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PREFACE

"If we are unable to find homes for these prospective employees the
complete equipment and manning of the new buildinga at this plant will
neceséarily be hampered and delayed, and would at the same time have a
serious effect upon the future policy of the officlals of this company. It
is no secret that our ability to man and operate the new buildings will
determine the propriety of making further extensions to the . . . plant. A
failure means that the officials of this company will not put millions of
deollars into new buildings anywhere unless the men needed to man these
buildings can be procured."(l)

That quotation is relevant to every community hoping to expand its
economic base. It is as true today as it was in 1917.

Thanks are extended to First National Bank of Warsaw -and Neal M.
Carlson, President, for making arrangements for participation in the
Kosciusko Leadership Academy. The iqterviews, facts, and statistics
afforded by the following persons and organizations are greatfully
acknowledged:

Greater Wﬁrsaw Chamber of Commerce, Mrs. Deborah A. Wiggins, Executive
Vice President; Kosciusko County Area Plan Commission, Mr. Daniel Richard,
Director; Warsaw City Building Commisgssioner, Mr. Fred Johnson; Wafsaw City
Planner, Mr., Patrick Watkins; Warsaw Housing Authority, Mrs. Judy Prichard,

Administrator; and, Warsaw Sewage Plant, Pre-treatment ﬁirector, Mr. David

Van Dyke.

—ff—-



INTRODUCTION

The economic development of a community and 1ts housing facilities are
closely inter-twined. Before any large firms decide te locate in a
commuﬂity, many facts are considered. Among those facts are the quantity
and quality of available housing and the available amenities.

The importance of housing to manufacturers may be illustrated by two
examples (they are both midwest, but separated by 65 years):

1., 1In March, 1920, the International Harvester Company required the
Fort Wayne business community to guarantee . . . "to construct as needed up
to 1,000 homes for International's employees:'", before agreeing to build,
their truck plant in that community(z).

The community responded bositively and International Harvester moved
from Ohio to Fort Wayne.

2. General Motors Company was reported in early 1985 as seeking a
midwestern community that could readily house at least 2,000 new workers,
before they would consider locating a "Saturn" factory there. (3)

Ag this report is being written, the site selected for the Saturn
plant has not Been announced.

It has been observed locally, in Wayne Township, Kosciusko County,
that housing varies significantly in both quantity and quality. To retain
existing employers and to entice new fifms to Warsaw, it is important that
the houging stock be adequate in terms of both quantity and quality.

Oun Thursday, October 25, 1985, at the second session of the Kosciusko
Leadership Academy, the Honorable Jeff Plank, Mayvor of Warsaw, in response
to a question, expressed the thought that if he could encourage any one

specific study project, that he immediately thought of housing,

specifically rental housing. Is it adequate or not? Is the need greatest



for the elderly, the handicapped, or the poor?

In this report, our objective has been to review rental housing in
greater Warsaw: Is it adéquate?

It is recognized within the housing industry that the construction of
new and better housing within a community tends to cause a "domino effect."
As people already within the community are able to move into better
housing, the units they vacate become available for others to occupy; other

people that may have had less desirable quarters previously, may than "move

L]

up.
Because of the domino effect, one needs to consider new single family

owner occupled homes when studying rental housing statistics and trends.

As was said almost fO years ago: '"'The renter of today is the home owner of

n4)

tOomOTrrovw. Thus, while the focus of this report is on rental housing,

owner-occupied data is also included.



PROCEDURES

This project has been structuréd to answer the questions raised in the
Introduction.

%irst, in part A, we present 1980 census facts. 1980 census materials
were located in the Kosciusko County Area Plan Commission Office, in the
Kosciugko County Courthouse, but were not available for off-premises use.
Microfiche copies of the data were cbtained from the Indiana State Data
Center, Indiana State Library, 140 North Senate Avenue, Indianapolis, IN,
46204, Enlargements were made on the microfiche reader in the Warsaw
Public Library. A census tract map was borrowed from the Indiana State
Library and then reproduced at a local architect's office.

The local Chamber of Commerce publication, Community Audit was also

consulted.

The Kosciusko County Area Planning Commisgion's “Comprehensive Plan"

was found to contain 1980 commuting data which is included in Part A.

Part B is a presentation of data collected by Grace College students
in the fall of 1984 in a project sponsored by First Matlional Bank of
Warsaw. |

First, Dr. Homer A. Kent, Jr., President, was consulted to determine
if Grace College professors and classes might participate in local research
projects, The response was affirmative. Then, two professors were
contacted.

Profeasor Thomas J. Edgington, an instructor in Behavioral Science,
teaching a course in research methods in the social sciences, was consulted
and arrangements were made to have a statistically sound survey performed
by students. The project is further described in part B. To‘avoid a bias,

the students were not informed of the sponsor's identity.




Part C utilizes gsampling data from another research project done at
Grace Collega under the supervision of Dr., Richard Dilling, professor of
mathematics and scilence education. Dr. Dilling allowed'students in a
statistics class to participate in a detailed financial survey. On a
voluntary basgis, the students were able to earn extra course credit. It is
understood that these students, algo, were uninformed as to the sponsor of
the research. The project was much broader than the purview of this paper
and is only partially reported upon herein, However, it was a randomized
gsample of all residents in Kosciuske County . . . that had telephones.
Hence, it is biased toward telephone users.

For Part D, it was felt desirable to compare projected needs with
actual construction.activity. 1978 statistics were found in the Master

Plan for the City of Warsaw (1979), along with a projection of housing

needs to 1985. Construction permit data was obtained from the City
Building Commissioner's files; the published records of the Xosciusko
County Area Plan Commigsion; and, files of the Kosciusko County Area Plan
Commission. Because some of the official records do not indicate how many
housing units were represented by each multi-family permit issued--the
analysis was not complete.

Additionally, personal interviews were conducted with identified and
unidentified individuals to supplement the other data. The Appendix
contalns summaries of the major interviews.

Following a "Review of Facts,” "Conclusions" were drawn.




Part A—1980 Census Data

The 1980 census of Wayne Township, Kosciusko County, {Appendix A4-A4),
revealed a total population of 20,447. Theré were 7,063 "households"
utilizing 7,063 year-round housing units. Another 558 year-round housing
units were reported to be vacant. Of the 558 vacant units, 101 were
for-sgale only; 212 were for rent; 100 were held for occasional use; and
149 were "other vacants" which would include both unusable structures and
those held vacant pending settlement of estates, etc.

19,438 individuals were reported to be residing in occupied housing
units, 4,724 being renter cccupants. Thus, 24.3% of the population was
residing in rental quarters.

Of the 7,063 oécupied housing units, 2,038 were renter occupied.
Therefore, renters utilized 28.87 of the total-occupied housing units.

The census indicated that renters, constituting 24.3% of the
population, occupied 28.87 of the occupled housing units in 1980,
Conversely, owners, constituting 75.7%7 of the population, cccupied 71.2% of
the units.

It is observed that of the 2,250 rental units (2,038 + 212), there was
a vacancy rate of 9.4%. Of the 5,126 occupied, or available to purchase,
non-rental properties (7,063 - 2,038 + 101) the vacancy rate was only
1.571.

1980 contract rents were reported as follows:

Rental _ Units
Under $50 40
$50-$99 187
$100-$119 140
$120-$139 201
$140-%149 87
$150-$159 160
$160-$169 120
$170-%$199 352

$200-$249 414



$250-$299 124
$300-$399 41
£400-%$499 7
3500 + 0
No cash rent 79
. Total 1,952

vhen totaled, 1,952 rental units are reported, leaving 86 units for
which rentals are not indicated.

The median contract rent in 1980 for renter occupied housing units was
$170.

I1f between 1980 and 1984 there was a 6% annual inflation in median
contract rents, one could expect the median rent in 1984 to be
approximately $215 per month,

The 1980 censuﬁ showed that 1,995 year-round, renter occupied, housing

unitg (98%) had complete plumbing for exclusive use.

(x) (1)

Typically, national figures, over the last several decades' "have
indicated that between 55% and 65% of the U. 5. population resides in owner
ocgupied housing. That indicates 45-35% of the national popﬁlation lives
in rental quarters.

The i980.cenaus showed that, within Wayne Township, 71.2% of the

housing units were owner-occupied. By comparison, The Statistical Abstract

of the U. S. indicates that nationally, in 1980, only 64.4% of the housing

units in this country were owner-occupied. By inference, there was less
apartment housing available locally in 1980 than there was, on average,
nationally. That could be interpreted to suggest a shortage of apartment

housing in Wayne Township in 1980.



Commuting Patterns

The Kosciusko County Area Plan Commission has prepared a
"Comprehengive Plan" which contains a sub-section entitled "Commuting

(1 provided facts allowing

Patterns." The analysis of commuting patterns
preparation of the following table:

Table No. 1 Kosciusko County Commuting

10 Year Increase

Census: 1970 1980 # 4
Workers Commuting in: 239 2,513 2,274 951.5%
Workers Commuting out: 2,970 3,917 1,007 33.9%

It is clear that there is more inter-county commuting than in 1970.
"Commuting Out" was up 33%, "Commuting In™ was up 951.5Z.

Due to cyclical economic swings, the commuting patterns might
represent short-term employment patterns, or one might ask: Is the amount
of "Commuting In" up so much because new workers have not found housing in

Kosciusko County?



PART B-~1984 APARTMENT HOUSING SURVEY IN WAYNE TOWNSHIP

In September, 1984, five broad, general questions were formulated.
They were:

1. What is the need for more apartments in Warsaw?

2. What are the dimensioﬁs of the need?

3. What characteristics should additional rental housing have?

4, What locations are indicated as preferential?

5. What economic parameters are involved?

A Grace College professor, Tom Edgington, and his class in Research
Methods became involved. A questionnairé was designed and then, utilizing
a stratified random sampling technigue, both renters and non-renters in
Wayne Township were surveyed. 400 regpondent's participated in the survey.
The first data summary revealed:

a) That 15% of the respondents are not satisfied with their present

ldving conditions.

b) That 78.6%1 of the surveyed people, already living in Wayne
Township, "feel there is a need for more apartments in the Warsaw
area."

¢) That 42% of the respondents would be willing to pay $30.00 more per
month for more amenities.

Additional analysis of the survey results showed many detalls that

should interest potential apartment builders.



1. What is the need for more apartments in Warsaw?

Respondents were asked(e) "Do you feel there is a need for more
apartments in the Warsaw area?" 283 said yes; 77 said no. In short, 4 out
of 53 believe there is a need for more apartments in the Warsaw area.

2. What are the dimensions of the need?

Asked "Are you satisfied with your present living conditions?"(7) 60

of 400 respondents said "no."

That represents 15X of the surveyed
population. 15% may sound like a small proportion, yet 15% of 20,000
people represents a potential of 3,000 pecple in Wayne Township
dissatisfied with their present living conditions. Perhaps surprisingly,
the majority of those not satisfied were non-renters. If all thosé people
could economically afford to upgrade their housing, that would represent a
significant economic opportunity for enterprising entrepreneurs.

Renters were asked how many units they had lived imn during the past

(8)

three years. Just over half (52%) indicated that they had resided in
one unit. 287 had lived in just two units; 48T had lived in two or more
units during the last three years. Obviously, therg ig a fair amount of
turnover among local renters . . . as might be expected Iin a college area,.
Among current renters, 42% of those expressing a preference for the

(9)

number of bedrooms wanted two bedrooms; 31% preferred three bedrooms.
Among non~renters, the ratio was 40% for two bedrooms and 41% for
three bedrooms.
Whether respondents preferred a furnished or azn unfurnished apartment
wae addressed by a direct question(lo): less than 20% expressed a desire
for a furnished apartment, with the remainder opting for an unfurnished

unit, Most of the demand for furnished apartments was expressed by tenants

under 40 years of age.



3. What characteristics should additional rental housing have?

What additional ditems would individuals most like to have in

connection with their apartment? The primary responses(ll) were: .
a, Laundry 120
b. Pool 97
c. Dishwasher 27
d. Whirlpocol 25
e. Tennisg Court 25
f. Recreation Center 19
g. Weight Room 14

Other items listed, by less than 10 respondents each, included:
garage, playground, park, etc.

To determine the perception and need for specific services,
respondents were asked to rate the importance of having differeu£ sérvices

- (12)

near their apartment. The results:

Services Very Important -
Hospitals 252
Grocery store 251
School 237
Park 156
Bank 148
Library 126
Variety Store 99

Barber/Beauty shop 62

Under the option of "others," churches were mentioned 26 times, gas

stations 13, and laundry mat 11.

(13)

When asked what kind of heating they preferred, the following

response was cobtained:
Gas - 284
Electric 57
Hot water 45

Reasponses favoring solar, wood, and o0il were minute.
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Obviocusly, hot water can be heated several ways but primarily it is by
either gas or oil, Evidently, the majority of tenants would be pleased to
have gsome form of gas heat, Not studied, but noted in many conversat;ons,
has been a stated perception that electric heat is very expensive in
Kosciusko County.

(14), a rather large minority, 30%, indicated they would

As for pets
not be willing to move intoc an apartment that did not allow pets.

4, What locations are indicated as preferential?

A question asked: "If apartments were to be added, what do you think

would be the best location for them." Major responses included:

Near Grace-——  56%
Rural-- 36X
In town—- 33%
Downtown—- 187

By a school-- 177
Close to town--14%
Winona Lake——~ 11%

Clearly, many felt there was a need for more apartments near Grace
College.(e)

5. What economic parameters are invoived?

Residents were asked: "How much would you be willing to pay for am

m(L5)

apartment per month The results:

Under $250 per month--192

$251-%300 per month 92

$301-$350 per month 55

$401~450 per month 11

over $451 per month 3
190 individuals indicared a willingness to pay over $250 per month in rent.

Asked "how would you prefer to pay for the utilities?"clé) 55%
preferred to pay for the utilities apart from the monthly rent.

45% preferred to have utilities included in the rent.



i1

To summarize this survey, it may be concluded that a need is perceived
to exist in Wayne Township, Kosciusko County, for more apartment unite,
with more amenities and a price range under $350.00 per month. Not
addregsed was the question, "What can be built, maintained, and rented for

$300 or ($350) per month?
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PART C--RENTAL EXPECTATIONS OF KOSCIUSKO COUNTY RESIDENTS

Concurrent with the housing survey described in Part B, another survey
was conducted in Kosciusko County. The portion relevant to rental housing
follows:

{A) OQverall Expectations

The 1984 survey of Kosciusko County residents showed that over 40%
(131 of 308) of the respondents would expect to pay rent locally of
$201-300 per month., Virtually 501 of the sample would expect to pay over
$300 but less than $400 per month to rent locally. Respondents expécting
to pay under $400 per month rent accounted for 84X of all surveyed. Thus,
over 15Z of the community would expect to pay rents exceeding $400 per
month., 13.6% would expect to pay rent between $401 and $600 per month.
Therefore, there is very little expectation for rents exceeding $600 per
month.

It is concluded:

a. A slight majority of residents would expect to pay monthly rents
under $300 per month.

b. A substantial number of residents (40Z) would expect to pay
monthly rents of between $300-$500 per month.

c. Less than 5% of the residents would expect to pay monthly rents
exceeding $500 per month,

(B) Age Group Differentiation

For the households with a respondent between i8 and 24 years of age,
90% expected to pay rents under $300 per month.

In the 25-34 year old group of respondents, 56% would expect to pay
rents under $300 per month. 77% would expect to pay between $200-$400 per

month. Just 10.8% would expect to pay over $400 per month,
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Within the 35-44 year old group of respondents, only 327 would expect
rents to be under $300 per month. 63.67 (42/66) would expect to pay
between $301 and $500 rent monthly.

Lesa than 10X of the sample was in the age group between 45-54 years
of age. Of this grouﬁ, abbut 43X would expect to pay wmonthly rent of
$301-$400 per month,

Only 8% of the respondents were 55-64 years of age. 72X (18/25) would
. expect to pay $201-%400 per month rent. In the 65 and over age group,
which constitutes 14,6% of the respondents, 64% would expect to pay rents
of under $300 per month. 84% would expect to pay rents under $500 per
month.

It is observed.that the more youthful respondents have lower rental
expectations than do those in mid 1ife. Those in their middle years,
probably with the larger households, and probably with higher incomes,
expect to pay more renﬁ than the younger householders. In the over 65
group, those most likely to be on fixed and limited incomes, the rental

expectations dropped from the middle aged groups.
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PART D--HOQUSING NEEDS AND CONSTRUCTION, 1979-1985

The Master Plan for the City of Warsaw, dated June, 1979, includes an

analysis of housing based upon the 197C census. The 1970 data was

(17)

supplemented by a housing inventory performed during December, 1978. A

(18}

summary of the 1978 survey showed 2,997 existing single family homes as

per the following table:

1. Sound Condition 2,776 75.9%
2. Need Minor Repairs 562 18.8%
3. WNeed Major Repairs | 129 4.37%
- 4. Recommended for Demolition 30 1.0%
Total 2,997 100.0%

. Multi~family homes included 124 structures:

1. Sound Condition 89 71.8%
2., Need Minor Repailrs 23 18.5%
3. Need Major Repairs 12 9.7%
4. Recommended for Demolitiom 0 0%

Total 124 100.0%

The 1979 ﬁousing Policy Plan, (Chapter 3 of the Master Plan for the

City of Warsaw) indicated that according to indicated targets, Warsaw would

need to produce 1,050 housing units between 1979 and 1985. The data
obtained from the Building Commissioner's office indicates that at least
119 units were issued permits in that time frame. Assuming all permits
were converted to units, it still appears that several hundred units
anticipated were not built. (Only by determining how many units were built

for each multi-family permit, can an exacting count by generated.)
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REVIEW OF FACTS:

The 1980 census showed an unusually high percentage of owner-occupied
housing In Wayne Township, compared to national averages. Inversely,
the 1980 apartment housing was a lower percentage of the housing stock,
than expected when using national averages (Part A).

The 1980 commuting patterns, comp&fed to 1970 commuting patternms,
showed a 951 percent incresse in incoming commuters over the 10 year
period (Part A).

A September, 1984, housing survey in Wayne Township showed that 78.6
percent of respondents, already living in Wayne Township, "feel there
is a need for more apartments in the Warsaw area" (Part B).

Available statistics suggest housing construction between 1979 and 1985
has not met the needs projected in 1979 (Part D).

Interviews with housing experts all indicated that héusing is probably
adequate for those with adequate economic resources, but, elther off
the record or not, they indicated lower income families, elderly, and
handicaped may have some problems findiné adequate, affordable housing.
The resident manager of the Retired Tigers Apartments indicated a

three to five year waiting period for rental applicants (Appendix I-6).
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CONCLUSIONS

Rental housing (single and multi-family) in Wayne Township, Kosciusko
County, Indiana, was the fpcus of this study.

Based upon the facts presented in the body of this report, cne may
conclude that rental housing in Wayne Township is not adequate Iin terms of
quantity. In terms of quality: there is some sub-standard housing (both
rental and owner occupied), yet not as much as could be expected based on
regional and state statistics. However, Warsaw has recently passed
ordinances setting minimum housing standards including space, occupancy,
and structural requirements. The county does not enforce building codes,
only zoning ordinances.

An interview with the City Building Commissioner leads to the
conclusion that the Mayor supports the Building Commissioner and his
department in current efforts te implement the new housing ordinances.
Uniform, fair, firm, and humane application of the ordinances will upgrade
the existing housing stock. Enforcement of the ordinances will not only
bring housing up to minimum standards, but will encourage home ownersmgnd
landlords to fﬁrther improve their residential properties with the
assurance that neighboring properties will be maintained or improved. This
will also encourage new construction, where sites are available, near areas
that already have older residential developments.

As for whom the need is greatest, study infers that middle and upper
income families can best meet their own housing needs. The housing needs
are probably greatest for the poor.

Local home builders can build to meet the residential needs of
employees of growing local firms. New apartments now planned or under

construction will help alleviate the need for more apartments. It appears
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that the community could absorb the housing needs of even a new employer
with an employment base of several hundred without too much difficulty.
Sewage disposal for more housing should be adequate for over a thousand

additional housing units.

s
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