy in the City of Waupaca.  When 
construction of new housing units is needed, a 
sizeable amount of undeveloped residential 
land already exists within the City’s municipal 
boundaries. 

 
 According to the Urban Land Institute’s 

Emerging Trends in Real Estate, 2013, “Even 
with relatively low mortgage rates, home sales 
have languished and the homeownership rate 
has dropped to 50-year lows, revealing lack of 
pent-up demand and the depths of many 
Americans’ shaky personal finances.”  The 
effects of and lessons learned from the 
housing bust may continue to have an impact 

in the Waupaca area.  
 
 Although not covered in this report, future 

efforts could investigate housing affordability in 
the City of Waupaca, which would basically 
compare what residents can afford and the 
actual cost of available housing.  The U.S. 
Department of Housing and Urban 
Development states: "Housing is affordable 
when households with incomes below an 
area's median income pay no more than 30% 
of their income on housing.  Housing costs for 
renters are rent and utilities.  Housing costs for 
homeowners are principal on mortgage 
payments, interest, property taxes, and 
insurance." (modified from the Vermont 
Housing Finance Agency’s Housing Needs 
Assessment Guide) 
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