EL DORADO

K ANGSAS

EL DORADO CITY COMMISSION - WORK SESSION AGENDA
CITY HALL - 220 E. FIRST AVENUE
January 26, 2026 - 5:00 PM

Work Session Discussion ltems:
a. 12th Avenue Bike Path and Bridge

b. Housing Task Force Recommendations
c. Fire Substation Rezoning Discussion
d. Advisory Board Appointments

Regular Agenda Preview:

a. Items to be Placed on the Consent Agenda

i. Approval of Appropriation Ordinance No. in the amount of $2,019,465.03.
ii. Approval of City Commission Meeting Minutes from January 5, 2026.

b. Items to be Placed on the Regular Agenda

i. Project 601 & 602 Paving & Sanitary Sewer Adlesperger Smith Addition
ii. KDOT HRUR Agreement

Reports:
a. City Commission Reports

b. City Manager Report
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TO: City Commission

FROM: Scott Rickard

SUBJ: 12th Avenue Bike Path and Bridge
DATE: January 26, 2026

Summary:

KDOT’s 12th Avenue Bridge replacement over the Walnut River is already moving forward and will
include a 10 foot pedestrian accommodation on the bridge. Bridge construction is anticipated to
commence this summer and will be delivered at no cost to the City. The City Commission and Butler
County Commission previously took formal action to support inclusion of the pedestrian
accommodation as part of the bridge scope.

This work session is to discuss the next step, extending an off street shared use path connection so
the new bridge accommodation ties into a functional pedestrian and bicycle network. Staff propose
pursuing KDOT Transportation Alternatives funding as a grant opportunity to construct an 8 foot
concrete shared use path in the 12th Avenue right of way, connecting the existing path near Jason
Drive to the Walnut River Sports Complex and the Walnut River Campgrounds at El Dorado State
Park. Staff are requesting consensus to move forward with the initial project concept submittal.

The City’s Transportation Plan is complete and has been accepted. Public engagement consistently
identified a desire to expand bike and pedestrian options and improve connectivity.

Local input was a key factor in getting pedestrian accommodations included in the bridge scope.
KDOT'’s original bridge concept did not include a pedestrian facility. Without the City and County
raising the issue and providing local support, the pedestrian accommodation would not be included in
the bridge project.

The bridge project addresses the river crossing by adding dedicated pedestrian space on the bridge
deck. The remaining gap is the connecting shared use path segment in the 12th Avenue corridor so
pedestrians and bicyclists have a continuous and safer route between the existing network near
Jason Drive and destinations east of the Walnut River.

Attachments:
1.  Bike Path Extension (Jason Dr to Lake Diamonds)
2.  Cross Section Bike Path 12th-Model

Funding Source:

Operation Impact:

Provide direction to staff on whether the City should proceed with the initial Transportation
Alternatives project concept submittal for the 12th Avenue shared use path connection project, and
whether the Commission supports staff preparing any required intent to apply and match commitment
items for Commission consideration as part of the overall application process.

Options/Alternatives:
Transportation Alternatives is a bi-annual grant program for walking and bicycling projects and
requires a minimum 20 percent local match.




The Transportation Plan includes a planning estimate of $445,500 for this connection, including
contingencies, consisting of $40,000 for engineering, $5,500 for right-of-way and utilities allowance,
and $400,000 for construction. If all costs are eligible for participating, the minimum local match would
be about $89,100, with an estimated grant share of about $356,400. The local share could be higher
if any items are deemed non-participating or if costs change as the concept is refined.

Transportation Alternatives program dates for this cycle:

February 2, 2026: Call for Projects opens, concept forms available
February 27, 2026: Project Concept Forms due

May 15, 2026: Applications due

May 15 through June 30, 2026: Application review period

Fall 2026: Project selections and public announcement of awards

a0~

Staff Recommendation:

Staff recommend proceeding with the initial project concept submittal, so the City remains eligible for
the full Transportation Alternatives application process this cycle and can pursue grant funding to
complete the shared use path connection.

Commission Action:
This item is for discussion purposes only. The item will be scheduled for consideration at a regular
meeting pending direction to do so by the City Commission.







Property Line
12th Ave
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TO: City Commission

FROM: Scott Rickard

SUBIJ: Housing Task Force Recommendations
DATE: January 26, 2026

Summary:

We are requesting City Commission direction on a targeted package of zoning regulation
amendments developed from Housing Committee feedback. The purpose is to expand attainable
housing options, reduce unnecessary barriers for small scale residential projects, and improve
predictability by using objective standards that are easier to administer and explain to the public. If the
Commission is comfortable with the overall direction, staff will convert the outline into ordinance text
and send the draft to the Planning Commission to set and hold a public hearing, then forward a
recommendation to the City Commission for final consideration and approval.

Housing Committee discussions and community feedback have consistently reflected the same
themes, El Dorado needs more housing options across price points, there is interest in allowing
modest housing types in a way that still protects neighborhood character, and current regulations can
sometimes create unintended hurdles for smaller projects, especially on older lots. Staff’'s
recommendations focus on clear standards that allow by right approval when the proposal meets
objective tests, while preserving public input through the Special Use Permit process when it does
not.

These amendments are also intended to serve as a near term improvement while the City continues
longer range planning and code modernization work. A focused amendment package allows the City
to address immediate housing barriers and process issues without waiting on a full rewrite.

Attachments:
1. 2024 El Dorado Housing Needs Assessment
2. 2023 El Dorado Housing Assessment

Funding Source:
NA

Operation Impact:

Provide policy direction on whether staff should proceed with drafting ordinance amendments
covering all items below, and initiate the Planning Commission public hearing process, with final
action by the City Commission.

Options/Alternatives:
There is no Fiscal Impact associated with this work session item.

Staff Recommendation:
Staff recommend Option 1, proceed with drafting the full amendment package and initiating the
Planning Commission public hearing process, with final action by the City Commission.

Commission Action:




This item is for discussion purposes only. The item will be scheduled for consideration at a regular
meeting pending direction to do so by the City Commission.
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EL DORADO Our Recommendations
— INC. —

An Economic Development Partnership

20 new homes priced between $150,000-$225,000 for sale are needed in El
Dorado, Kansas, within the next 5 years. 13 additional rental units priced between
$800-$1,000 are needed within the next 5 years.

2 0 NEW HOMES
« According to economic research, economic projections indicate in El Dorado the NEEDED FOR SALE

average household income bracket of $50,000-$74,999 will grow by 44 households
over the next five years. $150;000'$225’000

e ElDorado residents own homes 61% of the time and rent 39% of the time.

¢ InElDorado the average household spends $918.59/month on car notes, credit
card payments, and student loan payments, which affects the amount of mortgage for
which households can qualify.

« At the time of this study, 30-year mortgage rates with an 8% down payment (2023 $800-$1,000/mo.
National Association of Realtors average down payment release) are 7.16%.

« Based on the math above, this household income demographic can afford the
mortgage on a home priced between $150,000-$225,000.

o This household income demographic typically rents a studio or 1-bedroom apartment,
which averages $800-$1,000/month in El Dorado.

e 7 homes are currently on the market for sale in El Dorado in the range of
$150,000-$225,000

For New Housing Needed Over the Next 5 Years

NEW UNITS
1 NEEDED FOR RENT|

Average households in
El Dorado, Kansas

¢ Therefore, we estimate the market demands 20 homes priced between $150,000- 0 (0)
$225,000. 61% 39%
« 4 units are currently on the market for rent in El Dorado between $800-$1,000/ OWN RENT

month at the time of this study.
« Therefore, we estimate the market demands 13 new rental units priced between $800
-$1,000/month.

NEW HOMES 31 new homes priced between $225,000-$300,000 for sale are needed in El Dorado,
3 NEEDED FOR SALE Kansas, within the next 5 years. 28 additional rental units priced between $1,000-
$1,250 are needed within the next 5 years.
$225’000-$300’000 o According to economic research, economic projections indicate in El Dorado the
average household income bracket of $75,000-$99,999 will grow by 78 households
2 8 NEW UNITS over the next five years.
NEEDED FOR RENT e El Dorado residents own homes 61% of the time and rent 39% of the time.
¢ InElDorado, the average household spends $918.59/month on car notes, credit
$1,000-$1,250/mo. card payments, and student loan payments, which affects the amount of mortgage

for which households can qualify.
o At the time of this study, 30-year mortgage rates with an 8% down payment (2023
. National Association of Realtors average down payment release) are 7.16%.
Average Households in o Based on the math above, this household income demographic can afford the
El Dorado, Kansas mortgage on a home priced between $225,000-$300,000.
o This household income demographic typically rents a 1-bedroom or 2-bedroom
apartment, which averages $1,000-$1,250/month in El Dorado.
e 17 homes are currently on the market for sale in El Dorado between the range of

G
61% 3 9% $225,000-$300,000.

o Therefore, we estimate the market demands 31 homes priced between $225,000-
OWN RENT $300,000.
e 2 units are currently on the market for rent in El Dorado between $1,000-
$1,250/month at the time of this study.
o Therefore, we estimate the market demands 28 new rental units priced between
$1,000-$1,250/month.




/A

®

EL DORADO Our Recommendations

An Economic Development Partnership

For New Housing Needed Over the Next 5 Years

31 new homes priced between $300,000-$375,000 for sale are needed in El Dorado,
Kansas, within the next 5 years. 20 additional rental units priced between $1,250-

. NEW HOMES

$1,500 are needed within the next 5 years. 3 1 NEEDED FOR SALE

e According to economic research, economic projections indicate in El Dorado the
average household income bracket of $100,000-$149,999 will grow by 54 $300;000'$375,000
households over the next five years.

o ElDorado residents own homes 61% of the time and rent 39% of the time.

o InEl Dorado, the average household spends $918.59/month on car notes, credit
card payments, and student loan payments, which affects the amount of mortgage
for which households can qualify. $1,250.$1’500/m0_

o At the time of this study, 30-year mortgage rates with an 8% down payment (2023
National Association of Realtors average down payment release) are 7.16%.

o Based on the math above, this household income demographic can afford the .
mortgage on a home priced between $300,000-$375,000. Average Households in

o This household income demographic typically rents a 2-bedroom or 3-bedroom El Dorado, Kansas
apartment, which averages $1,250-$1,500/month in El Dorado.

e 2 homes are currently on the market for sale in El Dorado between the range of
$300,000-$375,000.

NEW UNITS
2 NEEDED FOR RENT

o Therefore, we estimate the market demands 31 homes priced between $300,000- 6 1 % 3 9 %
$375,000.
o 1unitis currently on the market for rent in El Dorado between $1,250-$1,500/ OWN RENT

month at the time of this study.
o Therefore, we estimate the market demands 20 new rental units priced between
$1,250-$1,500/month.

6 new homes priced between $375,000 - $475,000 for sale are needed in El Dorado,
Kansas, within the next 5 years. 5 additional rentals priced between $1,500-$1,750 are

O 6 NEENEEAIIJ |'||:gl‘é| ES?-\LE needed within the next 5 years.
e According to economic research, economic projections indicate in El Dorado the
$375’000'$475’000 average household income bracket of $150,000-$199,999 will grow by 14
households over the next five years.
O 5 NEW UNITS « ElDorado residents own homes 61% of the time and rent 39% of the time.
NEEDED FOR RENT e InElDorado, the average household spends $918.59 monthly on car notes, credit
card payments, and student loan payments, which affects the amount of mortgage
$1,500 - $1,750/mo. for which households can qualify.

¢ At the time of this study, 30-year mortgage rates with an 8% down payment (2023
National Association of Realtors average down payment release) are 7.16%.

o Based on the math above, this household income demographic can afford the
mortgage on a home priced between $375,000-$475,000.

e This household income demographic typically rents a 3-bedroom or larger unit,
which averages $1,500-$1,750/month in El Dorado.

e 3 homes are currently on the market for sale in El Dorado between the range of
$375,000-$475,000.

Average Households in
El Dorado, Kansas

6 1 % 3 9 % e Therefore, we estimate the market demands 6 homes priced between $375,000-
$475,000.
OWN RENT « 0 units are currently on the market for rent in El Dorado between $1,500-

$1,750/month at the time of this study.
o Therefore, we estimate the market demands 5 new rental units priced between
$1,500 -$1,750/month.



Our Approach

For New Housing Needed Per Year Over the Next 5 Years

Assumptions made for these Recommendations:
e State: Kansas
e Loan Term: 30-year, fixed
e Interest Rate: 7.17%
e Down Payment: 8%
e Payment Being No More Than 35% of Monthly
Gross Income

Sources Used for these Recommendations:
e ESRI, ArcGIS

e American Community Survey

e U.S. Census Bureau

e Bankrate.com

* National Association of Realtors
e Zillow

e Redfin

e Apartments.com

e MLS Matrix

e Realtor.com

e Rentalrealestate.com

e Facebook Marketplace

e Wells Fargo Mortgage Calculator



é Next Move Group

We Are Jobs

WE HAVE SERVICED CLIENTS FROM ALL
THE STATES IN BLUE SINCE 2014

About Next Move Group:

Next Move Group is a site selection and economic development firm that has serviced over 800
customers from Kennebec, Maine, to Kennewick, Washington, and all parts in between. Our team
includes a graduate of the Goldman Sachs 10,000 Small Businesses Accelerator Program, which helps
entrepreneurs create jobs and economic opportunity by providing access to education, capital, and
support services. Our team also includes an urban planning Master's from the University of South Florida.

Next Move Group, LLC

www.nextmovegroup.com

info@nextmovegroup.com
800-764-3105



EL DORADO

THE FINE ART OF LIVING WELL

Housing Needs
Assessment

City of El Dorado | August 2023
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Disclaimer

This study was conducted by the PPMC at Wichita State University. The PPMC is an
independent research body unaffiliated with the City of EI Dorado. This report was
prepared by the research team and data collected from external sources. PPMC’s
findings are based on assumption of data accuracy received from internal and external
sources. The findings represent the findings, views, opinions, and conclusions of the
research team alone. The report does not express the official or unofficial policy of

Wichita State University.
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Affordable housing is a major contributing factor to a balanced and well-functioning city
and in turn, its communities, and neighborhoods. The City of El Dorado undertook this
Affordable Housing Needs Assessment to establish a data-based foundation for the
creation and preservation of affordable housing. The need for affordable housing cannot
be easily reduced to one number or one need. Maintaining affordable housing is a

complex and dynamic pursuit. Important highlights from the assessment include:

Data
e 60% of El Dorado residents are homeowners; 40% are renters
e Median home values, rents, and incomes have increased since 2016
e Approximately 12% of El Dorado houses are currently vacant
e 53% of El Dorado houses were built before 1960; 75% before 1980
e Housing deficits exist for home owners earning more than $50,000 per year and

renters earning between $5,000 and $20,000 per year

Stakeholder Feedback

e The cost of development, specifically the cost of construction, was identified as a

major barrier to housing in El Dorado

e There are significant land and geographic barriers limiting housing expansion

e Stakeholder consensus was a greater diversity of housing types and a focus on
ownership are essential

e An unfavorable perception towards non-single-family homes and zoning are
obstacles to diversifying housing

e Stakeholders believe the lack of housing in El Dorado has a systemic impact,
limiting community growth and economic development

e Stakeholders would like to see El Dorado take advantage of current State
funding opportunities available

City of El Dorado Housing Needs Assessment Page 4



A housing needs assessment is a comprehensive endeavor aimed at gathering
extensive information and conducting a thorough analysis of housing needs and
challenges within a specific geographic area, which:

e Provides a clear understanding of the dynamics of the housing market

e |dentifies gaps between housing supply and demand

¢ Informs the development of effective housing policies and interventions

The assessment is a critical step in addressing the housing needs of a community and

ensuring that housing options align with the diverse requirements of its population.

The primary objectives of conducting a housing needs assessment are:

e [dentify Housing Needs: One of the primary goals of the assessment is to identify

the specific housing needs of various demographic groups residing in the area.
This includes low-income households, seniors, students, individuals with
disabilities, and others. By gathering insights into the types of housing required,
such as affordable housing, supportive housing, rental units, or homeownership
opportunities, the assessment enables targeted strategies to address the
identified needs.

e Understand Housing Affordability: Assessing housing needs involves a

comprehensive analysis of housing affordability within the target area. It aims to
determine whether the available housing options are financially viable for the
population and sheds light on the affordability challenges faced by households.
This information is crucial for designing appropriate policies and programs to
tackle housing affordability issues effectively.

e Inform Policy Development: A housing needs assessment serves as the

foundation for policy development. By analyzing the gathered data and
identifying housing gaps and challenges, policymakers can make well-informed

decisions and formulate targeted strategies to address the housing needs of the

City of El Dorado Housing Needs Assessment Page 5



community. The assessment aids in the allocation of resources, prioritization of
interventions, and the development of policies that align with the specific
requirements of the local housing market.

Plan for Future Housing Development: The assessment provides valuable

insights into future housing demand, enabling proactive planning and
development. By understanding population projections, demographic trends, and
economic factors, policymakers and developers can anticipate future housing
needs. This information helps determine appropriate housing targets and plan for
the construction and renovation of housing units accordingly.

Support Funding Applications: Housing needs assessments play a crucial role in

securing funding for housing-related initiatives. The findings and
recommendations derived from the assessment can be used to support grant
applications, funding requests, or partnership proposals. A robust needs
assessment strengthens the case for funding by providing evidence-based
justifications for the allocation of resources.

Engage Stakeholders: Engaging various stakeholders is an integral part of the

housing needs assessment process. This includes government agencies,
housing developers, community organizations, and residents. Involving these
stakeholders throughout the assessment fosters collaboration and ensures that
diverse perspectives and insights are considered. Such engagement creates a
sense of ownership and collective responsibility in addressing the housing
challenges identified.

Monitor and Evaluate Progress: A housing needs assessment establishes a

baseline against which progress can be measured. By periodically repeating the
assessment, policymakers can monitor changes in housing needs, assess the
effectiveness of implemented policies, and make necessary adjustments to
housing strategies over time. This monitoring and evaluation process ensures the
identified housing needs continue to be addressed in a dynamic and responsive

manner.
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In summary, a housing needs assessment serves as a crucial tool for policymakers,
administrators, and stakeholders to gain a comprehensive understanding of housing
market dynamics, identify specific housing needs, and guide the development of
targeted policies and interventions. The assessment is vital in addressing housing
affordability issues, planning for future housing development, and ensuring that housing

options effectively meet the diverse needs of the population.
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Demographics

Knowing the demographic makeup of an area is key to understanding and addressing
the housing needs of a community. Data on age, racial composition, disability, and
socioeconomic status can reveal who lives in the area and inform decisions about how
to allocate scarce resources to best meet the needs of the people. Examining
demographic data can also provide insight into mobility trends among different

populations into and out of the geographic area.

Population
Total Population

12,855

Source: U.S. Census Bureau, American Community Survey 5-year estimates

Figure 1: Population by Age

/

8.84%

15.64%

4.26%

\ 2.54%

=Lessthan 18 =18-64 =65-74 =75-84 =85+

Source: U.S. Census Bureau, American Community Survey 5-year estimates
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Race and Ethnicity

Figure 2: Racial Composition

\\\l = White 90.09%

= Black 1.10%
Asian 0.23%

= American Indian or
Alaska Native 1.00%

= Some Other Race 1.29%

= Two or More Races
6.29%

Source: U.S. Census Bureau, American Community Survey 5-year estimates

Figure 3: Ethnic Composition

= Hispanic or Latino 4.33%

= Not Hispanic or Latino
95.67%

Source: U.S. Census Bureau, American Community Survey 5-year estimates
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Poverty Level and Trend

Monitoring the poverty rate is important to understanding community needs. Tracking
the poverty rate over time allows policy makers to discern significant trends that may
signal noteworthy shifts, such as the increase or decrease in economic distress or
changes in the demographic makeup of an area driven by a lack of affordable housing.
By closely examining changes in the poverty rate, policymakers and stakeholders can
gain valuable insights into the socioeconomic dynamics at play and make informed
decisions regarding resource allocation and targeted interventions to address the

evolving needs of the community.

Figure 4: Local, State, and National Poverty Levels

20%
19%
18%
17%
16%
15%
14%
13% J—

12% \
11%

10%

2011 2016 2021

=== E| Dorado Wichita, KS Metro Area  ===Kansas ===United States

Source: U.S. Census Bureau, American Community Survey 5-year estimates
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Share of Population with A Disability

Disabilities include not only physical disabilities, but also developmental and other non-
physical disabilities, each with distinct and varying requirements. Certain individuals
with physical disabilities require housing accommodations such as wider doorways or
easily accessible showers. Recognizing the unique needs stemming from different types
of disabilities is paramount when addressing housing considerations.

Figure 5: Share of the Local, State, and National Populations with a Disability (includes
both physical and non-physical disabilities)
16%
15%
14%
13%
12%

11%

10%
El Dorado Kansas United States

Source: U.S. Census Bureau, American Community Survey 5-year estimates
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Housing Stock Characteristics

An understanding of the housing stock's characteristics allows policy makers to identify
and proactively address potential issues that may require attention. This includes
concerns related to substandard housing quality or vulnerability to flooding risks.
Additionally, a thorough assessment of the housing stock enables the identification of
discrepancies between the available types of housing units and the specific needs of
the population. By closely examining these dynamics, policymakers and stakeholders
can make informed decisions regarding interventions, ensuring that the housing stock is
aligned with the needs of the community and mitigating any mismatches that may

impede optimal housing outcomes.

Housing Values
Median Home Value = $97,800
Median Gross Rent = $806/month

Source: U.S. Census Bureau, American Community Survey 5-year estimates

Housing Stock

Figure 6: Total Housing Stock

Total Housing
Units

6,080

Occupied
Housing Units

5,359 721

Owner .
Occupied Renter Occupied

3,229 2,130

Source: U.S. Census Bureau, American Community Survey 5-year estimates
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Older homes tend to require more maintenance and investment relative to newer

homes, so it can be helpful to know the age distribution of the local housing stock.

Figure 7: Age of Housing Stock

2,000
1,800
1,600
1,400
1,200
1,000

800

600

400

200 l

0 —_—
1940 to 1960 to 1980 to 2000 to 2010 to 2020 or
1959 1979 1999 2009 2019 later
B Occupied M Vacant
Source: U.S. Census Bureau, American Community Survey 5-year estimates
City of El Dorado Housing Needs Assessment Page 13




Affordability

Ownership Affordability

Figure 8: Trends in Home Values and Income

150
140
130
120
110

90

2011 2016 2021

e \Median Home Value Index === Median Family Income Index

Source: U.S. Census Bureau, American Community Survey 5-year estimates
Note: Dollar values have been turned into index numbers with their year 2011 values set to 100. The values have not

been adjusted for inflation.

Figure 9: Median Monthly Housing Costs as a Percentage of Median Income

24.00%
22.00%
20.00%
18.00%
16.00%
14.00%
12.00%

10.00%
2011 2016 2021

= Jnits with a Mortgage = Jnits without a Mortgage

Source: U.S. Census Bureau, American Community Survey 5-year estimates
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Figure 10: Home Ownership Rate

70%

68%

66%
64%
62%
60%
58%
56%
54%

2011 2016 2021

mEl Dorado mKansas United States

Source: U.S. Census Bureau, American Community Survey 5-year estimates

Rental Affordability

Figure 11: Trends in Rent and Income

150
140
130
120
110
100

90

2011 2016 2021

= Median Rent Index == Median Family Income Index

Source: U.S. Census Bureau, American Community Survey 5-year estimates
Note: Dollar values have been turned into index numbers with their year 2011 values set to 100. The values have not

been adjusted for inflation.
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Figure 12: Median Gross Rent as a Percentage of Household Income

32%
31%
30%
29%
28%
27%
26%
25%
24%
23%

22%
2011 2016 2021

Source: U.S. Census Bureau, American Community Survey 5-year estimates

Figure 13: Gross Rent as a Percentage of Household Income (2021)

35%

30%

25%

20%

15%

10%

-m B En B

R B

<10.0% 10.0-14.9%15.0-19.9%20.0-24.9%25.0-29.9%30.0-34.9%35.0-39.9%40.0-49.9% 50.0%+

Source: U.S. Census Bureau, American Community Survey 5-year estimates
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Figure 14: Percent of Rental Units below $500 and $1,000 a Month

100
90
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2016 2021

= Rent < $500/Month  mRent < $1,000/Month

Source: U.S. Census Bureau, American Community Survey 5-year estimates
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Alignment of Supply and Demand

The following chart provides insights into the alignment between housing supply and
population. When the population decline surpasses the growth of the housing stock, an
excess of housing units may arise, putting downward pressure on property values.
Additionally, this surplus can contribute to increased vacancy rates. On the other hand,
when the population outpaces the housing stock, there is typically a decline in the

vacancy rate as vacant units are occupied.

Figure 15: Rates of Housing Supply versus Population

107

105
103
101

99 \

97

95
2011 2016 2021

e Population ==Housing Units

Source: U.S. Census Bureau, American Community Survey 5-year estimates
Note: Relative changes in population and housing units have been turned into index numbers with their year 2011

values set to 100.
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Table 1: Affordability by Income Level

Number of Units in Households in Surplus (+) or

Maximum Affordable Home Price

Income Range Income Range Deficit (-)
Income Range Lower Limit Upper Limit Owne.r- Rented Owners | Renters Owne.r- Rented
Occupied Occupied

Less than $5,000 S -1 S 16,362.2083 123 220 34 105 89 115
$5,000 to $9,999 S 16,362.2083 S 32,721.1442 123 74 25 107 98 -33
$10,000 to $14,999 S 32,724.4167 | S 49,083.3526 123 73 66 330 57 -257
$15,000 to $19,999 S 49,086.6250 | S 65,445.5609 511 73 141 156 370 -83
$20,000 to $24,999 S 65,448.8333 S 81,807.7692 389 315 57 165 332 150
$25,000 to 34,999 S 81,811.0417 | S 114,532.1859 800 630 289 247 511 383
$35,000 to $49,999 S 114,535.4583 | S 163,618.8109 592 486 528 493 64 -7
$50,000 to $74,999 S 163,622.0833 | S 245,429.8526 330 237 640 239 -310 -2
$75,000 to $99,999 S 245,433.1250 | S 327,240.8942 178 22 653 136 -475 -114
$100,000 to $149,999 S 327,244.1667 | S 490,862.9776 30 0 654 152 -624 -152
$150,000 or More S 490,866.2500 00 30 0 142 0 -112 0

Source: PPMC calculations using U.S. Census Bureau, American Community Survey 5-year estimates

The maximum affordable home price represents the maximum home price that would result in a household paying 30

percent of gross income toward a mortgage, taxes, and insurance. The mortgage payment is calculated for a 30-year

mortgage at a 7.5 percent rate and a 20 percent down payment. The property taxes assume a mill rate of 170.




Methodology

The PPMC conducted four focus groups on June 9, 2023. The purpose of these
discussions was to learn about the state of the local housing market directly from El

Dorado leaders, businesspeople, realtors, and residents.

The project’s steering committee helped identify community members to be invited to
the focus groups. Expanding on a list of stakeholders who were engaged for a previous
housing study in 2019, they identified thirty-eight people to invite. Sixteen people
participated. Two of the 16 participants answered the questions via email because they

were unable to attend.

Findings
Barriers to Housing

Participants were asked to identify barriers to a prosperous housing market in El
Dorado. Their answers covered a range of topics from housing development and
construction to homebuying.

Focus group participants identified the cost of development as a main barrier. Since the
cost of development depends on the cost of construction, developers must build
decently sized homes to offset the cost of construction. This limits what types of housing

can be developed.

Lack of infrastructure like streets and other utilities adds significantly to the cost of
development. There are not many large plots of land already set up with the necessary
infrastructure. There are some small plots of land with existing infrastructure in the city
that could be developed individually; however, sporadic development is not the most

profitable for developers.



Some participants felt local developers are not equipped to attempt large scale
development or willing to take on the financial risk associated with it. Costs can be
driven up when there is little competition among local developers. While profit is always
a primary interest, local developers with connections to the community may also
prioritize community interests. One participant recalled that El Dorado used to have
more local developers. Nowadays there are few local developers willing to take on the

financial risk.

The land and geographic makeup of El Dorado make housing expansion and
development challenging. A significant floodplain and the El Dorado Correctional Facility
limit expansion east of town. Barriers south and west of town include the oil refinery, oil

transmission mains, and floodplains.
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Figure 16: El Dorado Zoning Map
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Participants identified North El Dorado as the primary location for future development.
Discussions highlighted some challenges associated with development in the north.
e Currently, North El Dorado is primarily industrial space. Land would have to be
rezoned to allow for residential development.
e To expand the necessary infrastructure for residential development to the north,
key landowners will have to be willing to sell or actively develop their land.
e A key selling point of ElI Dorado has been its proximity to Wichita. Developing
housing in North El Dorado means residents are slightly further from Wichita. The
perception is that northwest El Dorado is a much longer drive, especially without

a northwest bypass to expedite traffic flows to the west.

Participants identified owner reluctancy to sell land and property as a barrier in both
current and potential residential areas. If and property owners were willing to sell, it
would:
1. Create housing supply in established residential areas by filling currently vacant
homes and lots, and
2. Promote new residential development on large plots of land.
While there are a range of reasons property owners are reluctant to sell, the City may

be in a position to act as an intermediary between owners and potential developers.

El Dorado competes with Wichita and surrounding communities like Andover and
Augusta for both residents and developers. Located just 30 miles southwest of El
Dorado via I-35, Wichita is the region’s metropolitan hub. El Dorado has marketed its
proximity to Wichita to attract residents. This tactic has the potential to both help and
hurt the growth of El Dorado. On the one hand, potential residents may see proximity to
Wichita and its amenities as a benefit of living in El Dorado. On the other hand, potential
residents may see the proximity to Wichita as a reason to live in Wichita and commute

to work in El Dorado.
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Wichita has its own pool of potential developers that could invest in EI Dorado, but there
are challenges associated with attracting non-local developers. When demand for
housing is high in their local area, it may be difficult to convince developers to invest in a
different community. Compared to Wichita, EI Dorado has not been able to support as
many higher-end homes. Focus group participants identified the higher-end housing
market as a gap in El Dorado’s housing market. This will be further discussed in the

section “Housing Types Needed.”

El Dorado is 18 miles northeast of Andover. Due to its similar size and other
characteristics, ElI Dorado is often compared to Andover. In 2017, Andover surpassed El
Dorado in population (U.S. Census Bureau). While many focus group participants
expressed frustration with the fact that EI Dorado is frequently compared to Andover,
there are some important implications of Andover’s recent growth for El Dorado.
Executives, young professionals, and other workers choose to live in Andover and
commute to El Dorado for work. Participants credited this to their ability to develop more

higher-end homes and other attractive amenities like the Andover school district.

All focus groups stressed the importance of homeownership for the wellbeing and
growth of the community. Some participants identified the cost of buying a home as a
barrier within the El Dorado housing market. Representatives from the financial sector
said they work with potential homebuyers whose main barrier to buying is a down

payment.
Participants concerned with the cost to buy would like to see financing programs and

tax incentives for homebuyers. They felt existing funding opportunities could be better

advertised to potential homebuyers.

A couple of focus groups identified an unfavorable perception towards non-single-family

homes as an obstacle to diversifying housing in EI Dorado. Some participants explained
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that when housing projects have been proposed in the past, a common response from
residents has been “not in my backyard” (NIMBY). While residents may support
diversified housing projects like apartment complexes, manufactured or modular homes,
and duplexes, some are concerned with what affects development may have on their

property values and current way of life.

Housing Types Needed

Overall, focus group participants would like to see greater diversity of housing types in
El Dorado with a focus on ownership. Specific housing types identified included:

e Transitional housing like patio/slab homes for seniors wanting to downsize,

Retirement housing,

e Single family homes for purchase,
e Apartments for rent,

e Duplexes for rent, and

e Manufactured, modular, container, and tiny homes.

Most participants agreed the price range in highest demand with the lowest supply is

homes for sale for $130,000 to $180,000. Some participants also stressed the need for
higher-end family homes in the price range $200,000 to $250,000. Participants felt that
more housing supply within both price ranges would make ElI Dorado more competitive

in the region.

As for rentals, participants were less specific with what price was in highest demand or
lowest supply but agreed monthly rents have gone up with the market.

It is important to note that in order to develop more housing types, the City will likely
have to re-zone some areas. Currently, most of El Dorado is zoned “R-1, Single-Family
Residential,” which only allows for one single-family home unit per lot.
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Impact of the Housing Shortage

Participants were asked to discuss the impact of the shortage of housing in El Dorado.

Answers were specific but also systemic. Although each focus group discussion was

unique, each described the same impact a shortage of housing has on community

growth: when a potential resident cannot find housing in El Dorado the local economy,

workforce, schools, and sustainability of the community are negatively impacted.

(

&

Potential residents cannot
find housing in El Dorado.
Instead, they live in a
nearby city and commute to

El Dorado for work.

@ o)

ommunity growth depends
on residents, their taxes and
local spending, enrollment in
local schools, and
engagement in the
community.

Without community growth,
the local economy cannot
support housing development.
But, without housing
devleopment, El Dorado

/Potential residents contribute to anotD

city's local economy (through taxes,
spending, and investment), not El
Dorado.

Potential residents send their kids to
their local school district, not El Dorado
schools.

Potential residents living in another town
are less engaged in El Dorado through
community events, volunteering, or

\struggles to attract residents.

other important civic activities. /

Participants said there have been multiple businesses that wanted to locate in El

Dorado, promising to bring jobs to the area. However, El Dorado has not been prepared

to meet what would be a sharp increase in housing demand. This limits El Dorado’s

economic growth.
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When workers live in neighboring communities, they do not pay taxes to El Dorado or
contribute to the local economy by shopping for groceries or gas. Although they work in
El Dorado, since they live in another community, they are less likely to be civically
engaged in El Dorado. They send their children to school in their community, not USD
490.

Enrollment in El Dorado schools has declined in recent years. There are children in the
El Dorado school system who struggle with housing insecurity and homelessness.
Future community growth depends on a population of children who can grow up and

contribute to the community.

Potential Strategies and Solutions

Focus group questions asked participants how they understand the City’s role in
eliminating barriers to improving the housing market. Many would like to see the City
play a bigger role in land and resource allocation, believing it is the City’s role to plan for
future development. Some ideas included:

e Considering and approving different zoning districts,

e Acquiring land,

e Investing in infrastructure like streets and other utilities, and

¢ Incentivizing reluctant property and landowners to sell.

Participants would like to see the City take advantage of the current funding
opportunities through Kansas Housing Resource Corporation and the Kansas
Department of Commerce to assist their efforts. More details about which of the State
funding opportunities or programs El Dorado may qualify for can be found in the section
Funding Opportunities on page 30.

In order for the City and greater community to be successful in efforts to increase
affordable housing, other stakeholders will have to play a continued role. To accomplish
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any of the tasks listed above — zoning, land, infrastructure, and incentives — will require
community involvement and support. Those community members who are or who work
closely with developers, homebuyers, contractors, and other essential groups must be

engaged in future efforts.

Additionally, there are many State-level funding opportunities available for non-
governmental organizations concerned with housing. While the City should certainly
apply for current funding opportunities, developers, non-profit organizations, and other

local entities can and should take advantage of programs designed for them.

Using the findings of this assessment, it would be in the interest of the City to establish
a housing committee to develop goals, strategies, and outcomes to measure to ensure

progress is made.

Many participants agreed lack of development and trouble attracting developers are the
main factors influencing the El Dorado housing market. For this reason, they would like

to see more incentives for developers, specifically related to infrastructure. Lacking the

existing infrastructure necessary to develop large plots of land is a deterrent for

potential developers.

Other participants emphasized the importance of continued support for El Dorado
homebuyers and owners. They support increased awareness about currently available
funding opportunities for homebuyers and programs to help homeowners to update and

maintain their property.

Diversifying housing types within EI Dorado can be both a short and long-term strategy
for improving housing supply. In the short term, current and potential residents would
have some place to live in the community, while more traditional housing types are
revitalized and developed. In the long-term, residents will have access to a wide variety

of housing types that may better suit their needs.
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Two actions that can be taken now to work towards more diversified housing are:
1. Rezoning plans and preparations for potential development areas, and
2. Making improvements to and maintaining existing non-single-family homes,

specifically existing mobile home parks.
Overcoming negative perceptions associated with some non-single-family homes will

have to be a long-term goal but necessary if El Dorado residents are serious about

diversifying the housing market.

Potential Impact of Solving the Housing Shortage

Participants felt strongly that adequate housing supply would greatly benefit the El
Dorado housing market and community overall. In the same way that the housing
shortage has a negative systemic impact on El Dorado by limiting growth, adequate

housing supply could positively impact economic and community growth.

A prosperous housing market would make El Dorado a more competitive option among
potential residents and their families. With more residents comes an increased tax base
and contributions to the local economy. A stronger local economy can support more
amenities and growth, both of which are attractive to businesses who bring jobs. When
potential residents have an adequate housing supply to choose from, they stay in the
community and get connected. The wellbeing of a community depends on connected

residents.
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The State of Kansas, through the Kansas Housing Resource Corporation and the Office
of Rural prosperity, conducted a statewide, comprehensive housing needs assessment
in 2021. This section will highlight:
1. Key characteristics of South-Central Kansas and how they relate to housing
challenges, and

2. State strategies and how they align with El Dorado.

Key Characteristics

Much of the demographic information included in the State report was covered in the
Demographics section earlier. However, the State reported data at the County level.
Some notable findings about Butler County include:

e Except for Butler County (2.28 percent increase), all other Counties surrounding
Sedgwick County saw population decreases between 2010 and 2020.

e In 2019, Butler County had the second highest number of employees per 1,000
people. Overall, the region saw a decrease in employees (-25.8 percent).

e In 2020, Butler County had an 8.33 percent vacancy rate.’

e Compared to other counties in the region, Butler County has the youngest
housing stock with the median year built being 1981.

e In 2020, Butler County had one of the lowest ratings (5.95 percent) for housing in
poor condition or worse and one of the highest ratings (73.1 percent) for housing
in fair to average condition.

e From 2010 to 2019, Butler County saw no increase in the number of owner-
occupied cost burdened households? (19.99 percent). There was an increase

(41.64 percent) in the number of renter-occupied cost burdened households.

' The State considers a 5 to 6 percent vacancy rate “good” for a community.
2 Households who pay more than 30 percent of their income for housing.
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State Goals and Strategies

The report outlined six goals for improving housing cross the State and strategies to
support them.

1. More middle-income housing (freeing up existing homes or building new),
Diversifying the housing stock to align with local and employer needs,
Extend housing security for existing affordable units,

Increase investment in older homes and vacant units,

Address labor shortages among trade workers, and

o 0 kA wn

Share knowledge, initiatives, and innovations across the State.

The State report outlines many strategies to support these six goals, but this report will
highlight a few of the most relevant strategies to El Dorado:
e Encourage Businesses to take advantage of State business incentives for
housing.
e Emphasize middle-income units when implementing Rural Housing Incentive
Districts and Upper Story RHIDs.
e Preserve the State’s older housing stock using the Neighborhood Revitalization
Program (NRP) and expand local rehab programs.
¢ Include requirements for diverse units when writing agreements to help finance
development.
e Ensure municipal codes do not slow or prohibit housing development and
streamline the approval process.
e Offer prepackaged site plans to builders to facilitate innovative development.
e Sponsor trade programs and encourage succession planning for existing,
essential trade businesses.

e Stay up to date on other housing initiatives going on across the state.
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As a result of the 2021 Statewide Housing Assessment, the State of Kansas has been
working to enhance and promote their funding opportunities for housing. There are
programs for each player involved in housing — homebuyers or renters, developers,
community organizations, and local governments. Given stakeholders agreed a key
strategy will be to incentivize developers while supporting homebuyers, leveraging the

benefits of multiple types of funding opportunities will be important.

Some programs are offered directly through the State through the Department of
Commerce or the Kansas Housing Resource Corporation. Others are federally funded
programs highlighted by the State. Based off the findings of this assessment, the City
and other community members should consider applying for the following programs.

*For more information on these programs, click on the program titles which link to State

websites.

For the City of El Dorado

The purpose of the RHID program is to assist local governments in incentivizing
developers to local areas by either financing:
1. Housing development infrastructure, or

2. Renovations of buildings 25 years old or older.
A City or County must pass a resolution to establish the bounds of an RHID.
The local government has the choice to either:

1. Issue a bond to fund the infrastructure up front, or

2. Reimburse developers for eligible costs incurred in development.
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https://www.kansascommerce.gov/program/community-programs/rhid/

Either bond debt or reimbursements to developers are paid using whatever incremental
increase in real property taxes created by an approved housing development project for

up to 25 years.

El Dorado stakeholders identified the high cost of development, infrastructure
specifically, as a main barrier to affordable housing development. Given this, the City
should consider adopting an RHID to help incentivize development. (Kansas

Commerce, C)

While CDBGs can be used to fund a vast array of project areas, the State has set aside
$2 million for housing activities including rehabilitation and/or demolition, neighborhood
development, housing construction, or infrastructure. Projects must benefit low-to-
moderate income households in the area. Application requires a 25 percent match.
(Kansas Commerce, A)

Since many housing programs are targeted at housing benefitting low-income residents,
the State made an intentional effort to fund the Moderate Income Housing Program.
MIH can fund a variety of housing projects including construction, rehabilitation, or
converting a non-housing unit to a housing unit. While the responsibility for compliance
remains with the local government receiving funds, the program encourages private-

public partnerships to accomplish the projects. (Kansas Housing Corporation, A)

For Other Local Entities

Affordable Housing Program (AHP)
Designed for developers and community organizations, non- and for-profit alike, the
AHP helps to finance a wide range of housing projects. Projects must meet one of two
purposes:
1. Owner-occupied projects: Down payment and/or closing cost assistance for the
purchase of a home or the rehabilitation of an owner-occupied home. In this
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https://www.kansascommerce.gov/cdbg/housing-rehabilitation-demolition-or-neighborhood-development/
https://kshousingcorp.org/housing-partners/moderate-income-housing/
https://www.fhlbtopeka.com/ahp

case, 100 percent of units in the project must be for low- or moderate-income
households.

2. Rental projects: Purchase, construction, or rehabilitation of a rental project. At
least 20 percent of units must be occupied by very low-income households.

(Kansas Commerce, B)

In an attempt to strengthen public-private partnerships and develop affordable rental

housing, Kansas’ HOME Rental Development Program provides funds to developers.

The State sets aside at least 15 percent of funding for the HOME Investment
Partnership Program for CHDOs. CHDOs are nonprofit, community-based organizations
with staff whose mission is to develop affordable housing for the community. Kansas’
HOME program targets affordable rental development. Funds can be used for a variety
of activities that advance affordable rental development. (Kansas Housing Resource

Corporation, B)

The LIHTC provides credits to offset investor federal income tax liability with the aim of
incentivizing affordable rental development by making it more affordable. Property
owners and developers are eligible for the tax credit. The credit is offered for either
construction or rehabilitation of rental housing:

e Inrural areas,

e For special needs populations,

e To address a housing shortage,

e Housing with HUD Section 8, USDA Housing Assistance, or Public Authority, or

¢ Housing developments with a wait list.

(Kansas Commerce)
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https://kshousingcorp.org/housing-partners/home-rental-development/
https://kshousingcorp.org/community-housing-development-organizations/

For Individuals

The State offers many programs for homeowners and potential homebuyers. Some
include:

e First Time Homebuyer (FTHB) Program

e Homeownership Set-Aside Program

e \Weatherization Assistance Program

(Kansas Commerce)
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https://kshousingcorp.org/homeowners/first-time-homebuyer/
https://www.fhlbtopeka.com/services-and-programs/community/homeownership-set-aside-program#:%7E:text=The%20Homeownership%20Set%2Daside%20Program,%2C%20Kansas%2C%20Nebraska%20and%20Oklahoma
https://kshousingcorp.org/homeowners/weatherization-assistance/

Evidenced through this assessment, there is a shortage of quality housing in El Dorado.
According to trends in median income, home values, and rents, the lack of new
construction over the last 40 years, and an understanding of the barriers to housing in
El Dorado offered by stakeholders, the shortage of housing is expected to persist.
Stakeholders clearly described the limiting impact of the housing shortage on current
economic growth of El Dorado. Stakeholders expect the shortage to persist if the City
does not provide additional incentives for developers and continue to support financing

programs for homebuyers.

Going forward, this assessment can be used for:
¢ Policy development
e Funding applications
e Future planning

e Progress monitoring

Altogether, the information provided on ElI Dorado demographics, housing stock,
affordability, supply and demand, and stakeholder feedback can help the City make
informed decisions about interventions, resource allocation, and targeted solutions to

address the evolving needs of the community.
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TO: City Commission

FROM: Scott Rickard

SUBJ: Fire Substation Rezoning Discussion
DATE: January 26, 2026

Summary:

This item is intended to be a brainstorming discussion on how to make productive use of City owned
land located west of the Fire Substation along 6th Avenue. The land was originally acquired through
past economic development efforts tied to BG Products, and the remaining tract is a remnant of the
larger property needed for that project. The City has no planned municipal use for this site. Staff view
housing as a strong potential fit given the surrounding context, the ability to extend public
infrastructure, and the community’s documented need for additional housing options and types.

The site is currently zoned I-1 today. While the current zoning reflects the original economic
development purpose, the area has meaningful buffers and transitional edges that can support a
residential discussion. To the south, zoning is residential, and the area includes Oil Hill School. The
property also includes major buffers and separation provided by the Kansas Turnpike, the Union
Pacific railroad right of way, the Fire Substation property, and Constant creek.

The property is served by public infrastructure that can be extended without unusual constraints,
which is a key advantage if the City wants this site to contribute to housing supply in the near to mid
term. The site is encumbered by several existing interests that will influence layout, including an
active oil lease, a 16 inch waterline easement with associated right of way, and a separate large
diameter natural gas pipeline right of way. These items will require coordination and will limit where
structures and certain improvements can be placed, but they are typical constraints that can be
planned around through proper site design, access planning, and adherence to easement and
operator requirements.

Scale and rough lot yield

Using a conservative planning assumption of about 8 acres of gross area, and assuming roughly 55
to 65 percent of that area becomes net buildable lot area after streets, drainage features, utility
easements, and buffers, net lot area would be on the order of about 191,700 to 226,500 square feet.
Using the conservative net lot area assumption described above, the rough single family lot yield by
zoning district is:

R-1 (minimum 8,000 square feet per lot)
About 23 to 28 lots.

R-2 (minimum 7,000 square feet per lot)
About 27 to 32 lots.

R-3, if developed as single family (minimum 6,500 square feet per lot)
About 29 to 34 lots.

Attachments:
1.  West Fire Station Development




Funding Source:

Operation Impact:

Provide direction to staff on the preferred path for repositioning this site for housing, including whether
the City should initiate a proactive rezoning, what level of City-led readiness work is appropriate
before marketing the property, and what type of developer solicitation approach best fits the
Commission’s expectations for outcomes and timing.

Options/Alternatives:

No funding action is needed at this time. If the Commission wishes to pursue City led platting,
infrastructure extensions, or site readiness work, staff would return with a defined scope, cost
estimate, and proposed funding strategy for Commission consideration.

Staff Recommendation:

Staff recommend using this work session to confirm the Commission’s desired outcome for the site,
including the general housing type target and the City’s preferred role, then proceed with a short due
diligence phase.

Staff request Commission direction on the preferred approach to move the property toward housing
use, including whether to initiate proactive rezoning, whether the City should pursue platting and
infrastructure readiness work before marketing, and whether the Commission prefers an RFQ or RFP
approach to identify qualified developers and define deliverables.

Commission Action:
This item is for discussion purposes only. The item will be scheduled for consideration at a regular
meeting pending direction to do so by the City Commission.
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2026 Advisory Board Appointment Discussions

Advisory Board

Total
Number of
Seats

Term

Appointments/Applicants

BOA/ Code Review

No term limit

Steve LaRue
Bryan Martin

Excess Sales Tax

1 Year

Jamee Crenshaw- Commissioner Scriber
Appt.

Dylan Brown — Commissioner Tipton appt
— Mayor Young Appt.

- Mayor Young Appt.

— Commissioner Wilkinson Appt.

- Commissioner Leachman Appt.

— Planning Commission Appt.

— Application

Experience
El Dorado

2 Years

Lawrence Fischetti
Shylow Ladson

Library Board

4 years

Kelly Ttetrick
Nick Badwey

Planning
Commission

5 Seats +
1 Out of City
Limits Seat

3 years

Steve Fellers
Scott Leason
Brad Long
Norm Wilks
Brian Martin
Darren Schwindt

El Dorado Inc

4 years

- Commissioner Leachman Appt
- Commissioner Tipton Appt.

Parks and
Recreation Board

2 Years

Loren Anthony
Nathan Ladson
Jennifer Kirkhart
Hayden Pierce
Chase Veatch
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