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SETTING THE STAGE

• 157,000 – New Dane County Residents by 2050

• Fitchburg will grow to 34,000 by 2030, a 10% growth rate

• Increasing Interest in Renting (empty nesters, young and old)

• Growth in High End Multi-Family Development 

• Extremely Low Vacancy Rate

• Single Family Development Slump Due to the Great Recession

• Average Price Single Family Home is Unaffordable for the 
Median Income

• Aging Multi-Family Housing is Affordable but Problematic

• Shortage of Quality Affordable Housing



FITCHBURG PERSPECTIVE

Background

• Began as a Small, Rural Township

• 1960’s & 1970’s – Approved Several Multi-Family 
Developments

• 1980 – Population Increased to 12,000

• 1983 – When Fitchburg Incorporated as a City, 
Two-Thirds Renter

• 28,000 – Current Population

• 50/50 Home Owner/Renter



FITCHBURG PERSPECTIVE

Backdrop

• Single Family Housing Affordability

• Employees Who Work in Fitchburg Cannot Live in Fitchburg

• Negative Perceptions of Multi-Family Development

• Poor Condition/Management Older Stock (1970’s)

• Boom in High End Projects

• Worried about Impact of Affordable Housing

• Lack of Knowledge of Different Types of Affordable Housing

• Terminology and Triggers



FITCHBURG PERSPECTIVE

Doing the Right Thing

“The City of Fitchburg strives to have a comprehensive set of goals, 

strategies, toolkit and implementation plan to encourage and 

promote a variety of housing types at all levels of affordability with a 

strong emphasis on affordable housing including multi-

family and single family.”

Request for Proposal, June 2017
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PROCESS

Workshop #1

• Developers with 
experience 
working with the 
City 

Workshop #2

• Affordable 
housing initiatives 
in Madison & 
Middleton



DATA ANALYSIS
DEMAND

• 50% of households in Fitchburg are renter-occupied, one 

of the highest percentages among regional peers 

Source: 2016 ACS

Great Recession

Population Boom 

(~5,000 to ~12,000)



DATA ANALYSIS
DEMAND

$97,546

-$37,360

$60,186 Difference

Median Renter Household Income

Source: 2016 ACS

Median Owner Household Income



DATA ANALYSIS
DEMAND

• Only 20% of people employed in Fitchburg also live there 

Source: 2013 ACS



DATA ANALYSIS
DEMAND

• Nationally, number of renters with incomes 

above $100,000 rose 5% in 2017, though overall 

renter household growth is slowing. 

Source: State of the Nation’s Housing, Harvard JCHS



DATA ANALYSIS
DEMAND

• 11% of population in Fitchburg is age 
65+ 

Source: 2016 ACS

• Change in population age 65+ in 
Fitchburg increased 49% between 2000 
and 2010

Source: US Census



DATA ANALYSIS
SUPPLY

5% of ownership units are affordable to households 

at 80% AMI
Source: 2010 ACS



DATA ANALYSIS
SUPPLY

• The annual average single family 

home permits in Fitchburg is 32

for 2008-2016. 

• The pre-recession average was 

128 per year (2002-2007)

Source: City of Fitchburg

0

50

100

150

200

250

300

350

400

450

500

2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016

Single-Family Two-Family (units) Multi-Family (units)



DATA ANALYSIS
SUPPLY 

• 1960’s & 1970’s boom in 

apartment development.

• 1980/1990’S shift from renter 

occupied to owner occupied

Source: 2016 ACS 
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DATA ANALYSIS
SUPPLY

• Median rent in Fitchburg is $893, lower 

than most peer communities 

Source: 2016 ACS
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DATA ANALYSIS
SUPPLY

• 69% of apartments in Fitchburg 

area available at $1,000 or less 

Source: 2016 ACS

• Quality and management are an 

issue
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DATA ANALYSIS
SUPPLY

• Average price of single family home in 

Fitchburg is $324,750 

Source: South Central Wisconsin MLS

• Unaffordable for the median household 

income of $65,735
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HOUSING MARKET FINDINGS - SUPPLY

• 0.6% : vacancy rate for renter-occupied units

• 1.2% : vacancy rate for owner-occupied units

Source: 2016 ACS



INTERVIEW FEEDBACK

Do you have any advice for City Council in its efforts to establish and 

maintain healthy neighborhoods and a good housing mix?

• Create a competitive funding program to attract tax-credit WHEDA funding for rental housing –

need more affordable housing

• Partnerships to address affordability: DCHA, Habitat

• Review park fees – seem high in comparison to peers

• Political & policy consistency and process streamline to improve development process and cost

• Help people living in the City now – seniors and those with limited incomes

• Rehabilitate existing multi-family

• Alderpersons continue to be facilitators between developers and residents

• Council needs to lead – create a vision of what the City wants so developers know what the City 

is interested in



CHANGING THE DISCOURSE
BUILDING HEALTHY NEIGHBORHOODS

Planning Framework

✓Varied housing types, sizes, price points and 

tenure

✓Sidewalks and public amenities

✓Access to public transit

✓Parks and open space

✓Community gathering spaces

✓Active neighborhood-based organizations



CHANGING THE DISCOURSE
MAKING IT MORE REAL



CHANGING THE DISCOURSE
MAKING IT MORE REAL



CHANGING THE DISCOURSE
EDUCATING



CHANGING THE DISCOURSE
EDUCATING



HOUSING NEEDS AND 
RECOMMENDATIONS

1. Build more owner-occupied homes at various price points 

• 100 to 150 units per year

2. Build more owner-occupied housing affordable below the median 

household income 

• 30% of 1,400 units must be affordable at 80%-100% AMI 

• Home value’s ranging from $175,000  - $217,000 home  

3. Build more attached owner-occupied units

• 200+ over the next 12 years

4. Build more rental units at various price points

• 2,200 net over next 12 years



HOUSING NEEDS AND 
RECOMMENDATIONS

5. Upgrade or replace existing rental housing while maintaining affordability

• Current housing stock built before 2000

6. Build more rental units with three or more bedrooms

• Address overcrowding

7. Support the housing needs of senior citizens

• 640 units by 2030

• 80% affordable



IMPLEMENTATION STRATEGIES

1. Committee and Communication

• Example:  Establish a Housing Committee

2. Policy and Ordinance Changes

• Example:  Enable accessory dwelling units

3. Local Program Initiatives

• Example:  Identify and assemble sites for development

4. Local Sources of Funding

• Example:  Establish an affordable housing fund

5. Outside Sources of Funding

• Example:  State and Federal LIHTC

6. Partnerships

• Example:  Community land trusts



IMPLEMENTATION STRATEGIES
LAYER CAKE OF SOLUTIONS



DISCUSSION


