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2020 Housing Affordability Analysis
City of Muskego, Wisconsin

I.

Introduction & Goals

This report is designed to comply with Housing Affordability Analysis requirements in section 66.10013
of Wisconsin State Statutes. Housing and affordability are important topics in the City of Muskego. This
report documents implementation of the housing element of the City of Muskego’s Comprehensive
Plan, which is undergoing approval and editing as of the writing of this report with expected adoption in
2022. The previous comprehensive plan for the City was adopted in 2009.
This report analyzes the existing condition of housing & affordable housing in Muskego and provides an
overview of residential development regulations, land use controls, site improvement requirements,
and fee & permitting requirements and procedures, as well as an analysis of the financial impact of
regulations on the development of new housing in Muskego.

Housing Goals & Objectives
The City of Muskego’s current goals with regards to housing and affordability as outlined in the
Comprehensive Plan are as follows:
Goal
Provide a diverse housing supply that meets the City’s current and future population requirements. This
includes homes for new residents without prejudice as well as for long-time residents whose housing
requirements may change due to age or income.
Objectives
The City of Muskego’s Comprehensive Plan outlines two primary objectives related to housing,
including:
•
•

Maintain existing neighborhoods.
Develop new neighborhoods or individual developments that increase the diversity of housing
options in the city, consistent with the City’s Land Use objectives.

Recommendations & Notes
The City of Muskego’s Comprehensive Plan outlines several recommendations for actions that will help
the City meet the housing goals and objectives of the Comprehensive Plan. First, the plan recommends
that the City develops according to the Future Land Use Map. It allows for a mix of densities of
developable land that provide a diverse array of housing options, which include affordable opportunities
and housing for elderly residents. This will work to keep families together and allow diverse populations
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to live in Muskego. While some lands will allow low-density single-family development, opportunities
also exist in areas of Muskego for higher density residential uses and mixed-use developments.
Muskego’s Comprehensive Plan also recommends that the City promotes and enhances the City’s
Conservation Subdivision ordinances. Allowing Planned Developments and Conservation Planned
Developments when there is a demonstrated benefit to the community (increased open space
conservancy and dedication) will help provide a livable atmosphere that preserves Muskego’s urban to
rural character and benefits individual property owners as well.
The third recommendation in Muskego’s Comprehensive Plan is to extend and enhance planning
requirements applied to new developments as Muskego becomes more built-out, ensuring that
community goals and the needs of future residents are considered and prioritized in all development
efforts. The plan notes that in some cases the Future Land Use Map conflicts with the existing zoning in
Muskego and emphasizes that future development must be consistent with the Future Land Use Map
and the Comprehensive Plan.
The City of Muskego’s Comprehensive Plan also includes many additional notes and recommended
actions for implementing the City’s housing goals. Please reference the Plan for a complete list of notes
and actions related to housing.

II.

Community Profile

There are approximately 25,704 people living in the City of Muskego according to the Wisconsin
Department of Administration’s (DOA) 2021 population estimates. Most of the population and housing
statistics and data used in this report are from the 2019 American Community Survey 5-year estimates,
which estimates that the population of Muskego in 2019 was 24,946. The newest data for the 2020
estimates were not released in time for this analysis.
Population trends indicate that the Muskego community is aging. The table below shows that the age
group that is growing the most rapidly in Muskego is the 65 to 74 age cohort. The population from age
25-54 years is shrinking, either because they are aging into higher age brackets or because they are
moving away from Muskego.

City of Muskego Housing Affordability Analysis // 3.15.2022

4

Age of Muskego’s Population, 2010 – 2019
2010

2019

Population

%

Population

%

Percent
Change 20102019

Under 5 years

1,318

5.5%

1,191

4.8%

-9.6%

5 to 14 years

3,586

14.9%

3,599

14.4%

0.4%

15 to 24 years

2,650

11.0%

2,848

11.4%

7.5%

25 to 34 years

2,099

8.7%

1,982

7.9%

-5.6%

35 to 44 years

3,514

14.6%

3,105

12.4%

-11.6%

45 to 54 years

4,527

18.8%

4,141

16.6%

-8.5%

55 to 64 years

3,321

13.8%

3,982

16.0%

19.9%

65 to 74 years

1,727

7.2%

2,492

10.0%

44.3%

75 to 84 years

912

3.8%

1,107

4.4%

21.4%

85 years and over

481

2.0%

499

2.0%

3.7%

24,135

100%

24,946

100%

Age

Total

Table 1: Age of Muskego's Population, 2010-2019. Data Source: 2010 US Census, 2019 American
Community Survey 5-year Estimates

The table on the following pages shows the population of Muskego by race. About 96.9% of the
Muskego population is White and 3.1% identifies as non-white, as outlined below. 3.9% of Muskego’s
population identifies as Hispanic or Latino, regardless of race.
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Population of Muskego by Race & Ethnicity
Number

White
Black or African American
American Indian and Alaska Native
Asian
Native Hawaiian and Other Pacific Islander
Some Other Race
Two or More Races
Total

24,038
76
5
246
0
337
244
24,946

Hispanic or Latino (of any race)
Not Hispanic or Latio
Total

915
24,031
24,946

Percentage

96.9%
0.2%
0.0%
0.9%
0.0%
1.3%
0.6%
100%
3.7%
96.3%
100%

Table 2: Population of Muskego by Race & Ethnicity. Data Source: 2019 American Community Survey 5Year Estimates.

Households. Housing Units, & Household Size
There are 9,278 total households in the City of Muskego, with an average household size of 2.68 (2019
ACS 5-Year estimate). The chart below shows the City of Muskego’s average household size over time in
comparison to Waukesha County, Wisconsin, and the United States. Average household size appeares to
be slightly increasing from 2010 – 2019 despite a trend of declining household size in Waukesha County
and Wisconsin as a whole.

Average Household Size
2.8

2.8
2.7
2.6
2.5
2.4
2.3

2.63

2.65

2.68
2.61

2.59

2.58
2.49

2.52

2.5
2.43
2000

2.38

2010

2019 (est)

Muskego

Waukesha Co.

Wisconsin

USA

Figure 1 : Average Household Size Over Time, Muskego & Comparison. 2000 & 2010 US Census, 2019
American Community Survey 5-Year Estimates
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There are 9,618 total housing units in Muskego. The vacancy rate in the City of Muskego is
approximately 3.5%, or an estimated 340 units. 85.4% of Muskego’s housing stock is owner-occupied,
while 14.6% of Muskego’s housing stock is renter-occupied.
Muskego Housing Units
by Occupancy & Tenure, 2017

Total Housing Units
Occupied Housing Units
Owner-occupied Units
Renter-occupied Units

Vacant Housing Units

Number

%

9,618

100.0%

9,278

95.0%

7,928

85.4%

1,350

14.6%

340

3.5%

Table 3: Muskego Housing Units by Occupancy & Tenure, 2019. Data Source: 2019 American Community
Survey 5-year Estimates

Household Income & Poverty Status in Muskego
The median household income in Muskego is $95,242. The median family income is $113,110 in the City
of Muskego (2019 ACS 5-year Estimates). An estimated 2.8% of Muskego’s population below the
national poverty level.

Housing Affordability & Cost Burden in Muskego
Affordable housing costs for a household are generally considered to be 30% of household income or
less. If a household is paying more than 30% of their household income to their housing cost each year,
then they are considered cost burdened. In Muskego, 50.2% of renters pay 30% of their income or more
towards their housing costs. 20.6% of home owners with a mortgage spend 30% of their income or more
on their housing costs each year, and 8.0% of home owners without a mortgage spend 30% of their
income or more on housing each year (2019 ACS 5-Year Estimates). It is important to note that housing
cost burden does not necessarily indicate financial hardship unless it is cross-referenced with income
level data. For example, if a low-income household spends 30% or more of their income on housing
costs each year, there may not be enough money for other household necessities (food, clothing),
whereas a higher-income may be able to pay 30% or more of their income towards housing and still
have enough income each year to purchase all necessities and contribute to savings.
The City of Muskego has a goal to develop a diverse array of housing options, including affordable
opportunities and housing for elderly residents, as discussed in the Introduction and Goals section of this
report. One way to determine if Muskego has affordable housing options available for individuals with a
diverse range of incomes is to use Area Median Income (AMI) percentages, which are calculated by the
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US Department of Housing and Urban Development (HUD) to help determine who qualifies as lowincome in different areas of the country. These income thresholds allow developers and individuals to
qualify for low-income housing assistance programs, including programs for seniors. AMI is calculated
for Metropolitan Statistical Areas (MSAs) and are calculated for family households of different sizes.
The City of Muskego is part of the Milwaukee-Waukesha-West Allis MSA. Median family income for a
family of four in this area is $83,800. Households with incomes at 80% of AMI or less are considered low
income, which in this case is $67,040. If a low-income family of four were to move to Muskego looking
for housing that was affordable to them, they would be looking to spend $1,676 or less on their housing
cost per month. A very- low income family (with an income at 50% of AMI) would be looking to spend
approximately $1,048 or less per month on housing for that housing to be considered affordable.
Monthly Housing Costs in Muskego, Occupied Housing Units
Less than $300
$300 to $499

71 +/-45

0.8%

281 +/-83

3.0%

1,160 +/-180

12.5%

$1,500 to $1,999

1,874 +/-214

20.2%

$2,500 to $2,999

878 +/-159

9.5%

13 +/-22

0.1%

$500 to $799

1,652 +/-218

17.8%

$1,000 to $1,499

1,706 +/-213

18.4%

1,217 +/-162

13.1%

426 +/-106

4.6%

$800 to $999

$2,000 to $2,499
$3,000 or more
No cash rent

+/-0.5
+/-0.9
+/-2.3
+/-1.9
+/-1.9

+/-2.2
+/-1.6
+/-1.7
+/-1.1

+/-0.2

Table 4: Monthly Housing Costs in Muskego, Occupied Housing Units. Data Source: 2019 American
Community Survey 5-Year Estimates

Aside from month-to-month housing costs, low-income families and households face other barriers to
housing affordability, including lack of access to credit and lack of capital available for a down-payment.

Existing Land Use
The table below shows existing land use in the City of Muskego as of the writing of this report, excluding
land area that is contained in public right-of-way. About 37% of Muskego’s non-right-of-way land area is
used for residential development. Agricultural land or Open Space land uses account for approximately
36% of the non-right-of-way land within the City.
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Existing Land Use in the City of Muskego
Acreage
Agriculture / Open Space
6,687.7
Single Family
6,462.3
Multi-Family
436.3
Retail / Commercial
300.3
Govt., Institution & Utility
442.7
Recreation - Public
1,899.3
Recreation - Private
965.7
Industrial / Business Park
288.7
Landfill & Extractive
934.6
Total Acres (not including right-of-ways)
18,417.6

Percent
36.3%
35.1%
2.4%
1.6%
2.4%
10.3%
5.2%
1.6%
5.1%
100.0%

Table 5: Existing Land Use in the City of Muskego. Data Source: City of Muskego, Dec. 2019
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III.

Housing Development Activity, Demand, & Potential

Housing Development Activity
The table below shows the number of subdivision plats, CSMs, and condo plats approved during the
2020 calendar year. In addition to the land division and platting activity, 52 building permit applications
for new homes were approved in 2020 (not including remodels or additions), for a total of 55 new
housing units approved (49 single family and 6 two-family homes).
Land Division & Platting Activity in Muskego, 2020
Approved

Approved

Applications
Subdivision Plats

(1)

CSM
Condominium Plats

Lots/Parcels

1

15
2(2)

27

36
96(3)

Table 5: Land Division & Platting Activity in Muskego, 2020. Data Source: City of Muskego
Notes:

(1)
(2)
(3)

Final plat approved this year
Not all condominium plats require City approval
Approved residential units

Potential for New Housing Development in Muskego
As of the writing of this report, 393 of the parcels that are zoned for residential development in
Muskego are undeveloped or have possible redevelopment or redivision potential, with a total area of
approximately 3,623 acres. For the purposes of this report, parcels with redevelopment potential were
defined as parcels that were at least 5.5 acres in size. Even in Muskego’s least dense residential zoning
district, parcels of this size would be able to be redivided into at least two housing parcels based on area
alone, though other dimension and geometry requirements would also need to be met according to
Muskego’s zoning ordinance. A list of these parcels is included in this report as Appendix A and a map of
these parcels is included as Appendix B.
There are 183 parcels in Muskego are potentially suitable for development but are not currently zoned
for residential uses, for a total area of 4,231 acres. A list of these parcels is included in this report as
Appendix D. These parcels include land that is zoned as Agricultural land and does not include parcels
that are zoned as Conservation land.
Much of the land that is potentially suitable for new residential development in Muskego has a rural
character. In many cases new homes, neighborhoods, or subdivisions in these areas would require
rezoning the land from Agricultural to one of Muskego’s residential zones. The cost of re-zoning a
property is estimated in Section V. 2020 Permitting & Fees. As in all Wisconsin municipalities, land that is
rezoned must be rezoned to a zoning district that is consistent with the form, density, and character
indicated in Muskego’s Future Land Use Map and Comprehensive Plan.
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IV.

Housing Development Demand Forecast

As a part of the comprehensive planning process, the City of Muskego has estimated future housing
growth based on population growth, projected change in household size, and assumptions about
average vacancy rates. These projections have been calculated for the next 20 years at five-year
increments, as shown in the table below.
The table below shows population and household data for 2000 and 2010, taken from the US Census.
For 2020 the most current data available was used from the American Community Survey 5-year
estimates.
The data displayed for years 2025-2040 are based on Wisconsin Department of Administration (DOA)
population projections and projected change in average household size and calculating the total number
of households and housing units. Using these projections, the City of Muskego has calculated how many
total housing units would be developed to accommodate this level of growth. Projected total housing
units assumes a 5% vacancy rate.
According to the estimates and projections presented in the table, the population of Muskego is
expected to grow by about 4,539 people between 2020 and 2040. At the same time, average household
size is projected to decrease to about 2.45 people per household by 2040. Based on the projected
population increase and ratio of people per household, the City of Muskego is projected to increase the
number of households by 2,893 and 3,069 housing units overall assuming a vacancy rate of 5 percent.
Muskego Household & Housing Unit Trends & Projections
Year

2000

(actual)

2010

(actual)

2020

(estimate)

2025
(proj.)
2030
(proj.)
2035
(proj.)
2040
(proj.)

Population

Percent
Change

21,397

Average
Household
Size

Occupied
Housing
Units/Households

Total
Housing
Units

Vacant
Units

Vacancy
Rate

2.8

7,533

7,699

166

2%

24,135

13%

2.65

9,068

9,431

363

4%

25,281

5%

2.68

9,278

9,742

464

5%

27,630

9%

2.51

11,007

11,586

579

5%

29,010

5%

2.48

11,697

12,312

615

5%

29,690

2%

2.46

12,069

12,704

635

5%

29,820

0%

2.45

12,171

12,811

640

5%

Table 6: Muskego Household & Housing Unit Trends & Projections. Data Sources: Actual: US Census 2000 & 2010
and 2020 American Community Survey 5-Year Estimates; Projected: Wisconsin Department of Administration
Population Projections and Household Projections for the City of Muskego, vintage 2013. Population, Average
Household Size, and Occupied Housing Units / Households fields are based on Wisconsin DOA data. Percent Change
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in Population is calculated based on DOA projections. Total Housing Units and Vacant Housing Units are calculated
based on an assumed 5% vacancy rate.

It is worth noting that although 2019 American Community Survey estimates that average household
size increased in Muskego from 2010-2019, the DOA projects a yearly decrease in household size until
2040. A projected decrease in household size is consistent with state and national trends, but the City of
Muskego will carefully track average household size over time as data becomes available through the US
Census Bureau and Wisconsin DOA and revised housing unit and land use projections as necessary.
The level of population, household, and housing unit growth projected in Muskego will require a
substantial change in land use in the City. However, the demand for residential land based on the
forecasted population growth shown above is highly dependent on the density at which the City of
Muskego develops. In order to forecast residential land use needs, this report assumes future housing
development at a range of densities.
If the City of Muskego is to develop 2,429 new housing units by 2040 to accommodate projected
growth, this report estimates that 1,943 acres of land would be needed. This estimate assumes that 20%
of the development would be rural residential development, at 1 dwelling unit/2acres; 20% low-density
residential at 1 dwelling unit per acre; 40% medium-density residential at 2.5 dwelling units per acre;
and 20% multifamily residential development at 5 dwelling units per acre.
As stated in the Potential for New Housing Development section of this report, there are about 3,623
acres of land that is developable in Muskego and zoned for residential use, and 4,231 acres of land that
is suitable for development but zoned for Agricultural use. The 1,943 new acres of residential
development that would be needed to accommodate the expected population growth in Muskego can
be accommodated within these areas. It is important to note that more agricultural land could be
preserved if a higher proportion of the new units were developed at higher densities, and fewer at rural
and low-density levels.

V.

Regulations Analysis & 2020 Permitting and Fees

State Statute 66.10013(2)(e) requires that municipalities perform an analysis of the municipality's
residential development regulations, such as land use controls, site improvement requirements, fees
and land dedication requirements, and permit procedures. The analysis shall calculate the financial
impact that each regulation has on the cost of each new subdivision.
The following table represents a summary of the fees associated with Muskego’s residential
development regulations. If the project requires a land use and zoning change, additional fees will apply
to the project. These fees can range from $825 in the case of a Floodplain rezoning to $1,250 in the case
of a rezoning that also includes a change to the City’s Future Land Use Plan.
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Table 7: Application & Permitting Fees for Residential Development in the City of Muskego. Data Source: City of
Muskego

The rural nature of much of the land in Muskego that might be suitable for residential development also
means that roads, sanitary sewer, and water utilities will need to be extended to some of those areas.
Most residential subdivision development in Muskego must have improved dedicated roadways and
stormwater management facilities. Curb and gutter may also be required by Common Council, and the
cost of installation is borne by developers. Sidewalks or off-road paths may also be required. The
13
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subdivision developer is also responsible for the cost of installing all sanitary sewers, sewer laterals, and
sewer appurtenance within the proposed subdivision, as well all water mains, water laterals, and water
system appurtenances. Streetlamps, street signs, and street trees for new subdivisions shall be installed
by the City, but the developer will be responsible for the cost.

VI.

Recommendations for Reducing the Time & Cost of Housing
Development in Muskego

State Statute 66.10013(2)(e) requires that municipalities perform an analysis of their development
procedures and identify ways in which the municipality can modify its fees related to development in
order to 1) meet existing and forecasted housing demand, and 2) reduce the time and cost necessary to
approve a new residential subdivision in the municipality by 20 percent.
The City of Muskego has enacted a number of strategies to lower the cost of housing development to
developers and to encourage housing development at various densities in the community. By lowering
development permitting costs and time, the City expects that housing could be developed at a lower
cost, and therefore the land would be more affordable for future residents. However, the City also
knows that the regional housing market, developer profit margins, and construction costs also impact
the cost of housing.
Below is a summary of the primary strategies employed by the City to meet the existing and forecasted
housing demand and to reduce the time and cost of development:
1. Hold Predevelopment Meetings: The City offers to hold meetings between all applicable City
staff (Planning, Engineering, Public Works, Public Utilities, etc.) and the development team early
in the process. By meeting early in the process (and throughout the process), many problems,
concerns and/or hold-ups can be limited or eliminated, allowing the review and approval
process to occur more smoothly and more quickly.
2. Make Design Standards Readily Available: The City strongly encourages housing and
development designers to look at all applicable design standards (as they relate to engineering,
utilities, planning/zoning, etc.) and to design the initial project to meet said standards. When
design standards are reviewed by a designer early in the process, there tend to be less review
comments and fewer reviews required, which all can reduce review charges.
3. Preempt the Political Landscape: The City strongly encourages developers to reach out to their
elected officials before the process gets off the ground to see if they see any concerns that can
be addressed upfront, thereby saving money and time early in the process.
4. Build Community Support: The City strongly encourages developers to hold voluntary
neighborhood meetings to reach out to community members that might be impacted by a new
development. Such meetings allow developers to share the goals of a project, as well as allow
community members to voice their thoughts and provide feedback for how the development
could best respect the existing values of the community. Building community support at the
beginning of a project helps preempt misunderstandings and avoid resistance, saving time and
money throughout the process.
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5. Streamline the Meetings: The City tries to minimize the number of meetings required for
development while respecting the statutory requirements of the State. The City encourages
reviews and submittals to be combined when applicable. Simplifying the approach and
combining requests into one meeting saves time and money for developers and the City.
6. Allow for Flexibility: The City Zoning Codes have the ability to allow for Planned Development
Districts, which allow for more flexibility in the design of a development. Allowing for such
flexibility can lead to more cost-effective designs and more economical development in
response to difficult or unique development conditions.
7. Reduce Size Minimums: The City reduced the minimum housing size requirements to allow for a
wider range of housing types. Reducing the minimum housing size gives developers more
flexibility within a project and provides the community with a greater variety in products to
meet their housing needs.
8. Conceptual Designs: The City also has procedures in place that allow a developer to bring a
conceptual housing development plan to the Plan Commission for a nominal free to gain
additional feedback from Muskego residents and Plan Commissioners. This step also allows from
any issues or concerns to be addressed prior to the development team completing all of the
tasks needed for a formal development application submittal.

VII. Conclusion
The City of Muskego is a growing municipality with plenty of land available for development, including
land that is well-served by utilities and zoned for residential development as well as land that has been
prioritized for new housing density as part of the Muskego 2035 Comprehensive Plan process. Muskego
is committed to providing “a diverse housing supply that meets the City’s current and future population
requirements. This includes homes for new residents without prejudice as well as for long-time
residents whose housing requirements may change due to age or income.”
The City knows that a diverse housing stock that is affordable to Muskego’s future population will
require a streamlined development permitting process and reasonable housing development fees, and
Muskego is committed to this goal. The City is also committed to providing services that help maintain
high quality of life in Muskego, as well as preserving conservation land and productive agricultural land.
Working with the development community to prioritize development in the areas that have been
identified as areas for growth will allow the City to maintain its urban-to-rural land use character, while
meeting the affordable housing needs of current and future Muskego residents.
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Appendix A: List of Undeveloped Parcels Zoned for Residential
Development
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Appendix B: Map of Undeveloped Parcels Zoned for Residential
Development
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Appendix C: List of Parcels Potentially Suitable for Development Not
Zoned for Development
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Appendix D: Map of Developable Parcels Not Zoned for Residential Use
and Public Utility Availability
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