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Introduction & Background
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Office of Rural Prosperity within the Wisconsin 
Economic Development Corporation (WEDC) 

Wisconsin Governor Tony Evers called for creating the 
Office of Rural Prosperity in February 2020 to “provide 
a one-stop shop for folks to navigate state programs 

and resources tailored to rural communities, 
businesses, and workers.” The program has the 

potential to be a “game changer” in linking resources to 
rural communities for workforce housing, economic 
development, transportation, ag-related business, 

tourism, and much more.  Information as the program 
develops can to obtained through  

https://ruralwi.com/resources/

Project Background
In response to the needs and challenges of providing 
affordable workforce housing for area residents and 
newcomers, the City of Peshtigo has chosen to pursue 
the creation of a new affordable, workforce housing 
development on what is referred to as the Crossing Point 
property.  

This 7.2-acre property was purchased by the city in 2022 
to facilitate the extension of major sewer collection lines 
across the Peshtigo River.  

This planning effort (Fig. 1) represents a major step 
forward in addressing the city’s affordable housing 
needs and was funded through a grant from the 
Wisconsin Economic Development Corporation Office 
of Rural Prosperity’s (see sidebar) Thrive Rural 
Wisconsin Program.   The WEDC grant was provided to 
inVentureNorth who hired Cedar Corporation to work 
with the city to generate the following products:

 Host an initial Engagement Meeting/Workshop with 
the City Council to explore ideas and preferences for 
the types and styles of housing on the site, as well as 
the identification of other potential amenities, and 
possible barriers at the neighborhood and site levels.

 Create two affordable workforce housing Concept 
Plans for the Crossing Point site.

 Prepare Opinions of Probable Cost for 
infrastructure (roads, sewer, water, stormwater, 
etc.).

 Create a funding strategy for site development.

 Review and recommend amendments to zoning 
and land division codes to facilitate site 
development consistent with the concept plans.

Council Engagement SessionCouncil Engagement Session

Concept Plan DevelopmentConcept Plan Development

Infrastructure Cost EstimatesInfrastructure Cost Estimates

Funding & Development StrategyFunding & Development Strategy

Plan RecommendationsPlan Recommendations

Figure 1: Planning Process



Housing Affordability

The Affordable Housing Crisis
Nearly all communities are experiencing shortages of 
housing that meet the physical and economic needs of 
residents.  Housing is the single biggest factor impacting 
economic mobility for most Americans. When residents 
have stable living conditions, the benefits are apparent —
students do better in school, health outcomes improve, and 
personal wealth grows. Communities benefit as a whole 
from this stability.  Numerous factors and trends have 
emerged which have affected housing costs since the 2020 
COVID-19 pandemic. Consider the following: 

 Housing supply has not kept up with demand due to lack 
of construction and lot creation over the last decade or 
more, since the Great Recession.

 Housing market shortages have enabled sellers to price 
homes higher. According to the Wisconsin Realtors 
Association, the Wisconsin median sales price for a 
home in October 2014 was $147,000.  In October 2025 it 
was $331,500, an increase of 125.5 percent.  Nationally, 
the median home price was $415,200 in November 
2025). 

 Interest rates have increased, making the costs of 
borrowing more prohibitive. From 2012-2019, the average 
30-year mortgage rate was 3.97%, then declined to a low 
of 2.65% in January 2020.  In November 2025 rates 
averaged around 6.19%.

What is Affordable Workforce Housing?
Affordable workforce housing is simply a term which 
means that a community’s available housing stock 
meets the needs of the area residents’ incomes.   

The Department of Housing and Urban Development 
(HUD) defines an "affordable dwelling" as one that a 
household can obtain for 30% or less of its gross 
annual/monthly income.  This includes costs associated 
with the rent/mortgage, taxes, insurance, and utilities.  
Another definition by the Urban Land Institute is more 
specific, targeting this 30% or less criteria to “housing 
that is affordable to households earning 60% to 120% of 
the area median income.”

As shown on the next page (Table 1), the Marinette 
County Median Household Income (MHI) for 2023 was 
$63,401.  For a two-person household, the 60% to 120% 
range would be between $44,580 and $89,160.

Within the City of Peshtigo, 42% of its households earn 
less than $50,000, and the median household income 
(MHI) is only $65,433, slightly higher than the County 
Median (Figure 2). 

2

 Incomes have not kept up with rents and home values.

 Due to interest rates, people are staying in their homes 
longer, slowing the turnover rate. 

 There is a labor shortage in the new home construction 
sector.

 The cost of construction materials has risen greatly due 
to the COVID-19 pandemic and  supply chain issues.  

 There is less profit made on entry-level or starter homes 
as demand for market rate homes continues. Moreover, 
the profit margins in higher-end homes are simply too 
attractive to contractors.

 There is a higher demand for rental housing due to both 
the increase in one and two-family households, as well 
as the shortage of entry-level owner-occupied housing.  

Elected officials at every level of government are hearing 
from constituents that housing is a major problem where 
they live. In response, municipalities and states are 
pursuing a wide range of different, and sometimes 
contentious, solutions. 



Housing Affordability
The affordability of new home ownership is of significant 
concern for Peshtigo area residents. Meeting the 30% limit 
continues to be challenging for many.  In addition to 
increased construction costs, financing costs with higher 
interest rates have become a barrier for many.  

As shown in Table 2, a two-person household in the City of 
Peshtigo, making 120% of the CMI, with application of the 
30% rule, means the maximum housing cost should be no 
more than $2,229 per month ($26,750/yr.).  For a two-
person household earning 60% of the CMI, this monthly 
cost limit plummets to about $1,115.  
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Table 1: Marinette County Median Household Income (MHI) Limits, 2025

Figure 2: City of Peshtigo Income Levels, ACS 2023.

Table 2: 30% Monthly Housing Costs

Affordable housing is seen as 
infrastructure that helps families move 

into the working and middle class



Housing Affordability
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Table  3: Comparative Homeowner CostsHomeowner Costs
The actual cost of homeownership is increasingly out of 
reach for many Marinette County residents who fall within 
the 60%-120% median income range.  As shown in Table 3, 
a new home costing $330,000 (state median) with 20% 
down, and a 30-year fixed rate mortgage at 6.7% has a 
monthly payment of roughly $1,633 per month.  Add 
property taxes, insurance, and utilities (another $575 per 
month), and this monthly cost  increases to just over $2,200 
per month. 

A 2-person household making 120% of median income 
($89,160) would be spending 29.7% of their gross income 
on housing costs under this scenario –right at the limit of 
being considered affordable.  

For those making less, or with larger households, the 
challenges become more daunting.  Some may end up 
paying 40% or even 50% of their household incomes on 
housing costs.  This leaves little for other important daily 
needs such as transportation, food, and health care.

The City of Peshtigo is not alone in this situation. 

To put things in perspective, according to a 2024 Fannie Mae report, it would take one of three things, or a 
combination of them, for affordability to return to 2016-2019 levels nationally: 

• The median price of a single-family home would need to fall 38% to $257,000.

• The median household income would have to rise more than 60% to $134,500, or

• The 30-year fixed mortgage rate would need to fall to 2.35% (from 6.5%).



Site Overview & Existing Conditions
General Location
The City of Peshtigo is in northeastern Wisconsin located in 
the southern part of Marinette County.  The city is about a 
40-minute drive north of the City of Green Bay along the 
USH 41 corridor and is in close proximity to the Bay of Green 
Bay and the City of Marinette (Figure 3).
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Figure 4: Site Location

Figure 3: Location, City of Peshtigo

Site Location
The Crossing Point Workforce Housing Project site is owned 
by the city and consists of approximately 7.2 acres located 
along the Peshtigo River in the south-central portion of the 
community (Figure 4).  It is walkable to downtown, being 
less than ½ mile away from French Street/Business 41 
corridor. 

The site is adjacent to the Canadian National (CN) rail line 
which historically provided freight services to several 
industrial facilities within the City.  Rural residential uses 
exist to the south and west of the site (Figure 5).

City of 
Peshtigo

Figure 5: Aerial View of Site



Site Overview & Existing Conditions

4

Figure 6: Future Land Use

Figure 7: Existing ZoningComprehensive Plan
The project site is identified in the City’s 2045 
Comprehensive Plan (adopted in 2025) as being targeted for 
Residential development between the railroad tracks and 
USH 41 (Figure 6).  This general area was looked at due to it 
being some of the only developable property for such uses 
within or near the city.  USH 41 also forms a logical physical 
barrier for the creation of new residential neighborhoods.  
The Comprehensive Plan also suggests that demand for 
these uses will continue as the city is expected to grow by 
nearly 100 new residents by 2040.

Existing Zoning
The Crossing Point site is currently zoned I-1 General 
Industrial which would not allow for the proposed 
workforce housing development (Figure 7).  To facilitate 
future residential development, the City would need to 
re-zone the property in some combination of R-1, R-2, 
and R-3.  

As shown in Table 4, the R-1 district allows for single-
family uses and requires lot sizes of at least 10,000 sq. 
ft., with a minimum width of 90 feet.  The R-2 district 
allows for single-family homes and the conversion of 
single-family homes to no more than two apartments on 
lots of at least 9,000 sq. ft., with a minimum lot width of 
75 ft.   The R-3 district allows for single-family, duplex, 
and multiple-family homes on lots of at least 10,800 sq. 
ft. with 90 feet of minimum frontage.  Changes to these 
zoning standards are proposed later in this document.

 Front  Rear  Side 
R-1 Sngle-Family 

Residential
12,000 90 40 20 10

R-2 Single-Family 
Residential

9000 75 40 20 10

R-3 Multiple-Family 
Residential

10800 90 40 20 10

 Property Line Setbacks (ft.)  Min. Lot Size 
(sq. ft.) 

 Min. Lot 
Width (ft.) 

 Zoning District 

Source: City of Peshtigo Zoning Code

Table 4: Existing Residential Zoning Summary

SiteSite
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Site Characteristics
The Crossing Point site has several unique characteristics 
(Figure 8), most notably its position along the western bank 
of the Peshtigo River, an attractive amenity for future 
residents.  The site is generally level but contains some 
sloped areas near the river which contain WDNR identified 
wetlands and floodplain resource.  The preservation and 
integration of these natural features provide great 
opportunities for nature-based recreation within the new 
development.

The site is located adjacent to the Canadian National 
Railroad corridor and bridge crossing, so some concerns 
about train noises do exist.   Additionally, existing industrial 
uses are located across the railroad tracks to the north 
which may add to the noise levels, however; it does place 
the site in a good position for being walkable to existing 
employment opportunities, as well as to the downtown (a 
15-minute walk).

A full range of utilities, including municipal sewer and water, 
already exist along the perimeters of the site, and an 
existing access road has been built along the northern 
portion of the property to allow for inspection and 
maintenance of the city’s wastewater infrastructure.

Lastly, this would be the first development project south of 
the railroad tracks and would establish the street pattern 
and general feel for future development as it expands to the 
south and west.

Site Overview & Existing Conditions

Figure 8: Existing Site Conditions
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City Council Engagement
Public engagement for this effort was in the form of a 90-
minute workshop conducted at a special  City Council 
meeting on July 8, 2025.   

The workshop consisted of providing an overview of the site 
and intended project outcomes, some educational aspects 
on the current affordable housing issue and how the city 
relates to it, as well as conducting a handful of exercises 
with Council members to identify preferred characteristics 
of both the housing and broader neighborhood components 
of the eventual concept plan designs. comments.

Three different exercises were  conducted during the 
workshop over the course of approximately 90 minutes. 
One was very short survey regarding individual Council 
member’s own housing situation, a “BrainWriting” exercise 
focused on neighborhood characteristics, and a visual 
preference survey focused on housing styles. These types
of exercises have proven useful in past Cedar projects to 
assist in gauging a community’s perception and opinions 
related to workforce housing topics and to generate initial 
parameters for consideration in the concept plans. The 
results served as a guide for the preparation of the two 
initial Concept Plans.

The “BrainWriting” exercise produced a multitude of ideas 
and preferences about how the Crossing Point property 
should be developed:

Preferred Neighborhood Level Characteristics
• Extension of city neighborhoods with smaller lots.
• Park-like setting.

Preferred Neighborhood Level Characteristics
• Emphasis on aesthetics (home and landscaping).
• Sound/sight barrier along railroad.
• Small (yet adequate) lots/yards.
• Water access.
• Shared greenspace.
• Narrow streets (parking on one side).
• Use of alleys / limit driveways on street.
• Limited sidewalks and a perimeter trail.

City Council Engagement Results

Preferred Home & Lot Characteristics
• Primarily owner occupied (for sale) with minimal condo 

(HOA) ownership, and some rentals.
• Primarily single-family (some 2 story) with some duplex 

units (side by side w/garage in middle)
• Smaller homes (1,000-1,500 sq. ft.).
• Primarily 2 bedroom with some 3-bedroom.
• No basements (to reduce costs)
• Shared driveways (to reduce costs and impervious 

surfaces
• Some need to have garages, some could do with carports 

– provide options.
• Sheds, ample storage.
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Visual Preference Survey Results
A Visual Preference Survey was conducted with participants 
using a series of 20 different photographs which 
represented different workforce housing styles and 
densities. These ranged from small Accessory Dwelling 
Units (ADUs) to larger apartment complexes. In-between 
was a mix single family home styles and small multiple-
family structures. Some pictures were taken locally, others 
from nearby communities, and some from projects outside 
the state.   

The photos were shown for approximately 20 seconds each 
with Councilors rating each one using a standardized form.
The Council’s individual ranking surveys were summarized 
and resulted in several common style preferences as 
indicated by the pictures shown in Figure 9.  Note that most 
styles do not have visible garages.

City Council Engagement Results
Figure 9:  Top Five Ranked Housing Styles
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Overview
Two proposed Concept Plans (Figures 10 and 11) were 
developed based on many of the needs and desires 
expressed during the Council engagement workshop, as 
well as by using design best practices for reducing housing 
and development infrastructure costs.  Several dozen 
concept iterations were crafted by Cedar Corporation with 
the proposed Concept Plans being recommended by the 
Leadership Team based on their ability to meet most, if not 
all design considerations. 

Inherent to both Concept Plans is the use of a grid-based 
street system which can establish the overall street 
pattern for adjacent lands as development occurs.  This 
street pattern creates walkable block lengths and a variety 
of lot sizes to instill a traditional neighborhood feel which 
is pedestrian scaled. 

As shown in Table 5, just over 30% of the site is dedicated 
to residential lots in both Concept Plans.  The balance of 
the parcel nearly evenly split for use as street right-of-way 
(17.8 to 19.4%), public greenspace (25.6%), or the 
preservation of existing wetlands (24.4%). 

Based on these designs, the two Concept Plans can 
accommodate 34 to 36 housing units with a gross density 
near 5.0 units per acre, and a net density of 15.5 units per 
acre.  

Workforce Housing Concept Plans

Table 5: Concept Plan Land Use & Density Statistics

Concept #1 – Traditional Small Lot Concept #2 – Cottage Cluster

The dwellings themselves can be individual detached 
structures - often called cottages; attached structures such 
as townhouses, duplexes or even 3-4 plexes.  The dwellings 
are clustered together facing  each other across a courtyard, 
rather than arranged in a traditional grid along public streets. 
Dwellings share common amenities such as green space,
parking areas, and community buildings. 

Due to the size of cottage style housing, the structure should 
be more affordable to young families/workers, those looking 
to downsize (empty nesters), as well as retirees. 

The proposed Concept Plan layouts vary in that Concept #1 
illustrates a traditional, small lot, residential neighborhood 
which has parking access from the street side of the lot.  
Concept #2 on the other hand flips things around to create a 
Cottage Cluster style of development, with all homes 
centered on a common greenspace and vehicle access being 
at the rear of the home.

Cottage style housing typically includes groups of 4 to 16 
smaller dwellings clustered together around a common green 
space; more than one such grouping can be developed on the 
same site.  
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Objective #2:  This is a mixed income neighborhood.
Mixed-income neighborhoods are residential areas where 
people with different incomes can live.  This is 
accomplished through having a mix of market-rate and 
affordable housing in both owner-occupied and rental 
forms.

 Ensures that a diverse range of individuals and families 
can access quality housing. 

 Supports economic diversity and strengthens the social 
fabric of the community by allowing people from various 
backgrounds to live and thrive together.

 Ideally, these units will be geared toward the Peshtigo 
area’s existing and new workforce and will serve those in 
the missing middle (60-120% of Marinette County MHI) 
income brackets.

Objective #3:  This is a walkable neighborhood.
A walkable neighborhood is designed to be safe, 
accessible, and convenient for people to walk around. 
Walkability is especially important for seniors as it can 
enhance quality of life, encourage independence, and 
foster community interaction. Some characteristics of 
walkable neighborhoods incorporated into the concept 
include: 

 The overall scale of the development – smaller lot sizes, 
smaller building footprints, and smaller building 
setbacks – help to create a pedestrian scaled 
environment that is in close proximity to the City’s 
downtown.

 The provision of sidewalks on at least one side of each 
street create safe passage for people walking and biking 
.

 Street rights-of-way and pavement widths have been 
reduced from typical standards (50’ vs. 66’ ROW and 22’ 
vs. 32’ pavements, even narrower in Concept #2’s 
“alleyways”) not only to save on infrastructure costs but 
also ensure the land available for development is 
maximized. 

 Well-lit streets and low-speeds make it more inviting 
and safer for walkers.

The Concept Plans were prepared based on information 
obtained from the City Council as well as applying a variety 
of best practices.  In order to adequate identify and discuss 
various components of the Concept Plan, a series of 
objectives were created to assist in guiding future property 
developers:

Objective #1:  This is an affordable neighborhood.
Having new housing which is affordable to residents and 
newcomers will be important.  A variety of both rental and 
owner-occupied units are planned to accommodate diverse 
household types, including young couples, families, and 
seniors.

 A diverse set of housing types are provided which are 
generally on the smaller side, averaging about 1,000 sq. 
ft. and generally do not include garages.  Both concept 
plans integrate a mix of one-story single-family (1 & 2 
bedroom), one-story and one and one-half story duplex 
(2 & 3 bedroom), and one-story tri-plexes (1 & 2 
bedroom).   Approximately 65% of the units are targeted 
for owner-occupied living.

 Single family home construction costs will likely range 
between – $165,000 to $275,000 per unit for a 1,000 
square foot home (see Table 6).

 Rental unit construction (duplex and tri-plex units) costs 
will likely range between $138,000 - $250,000 per unit. 

Workforce Housing Concept Plans
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Objective #4:  This is a healthy neighborhood.
The Crossing Point neighborhood is intended to provide a 
safe place to live, without hazards or pollution, where 
everyone can be active, and access fresh, affordable, 
nutritious food:

 Health is emphasized through the neighborhood’s 
walkable scale and its proximity and connectivity to 
nearby downtown for groceries and other 
goods/services.

 Sidewalks and off-street trails are provided for safe 
pedestrian movement, exercise, and recreation.

 Community open space (park and perimeter greenway) 
allows for  the enjoyment of nature and community open 
space for recreation.

 Green infrastructure promotes plant diversity, and 
improved water quality.

 The preservation of existing trees and planting of new 
ones within the rights-of-way provide greenery, habitat, 
oxygen, stormwater management, and shade to curb 
heat island effects.

Objective #6:  This is an accessible and resilient 
neighborhood.
A resilient neighborhood is a community that can adapt and 
thrive in the face of environmental, social, and economic 
changes. It is designed to be sustainable and can recover 
from or avoid intense events like floods or drought.

 Floodplain and wetland areas are preserved and 
protected.

 All infrastructure (sidewalks, streets, parks, etc.) are ADA 
accessible.

 New homes are designed to be barrier free and allow for 
aging in place.

 New homes are built with energy efficiency in mind, as 
reducing utility costs can reduce overall housing costs.

 Powerlines are buried underground to reduce storm-
related outages.

 Trees and terrace bioswales (green infrastructure) are 
provided to better manage stormwater.

 Renewable energy, particularly solar, is integrated into the 
neighborhood on rooftops and located strategically in 
public and private greenspaces.

Objective #5:  This is a social neighborhood.
Too often, people are forgotten about in the design of a 
neighborhood.  This can affect perceived safety, aesthetic 
quality, and place attachment, as well as foster inactivity and 
isolation in individuals.  The Crossing Point neighborhood 
intends to provide more significant and intentional 
interactions amongst it residents.

 Smaller lot sizes and a generally higher density increase 
the number of people, and hence the opportunities for 
interaction of neighbors.

 Homes have front porches and sidewalks which 
encourage interactions between the private and public 
realm. 

 Clustered mailboxes are strategically sited to provide 
opportunities for the interaction of neighbors.

 Park space and greenspaces are ADA accessible and 
create places dedicated to planned and happenstance 
interactions.  They serve as focal points and gathering 
places for the neighborhood and community.

Workforce Housing Concept Plans
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Missing Middle Housing
The Concept Plans relies heavily on the use of what is now 
commonly referred to as “Missing Middle” Housing (Figure 
12).  The “missing middle” describes housing types with 
densities that fall between detached single-family homes 
and larger mid-rise multi-family buildings. Housing types 
include duplex, tri-plex & four-plex, courtyard apartments, 
townhouses, live/work units, among others.  While these 
unit types typically provide for medium density, they often 
have a lower perceived density due to their design and small 
building footprint. A wide variety of affordable “missing 
middle” housing styles, ranging from 700 to 
1,300 square feet can be built on lots as small as 4,000 
square feet and with as little frontage as 30 feet. 

Missing middle building types blend attainability, livability, 
and feasibility (Figure 13) and can help developers maximize 
affordability and returns without compromising quality by 
providing housing types that are simple and affordable to 
build. Figure 14 contains additional examples of these 
styles.

Proposed Concept Plan Home Styles
It was clear from the initial input received that a variety of 
housing types and styles will be needed to create a 
successful neighborhood.  The styles indicated below and 
on the previous pages (Figs. 10 and 11) represent 
conceptual designs which may fill the needs and desires of 
residents as well as newcomers. 

• Single Family – 1 story / 1 and 2 bedroom 
• Duplex – 1 story & 1-1/2 story 2 & 3 bedroom
• Triplex – 1 story / 1 and 2 bedroom

As shown in the  home construction cost estimates (Table 
6), the inclusion of a basement (vs. slab), or a garage, 
significantly changes the costs.

Regardless of the final home designs, the following 
characteristics were felt to be important in order to retain 
feasibility, but also to enhance the character of the 
neighborhood as it develops.

• Small home footprints with front porches.
• At-grade (slab) construction vs. basement.
• No garages initially, and if built eventually, placed 

towards rear of property.
• Keeping simple rooflines on homes
• Incorporation of front porches.

Workforce Housing Concept Plans

Figure 12: Missing Middle Housing

Figure 13: Missing Middle Housing Ideals

Source: Opticos, 2024
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Workforce Housing Concept Plans
Figure 14: Other Missing Middle Housing Examples

DuplexSingle-Family Tri-Plex
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Home Construction Costs
Home construction costs have skyrocketed since the 
pandemic due to many factors, including material costs, 
transportation costs, supply chain delays, increased labor 
wages, and labor shortages, among others.  The proposed 
housing styles for these Concept Plans are not immune to 
these conditions unfortunately.  

Table 6 illustrates the expected range of costs for the 
construction of new homes based on the generalized styles 
shown in Figures 9 and 14.  Basic/builder-grade home 
construction costs range in the $175 to $225 per square foot, 
with semi-custom homes approaching $300 per square foot.  
These costs are for construction only and do not include the 
cost of the land/lot.  Based on an estimated size of 1,000 
square feet per unit, the lowest cost per unit range is from 
$138,333 to $173,333 for the three-unit triplex homes and 
$165,000 to $215,000 for the single-family homes.

Workforce Housing Concept Plans

More specifically, these variables could include: 

 Home size (i.e., 1,300 sq. ft. vs. 800 sq. ft.).
 Basement vs. At Grade (slab) construction.
 Inclusion of a garage.
 Complex roofline / Simple roofline
 Quality of materials and finishes (both interior and 

exterior)

Table 6:  Estimated Home Construction Costs by Type

Source: Reinbrecht Homes, 2024

Figure 15: Costs of Building a Typical House

Given the construction costs expressed here, there will 
certainly be continued challenges with ensuring these 
homes are “affordable” based on the previous definitions.  
More detailed information on the actual ‘market’ for these 
homes may steer the city into considering additional home 
styles which are either smaller or larger than those listed in 
Table 6.  The option of considering high-quality 
manufactured housing may also provide a solution to 
lowering the costs of home construction. 

Construction Cost Variables
Aside from basic costs like land acquisition and 
infrastructure, other variables exist which ultimately 
determine the construction cost of a home (Figure 15).
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Infrastructure Needs
The creation of a new residential neighborhood will entail the 
installation of a variety of infrastructure components.  The site has 
existing municipal water and sewer mains adjacent to it which allow 
for easy connection to these systems.  Based on depth and 
topography, a gravity sewer collection system would be used.   A 
listing of the general types of infrastructure required for either 
Concept Plan is shown and listed in Figure 16. 

Construction Costs
Just as home construction costs have skyrocketed since the 
pandemic, so too have the costs for municipal infrastructure as 
materials prices continue to increase.

The U.S. Bureau of Labor Statistics (BLS) has created an index that 
tracks average selling price changes for materials used in building, 
measuring costs from the seller's view to help local governments and 
others understand shifts in wholesale material costs impacting 
project expenses.  A value of 100 represents the base year (1982 in 
this case) and every point increase represents a 1% change in prices.   
The index was at 234.3 in April 2020 and increased to a post-
pandemic high of 353.0 in May 2022. The index has come down since 
then but is still at an elevated level of 338.6 as of November 2025.

Tables 8a and 8b illustrate the estimated costs of infrastructure for 
either Concept Plan is approximately $2.6M, with a significant portion 
being the construction of a storm shelter/recreational pavilion 
($650k). The total cost of infrastructure per housing unit is roughly 
$75,000 as shown Table 7.  These estimates are subject to change 
based on the timing of any new development proposal but can at 
least provide a rough idea of how much those costs may be.   

Workforce Housing Concept Plans

Figure 16: Proposed Infrastructure Improvements

Streets / Parking
Curb/Gutter

Sidewalks

Water Mains
Sewer Mains

Shutoffs
Meters

Stormwater Ponds
Recreational Paths

Storm Shelter
Playgrounds

Kayak Launch

Table 7: Infrastructure Costs Per Acre, Lot, and Unit
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Tables 8a / 8b:  Opinions of Probable Cost - Infrastructure
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Project Funding & Financing

Overview
Affordable housing projects can be expensive given the factors 
discussed previously. The need for developers to have various 
investors, financiers, subsidies, and incentives have never 
been higher.  The funding strategy that is prepared by 
developers is typically referred to as the capital stack and 
represents the different layers of financing sources that go into 
funding the purchase and improvement of a real estate project. 
Among real estate professionals, capital stack may be referred 
to short-hand as the “cap stack.”

A capital stack (Fig. 17) will show the structure of all the capital 
invested in a property, including the types of debt and equity, 
and the priority of lenders and investors. The capital stack is 
important for determining an investor's returns and risk level  
as well as the degree of protections you’re afforded as an 
investor. The bottom of the stack has the lowest risk and 
returns, while the top has higher risk and potential returns.

The city will need to consider what a developer’s capital stack 
might look like for this project.  How many sources will it have?  
What are those sources?  How much of the stack relies on 
municipal incentives, in one form, or another?  While the 
capital stack, when matched up well with a market study, 
helps to ensure that a project is profitable, do also remember 
that the city could ask that profits be held to a ‘reasonable’ 
level on any future development.  As shown in Table 7, the cost 
per lot for infrastructure per lot is roughly $75,000.  That being 
said, a market study should also evaluate the reasonable 
expectations for lot sales values.

Project Funding Strategy
The approximate $2.6M cost to construct the Crossing Point 
site’s infrastructure (Tables 8a/8b) would be a major burden to 
a private developer.  If a developer needed to cover these costs 
entirely, the project would not likely pencil out.  Therefore, the 
city will need to consider providing incentives to include in the 
developer’s capital stack.  This is not unusual now as most 
communities are finding that they now need to subsidize 
residential development, similar to how commercial and 
industrial development have been for decades.  

There are five primary incentive sources to be considered for 
use by the City as follows; 

1. Land Donation - The city has the ability to give the land to 
a developer (i.e., sell for $1) which can reduce land 
acquisition costs.  This arrangement and any conditions for 
its sale would be spelled out in a developer’s agreement.  

The value of this land, based on reviews of other riverfront 
properties for sale in this portion of Marinette County 
could potentially range from $15-$30k per acre – or about 
$100,000-$200,000 total.  The city could have an appraisal 
prepared if a figure cannot be agreed upon in the 
developer’s agreement.

Figure 17:  Example of a Capital Stack

TOTAL DEVELOPMENT COST $13,055,713 

First Mortgage $2,675,000 

9% Tax Credit Equity $7,234,277 

Tax Incremental Financing 
(TIF) 

$715,000 

WHEDA Second Mortgage $560,000 

State HOME Funds $500,000 

Federal Home Loan AHP 
Funds 

$675,000 

Deferred Developer Fee $21,436 

Pioneer Ridge –Wisconsin Dells (2022, by Movin’ Out)
• 72 units of mixed-income housing
• 18 units targeted to households w/permanent disability.
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Project Funding & Financing

2. Tax Increment Financing – TIF can help pay for 
infrastructure investments by capturing property tax 
revenue from the newly developed property.  The city 
currently has one active Tax Increment Finance District (TID 
#2) which includes lands primarily associated with its 
Industrial Park on the north side of the city. TID #2 is a 
“mixed use” district and was created in 2023, and has a 
maximum life of 20 years, expiring in 2043.   A new TID 
would likely be required to assist with the project if it can 
meet the statutory requirements.

3. Grants – A variety of grant, low-interest loan, or tax credit 
opportunities may exist to assist with the financing of the 
overall project.  These funding sources may be applicable to 
the city for the construction of infrastructure, or they may 
be directed toward the developer to help ensure their 
project pencils out and units are more affordable.  More 
information about funding programs and potential grant 
and loan sources are contained in Appendix B.

On the city’s end, federal and state grant and low-interest 
loan programs exist which may cover portions of the costs 
for roads, sewer, water, stormwater, sidewalks/paths, tree 
planting, and recreation related improvements.  The city 
may need to budget for and cover any matching fund 
requirements for a particular grant, however; many 
programs will cover 50% to 80% of costs typically.  
Reducing the overall infrastructure cost in this manner will 
place less of a financial burden on the developer. 

On the developer’s side of things, there are several grant 
programs which may be applicable through WHEDA which 
could assist with infrastructure costs.  These opportunities 
should be reviewed early on with any prospective developer 
to ensure alignment with program specifics.

4. Process Cost Reductions - The city could consider 
modifying existing ordinances and policies to effectively 
reduce the timeframes necessary to receive development-
related reviews and approvals or even reduce or eliminate 
fees associated with municipal actions. 

5. Other Financial Tools – The city also has a few additional 
tools which could be utilized, to reduce costs to the 
developer for infrastructure, including:

• General budget allocations could be made if the Council 
felt it was a priority with respect to overall city needs. 
Short or long-term borrowing for the entire project may 
also be an option, and these items should be considered 
during developer negotiations.

• Deferred assessments delay the developer’s payment of 
infrastructure costs for a specific time-period, or based 
on specific conditions, such as lot sales.  Deferred 
assessment may or may not include interest charges. 

.

• Impact fees can be established and are 
governed by Wisconsin Statute 66.0617, which 
authorizes charges on developers to fund 
capital costs for public facilities (sewage, 
water, parks, traffic) necessitated by new 
development. Fees must be proportional, 
based on a needs assessment, and cannot 
exceed the cost of the improvements. 

• A corporate or individual fundraising campaign 
could be created mainly to fund the proposed 
recreational improvements as shown in the 
Concept Plans.   Naming rights for the shelter, 
playground, or kayak launch could be 
incorporated, as well as in-kind gifts for 
products or services such as trees and 
landscaping. 
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Project Funding & Financing

Potential For Homeowner Assistance?
In addition to utilizing TID increments to assist with 
infrastructure, they could also be used creatively to help 
new homeowners directly by subsidizing a portion of the 
home purchase for households which meet certain income 
requirements.   

For example, TID funds might be used to create a 
downpayment assistance program for home purchases, 
through the use of either no-interest loans, or even grants, 
based on criteria established by the city. 

Table 9:  Estimated Local Property Tax Revenue Generation (Concept Plan #2)

Estimated Tax Revenue Generation
The project as proposed could ultimately lead to a market 
value of about $7.8 million in new residential development 
on the Crossing Point site based on the information shown 
in Table 9.  This estimate utilizes the highest cost per unit 
option from Table 6 and the total number of units from 
Concept Plan #2.   

Assuming the assessed value ratio remains the same, the 
total assessed value estimate of the new development 
would be approximately $7.75 million. By applying the 
current taxing jurisdiction’s mill rates, a total of nearly 
$110,000 would be generated in taxes (TID increment) 
annually from this development, once completed. 
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Development Process Alternatives

Overview
The development of the Crossing Point property could be 
accomplished in several different ways.  Property development 
can be very complicated and time-consuming.  Therefore, it is 
in the city’s best interest to choose an option which expedites 
this process yet leaves them with a comfortable amount of 
control. 

Land Development Options

Standard Development Process 
A typical process for development in this scenario is to have 
the city transfer the property to a private developer, at or below 
the property’s market value and the developer would be 
responsible for all aspects and costs related to the 
development and construction process.  This would typically 
include items such as financing, re-zoning (if necessary), re-
platting, construction of infrastructure, the construction of 
homes (or selling the lots to builders), and marketing (Figure 
18).

In this situation, the city could invest additional time to ensure 
that local approvals for zoning are addressed in advance, 
thereby saving the developer time and money.   The city would 
need to either work with existing development partners or 
market the opportunity by issuing a  “Request for Proposals” 
(RFP) which is based partly on adherence to elements of the 
Concept Plan.  A developer’s agreement would ultimately be 
prepared to reduce the city’s risk and ensure conformance 
with a negotiated financial and development conditions.

City as Developer
This option keeps the city in control of not only the property  
but would also make them responsible for meeting the intent 
of the concept plan elements.  

The city would be responsible for all development related 
planning and approvals, including re-zoning, re-platting, 
constructing the infrastructure, and ultimately selling the lots 
to individual or groups of builders who agree to meet 
requirements regarding details of the homes to be 
constructed.   

In this scenario, the city runs the risk of not recouping the 
costs it has outlaid to develop the property.  This includes 
infrastructure beyond the what the grant covers, as well as the 
costs of regulatory approvals, engineering, marketing, and 
other administrative tasks.   

The potential benefit of this method is that the city could 
better control the cost of the residential lots to owners or 
builders, perhaps even subsidizing the lot sales costs for 
households that fall within the income target of 60% to 120% 
of the County Median Income. 

Market Study PreparationMarket Study Preparation

Site/Project MarketingSite/Project Marketing

Land Use Approvals & Developer 
Agreement(s)

Land Use Approvals & Developer 
Agreement(s)

Infrastructure InstallationInfrastructure Installation

Lot Sales / Home ConstructionLot Sales / Home Construction

Figure 18: Standard Development Process
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Code Amendment Needs

Importance of Code Reforms
The nationwide housing shortage has sparked significant 
discussion regarding the inability of communities to allow for 
affordable workforce housing based on having antiquated 
zoning and land division codes.  Many municipal codes require 
large lots, deep setbacks, low densities, limited housing 
options, and excessive parking requirements. Such regulations 
can restrict opportunities for housing, increasing costs for 
developers, individuals, and communities while perpetuating 
sprawling, auto-oriented development.  General changes can 
be made to ordinances to better accommodate affordable 
housing such as: 

1. Allowing multi-unit housing as permitted uses in single-
family zoning districts.  This could also include the 
allowance of accessory dwellings units (ADUs) by right 
within certain residential zoning districts.

2. Reducing minimum lot sizes and widths to reduce costs 
associated with lot purchases.

3. Reducing setbacks to keep the homes closer to the street, 
thereby benefiting the pedestrian nature of the 
development, while also reducing costs for private laterals.  

4. Reduce or eliminate parking minimums. 

5. Streamline application processes, including standards 
that direct development outcomes and placing a time limit 
on municipal response.  Reducing permit fees may also 
help.

Zoning Approaches & Needs
Several approaches exist for city to create a regulation 
structure which improves the ability for accommodating 
affordable workforce housing.  The city can either modify its 
existing zoning regulations to allow for a development similar 
to the Concept Plans as a “by right” use, and / or apply its 
current Planned Unit Development protocols which allow for 
some level of flexibility regarding dimensional and other 
standards.

Table 10:  Proposed Changes to City of Peshtigo Zoning District Dimensional Standards

Use of Existing Zoning Districts
This option will require the city to amend the Zoning Code to 
ease various residential zoning district dimensional standards 
which would then apply universally throughout the city. Table 
10 contains recommendations (red text) for dimensional 
standard changes which will give greater flexibility for 
achieving the Concept Plan(s) intent.  Specifically, the 
following changes should be considered, at a minimum:

 Reducing minimum lot sizes in the R-1 and R-2 Districts 
from 12,000 sq. ft. and 9,000 sq. ft. to 6,000 sq. ft. and a 
slight reduction in the R-3 District from 10,800 sq. ft. to 
10,000 sq. ft. 

 Reducing minimum lot frontage widths as follows: R-1 
District from 90 feet to 40 feet; R-2 District from 70 feet to 
40 feet, and; R-3 District from 90 feet to 70 feet.

 Reducing front yard building setbacks in the R-1, R-2, and R-
3 Districts from 40 feet to 10 feet from the right-of-way.

 Reducing rear yard building setbacks in all three Districts 
from 20 feet to 10 feet.

 Reducing side yard building setbacks in the R-1 and R-2 
Districts from 10 feet to 5 feet.  Note: Single-family and 
duplex homes are regulated by Uniform Dwelling Code 
(UDC) and require a minimum 3-foot side setback to 
eliminate the need for fire-rated walls.  Multi-family uses (3+ 
units) are regulated by the International Development Code 
(IDC) and requires a 15-foot minimum side yard setback. 

Existing Proposed Existing Proposed Existing Proposed Existing Proposed Existing Proposed
R-1 Single Family Residential 90 feet 40 feet 12,000 sq. ft. 6,000 sq. ft. 40 feet 10 feet 20 feet 10 feet 10 feet 5 feet
R-2 Single Family Residential 70 feet 40 feet 9,000 sq. ft. 6,000 sq. ft. 40 feet 10 feet 20 feet 10 feet 10 feet 5 feet

R-3 Multiple-Family Residential 90 feet 70 feet 10,800 sq. ft. 10,000 sq. ft. 40 feet 10 feet 20 feet 10 feet 10 feet 15 feet
Note: All R zoning districts require 2 parking stalls per unit.  This could be reduced to one stall per unit.

Source: City of Peshtigo Zoning Code, 2025 and Cedar Corporation, 2025.

Zoning District
Zoning District Dimensional Standard

Min. Lot Width Min. Lot Area Front Yard Setback Rear Yard Setback Side Yard Setback
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Code Amendment Needs / Plan Recommendations

Planned Unit Development (PUD)
Chapter 52, Article IV of the City of Peshtigo’s Zoning Code 
contains provisions for Planned Unit Developments, or PUDs. 
In general, a PUD allows developers to build a project with 
more flexibility in design and land use than standard zoning 
permits, often by enabling mixed-use development, the 
clustering of buildings, and creation of larger open spaces, 
while still adhering to overall community density goals.

As is typical with most PUD provisions, the city’s zoning code 
states that:

“..the requirements for lot area, lot width, side yard, rear 
yard, front yard, lot coverage and building height shall be 
consistent with sound planning and zoning principles. 
However, lots and buildings may be approved which do not 
meet the dimensional requirements in other districts of this 
article. Such requirements are made a part of an approved 
recorded precise development plan and shall be, along 
with the recorded plat itself, construed to be and enforced 
in accordance with this article.”

PUDs are typically implemented as an ‘overlay’ district. 
Under a PUD application, specific requests for relief are 
made on the underlying zoning district’s dimensional 
standards (or other requirements).  The nature of this relief 
can vary and any agreed upon variations from the underlying 
code would be made and formalized only after being 
approved by the Plan Commission and City Council.  

6. Prepare detailed Park Site Master Plan for the 
neighborhood park and the perimeter greenway master 
plan in time for preparation of future WDNR grant 
applications (2026/2027).

7. Prepare and adopt amendments to the city’s Zoning 
Ordinance and Land Division codes as required to 
facilitate development of this new neighborhood as 
recommended (2027/2028).

8. Determine the best development approach (private or by 
city).  If the former, identify a preferred project developer 
and/or prepare and distribute a Request for Proposals 
(RFP) document to market the opportunity (2026).

9. Evaluate options and opportunities for creating a new TIF 
District to assist in funding infrastructure improvements 
for the project (2026). 

10. Pre-emptively re-zone the subject property from its 
current Industrial District designation to an R-2 
Residential District (2026).

11. Apply for WDNR Stewardship grants (May 1 deadline) and 
WDNR Surface Water Management grants for park, 
recreation, trail, and stormwater improvements (2027).

12. Consider  how income restrictions and the creation of a 
homeownership support program may apply and be 
integrated into this new development to better to ensure 
it is serving the targeted population (ongoing). 

Land Division Code
Chapter 42 of the City of Peshtigo’s Code contains all 
provisions for the division of lands, whether via Certified 
Survey Map (CSM) or as a subdivision plat.  In order to allow 
for the construction of the proposed Concept Plan 
infrastructure, modifications to the Land Division code 
should primarily revolve around engineering standards for 
lesser width streets and requirements for sidewalks.

Plan Recommendations

Throughout the process of developing the Crossing Point 
Workforce Housing Concept Plans recommendations were 
generated to provide additional direction for facilitating new 
housing development on the site: 

1. Prepare a market study for the site and community to 
ensure that the local/regional market will align with the 
proposed housing types/costs and potential lot sale 
values (2026).

2. Prepare and adopt and updated Comprehensive 
Outdoor Recreation Plan to ensure future eligibility for 
WDNR Stewardship program grant opportunities for 
funding recreational improvements on the site 
(2026/2027).
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Appendix A – City Council Workshop Summary
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Appendix B – Housing Related Funding & Assistance Programs
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Municipal Oriented Funding Programs

General Fund Allocation / Bonding
Communities may allocate unrestricted General Fund dollars to 
cover a range of project and program expenditures. Jurisdictions’ 
general funds comprise revenues from multiple sources, primarily 
property tax revenue. The prioritization of General Fund revenues 
to support projects and programs would likely be determined 
annually as part of the budget approval process and funding 
priorities. General obligation-local improvement bonds are a 
temporary increase in property tax rates to finance public 
improvements (typically over 20 to 30 years).   Financial capacity 
can be quite significant and is typically used for public capital 
improvements. Municipalities are authorized to issue bonds to 
"finance any project undertaken for a public purpose." Wis. Stat §
67.04(2)(a). A "project" is the "acquisition, leasing, planning, 
design, construction, development, extension, enlargement, 
renovation, rebuilding, repair or improvement of land, waters, 
property, highways, buildings, equipment or facilities." Wis. Stat §
67.04(1)(ar). 

Special Assessments
Special assessments are charges for a portion of the cost of 
streets, alleys, and sidewalk improvements that are assessed, per 
State Statute, to abutting properties by action of a governing body. 
Assessments are used as a method of financing major 
construction to offset the principal and interest of loans used for 
construction and major maintenance. Assessments per property 
typically only occur once every 20–25 years, but options exist for 
new development projects, such as deferring special 
assessments until lots are sold. The entire special assessment 
process is governed by State Statutes and municipal ordinances.

Tax Increment Financing (TIF)
One of the best economic development tools available for 
communities, a TIF District is a financing tool that allows 
municipalities to invest in infrastructure and other improvements 
and pay for these investments by capturing property tax revenue 
from the newly developed property.  Typically, the amount of 
assistance for a project is based on the increased assessed value, 
number of jobs created or retained, the type of project, and 
impact on the community.  There are also a variety of limitations 
regarding the amounts of new residential development which can 
be considered in a newly formed TIF District.

Impact Fees
Impact fees are created by ordinance to assist with covering the 
costs of a variety of new community facilities and infrastructure. 
An impact fee ordinance’s purpose is to “promote the public 
health, safety, and general welfare of the community and to 
facilitate the adequate provision of parks, playgrounds and land 
for athletic fields, water supply storage facilities, fire protection 
and law enforcement facilities by imposing impact fees upon 
developers to pay for the capital costs of public facilities that are 
necessary to accommodate land development.”  An ordinance 
typically breaks out the impact fees for both residential and non-
residential development and are typically based on the number 
and type of housing units (or building square footage for non-
residential uses) for the purposes of calculating fees. 

State Infrastructure Bank Program
The State Infrastructure Bank Program is a revolving loan program 
that helps communities provide transportation infrastructure 
improvements to preserve, promote, and encourage economic 
development and/or to promote transportation efficiency, safety, 
and mobility. Loans obtained through SIB funding can be used in 
conjunction with other programs.

Other Project Funding/Incentive Methods
Most developer incentive revolve around providing cash or 
infrastructure through a Tax Increment Finance District.   Other 
developer incentive options which could be considered by the city 
to reduce development costs include, but are not limited to: 

• Covering infrastructure costs through grants.
• The ‘gifting’ of land for development (i.e., sell for $1).
• Providing flexibility or relief from development standards within 

the code of ordinances. 
• Development approval streamlining (time is money!).
• Usage of pre-approved housing designs.
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Municipal Oriented Funding Programs
Recreation Grant Funding Programs

Land and Water Conservation Fund (WDNR)
The LWCF provides financial assistance to state agencies, 
counties, Cities, towns, school districts, cities, and Indian tribes 
for the acquisition and development of public outdoor 
recreation areas and facilities.  Deadline: Annually on May 1 / 
Local Match: 50%

Stewardship Assistance - Aids for the Acquisition and 
Development of Local Parks (WDNR)
This competitive grant is used for acquisition or development of 
public outdoor recreation areas for nature-based outdoor 
recreation, including trails.  Deadline: Annually on May 1 / Local 
Match: 50%

Stewardship Assistance - Urban Green Space Grants (WDNR)
Funding for acquisition of lands near urban areas to provide 
natural spaces, protect scenic features, or provide areas for 
community gardens.  Deadline: Annually on May 1 / Local 
Match: 50%

Urban Forestry Grants (WDNR)
Grants are available to support new, innovative projects which 
develop sustainable urban and community forestry programs; 
as well as startup grants to communities who wish to start or 
restart an urban forestry program, Deadline: Biannually (likely to 
be June & Oct. 2026) / Max. Funding: $5k-$25k / Local Match: 
50% cash or in-kind. 

Surface Water Grant Program (WDNR)
This program supports surface water management from start to 
finish. Whether an organization is looking for help with outreach, 
assessments and surveys, planning, project design, or 
management, there may be funding through this program which 
can help you. Funds can be used for a wide variety of projects 
related to surface water, under one of two general categories: 
Education & Planning or Management Projects.  Deadline: 
Annually on May 1 / Local Match: 25-33%.

Community Facility Guaranteed Loans (USDA)
These loans provide funding for essential community facilities, 
including recreational facilities.  Applicants must be public bodies, 
federally recognized Indian Tribes, or non-profit organizations.  Must 
have a population of 50,000 or fewer.  Deadline: Continuous / Max 
Funding: Based on $ available / Loan Terms: 40 yrs. max., interest rate 
negotiated.

Stormwater Grant Funding Programs

Urban Non-point Source & Stormwater Grants (WDNR)
Governmental units are eligible for grants to improve urban water 
quality by limiting or ending sources of urban non-point source (run-
off) pollution.  All projects are selected for funding based on a 
competitive process. Construction projects designed to control storm 
water runoff rates, volumes, and discharge quality from non-point 
sources within existing development are eligible for UNPS and SW 
construction grant funding. Governmental units can be reimbursed up 
to 50% to construct BMPs.  Eligible activities include, but are not 
limited to, construction of BMPs, engineering design, land acquisition, 
and shoreland stabilization. Deadline: Annually on April 15 / Max 
grant: $200k / Local Match: 50%

Clean Water Fund Program (WDNR)
This program offers subsidized interest rate loans and principal 
forgiveness (grants) to local units of government to construct or 
modify wastewater systems or construct urban storm water best 
management practices. Funding from this program is typically used 
for the planning, design, and construction of publicly owned 
wastewater and storm water systems and infrastructure, such as 
collection, transmission, storage, treatment, and disposal. Deadline: 
Annually, ITA’s Oct. 31 for following state fiscal year funding. 
Application deadline Sept. 30 if requesting principal forgiveness.
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Municipal Oriented Funding Programs
Community Development, continued……….

AARP Small Dollar, Big Impact Grants
Wisconsin AARP’s “Small Dollar, Big Impact” grants will be 
awarded to new projects that are designed to improve a 
community and make it a better place for everyone to live, work, 
and play as they age. Grants of up to $1,000 will be awarded to 
at least one eligible applicant. The grant amount could be a 
portion of, or the total cost for the project. All projects must be 
completed within 60 days from winner announcement. Projects 
should be simple, short-term, low-cost solutions that could 
have remarkable impacts on the shaping of neighborhoods and 
cities.  The program is open to the following types of entities: 
501(C)(3), 501(C)(4) and 501(c)(6) nonprofits, Government 
entities, Other types of organizations will be considered on a 
case-by-case basis, must be located within the State of 
Wisconsin. Deadline: Annually, Aug., Sep., and Oct. / Max. 
Funding: $1,000 / Local Match: None required.

Community Development Investment Grant (WEDC)
WEDC’s Community Development Investment (CDI) Grant 
Program supports community development and redevelopment 
efforts, primarily in downtown areas. The matching grants are 
awarded based on the ability of applicants to demonstrate the 
economic impact of the proposed project, including public and 
private partnership development, financial need and use of 
sustainable downtown development practices. Deadline: 
Continuous / Max. Funding: $250,000 / Local Match: 50%

Vibrant Spaces Grant (WEDC)
Provides grant funds designed to assist with creating vibrant and 
engaging communities that makes it easier to recruit and retain 
residents, sustain a robust labor force, and enhance local 
quality of life.   Deadline: Continuous w/40 awards being made 
in FY2026 / Max Funding: $50k / Local Match: 1:1 Match of Grant 
Amount 

T-Mobile Hometown Grants
The  program funds projects to build, rebuild, or refresh 
community spaces that help foster local connections in your 
town. Projects should be shovel-ready, physical builds or 
improvements that can be completed within 12 months of 
receiving Hometown Grants funding.  Examples of eligible 
projects include but are not limited to  adaptive uses of older 
and historic buildings into community gathering spaces, 
improvements to outdoor parks or trails, Eligible entities include 
communities, tribal leaders, or non-profit organizations in towns 
with less than 50,000 people and should provide a community 
benefit where it might otherwise be difficult to secure funding. 
Deadline: Quarterly basis through 2026 (Jan-Mar, Apr-Jun, Jul-
Sep, Oct-Dec) / Maximum Grant: $50,000 / Local Match: None 
required.

Community Heart & Soul Seed Grant Program
Community Heart & Soul is a resident-driven process that 
engages the entire population of a town in identifying what they 
love most about their community, what future they want for it, 
and how to achieve it.  Developed and field-tested over a 
decade in partnership with over 90 small cities and towns 
across America, Community Heart & Soul is a proven process 
for engaging a community in shaping its future. The program 
provides $10,000 in startup funding for resident driven groups 
in small cities and towns to implement the Community Heart 
& Soul model. Grant funding requires a $10,000 cash match 
from the participating municipality or a partnering 
organization.  The program is designed for small cities and 
towns (population 2,500-30,000).    Deadline: Rolling basis / 
Local Match 50%

Wisconsin Public Service Charitable Giving Program (WPS)
Wisconsin Public Service (WPS) supports initiatives for 
community and neighborhood development, health and 
human services, arts and culture, education, and 
environment. 
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Developer Oriented Funding Programs
. 

Rental Housing Development (WDOA) 
The Rental Housing Development (RHD) Program assists eligible 
housing organizations, including Community Housing 
Development Organizations (CHDOs), with funds to develop 
affordable rental housing.  Funds may be used for acquisition, 
rehabilitation, and new construction activities.

Multi-Family Housing Programs (HUD)
HUD offers several multi-family programs to fund facility 
purchases, construction, rehabilitation, lead based paint 
abatement, energy conservation and accessibility 
improvements.  Deadline: Varies by program / Max. Funding: 
Varies / Local Match: Varies

Wisconsin Housing and Economic Development Authority 
(WHEDA)
WHEDA works to provide low-cost financing for housing and 
small business development in Wisconsin. Since 1972, WHEDA 
has financed tens of thousands of affordable rental units, 
helped more than 150,000 families purchase a home. WHEDA is 
a self-supporting public corporation that receives no tax dollars 
for its operations. 

 Low-Income Housing Tax Credit Program
The LIHTC program helps finance a project by granting a 
proposed development future tax credits.  These tax credits 
are typically sold at a discount to investors who provide the 
capital to finance the construction. 

Dept. of Agriculture (USDA) Rural Housing Programs
The following is a list of a variety of USDA rural housing loan and 
grant programs: 

 Rural Housing Site Loans are short term loans to finance 
development costs of subdivisions located in communities 
with a population less than 10,000 persons. Developed lots 
are to be sold to families with low to moderate household 
income (up to 115 percent of the county median income).

 Multi-Family Housing Direct Loans provide loans for the 
development of affordable rental housing in rural 
communities for seniors, individuals, and families. Low and 
very-low-income households are targeted as tenants, but 
moderate-income households are also eligible. Rural 
Development may also provide Rental Assistance (RA) with 
its loan to pay a portion of tenant shelter costs, reducing 
them to an affordable level (30 percent of adjusted income).

 Multi-Family Housing Guaranteed Loans serve the rental 
housing needs of low and moderate-income rural 
households by providing loan guarantees for newly 
constructed or rehabilitated rental property. Guarantees 
may be used along with other programs, such as the Low-
Income Tax Credit, HOME, and state rental assistance 
programs. Loans can be made for new construction 
moderate or substantial rehabilitation, acquisition of 
buildings that meet "special housing needs," and 
combination construction and permanent loans.

• Construction Plus Tax Credit Development Loan
Provides up to 3-year maximum term construction loans 
with a variety of application, origination, documentation, 
and structuring fees.  Eligible borrowers include for-profit, 
qualified non-profits, housing authorities, or other entities 
meeting criteria established by WHEDA.  Eligible 
developments must be residential rental housing for 
families, elderly, or people with disabilities. Eligible 
developments include apartments, including townhouses.  
Loans are available on new construction, with 20% of all 
units set aside for households with incomes not exceeding 
50% of County Median Income (CMI) or 40% of all units set 
aside for households with incomes not exceeding 60% of 
CMI.  Total rent plus utilities cannot exceed 30% of the CMI.

 Bond Financing
WHEDA offers multiple borrower selected options relating to 
Stand Alone tax exempt or taxable bond financing with fixed 
or variable term rates over a maximum of 35 years. Eligible 
borrowers include for-profit, qualified non-profits, housing 
authorities, or other entities meeting criteria established by 
WHEDA. Eligible developments  must be residential rental 
housing for families, elderly, or people with disabilities. Each 
rental unit must be complete and include separate tenant 
spaces for living, sleeping, cooking, eating, and sanitation. 
Shared tenant spaces are allowed only if the borrower is a 
qualified 501(c) (3) corporation.
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Developer Oriented Funding Programs

FOCUS ON ENERGY®
FOCUS ON ENERGY® partners with Wisconsin's electric and 
natural gas utilities to provide resources, incentives, and rebates 
to benefit all Wisconsinites. Focus on Energy is funded by 
Wisconsin’s investor-owned energy utilities and participating 
municipal and electric cooperative utilities.

• Multifamily Energy Design Assistance Program
For multi-family projects, this program helps to assess early-
stage design options for projected incremental costs and 
cost-savings based on energy use, operating income, and 
loan potential. Property owner and tenant benefits extend 
beyond energy savings: increased property values, lower 
maintenance costs, reduced greenhouse gas emissions, and 
improved tenant comfort, to name a few.

• IRA Home Energy Rebates
Used to add insulation and efficient heating and cooling 
equipment, this program offers two federal rebate programs: 
Home Efficiency Rebates (HOMES) which is available now, 
and Home Electrification and Appliance Rebates (HEAR), 
which launches soon.  Rebates are based on household 
income level and predicted energy savings from 
recommended upgrades identified in an assessment. There 
is a cost for the assessment, with low-income households 
being eligible for a $500 discount.   More information can be 
found here:  https://focusonenergy.com/get-started! 

WHEDA, continued….

Residential Housing Infrastructure Access Loan Program
This newer competitive loan program allows a residential 
housing developer to apply for a loan to cover the costs of 
installing, replacing, upgrading, or improving public 
infrastructure related to workforce housing or senior housing..  
The developer must apply to the program, but most of the 
requirements to be met are the burden of the municipality, 
including:   
• The local governmental must have made changes to 

applicable ordinances or regulations on or after January 1, 
2023, that reduce the costs of residential housing.  

• The municipality must have updated the housing element of 
its comprehensive plan in the last 5 years.

• All other development funding must be secured, and all 
necessary permits and approvals have been obtained for the 
housing infrastructure and the residential housing supported 
by such infrastructure.  

• In order to receive a low-interest rate loan, the development 
must provide affordable rents, which must remain affordable 
for at least 10 years following occupancy, or affordable 
purchase prices for the resulting housing, with affordability 
requirements to remain in place for 10 years after initial sale.  

• Loan amount may not exceed 10% of the total cost of 
development of the residential housing and related 
infrastructure for a loan to a governmental unit.

• Loan amount may not exceed 20% of the total cost of 
development of the residential housing and related 
infrastructure for a loan to a developer.
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Homeowner Oriented Funding Programs

Dept. of Agriculture (USDA) Rural Housing Programs
The mission of the US Department of Agriculture Rural Development is 
to improve the quality of life in rural areas. The following is a list of a 
variety of USDA rural housing loan and grant programs. A complete list 
of programs can be found on the USDA Rural Development Web Site:  
https://www.rd.usda.gov/about-rd/agencies/rural-housing-service

 Single Family Housing Direct Loans 
For families seeking financing to purchase (existing or new 
construction), repair, or improve a home. This subsidized housing 
program offers loan benefits as down payment assistance to 
enable purchase with a loan through a private lending source 
(Rural Development accepts a junior lien behind the primary 
lender) or as a sole source of assistance for purchase, repair, or 
improvement. Sole source assistance is limited to families who are 
unable to obtain any part of the credit needed from another 
lending source.

• Guaranteed Rural Housing (GRH) Loan Program
This program provides moderate income families with access to 
affordable home ownership in eligible rural areas. Approved GRH 
lenders provide home purchase financing requiring no down 
payment and can finance loan closing costs and repairs up to the 
property's appraised value.

Single Family Housing Programs (HUD)
HUD offers several single-family home programs, including homebuyer 
education and counseling, down payment assistance, rehabilitation, 
weatherization, mortgage insurance and reverse mortgages.  Some of 
these products, such as FHA loans, are available through approved 
lending institutions. 

Wisconsin Housing and Economic Development Authority (WHEDA)
WHEDA works to provide low-cost financing for housing and small 
business development in Wisconsin. Since 1972, WHEDA has financed 
tens of thousands of affordable rental units, helped more than 150,000 
families purchase a home. For more information on WHEDA programs, 
visit https://wheda.com.   

 WHEDA Advantage Conventional and WHEDA Advantage FHA 
Mortgages
These two programs provide affordable financing to first-time and 
repeat home-buyers.  The programs offer different terms to meet 
unique needs.  

 WHEDA Easy Close and Capital Access Down Payment 
Assistance Programs
Provides two options for first time homebuyers to reduce up-front 
cash needed for a down payment, closing costs, or homebuyer 
education.  Programs must be paired with a WHEDA mortgage. 

Federal Home Loan Bank of Chicago
FHLBank Chicago is a wholesale bank and one of 11 district FHLBanks 
chartered in 1932 by the U.S. Congress to support mortgage lending 
and community investment. Each FHLBank operates as an 
independent organization and is governed by a board of directors 
elected by its member institutions. As a cooperative, FHLBank Chicago 
provides reliable liquidity to its member banks, credit unions, 
insurance companies, and community development financial 
institutions located in Illinois and Wisconsin, focusing on the distinct 
needs of their individual businesses and communities. 

 Affordable Housing Program (AHP) General Fund. Member 
institutions partner with for- and not-for-profit developers, 
community organizations, units of government, public housing 
authorities, and tribal governments to apply for annual grants to 
subsidize the acquisition, new construction, and/or rehabilitation 
of affordable rental or owner-occupied housing. AHP subsidy is 
provided as a forgivable grant from the Federal Home Loan Bank of 
Chicago, through a member, to a project sponsor. 

 Downpayment Plus is a program that provides down payment and 
closing cost assistance for income-eligible homebuyers. The 
assistance is provided in the form of a forgivable grant paid on 
behalf of the borrower at the time the borrower closes on mortgage 
financing with a participating FHLBank Chicago member financial 
institution. Grants are forgiven on a monthly basis over a five-year 
retention period.

Northeastern Wisconsin Housing CDBG Loan Program
Brown County administers this program (which includes Marinette 
County). Eligible uses of these funds may align with the needs for new 
homeowners in the Crossing Point development, including homebuyer 
assistance such as down payment and eligible closing costs, as well as 
accessibility improvements such as wheelchair ramps and wider 
doorways for LMI households.  For more information, please contact 
Todd Mead at 920-448-6480.

Home Loan Guaranty Service (USDVA)
The Veterans Administration provides a variety of benefits for eligible 
veterans and their dependents.  Housing products include low-cost loans for 
purchase, construction, or repair of owner-occupied housing. 
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