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Outline of the report
• Demographics and housing demand 
• Household income
• Housing costs
• Housing supply
• Affordable housing stock  
• Cost-burdened renter households  
• Overcrowded housing  
• Housing cost burdens for seniors 
• Alternative scenarios: estimating existing housing needs 
• Planning for future housing needs 
• Municipal “toolbox” for affordable housing development



Changes Since August 2014 Report
• Made corrections to remove low-income, cost-burdened renter 

households like to be college students from Madison numbers.  
Approximately 5000 household difference.  

• Adds building permit data up through end of 2013.  (Table 5.1B)
• Adds multifamily vacancy rates from MG&E (Table 5.6)
• Adds table connecting sample of wage rates to how much housing a 

household can afford. (Table 1.4) 
• Map of federally assisted housing locations (appendix)
• Adds data on distribution of housing burdens by race and income 

level (Tables 7.3 and 7.4)
• Multiple technical corrections based on stakeholder feedback.



The long view…

- Dane County grew faster than Wisconsin, US
- Household income in Dane County grew faster than Wisconsin, US
- Housing cost indicators in Dane County grew faster than Wisconsin, US
- Housing cost indicators grew faster than household income everywhere

Inflation-adjusted average annualized percentage growth rates, 1980-2010

DANE COUNTY WISCONSIN UNITED STATES
Housing units 1.81% 1.15% 1.34%
Median household income 0.33% -0.04% 0.11%
Median house price 1.19% 0.94% 0.98%
Median rent 0.84% 0.48% 0.45%



Definitions

• Affordable: housing is considered “affordable” if a 
household pays no more than 30 percent of its 
income on housing costs.

• Income is “money income” - pre-tax, post-transfer
• Housing costs for owners: mortgage, taxes, insurance, 

utilities
• Housing costs for renters: cash rent + utilities 



Area median income and affordability

1 2 3 4 5 6
Low Income Limits (80% of AMI) $44,750 $51,150 $57,550 $63,900 $69,050 $74,150
Very Low Income Limits (50% of AMI) $28,300 $32,350 $36,400 $40,400 $43,650 $46,900
Extremely Low Income Limits (30% of AMI) $17,000 $19,400 $21,850 $24,250 $27,910 $31,970

Persons in Family

1 2 3 4 5 6
Low Income Limits (80% of AMI) $1,119 $1,279 $1,439 $1,598 $1,726 $1,854
Very Low Income Limits (50% of AMI) $708 $809 $910 $1,010 $1,091 $1,173
Extremely Low Income Limits (30% of AMI) $425 $485 $546 $606 $698 $799

Persons in Family

“Affordable” housing limits at various percentages of AMI



Translate earnings to maximum potential affordable ownership housing 

Occupation (Standard Occupation Code)
"Starting" Wage 

(Annual)
Median Wage 

(Annual)

Maximum House 
Value, Starting 

Wage

Maximum House 
Value, Median 

Wage

Waiters and Waitresses (353031) $16,050 $18,660 $57,528 $68,747
Retail Salespersons (412031) $16,480 $21,150 $59,376 $79,450
Childcare Workers (399011) $17,030 $22,190 $61,740 $83,921
Landscaping and Groundskeeping Workers (373011) $17,760 $27,990 $64,878 $108,852
Home Health Aides (311011) $19,300 $23,730 $71,498 $90,540
Light Truck or Delivery Services Drivers (533033) $21,120 $32,840 $79,321 $129,700
Construction Laborers (472061) $21,850 $42,560 $82,459 $171,481
Child, Family, and School Social Workers (211021) $30,550 $51,330 $119,856 $209,179
Postal Service Clerks (435051) $30,970 $53,840 $121,662 $219,969
Elementary School Teachers (252021) $33,840 $51,620 $133,998 $210,426
Police and Sheriff's Patrol Officers (333051) $41,800 $55,260 $168,214 $226,072
Registered Nurses (291141) $53,000 $71,270 $216,358 $294,892



Translate earnings to maximum potential affordable rental housing 

Occupation (Standard Occupation Code)
"Starting" Wage 

(Annual)
Median Wage 

(Annual)
Affordable Gross 

Rent, Starting Wage
Affordable Gross 

Rent, Median Wage

Waiters and Waitresses (353031) $16,050 $18,660 $401 $467
Retail Salespersons (412031) $16,480 $21,150 $412 $529
Childcare Workers (399011) $17,030 $22,190 $426 $555
Landscaping and Groundskeeping Workers (373011) $17,760 $27,990 $444 $700
Home Health Aides (311011) $19,300 $23,730 $483 $593
Light Truck or Delivery Services Drivers (533033) $21,120 $32,840 $528 $821
Construction Laborers (472061) $21,850 $42,560 $546 $1,064
Child, Family, and School Social Workers (211021) $30,550 $51,330 $764 $1,283
Postal Service Clerks (435051) $30,970 $53,840 $774 $1,346
Elementary School Teachers (252021) $33,840 $51,620 $846 $1,291
Police and Sheriff's Patrol Officers (333051) $41,800 $55,260 $1,045 $1,382
Registered Nurses (291141) $53,000 $71,270 $1,325 $1,782



Data sources

• Data in report mostly covers 2006-2010, based on 
Special Tabulation of Census Data (ACS) by HUD.  
Called “Comprehensive Housing Affordability System” 
(CHAS).  



Key findings
• Growing diversity of household types …

Households
Average 

Household 
Size

Age 65+ 
(percent)

Households 
with Children 

(percent)

Single-
person 

Households 
(percent)

DANE COUNTY (Total) 196,383 2.43 10.0% 29.4% 31.4%

CITIES:
Fitchburg 9,392 2.60 7.5% 34.9% 24.7%
Madison 98,216 2.33 9.4% 23.5% 37.4%
Middleton 7,756 2.21 10.8% 26.4% 34.2%
Monona 3,872 1.96 19.3% 19.1% 46.1%
Stoughton 5,121 2.46 14.4% 33.0% 30.2%
Sun Prairie 10,941 2.54 9.7% 35.9% 26.3%
Verona 3,919 2.56 10.1% 40.5% 28.3%
Cities Total/Averages 139,217 2.38 11.6% 30.5% 32.5%



Key findings
• Demographic and income diversity across communities…

Median Household 
Income

Non-Hispanic White 
(percent)

African American 
(percent)

Hispanic Origin 
(percent)

DANE COUNTY (Total) $60,519 82.8% 4.8% 5.5%

CITIES:
Fitchburg $63,050 69.4% 7.9% 13.9%
Madison $52,550 76.6% 7.4% 6.3%
Middleton $60,243 83.2% 1.9% 5.0%
Monona $52,204 92.3% 1.1% 5.5%
Stoughton $61,235 93.3% 0.3% 2.3%
Sun Prairie $65,652 86.4% 3.9% 4.0%
Verona $78,456 90.5% 0.4% 3.8%
Cities Total/Averages $61,913 78.6% 6.3% 6.4%



Key findings
• Madison has less than 48 percent of county population but houses 73 

percent of extremely-low-income renter households.

Percent of 
County's 

Population

Percent of 
County's 

Persons in 
Poverty

Percent of 
County's 

Households 
below 30% AMI

Percent of 
County's Renter 

Households 
below 30% AMI

Percent of 
County's 

Households 
below 50% AMI

Percent of 
County's Renter 

Households 
below 50% AMI

CITIES:
Fitchburg 5.12% 4.56% 3.80% 4.23% 4.23% 4.64%
Madison 47.98% 72.88% 68.80% 73.86% 62.36% 68.23%
Middleton 3.59% 1.60% 2.40% 2.20% 3.29% 3.20%
Monona 1.59% 1.18% 2.40% 2.41% 2.27% 2.13%
Stoughton 2.64% 2.15% 1.89% 1.84% 2.63% 2.53%
Sun Prairie 5.82% 3.81% 3.85% 3.35% 4.58% 4.49%
Verona 2.10% 0.46% 1.04% 1.06% 1.24% 1.29%
Cities Total 68.84% 86.66% 84.19% 88.95% 80.60% 86.51%



Key findings
• Rate of growth of housing costs in Madison Metro/Dane County is not 

excessive, but housing is relatively expensive compared to state and 
nation.

• Median sales price (NAR) $218,000 = 37th most expensive metro in 
US, out of 172.

• Median gross rent is $850 =
107th most expensive metro 
out of 366.



Key findings
• Robust building activity from 2010-2013

Total Building 
Permits

Building Permits 
for Single-Family 

Units

Building Permits 
for Units in 2-4 
Unit Structures

Building Permits 
for Units in 5+ 

Unit Multifamily 
Structures

Single-Family Units 
as Percent of 

Building Permits

DANE COUNTY (Total) 7,637 3,203 248 4,186 41.9%

CITIES:
Fitchburg 599 114 27 458 19.0%
Madison 3,590 741 71 2,778 20.6%
Middleton 332 217 0 115 65.4%
Monona 73 17 4 52 23.3%
Stoughton 69 36 0 33 52.2%
Sun Prairie 613 247 30 336 40.3%
Verona 446 234 18 194 52.5%
Cities Total 5,722 1,606 150 3,966 28.1%

Villages Total 1,058 774 64 220 73.2%

Towns Total 857 823 34 0 96.0%



Key findings
• Very low multi-family vacancy rates (as of Q3, 2014)
City/Zip Code Total Rental Units Total Vacant Units Percent Vacant Units
Servive Area (Total) 55,442 1,572 2.8%

Cross Plains (53528) 316 3 0.95%
Middleton (53562) 3,699 45 1.22%
Oregon (53575) 71 1 1.41%
Waunakee (53597) 381 8 2.10%
Madison (53703) 11,777 289 2.45%
Madison (53704) 8,318 202 2.43%
Madison (53705) 5,702 244 4.28%
Madison/ Fitchburg (53711) 6,216 175 2.82%
Madison (53713) 6,563 244 3.72%
Madison (53714) 2,036 88 4.32%
Madison (53715) 2,989 140 4.68%
Madison/Monona (53716) 1,758 44 2.50%
Madison (53717) 1,090 21 1.93%
Madison (53718) 1,772 15 0.85%
Madison (53719) 1,390 39 2.81%
Madison (53726) 1,364 14 1.03%
Source: MG&E



Key findings
• Large gap in affordable rental housing supply relative to needs

Rental Units 
Affordable for 

Households at 30% 
AMI

Number of Renter-
Households 0-30% 

AMI

Gap (Households 
minus affordable 

units)

Rental Units 
Affordable for 

Households at 50% 
AMI

Number of Renter-
Households 0-50% 

AMI

Gap (Households 
minus affordable 

units)

DANE COUNTY (Total) 3,725 19,280 15,699 22,425 33,395 11,150

CITIES:
Fitchburg 100 815 715 1,375 1,550 175
Madison 2,530 14,240 11,710 13,640 22,785 9,145
Middleton 130 425 295 1,055 1,070 15
Monona 145 465 320 715 710 5
Stoughton 145 355 210 795 845 50
Sun Prairie 105 645 540 1,090 1,500 410
Verona 50 205 155 260 430 170
Cities Total 13,945 9,970



Key findings
• Over 28,000 cost-burdened renter households in Dane County

Number of Cost-Burdened 
Renter-Households with 

Incomes 0-30 % AMI

Percent of Renter-
Households with Incomes 
0-30% AMI Cost-Burdened

Number of Cost-Burdened 
Renter-Households with 

Incomes 30-50% AMI

Percent of Renter-
Households with Incomes 

30-50% AMI Cost-
Burdened

DANE COUNTY (Total) 12,063 80.4% 10,293 78.9%

CITIES:
Fitchburg 740 90.8% 665 90.5%
Madison 7,855 78.9% 5,790 77.4%
Middleton 305 71.8% 490 76.0%
Monona 355 76.3% 185 75.5%
Stoughton 280 78.9% 395 80.6%
Sun Prairie 535 82.9% 720 84.2%
Verona 165 80.5% 149 66.2%
Cities Total 10,235 79.6% 8,394 78.6%



Key findings
• Housing “problems” (cost-burden, overcrowding, inadequate physical 

structure) by race and income categories
Table 7.3 Number of Renter Households (by race, income level) with any of HUD's 4 "Housing Problems"

0-30 % AMI 
Households

30-50 % AMI 
Households

50-80 % AMI 
Households

Total

Non-Hispanic White 7,228 8,049 5,050 20,327
African American 2,191 1,053 230 3,474
Hispanic Origin 846 724 330 1,900
Total 10,265 9,826 5,610

Table 7.4 Percent of Renter Households (by race, income level) with any of HUD's 4 "Housing Problems"
0-30 % AMI 
Households

30-50 % AMI 
Households

50-80 % AMI 
Households

Non-Hispanic White 85.86% 82.77% 35.09%
African American 97.33% 70.77% 23.35%
Hispanic Origin 96.03% 88.40% 22.07%
Average 88.87% 81.67% 33.25%



Key findings
• Main rental housing affordability challenge is very-low-income (50 

percent AMI or below) households. 
• Over 12,000 “severely cost-burdened” very-low-income renter 

households.  (over 2,200 are seniors).

Total Cost-Burdened 
Renter Housheholds with 

Incomes 0-50% AMI

Percent of Cost-
Burdened Renter 

Households (0-50% 
AMI), small family (2-4 

related persons)

Percent of Cost-
Burdened Renter 

Households (0-50% 
AMI), large family (5+ 

related persons)

Percent of Cost-
Burdened Renter 

Households (0-50% 
AMI), elderly

Percent of Cost-
Burdened Renter 

Households (0-50% 
AMI), other (non-

elderly, non-family)

DANE COUNTY (Total) 22,356 28.4% 4.4% 17.0% 50.2%

CITIES:
Fitchburg 1,405 45.9% 6.8% 6.4% 40.9%
Madison 13,645 27.7% 3.7% 12.5% 56.1%
Middleton 795 15.1% 3.1% 14.5% 67.3%
Monona 540 9.3% 0.0% 44.4% 46.3%
Stoughton 675 28.1% 4.4% 34.1% 33.3%
Sun Prairie 1,255 34.3% 7.6% 21.5% 36.7%
Verona 314 49.4% 0.0% 39.8% 10.8%
Cities Total 18,629 22.4% 3.1% 11.6% 62.9%



Alternative scenarios: existing needs gap 

Scenario 1 (balanced 
population 0-50% 

AMI)

Scenario 2 (balanced 
housing supply 

proportion, 1-attached 
to 4 units)

Scenario 2 (balanced 
housing supply, 

multifamily units)

Scenario 3 (Gap 
between households 
with incomes 0-50% 
AMI and affordable 

units)

Scenario 4 (# of cost-
burdened renter 

households, 0-50 % 
AMI)

DANE COUNTY (Total) 7,740 4,360 6,479 5,890 22,356

CITIES:
Fitchburg 401 182 * 175 1,405
Madison * * * 3,795 13,645
Middleton 136 73 * 15 795
Monona * 471 * * 540
Stoughton * * 446 50 675
Sun Prairie 562 * 786 410 1,255
Verona 388 * 366 170 314
Cities Total 1,487 725 1,597 4,615 18,629



Alternative scenarios: future needs
Table 11.2 Existing and Future Needs Scenario 1: Rental Housing Needs for Very Low Income Households (0-50 % AMI)

2010 2015 2020 2025 2030 2035 2040
Existing Gap (from Scenario 3) 5,890
New Renter Households 0-50 % AMI (from 
2010 baseline) 1,921 4,187 6,321 8,286 9,802 10,983

# of which are senior households 263 574 867 1,137 1,345 1,507
Total Affordable Units Needed (by date) 5,890 7,811 10,077 12,211 14,176 15,692 16,873

# of senior affordable units needed (by date) 1,543 1,806 2,117 2,410 2,680 2,888 3,050

Table 11.3 Existing and Future Needs Scenario 2: Rental Housing Needs for Very Low Income Households (0-50 % AMI)
2010 2015 2020 2025 2030 2035 2040

Existing Gap (from Scenario 4) 22,356
New Renter Households 0-50 % AMI (from 
2010 baseline) 1,921 4,187 6,321 8,286 9,802 10,983

# of which potentially cost-burdened 1,591 3,468 5,235 6,863 8,119 9,097
Total Affordable Units Needed (by date) 22,356 23,947 25,824 27,591 29,219 30,475 31,453



Municipal “Toolbox”
•Planning tools:

• Housing elements of Comprehensive Plans … “provide an 
adequate housing supply that meets existing and 
forecasted housing demand … and provide a range of 
housing choices that meet the needs of persons of all 
income levels and of all age groups and persons with 
special needs, … and promote the availability of land for 
the development or redevelopment of low–income and 
moderate–income housing …” (Wis. Stat. § 66.1001(2)(b))



Municipal “Toolbox”
•Planning tools:

• Housing Committees, Housing Reports (Middleton, 
Madison, Fitchburg)

•Education and outreach tools
•Land use and development tools

• Review of regulatory barriers, flexible and incentive 
zoning, density bonus, ADUs, 

•Financial tools
• TIF, Impact fee exemption, Down-payment assistance, gap 

financing
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