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PART A: INTRODUCTION
Purpose of the Housing Affordability Report

This report is intended to address the requirements of Wisconsin Statute 66.10014 of the 2017
Wisconsin Act 243. The statute states that a report must be prepared describing implementation
of the housing element of the Village of Grafton Comprehensive Plan under s. 66.1001. As
required by statute, this report will discuss the following information:
• The number of subdivision plats, certified survey maps, condominium plats, and building
permit applications approved in 2020.
• The total number of new residential dwelling units proposed in all subdivision plats,
certified survey maps, condominium plats, and building permit applications that were
approved by the municipality in 2020.
• A list and map of undeveloped parcels in the municipality that are zoned for residential
development.
• A list of all undeveloped parcels in the municipality that are suitable for, but not zoned
for, residential development, including vacant sites and sites that have potential for
redevelopment, and a description of the zoning requirements and availability of public
facilities and services for each property.
• 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 analysis shall identify ways in which the
municipality can modify its construction and development regulations, lot sizes, approval
processes, and related fees to do each of the following: Meet existing and forecasted
housing demand; and reduce the time and cost necessary to approve and develop a
new residential subdivision in the municipality by 20 percent.

Village of Grafton Trends and Projections

The following section describes key demographic trends and background information, which is
necessary to develop a deeper understanding of the changes taking place in the Village of
Grafton concerning housing fees. This section includes the following topics: population,
household, employment, education, age, and income characteristics. Data has been collected
from the U.S. Census and the American Community Survey (ACS).
Population
As depicted in Table 1, the Village has experienced continual growth since the 1990s, with an
estimated increase of over 6% between 2010 and 2020. Grafton’s population growth rate during
this period is slightly lower than the growth rate in Ozaukee County but higher than the State of
Wisconsin. Since 1990, the Village, County, and State have experienced an increase in
population.
It should be noted that as of the date of this document, the U.S. Census Bureau had not
released its standard 2020 ACS 1-year estimates because of the impacts of the COVID-19
pandemic on data collection. Experimental estimates, developed from 2020 ACS 1-year data,
were also not available as of the date of this document.

1

Table 1: Population Trends
1990
2000
2010
Grafton
Ozaukee County
Wisconsin

9,340
72,831
4,891,769

10,312
82,317
5,363,675

11,459
86,395
5,686,986

2020
12,155
92,035
5,901,473

Percent
Change
2010-2020
6.1%
6.5%
3.7%

Sources: U.S. Census of Population and Housing, 1980, 1990, and 2000; WisDOA Population Estimates
2021

Table 2 depicts the Village’s forecasted population in five-year increments through 2040
according to the Wisconsin Department of Administration. The Village’s 2010 population
according to the U.S. Census was 11,459. The Wisconsin Department of Administration
projected a very slight population decrease for 2015 of 11,400. However, the Village’s
population continues to increase with an estimated January 1, 2021 population of 12,155 by the
Wisconsin DOA which exceeds the 2020 population projection from the Wisconsin DOA.
Table 2: Population Projections
2010
2020
2030
2040
Census
Projection Projection
Projection
Grafton
Ozaukee County
Wisconsin

11,459
86,395
5,686,986

11,940
89,715
6,005,080

12,750
94,955
6,375,910

12,770
94,370
6,491,635

Projected
Growth Rate:
2010-2040
11.4%
9.2%
14.1%

Source: Wisconsin Department of Administration, 2013

Demographics
Table 3 includes the population changes for specific age groups in 2010, 2017, and 2019 (the
most recent available) for the Village of Grafton and Ozaukee County. In Grafton and Ozaukee
County, there are a greater number of citizens in 2017 and 2019 who are age 55 and older. The
number of residents under 20 decreased for both Grafton and Ozaukee County from 2017 to
2019. Age distributions are an important indicator when factoring future demand for housing.

Grafton

Under
20

2010 3,050
2017 2,605
2019 2,532
Ozaukee Co
2010 23,033
2017 21,833
2019 21,609

Table 3: Age Cohorts
20-24 25-34 35-44
45-54

55-64

65-74

75+

612
826
772

1,644
1,463
1,546

1,599
1,392
1,376

1,678
1,575
1,414

1,168
1,684
1,802

839
1,103
1,200

771
928
1,004

4,383
5,215
5,318

7,563
8,187
8,534

11,689
9,950
10,033

15,212
13,208
12,345

11,603
13,562
13,714

6,446
8,882
9,597

6,188
6,980
7,447

Sources: U.S. Census 2010; American Community Survey 2013-2017 and 2015-2019 5-Year Estimates
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Table 4 compares age characteristics of the Village of Grafton’s population to that of Ozaukee
County. General trends in age distribution are important for the type of housing stock and tenure
that is desired. As shown in Table 4, median age in the Village has increased from 2000 to
2019, which is consistent with national trends. Population under 18 years of age appears to
have stabilized, while population 65 years of age and older has decreased from 2017.

2000
37.8
26.3%
11.7%

Median Age
% Under 18
% 65 and Over

Table 4: Age Characteristics
Grafton
2017
2019
41.2
42.2
20.8%
20.6%
25.5%
18.9%

Ozaukee County
2019
44.0
21.5%
19.2%

Sources: U.S. Census 2010; American Community Survey 2013-2017 and 2015-2019 5-Year Estimates

Table 5 describes the latest income data for the Village and Ozaukee County. Median
household income in Grafton is roughly $12,000 lower than in Ozaukee County, which is one of
the wealthiest counties in the state; incomes in Grafton and Ozaukee County are considerably
higher than the median household income for Wisconsin. The dollar amounts are 2017 and
2019 inflation-adjusted.

2017
2019

Table 5: Median Household Income
Grafton
Ozaukee
$70,436
$80,526
$75,963
$88,154

Source: American Community Survey 2013-2017 and 2015-2019 5-Year Estimates

Wisconsin
$56,759
$64,168

Housing
Table 6 provides information about housing units in Grafton in 2019. As shown below, the
majority of housing units in Grafton are one-unit homes, comprising over 65% of the total
housing units in the Village. The remaining housing units are largely found in multi-family
housing with five or more housing units. There is a total of 5,380 housing units in Grafton.
Table 6: Housing Units
Quantity Percent
Housing Type
1 Unit
3,040
56.5
2 Units
667
12.4
3-4 Units
247
4.6
5-9 Units
662
12.3
10-19 Units
264
4.9
20+ Units
495
9.2
Mobile Home
5
0.1
Vehicle, boat, etc.
0
0
Total
5,380
100
Source: American Community Survey 2015-2019 5-Year Estimates

Table 7 compares the number of housing units that are owner occupied and renter occupied in
Grafton and Ozaukee County. A majority of the housing units in Grafton and Ozaukee County
were owner occupied in the three timeframes.
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Given the higher percentage of multi-family housing in the Village, it is not surprising that the
County’s owner occupied tenure is higher than the Village. However, the percentage of owner
occupied units in the County continues to decrease. Differences in tenure are important in
understanding the housing preferences of residents in Grafton and neighboring areas.
Table 7: Tenure
Owner
Renter
Occupied
Occupied

Grafton

Percent Owner
Occupied

2010
2017
2019

3,137
3,133
3,466

1,597
1,792
1,761

66.3%
63.6%
66.3%

2010
2017
2019

26,523
26,368
26,631

7,333
8,676
9,164

78.3%
75.2%
74.4%

Ozaukee County

Source: U.S Census 2010; American Community Survey 2013-2017 and 2015-2019 5-Year Estimates

Table 8 depicts the average household size by tenure among households in Grafton. Of all
owner occupied households, the average size is 2.38 persons per household. In contrast, the
average household size is lower for renter occupied households at 1.92 persons per household.
The average household size continues to decrease as residents age and families have fewer
children.
Table 8: Average Household Size by Tenure in Grafton
Average Household
Average Household
Size 2017
Size 2019
Owner Occupied
2.50
2.38
Renter Occupied
2.08
1.92
Total:
2.35
N/A
Tenure

Source: American Community Survey 2013-2017 and 2015-2019 5-Year Estimates

Produced by the Wisconsin Department of Administration, Table 9 depicts the projected number
of households and average household size in Grafton through 2040, based on 2010 U.S.
Census data. Within most five-year increments, the number of households increases. Between
2020 and 2025, for example, the number of households increase by over 250. However, every
five-year increment presents a smaller increase in the number of households. In fact, the study
projects that the number of households in Grafton will decrease from 2035 to 2040. One reason
for the decrease in the number of households is due to the U.S. population growing at a slower
rate.
While the number of households are generally projected to increase between 2010 and 2040 in
Grafton, average household size is projected to decrease. The largest drop in average
household size occurred between 2010 and 2015, with the average household size decreasing
by .06 persons. However, for every five-year increment closer to 2040, the average household
size decreases at a slower rate, culminating in a .01 decrease in average household size
between 2035 and 2040. Like the number of households, a decrease in average household size
can be attributed to the decrease in U.S. population growth.
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Number of
Households
Average
Household
Size

2010
(Census)

Table 9: Housing Projections

2015

2020

2025

2030

2035

2040

4,863

4,954

5,269

5,527

5,740

5,832

5,815

2.36

2.30

2.27

2.24

2.22

2.21

2.20

Source: U.S. Census 2010; Wisconsin Department of Administration Household Projections for Wisconsin
Municipalities: 2010-2040

Education
Table 10 compares the highest level of education achieved among the population aged 25
years and over in Grafton, Ozaukee County, and Wisconsin in 2017 (the most recent available).
The educational attainment in Grafton is comparable with Ozaukee County, except that more
residents of Grafton have their highest level of education being a Bachelor’s Degree or some
college but no degree. Citizens of Grafton and Ozaukee County have a higher level of
educational attainment when compared to residents of Wisconsin.
Highest Level of Education
Received
No High School Diploma
High School Diploma
Some College, No Degree
Associate’s Degree
Bachelor’s Degree
Graduate or Professional
Degree

Table 10: Educational Attainment
Grafton
Ozaukee County
3.5%
21.6%
23.2%
7.7%
32.5%
11.5%

3.9%
20.9%
19.2%
8.3%
29.9%
17.8%

Wisconsin
8.3%
31.3%
20.9%
10.5%
19.2%
9.9%

Source: American Community Survey 2013-2017, 5-Year Estimates

Employment
Table 11 depicts the population 16 years of age and older who are in the labor force. A
community’s labor force is comprised of the population that is employed or available for work.
The labor force includes people who are in employed, unemployed, actively seeking
employment, or in the armed forces. While Grafton has a population of 9,361 who is 16 years of
age or older, 6,655 of these were in the labor force according to 2017 estimates (the most
recent available) from the American Community Survey. The unemployment rate was 3.50%.
The unemployment rate has continued to decline; in September 2019, the rate for the state of
Wisconsin was 3.2%.

Table 11: Labor Force Participation
Civilian Labor
Population 16 Years
Unemployment
Force
and Over
Rate
6,655
9,361
3.50%
Source: American Community Survey 2013-2017, 5-Year Estimates
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Table 12 lists percentage of the workforce in specific industries. According to the 2013-2017
American Community Survey 5-Year Estimates (the most recent available), a majority of
workers in the Village are employed in educational services, and health care and social
assistance; manufacturing; or retail trade. The two industries with less than one percent of
employed population is the following: information; and agriculture, forestry, fishing and hunting,
and mining.
Table 12: Industry and Labor Force
Industry
Educational services, and health care and social assistance
Manufacturing
Retail trade
Professional, scientific, and management, and administrative and
waste services
Finance and insurance, and real estate and rental and leasing
Arts, entertainment, and recreation, and accommodation and food
services
Other services, except public administration
Construction
Wholesale trade
Public Administration
Transportation and warehousing, and utilities
Information
Agriculture, forestry, fishing and hunting, and mining
Source: American Community Survey 2013-2017, 5-Year Estimates
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Percent of Employed
Population
25.2%
18.1%
12.5%
11.7%
9.9%
7.5%
4.9%
4.0%
3.7%
1.3%
1.2%
0.2%
0.0%

PART B: HOUSING POLICY
Residential Balance

“Residential balance” describes the character and mix of residential development within a
community. It includes the percent of different residential unit types (i.e., single family, two
family, or multi-family) as compared to the total number of residential units within the
community. Grafton has been predominately a single family community, but the overall
percentage of multi-family units has increased over the last twenty years. Grafton’s residential
breakdown as of 2019 is shown in Table 13 below. “Single Family—Attached” dwelling units (a
term the Census uses to describe townhomes and row houses) are categorized as two family
dwellings.
Table 13: Village of Grafton Housing Types (2019)
Number of Units
Percent of Total
Single Family
3,040
56.5%
Two Family (including
667
12.4%
townhomes)
Multi-Family
1,673
31.1%
Total
5,380
100.0%

Source: American Community Survey 2015-2019, 5-Year Estimates

Housing Policy Options

During the 2016 Village of Grafton Comprehensive Plan Amendment process, the Village
explored ways to balance its desire to be a primarily single family community with a growing
interest in allowing multi-family development in more locations in the Village. Four policy
options, described below, were considered and analyzed. The Village decided to pursue the
third policy option of implementing fine-grained planned neighborhoods.
The first policy option was to continue the 2009 housing policy of allowing new multi-family
development only in the Downtown and in the South Commercial District. Redevelopment is
encouraged in infill areas within the Downtown and South Commercial District.
The second policy option would eliminate the 2009 housing policy and allow any type of
residential development that is desired by the housing market. Based on the current housing
market, demand for multi-family development, particularly along the Port Washington Road and
WIS 60 corridors, would be expected.
The third policy option is to create fine-grained planned neighborhoods. A Planned
Neighborhood is a carefully planned mixture of predominately single family residential
development, combined with one or more of the following land categories: two family/townhouse
residential, multi-family residential, institutional, and park and open space facilities. Based on
the Village’s preferences, the following is the required residential balance in Planned
Neighborhoods: minimum 64% single family; maximum 16% two family; maximum 20% multifamily.
The fourth policy option is to create large-grained planned neighborhoods. Similar to the third
policy option, development would have to meet the Village’s desired balance of single family,
two family/townhouse, multi-family, institutional, and park and open space facilities. However, a
specific land use pattern would be determined in advance, depicted on the Village’s Future Land
Use Map. The residential balance would not apply on an individual project basis, as the land
use pattern would already have been decided.
7
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PART C: HOUSING AFFORDABILITY
Context and Public Participation Summary

According to Wisconsin’s 1999 Comprehensive Planning Law, Wis. Stat 66.1001 (2)(b), a
housing element is “a compilation of objectives, policies, goals, maps and programs of the local
governmental unit to provide an adequate housing supply that meets existing and forecasted
housing demand.” To determine policies and programs that promote the development of
housing, a variety of housing choices, the affordability of housing, and maintenance the Village’s
existing housing stock, the following sections describe various characteristics of the Village’s
housing stock.
The draft 2020 Housing Affordability Analysis Report was reviewed by the Plan Commission on
November 23, 2021 and there was an opportunity for public input at the meeting. All elected
officials received a copy of the report and it is also available at the Grafton Public Library,
Village Hall, on the Village’s website, and shared on Village social media accounts.
Lastly, there is opportunity for ongoing public participation. As stated in Wisconsin Act 243, the
report must be updated annually to depict new data and adjust the Village’s policies and
recommendations as it is needed. Secondly, the report is posted on Grafton’s website for the
public to view under the title “Housing Affordability Analysis.” The public will be able to provide
feedback to municipal officials as the report is updated each year.

Supply of Housing Units

As depicted in Table 14, 56% of homes in Grafton are single family. In contrast, slightly over
30% of all homes are multi-family, while the remaining 12% of homes are two family dwellings.
With an increased market demand for multi-family housing in Grafton, residential districts not
located in fine-grained planned neighborhoods are expected to have an increased share of
multi-family housing units. Within the Planned Neighborhoods, however, more single family
housing units are expected due to the land use policy that a minimum of 64% of housing units in
a Planned Neighborhood must be single family.
Table 14: Housing Units (2019)
Quantity
Housing Type
1 Unit
3,040
2 Units
667
3-4 Units
247
5-9 Units
662
10-19 Units
264
20+ Units
495
Mobile Home
5
Vehicle, boat, etc.
0
Total
5,380

Percent
56.5
12.4
4.6
12.3
4.9
9.2
0.1
0
100

Source: American Community Survey 2015-2019 5-Year Estimates

The age of household units in Grafton impacts the affordability of homes. Table 15 depicts the
quantity and percentage of total homes that was built within a given timespan. The age of
housing units in Grafton has a normal distribution curve, in that a majority of housing units were
built between 1950 and 2000, with a lesser number of homes being built before 1950 and after
2010.
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Table 15: Age of Housing Units (2019)
Quantity
Percent of Total
Year Home Was Built
Household Units
2014 or later
91
1.7
2010-2013
134
2.5
2000-2009
1,081
20.1
1990-1999
780
14.5
1980-1989
769
14.3
1970-1979
860
16.0
1960-1969
613
11.4
1950-1959
747
13.9
1940-1949
86
1.6
Earlier than 1940
220
4.1
Total:
5,380
100%

Source: American Community Survey 2015-2019, 5-Year Estimates

A final point of emphasis for household units is location relative to a resident’s place of
employment. Table 16 depicts the average travel time to work for residents of Grafton in 2017
(the most recent available). Over 48% of residents travel less than 20 minutes to work, while
31.1% of residents travel greater than 30 minutes to work. The COVID-19 pandemic has likely
impacted these travel times since a greater percentage of the workforce now work remotely.
Table 16: Travel Time to Work (2017)
Less than 10 Minutes
20.1%
10-14 Minutes
15.0%
15-19 Minutes
13.3%
20-24 Minutes
12.8%
25-29 Minutes
7.7%
30-34 Minutes
11.6%
35-44 Minutes
11.3%
45-59 Minutes
5.7%
60+ Minutes
2.5%

Source: American Community Survey 2013-2017, 5-Year Estimates

Price of Existing Homes

Table 17 compares the median home value and median monthly rent over several decades for
the Village of Grafton. While median home value did increase overall from 1990-2019, there
was a dip in 2017. Rent has fluctuated over the same time period. This may be a result of the
supply and demand global economic factors.

Median
Home Value
Median
Monthly
Rent

Table 17: Median Home Value and Monthly Rent
Grafton
1990
2000
2010
2017
$162,162
$201,204 $216,300
$212,200
$823

$863

$748

$962

2019
$234,800
$954

Source: U.S. Census 1990, 2010; American Community Survey 2013-2017 and 2015-2019
5-Year Estimates
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Another way to understand rental housing affordability is by examining the percentage of a
household’s income that is spent on rent. The U.S. Department of Housing and Urban
Development (HUD) recommends that housing costs should be 30% of household income or
less to be considered affordable. Since 33.7% of Grafton’s residents are renters, as of 2019,
affordability is an important concern for the Village. According to Table 18, 38.8% of renters pay
more than 30% of their income toward rent, slightly lower than 36.4% in 2014 but higher than
26.8% in 2017. However, the percentage has been increasing sharply since 2000, where only
19.6% of renters in Grafton paid more than 30% of their income toward rent. One factor for the
shift since 2000 is the increasing number of retirees who are downsizing and moving into
apartments and multi-family housing units. Since numerous senior citizens are on fixed
incomes, rent may comprise a greater percentage of their expenses.
Table 18: Gross Rent as a Percentage of Household Income
2017
2019
Total Occupied
Percentage
Total Occupied
Percentage
Units
Units
Less than 15.0%
442
25.4%
564
32.4%
15.0%-19.9%
225
12.9%
273
15.7%
20.0%-24.9%
304
17.5%
75
4.3%
25.0%-29.9%
154
8.8%
153
8.8%
30.0%-34.9%
151
8.7%
113
6.5%
35.0%+
466
26.8%
652
32.3%

Source: American Community Survey 2013-2017 and 2015-2019 5-Year Estimates

While gross rent is a factor in determining the affordability of current housing stock in Grafton,
determining the number of housing units that have a mortgage is also important. A mortgage is
financial tool where a bank or mortgage company issues a loan to a prospective homeowner for
the purchase of a home. Table 19 shows that of all owner-occupied housing units in the Village,
70% have either a mortgage, contract to purchase, or a similar type of debt. Grafton’s mortgage
status is higher compared to Wisconsin. In Wisconsin, 62.7% of owner-occupied housing units
have a mortgage, while 37.3% of units do not have a mortgage.

Housing Units with
a Mortgage
Housing Units
without a Mortgage
Total:

Table 19: Mortgage Status (2019)
Grafton
Wisconsin
Quantity
Percent of
Quantity
Percent of all
all OwnerOwnerOccupied
Occupied
Housing
Housing
Units
Units
2,419
70.0%
1,005,737
62.7
1,048

30.0%

598,169

37.3

3,467

100.0%

1,603,906

100.0%

Source: American Community Survey 2015-2019, 5-Year Estimates

The amount of taxes paid on residential properties contributes to the affordability of housing in
Grafton. According to the most recent data available, the aggregate real estate taxes paid has
gradually increased since 2010, with a percentage change from 2010-2017 being 10.53%.
Additionally, aggregate taxes paid by residents increased by roughly $1.3 million from 20102017. Further discussion will occur to determine ways in which the Village can equitably
distribute the tax burden among residents.
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Table 20: Aggregate Real Estate Taxes Paid 2010-2017
2010
2014
2017
Aggregate Real
Estate Taxes Paid

$12,418,200

$13,265,000

Percentage
Change
2010-2017
10.53%

$13,726,300

Source: U.S. Census 2010; American Community Survey 2013-2017, 5-Year Estimates

Lastly, Table 21 shows the amount of renter-occupied housing units in Grafton that have one or
more utilities included into their rent. In 2017 (the most recent data available), 96.7% of renteroccupied housing units pay extra for one or more utilities, while 3.3% do not have an extra
payment. While a vast majority of renter-occupied housing units pay extra for one or more
utilities in 2017, it is slightly lower than the 97.8% of respondents who stated they paid extra in
2010.
Table 21: Inclusion of Utilities in Rent
2010
Total
Percentage
Total
Pay Extra for One or
1,562
97.8%
1,733
More Utilities
No Extra Payment for
35
2.2%
59
any Utilities
Total:
1,597
100.0%
1,792

2017
Percentage
96.7%
3.3%
100.0%

Source: U.S. Census 2010; American Community Survey 2013-2017, 5-Year Estimates

Household Demand

One component of housing demand is the size and features typically sought of in houses. For
example, the number of rooms can be a factor in choosing what house to reside in. Table 22
shows that a majority of homes in Grafton have 4-5 bedrooms.
Table 22: Percent Occupied Housing Units by Number of Rooms
2017
2019
1 Room
0.0%
0.0%
2-3 Rooms
9.6%
9.7%
4-5 Rooms
40.7%
38.4%
6-7 Rooms
27.3%
29.3%
8+ Rooms
22.4%
21.7%

Source: American Community Survey 2013-2017 and 2015-2019 5-Year Estimates

Table 23 depicts the quantity of occupied housing units that fall into a specific household size in
2017 (the most recent available). Two-person households make up the largest household size
group among housing units in Grafton, totaling over 37%. Additionally, with over 64% of all
households having only one or two persons residing in it, it corroborates Table 3, which shows
that the population of those under twenty years of age is decreasing. With there being fewer
minors residing in Grafton in 2017 than in 2010, demand for small, single family homes are
expected to increase. In theory, with household size decreasing, it can be expected that the
number of rooms in housing units, as shown in Table 22, will decrease on average.
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Table 23: Size of Occupied Housing Units (2017)
Household Size
Count
Percentage
1-Person Household
1,327
26.9%
2-Person Household
1,857
37.7%
3-Person Household
773
15.7%
4-or-More-Person Household
968
19.7%
Total
4,925
100.0%

Source: American Community Survey 2013-2017, 5-Year Estimates

Table 24 shows the age of the householder by tenure for 2017 (the most recent available).
While the 15-54 year old householder category is not broken down into additional categories,
special attention should be given to the householders aged 55 and higher. First, while
householders aged 55-74 are predominately in owner-occupied housing, the split becomes
paramount for householders age 75 and over, as more tend to live in renter-occupied
residences. As a result, there may be an increased demand for renter-occupied housing units
for senior citizens in Grafton. In contrast, residents who are at or near retirement age tend to
prefer residing in an owner-occupied home.
A caveat of the Table below is the ranges of a householder’s age. The age ranges were
determined by the U.S. Census Bureau’s American Community Survey and there was no
possibility of separating any age group further, particularly the 15-54 age group. Not having
each age group broken-down into the same increments could result in a loss of data accuracy
and validity. For example, while the split of owner-occupied and renter-occupied housing for 1554 year-olds is fairly even, one could hypothesis that 15-24 year-olds, such as college students,
are more likely to live in a renter-occupied housing unit. As a result, having additional age
breaks would present a more accurate representation of the age of a householder by tenure in
Grafton.
Table 24: Age of Householder by Tenure (2017)
OwnerRenterTotal
Occupied
Occupied
Householder 15-54 Years
1,453
1,140
2,593
Householder 55-64 Years
790
252
1,042
Householder 65-74 Years
532
127
659
Householder 75 Years and Over
358
273
631

Source: American Community Survey 2013-2017, 5-Year Estimates

Percentage
52.6%
21.2%
13.4%
12.8%

Table 25 depicts the year that householders moved into their current housing unit. Over 72% of
residents in Grafton moved into their current residence after 2000. In contrast, slightly over 10%
of Grafton residents moved into their current residence at or before 1989. This is expected since
Grafton has experienced significant population growth and new housing development since
2000.
Like the previous Table, Table 25 uses data categories created by the American Community
Survey. While most categories have a timespan of ten years, the three most recent categories
do not follow that pattern, ranging from two to five years each. Having all of the categories have
the same timespan would result in better analysis for what pattern exists in when residents
moved into their current home.
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Table 25: Year Householder Moved into Current Unit (2019)
Total
Percent
Moved in 2017 or later
538
10.3
Moved in 2015-2016
648
12.4
Moved in 2010-2014
1,228
23.5
Moved in 2000-2009
1,631
31.2
Moved in 1990-1999
700
13.4
Moved in 1989 or earlier
481
9.2
Total
5,227

Source: American Community Survey 2015-2019, 5-Year Estimates

Lastly, Table 26 shows the means of transportation among workers 16 years and over in
households. Of the 6,313 individuals surveyed, 82.8% drive alone to work, which is not
surprising given Grafton’s position in the County and excellent access to the Milwaukee
metropolitan area via I-43. The next largest categories are individuals who carpool, worked from
home, and walked to work.
Table 26: Means of Transportation of Workers 16 Years and Over in Households (2017)
Quantity
Percentage
Transportation Mode
Car, truck, or van – drive alone
5,226
82.8%
Car, truck, or van – carpooled
407
6.4%
Public transportation
60
1.0%
Walked
251
4.0%
Taxicab, motorcycle, bicycle, or other means
0
0.0%
Worked from home
369
5.8%
Total
6,313
100.0%

Source: American Community Survey 2013-2017, 5-Year Estimates

Household Income

While the type, size, and accessibility needs of households can impact housing demand in the
Village, so does the financial characteristics of the residents. With there being an expected
increase of demand for single and multi-family housing, understanding the financial
characteristics of households is important. Table 27 shows the quantity and percentage of
households that fall within specific income levels, as determined by the American Community
Survey. The percentages of each income level shows that information is consistent with an
earlier finding that the Village has a median income that is higher than the median income of
Wisconsin. For example, over 50% of family households had an income greater than $75,000 in
2019. While a significant percentage of the Village has a family household income over
$75,000, over 18% of households made under $35,000 in 2019. The median family income
increased significantly from $48,125 to $75,963 between 2017 and 2019. The largest number of
households have incomes between $75,000 and $99,999.
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Table 27: Financial Characteristics of Family Households
2017
2019
Income Levels
Count
Percentage
Count
Percentage
Less than $10,000
227
4.6%
219
4.2%
$10,000-$24,999
433
8.8%
337
6.4%
$25,000-$34,999
374
7.6%
399
7.6%
$35,000-$49,000
749
15.2%
735
14.1%
$50,000-$74,999
862
17.5%
863
16.5%
$75,000-$99,999
694
14.1%
1,099
21.0%
$100,000-$149,999
877
17.8%
931
17.8%
$150,000+
704
14.3%
644
12.3%
Median Family
$48,125
$75,963
Income

Source: American Community Survey 2013-2017 and 215-2019 5-Year Estimates

Area Median Income

An accepted means of calculating the affordability of homes in a region is to determine the area
median income (AMI) for households of various sized. Produced by HUD, AMI is a predictor that
is used for numerous local, state, and federal programs that adjusts for the size of families. In
compliance with Wis. Stat. 66.1001(2)(b), this section “provides a range of housing choices that
meet the needs of persons of all income levels.”
There are various definitions used when determining affordability. According to HUD, a housing
unit is affordable if a household spends less than 30% of their income on housing costs.
Housing costs differ for owners and renters. For property owners, the primary costs include
principal, interest, property taxes, and insurance. In contrast, the costs for renters include rent
and utilities.
Table 28 describes the income limits for different percentages of annual median income (AMI)
for different household sizes. For example, the median household income in Ozaukee County
for a family of four is $83,800. The income limit for the Multifamily Tax Subsidy for a family of
four is $50,300. The Multifamily Tax Subsidy is used for HUD’s Low Income Tax Credit and
Multifamily Housing Bonds programs.
Table 28: FY 2020 Income Limits for Ozaukee County
Persons in Family
1
2
3
100 Percent of AMI
$58,700 $67,000 $75,500
Low Income Limits (80%) of AMI
$46,950 $53,650 $60,350
Multifamily Tax Subsidy Limits (60% of AMI)
$35,220 $40,200 $45,300
Very Low Income Limits (50% of AMI)
$29,350 $33,550 $37,750
Extremely Low Income Limits (30% of AMI)
$17,650 $22,650 $26,200

Source: HUD, Office of Policy Development and Research

4
$83,800
$67,050
$50,300
$41,900
$30,680

Table 29 is a comparison example of income limits for residents of Sheboygan County, which is
the county north of Ozaukee County. Overall, the income limit in Ozaukee County is slightly
higher than the income limit in Sheboygan County. For example, while the Multifamily Tax
Subsidy Limit for a four-person household is $50,300 in Ozaukee County, it is $44,040 in
Sheboygan County. With Ozaukee County having slightly higher income limits than in
Sheboygan County, residents of Grafton have slightly more flexibility in tax credits or bonds.
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Table 29: FY 2020 Income Limits for Sheboygan County
Persons in Family
1
2
3
100 Percent of AMI
$51,400 $58,800 $66,100
Low Income Limits (80%) of AMI
$41,100 $47,000 $52,850
Multifamily Tax Subsidy Limits (60% of AMI)
$30,840 $35,280 $39,660
Very Low Income Limits (50% of AMI)
$25,700 $29,400 $33,050
Extremely Low Income Limits (30% of AMI)
$15,400 $17,600 $21,720

4
$73,400
$58,700
$44,040
$36,700
$26,200

Source: HUD, Office of Policy Development and Research

Another measure of housing affordability is finding the affordable monthly housing budget for
different income limits based on household size. As referenced earlier, HUD states that no more
than 30% of household income should be devoted towards housing costs. Furthermore, Table
30 outlines the maximum housing costs that should be paid (i.e., 30% of household income) for
the different income limits. For example, a family of three who makes 100% of AMI should
spend no more than $1,888 per month on housing. To qualify for the Multifamily Tax Subsidy, a
family of two should spend no more than $1,005 per month to have their housing classified as
affordable.
Table 30: Ozaukee County FY 2020 Monthly Affordability Housing Budget
Persons in Family
1
2
3
100 Percent of AMI
$1,468 $1,675 $1,888
Low Income Limits (80%) of AMI
$1,174 $1,341 $1,509
Multifamily Tax Subsidy Limits (60% of AMI)
$881
$1,005 $1,133
Very Low Income Limits (50% of AMI)
$734
$838
$944
Extremely Low Income Limits (30% of AMI)
$441
$566
$655

Source: HUD, Office of Policy Development and Research

4
$2,095
$1,676
$1,258
$1,048
$767

While Table 30 pertained to property owners, Table 31 shows the affordability of housing based
on the income limits of renters. Efficiency rent limits correspond to the affordable housing
budget for one-person households, while two-bedroom rent limits correspond to the affordable
housing budget for three-person households. The row “100 percent of AMI,” shows the
maximum amount of rent that a renter should pay each month based on the number of
bedrooms in a housing unit. For example, a renter who earns 100% of AMI should pay no more
than $1,582 a month for a one-bedroom apartment. Similarly, the maximum amount of rent that
should be paid for the Multifamily Tax Subsidy for a three-person household is $1,317.
Table 31: WHEDA-Estimated Ozaukee County Rent Limits, FY 2020
1
2
Efficiency Bedroom Bedrooms
100 Percent of AMI
$1,476
$1,582
$1,900
Low Income Limits (80%) of AMI
$1,181
$1,266
$1,520
Multifamily Tax Subsidy Limits (60% of
$886
$950
$1,140
AMI)
Very Low Income Limits (50% of AMI)
$738
$791
$950
Extremely Low Income Limits (30% of AMI)
$443
$475
$570

3
Bedrooms
$2,194
$1,755
$1,317
$1,097
$658

Source: Wisconsin Housing and Economic Development Authority (WHEDA), Multifamily Data Library
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Based off of Tables 30 and 31, a mortgage calculation can take place to determine where
monthly costs on a mortgage for a home is similar to median monthly rent. A sample loan
amount of $250,000 will be used as that is a median sample amount for homes in Grafton. Next,
the average annual interest for mortgages in the U.S. is 3.7%, while the average number of
years for the repayment of a loan is 30 years. Using the annual interest and the number of years
the repayment will take place, an expected $164,255 in interest will accumulate. Adding that
total to the $250,000 loan amount, the total amount that would have to be paid in 30 years for a
$250,000 loan is $414,255. Lastly, the monthly mortgage payment on a $250,000 loan is
$1,150. This is slightly higher than the median monthly rent of $954 and significantly higher than
the median monthly mortgage payment of $1,643.
Using the data from Table 30, all households who made 100% and 80% of AMI, regardless of
size, would be able to afford the monthly mortgage payment (not taking into account a down
payment). The other income limits, however, pose different challenges. Only four-person
households who make 60% of AMI are able to afford a $1,151 monthly mortgage payment. All
households who make 30% and 50% of AMI, regardless of household size, that has a monthly
mortgage payment of $1,150 would be considered unaffordable. Furthermore, while households
who have an income that is comparable to the region would have an affordable housing budget,
those who make less than the area’s average income could have monthly mortgage payments
that are not affordable.
Next, data from the American Community Survey can be used to determine how many rental
units in Grafton would be affordable for different households. Table 32 outlines the quantity of
rental units in 2017 (the most recent data available) that have a monthly rent that falls within a
given increment. As shown in Table 31, the maximum monthly rent for a three-bedroom rental
unit is $514 for 30% of AMI households. Table 32 shows that there are zero housing units that
are under $514 in monthly rent. For the very low income limits category, which is for 50% of AMI
households, the maximum monthly rent that should be paid for two-bedroom rental units is
$741. Table 33 shows that there are 268 rental units that will have a price that is lower than
$741, meaning that such housing is affordable and currently in the existing housing stock. To
qualify for the Multifamily Tax Subsidy, for 60% of AMI households, one must spend no more
than $741 for a one-bedroom rental unit. In Grafton, there are approximately 287 one-bedroom
units that have a monthly rent of less than $741. Lastly, there are 376 one-bedroom rental units
in Grafton for those who spend 60% of area median income on housing. In short, while
numerous one- and two-bedroom rental units exist for households of varying income levels,
there is a shortage of three bedroom households for most income levels.
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Table 32: Number of Rental Units by Monthly Rent (2017)
Quantity of Rental Units
One Bedroom
Less than $300
15
$300-$499
43
$500-$749
229
$750-$999
89
$1,000-$1,499
0
$1,500+
0
Two Bedrooms
Less than $300
0
$300-$499
14
$500-$749
254
$750-$999
268
$1,000-$1,499
397
$1,500+
0
Three Bedrooms
Less than $300
0
$300-$499
0
$500-$749
0
$750-$999
0
$1,000-$1,499
33
$1,500+
142

Source: American Community Survey 2013-2017, 5-Year Estimates

Lastly, Table 33 describes the ownership price levels for different income levels based on the
number of persons in a household for 2019 (most recent data available). Table 34 describes the
existing housing stock that would be affordable to property owners at different income levels.
For a family of one who falls into the Extremely Low Income Limits category (30% of AMI), very
few housing units in Grafton is not affordable. In contrast, a four-person household who
appropriates 50% of AMI towards housing costs could have approximately 200 housing units
that are affordable.
Table 33: Homeownership Affordability, Ozaukee County, FY 2019
Persons in Family
1
2
3
120% of AMI
$218,534 $249,581 $280,627
100 Percent of AMI
$182,112 $207,984 $233,856
Low Income Limits (80%) of AMI
$145,488 $166,320 $187,152
Multifamily Tax Subsidy Limits (60% of
$109,267 $124,790 $140,314
AMI)
Very Low Income Limits (50% of AMI)
$91,056
$103,992 $116,928
Extremely Low Income Limits (30% of AMI)
$54,600
$62,496
$70,224
Source: HUD, Office of Policy Development and Research
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4
$311,674
$259,728
$207,816
$155,837
$129,864
$84,336

Table 34: Owner-Occupied Housing Units by Ownership Price Levels (2019)
Price Level
Quantity
$0-$49,999
27
$50,000-$99,999
31
$100,000-$149,999
229
$150,000-$199,999
925
$200,000-$299,999
1386
$300,000-$499,999
738
$500,000-$999,000
59
$1,000,000+
69

Source: American Community Survey 2015-2019, 5-Year Estimates

Meeting Forecasted Housing Demand

As described earlier in the report, the Village has enacted various policies within the 2016
Comprehensive Plan Amendment to accommodate forecasted housing demand. With the
Village continuing their stance on preferring single family housing, the 2016 Amendment
provided updated target ranges for the quantity of dwelling units. The Amendment established a
target percentage of 64% single family units, 16% two family units, and 20% multi-family units
for new Planned Neighborhood areas. With single family housing units representing only 56%
existing of total units, the Village implemented Fine-Grained Planned Neighborhoods to
increase the proportion of single family housing units, while also recognizing the projected
increased demand for multi-family housing in the Village.
Under the Fine-Grained Neighborhood policy, residential growth areas would be shown on the
Future Land Use Map in the Village’s Comprehensive Plan in the “Planned Neighborhood”
section. This approach allows the Village to have control over the timing and quantity of multifamily development, as exact land use patterns would be determined as projects are proposed
and rezoned. The Village’s desired residential balance would be applied to each new project
throughout the Village’s residential growth areas. For example, each project would have to be
rezoned to accommodate minimum of 64% single family units, a maximum of 16% two family
units, and a maximum of 20% multi-family units. The Fine-Grained Neighborhood policy does
not apply to infill or redevelopment sites.
With an understanding of the Village’s housing development policy, future population projections
can be used to predict forecasted housing demand. As stated in Table 2, the 2040 projected
population for Grafton is 12,770, which is an 11.4% growth rate increase from 2010 population
estimates.
To meet forecasted housing demand, the Village will implement a phased approach that allows
the Village to gradually meet the needed housing units by 2040. Table 35 outlines the number of
additional housing units that the private development sector may develop within each five-year
increment to reach the forecasted housing demand of 421 units by 2040. See Table 2 for
projected population changes. Grafton is expected to experience significant growth through
2030 when the population will stabilize. As population projections change, so will the Village’s
phased growth projections in order to meet future demand for housing units. (Note: Vacancy
rates and number of housing units demolished or removed from the housing stock were
determined to be negligible.)
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Projected
Population
Change
Projected
Average
Household Size
Projected
Housing Units

Table 35: Phased Growth Projections
20182020202520302020
2025
2030
2035
+137
+430
+380
+10

20352040
+10

2.36

2.30

2.27

2.22

2.20

58

187

167

5

5

Total
+967

421

With 326 future housing units needed from 2021-2040, Table 36 outlines the planned allocation
percentages and gross acres needed for single family, two family, and multi-family housing
development in Grafton. As shown in Table 36, the Village outlined allocation percentages for
the three types of housing units in the Comprehensive Plan Amendment. The Village is planning
for 64% of housing units to be for single family, 16% for two family, and 20% for multi-family.
With there being physical constraints for how many housing units can fit within a given acre of
land, Table 37 shows that approximately 52 acres are needed for future single family housing
development, 7 acres for two family development, and 3 acres for multi-family development. In
sum, approximately 62 acres are needed to meet the 326 future housing units needed by 2040.
326

Table 36: Residential Land Demand Forecast
Future Housing Units Needed

64.0%
16.0%
20.0%

Planned Allocation Percentages
Single family 4 units/acre
Two family 8 units/acre
Multi-family 20 units/acre

52.16
6.52
3.26

Gross Acres Needed
Single family 4 units/acre
Two family 8 units/acre
Multi-family 20 units/acre

62

Total Gross Acres Needed for Residential Land Demand

There are several policies in place to support private development of the projected housing
demand. First, the Village has sufficient land area identified on the Future Land Use Map to
accommodate the development of a range of “greenfield” housing options in Planned
Neighborhoods. Second, the Comprehensive Plan Amendment also identified several
residential infill and redevelopment sites to accommodate the development of new multi-family
house. Lastly, additional new residential uses could be considered through an amendment to
the Future Land Use Map.

20

Analysis of Financial Impact

Wisconsin Act 243 requires municipalities to consider how land use regulations impact the cost
of housing. This report will use the recently developed phase one of Shady Hollow Subdivision
on the north side of Grafton for this analysis. Phase one includes 31 single family lots and 19
constructed homes. The average lot size (of those with constructed homes) is 19,143 square
feet, the average house size is 2,762 square feet, the average land value is $96,292 per lot
($5.27 per square foot), the average improvement value is $306,075 ($114.29 per square foot),
and the average total value (i.e., land and improvements) is $402,367.
One policy approach to reduce housing costs is to adjust zoning regulations for minimum lot
sizes. For example, the minimum lot size in the SF-4 Single Family Residential District is
10,000. (Note: the Shady Hollow Subdivision developer chose to exceed, in some cases almost
double, the lot size for this phase of the subdivision. The Village does not have maximum lot
sizes in any residential zoning districts.) The average land value of a 10,000 square foot lot
would be $52,700 and an 8,000 square foot lot would be $42,160. Reducing lot sizes to 10,000
square feet would reduce lot costs by approximately $43,591. The average improvement value
of a 2,000 square foot house would be $228,576. Reducing home size to 2,000 square feet
would reduce improvement costs by approximately $77,498. Reducing both lot size and home
size would result in a 32% decrease in total housing costs.
A second regulation that can impact housing costs is the costs of building permit fees for single
family and multi-family development. Grafton charges the same fee for both single family and
multi-family residential units--$.39 per gross square foot. In using the average square footage of
properties in Shady Hollow, the estimated building permit fees totaled $1,077 per property.
Reducing the home size from 2,762 to 2,000 would result in an estimated building permit fees of
$780, a decrease of $297 in fees.
As part of this analysis, staff spoke with real estate developers regarding the demand and need
for lower cost, smaller new single family housing. Developers indicated that land prices and
construction costs are very high in Ozaukee County and that the lowest price home and lot
package which results in a “break even” for the developer is approximately $375,000. The
Village has no control over market-driven cost factors such as land prices and construction
costs or the price point of homes that private developers choose to build.
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PART D: PLANNED RESIDENTIAL DEVELOPMENT AREAS
There are three different areas where the Village has planned locations to meet forecasted
housing demand: sites zoned for residential development, infill and redevelopment sites suitable
for residential development, and extraterritorial sites planned but not zoned for residential
development.

Sites Zoned for Residential Development
Grafton Avenue

This 31 acre site is currently
zoned R-1 Suburban Estate
Single-Family Residential.
Located north of Grafton High
School, this site could
accommodate a significant
number of single-family housing
units needed in the Village by
2040 but substantial land
clearing would be required.

Pleasant Valley Road
Totaling 56 acres, this site is the
undeveloped portion of the Shady
Hollow Subdivision (phases 1, 2, 3, and
4 on the south end have been
approved). The entire subdivision is
currently zoned SF-4 Single-Family
Residential. The undeveloped portion of
the Shady Hollow Subdivision could
include a total of 84 new single family
homes.
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Pleasant Valley Road
Located directly northwest of
Shady Hollow Subdivision, this
41 acre site is known as
Tamarck Hollow Subdivision
and is currently zoned R-S
Suburban Single-Family
Residential. The preliminary
plat depicts 35 single family
lots. A cellular service support
structure owned by U.S.
Cellular is found on the
southern end of the property.

Wisconsin Avenue and Pine Ridge Court
This 3.1 acre site is at the
intersection of Wisconsin
Avenue and Pine Ridge Court.
It is zoned R-1 Suburban
Estate Single-Family
Residential. It is planned for as
Small Scale Multi-Family
Residential on the Village’s
Future Land Use Map,
meaning that while the property
is currently zoned for singlefamily use, the Village
envisions multi-family housing
to be located here.
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Stonewall Farms
This site is located at the northeast corner of Highway 60
and Keup Road on what is now the Kohlwey farm. The
81 acre property is currently located in the Town of
Cedarburg and is zoned A-2 Prime Agricultural. The
proposed subdivision is going through the Village approval
process and could include 184 housing units – 100 single
family homes and 84 multi-family units.

Port Washington Road
Located on Port
Washington Road south of
Falls Road, this 60 acre
site is known as River
Bend Meadows
Subdivision. Phases 1 and
2 have been approved.
The undeveloped portion
of River Bend Meadows
Subdivision could include a
total of 49 new single
family homes
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Infill and Redevelopments Site Suitable for Residential Development

The Village has identified several sites that are suitable for redevelopment and infill.
Redevelopment means renovating or replacing what currently exists on a site with new
buildings, structures, etc. Infill development means the development of empty lots or minimally
developed property in built-up areas of the community. Generally, it does not occur in locations
along the undeveloped edge of a community, but rather on lots or collections of lots that are
typically surrounded by development. The infill and redevelopment sites are not intended to be
an inclusive list. Additional sites may exist in other locations in the Village, and new
opportunities may arise as conditions change.
9th Avenue & Hickory Street
This vacant 4.3-acre site is planned for Small
Scale Multi-Family Residential. Given its
proximity to John Long Middle School and
Woodview Elementary School, this would be a
good location for an apartment or condominium
building containing 3-bedroom units suitable for
families with school-aged children or 1-bedroom
units suitable for teachers. It is currently zoned
MFR-1 Medium Density Multi-family Residential.
Hickory Street & Green Bay Road
This site was approved for 18 townhome units in
2020. Construction is underway. The property is
currently zoned MFR-1 Medium Density Multifamily Residential.

11th Avenue & North Street
This 1.9-acre site, the former Junger’s Stove factory,
is planned for Small Scale Multi-Family Residential.
Since it is surrounded by existing smaller-scale multifamily uses, townhomes would be a good fit for this
location and would blend well with surrounding uses. It
is currently zoned R-6 Two Family Residential.
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12th Avenue near North Street
This 1.9-acre site is located on a block containing
primarily two family uses and small scale multi-family
uses. For this reason, it is planned for Small Scale
Multi-Family Residential. High quality townhomes,
apartments, or condominiums no higher than two
stories would be appropriate on this site. The site is
contains multiple lots, some of which are zoned PUD
Planned Unit Development, and others which are
zoned R-6 Two Family Residential.

Rostad Aluminum Corporation
Rostad Aluminum Corp. has been holding this one-acre
undeveloped site for a future expansion to their facility.
The company has determined that they no longer need to
hold the property for this purpose. The site is surrounded
by industrial development to the north, multi-family to the
east, duplex condos to the south, and single family to the
west. Careful site planning will be needed when
developing this property, given the small site and need to
be sensitive to surrounding uses. Duplex or multi-family
development is recommended on this site, as these uses
can provide a transition between the higher- and lowerintensity land uses that surround it. The property is
currently zoned M-1 Industrial.

1743 Wisconsin Avenue
This 3.1-acre single family property is located in the South
Commercial District. Currently underutilized, the site is
planned for Community Mixed Use on the Future Land Use
Map and would be suitable for medium scale multi-family, a
mixed use building with upper story residential, or a
commercial use. The property is currently zoned C-2
Community Business.
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Extraterritorial Sites Planned But Not Zoned for Residential Development
Lastly, the Village’s Future Land Use Map identifies area within the exterritorial planning
jurisdiction of the Village for future residential development. Wisconsin Statutes allow
municipalities to prepare plans for future land use plans for lands both inside and
outside of their municipal boundaries. These Planned Neighborhood areas are located
on the southeast and northwest areas of the Village. See the Future Land Use Map on
the following page.
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Future Land Use Map
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Approved Residential Development in 2020

Table 37 depicts the number of subdivision plats, certified survey maps, condominium plats, and
building permits approved in 2020. Understanding the quantity of applications that were
approved are necessary to determine whether the Village is currently meeting expectations
regarding the demand for different types of housing. The table also includes the number of
associated new residential dwelling units that were approved in the various applications.
Table 37: Quantity of Residential Development Approved (2020)
Type of Application
Quantity
Number of New
Approved Residential Dwelling Units
Subdivision Plat
0
0
Certified Survey Maps
Hickory Street Townhomes
1
18
Condominium Plats
0
0
Building Permits
Single Family Homes
59
Table 9 outlines the number of additional housing units that the private development sector may
develop within each five-year increment to reach the forecasted housing demand of 326 units by
2040. The Wisconsin Department of Administration projects that the Village’s population will
increase by 137 persons from 2018-2020, resulting in demand for 57 new housing units. Since
the Village added 59 housing units in 2020 (i.e., the total number of units under “Building
Permits” in Table 37), Grafton is likely to meet the new housing demand in in the phased growth
projections for this time period.
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PART E: RESIDENTIAL DEVELOPMENT REGULATIONS ANALYSIS
In order to understand the costs associated with meeting the forecasted housing demand, this
section will outline the development approval process, the average costs for a new single family
home and the site improvement requirements determined by the Village. The example will use a
hypothetical single family residential property located in a subdivision.
The development approval process describes all of the costs that are passed on to the property
owner at the time the subdivision lot is purchased. In a hypothetical 100 lot subdivision, the first
step in the development review process is a Plan Commission concept plan review meeting.
The meeting is comprised of the developers explaining background information on the proposed
subdivision project, such as the quantity of lots and financial matters. For a developer to take
part in the meeting, there is a $600 application.
Following the Plan Commission reviewing the concept plan, a second meeting is held where the
Commission reviews the preliminary plat and discuss the rezoning of the site to meet the
desired land use classification of the new subdivision. For the preliminary plat review, there is a
fee of $150 plus $5 for every lot. Since there are 100 lots in the example, the total costs will be
$650. Lastly, the rezoning of a parcel requires a $700 application fee. If the Plan Commission
approves the rezoning of property, the action is transferred to the Village Board, who also votes
on whether rezoning can occur. There is no cost associated with the Village Board reviewing a
rezoning request.
When all previous measures have been approved by the Plan Commission and the Village
Board, the Plan Commission reviews the final plat and votes to approve or deny the
development proposal. The final plat review has a $100 application fee and an additional $3 fee
per lot. In total, there would be $400 in fees for the final Plan Commission meeting.
Furthermore, Table 38 outlines all of the costs associated with the development review process.
For a 100 lot subdivision to be developed in Grafton, there is a $1,700 cost associated with the
approval of the proposed development. As referenced earlier, these costs are passed on to the
property owner when a lot is purchased. If all 100 lots are purchased, each property owner
would pay $23.50 for the development approval process. This analysis does not take into
account the cost of preparation of engineering and construction plans for the subdivision, which
can vary greatly and the Village’s cannot control.
Table 38: Costs Throughout the Development Approval Process
Meeting
Total Costs
Plan Commission Concept Plan Review
$600
Plan Commission Preliminary Plat Review
$650
Plan Commission Rezoning
$700
Village Board Rezoning Approval
$0
Plan Commission Final Plat and Approval
$400
Total
$2,350
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While the development approval process can incur additional costs on a property owner, a
majority of the costs are related to the construction of a home. Based on subdivisions recently
developed in the Village, this example will use an average lot size of 10,000 square feet and an
average lot cost of $85,000. Next, the average cost to build a new home is needed. According
to recent research from the National Association of Home Builders (NAHB), average home
costs range from $148,000 to $423,000. Since numerous municipalities, including Grafton, have
a wide variety of home costs in new development, this example will use an NAHB average
home cost of $296,652. While using an average home cost can distort the final outcome in
determining total housing costs, NAHB does factor location. Since housing costs are typically
greater in the Western and Northeastern United States, NAHB’s average targets data on
housing construction in the Midwestern United States.
Next, the U.S. Census Bureau calculates the average U.S. home size. According to a 2018
publication, the average home size is 2,500 square feet. While relying on data from the national
level could present inaccurate outcomes, data does not exist for the average home size of a
smaller jurisdiction, such as Wisconsin, Ozaukee County or the Village of Grafton. Using the
average cost to build a new home and the average home size, the average housing cost per
square foot is $118.
Besides the cost to build a home, numerous fees exist for housing development in Grafton. The
first is the sanitary sewer equivalent residential connection (ERC), which provides water and
sewer utility connections to each home. Next, costs are associated with applying for various
building permits. According to data from the NAHB, the average building permit fees for a single
family home is $4,000. Lastly, there are three impact fees that the Village charges for different
land uses. The first is a police station impact fee. An $837.02 fee per dwelling unit is accessed.
The second is a public works facility impact fee, which charges $1,216.05 per dwelling unit. The
last impact fee is for park utilities, which charges $4,165.32 per dwelling unit. While there are
different rates for park facility impact fees, such as if the residence is being used for institutional
purposes or if the occupant is 55 years old or older, this example will use a $4,120.00 fee as it is
the fee most frequently charged in new Village subdivisions. Table 39, below outlines the total
costs for the construction of a single family home. The total costs for the construction of a single
family home is $392,907.39.
Table 39: Total Costs for the Construction of a Single Family Home
Type of Cost
Fee Assessed
Land
$85,000
Construction of a Home
$296,652
Building Permits
$4,000
ERC Fee
$1,037.00
Police Station Facility Impact Fee
$837.02
Public Works Facility Impact Fee
$1,216.05
Park Facility Impact Fee
$4,165.32
$392,907.39
Total
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Lastly, Chapter 18 of the Village of Grafton Municipal Code describes the required land
improvements for subdivisions. All of the costs associated with the following site improvement
requirements have been factored into the land improvement cost of $296,652. The following
encompasses the site improvement requirements required by the Village:
• Curbs and gutters.
Street and site grading.
• Street trees.
Stormwater management facilities,
including storm sewers, flood
• Streetlights.
protection and stormwater
• Street signs.
protection.
• Public utilities, including utility lines
• Storm drainage facilities.
for telephone, cable TV, electric and
• Erosion and sedimentation control.
gas service.
• Sanitary sewerage facilities.
• Large-capacity sewer mains.
• Water mains.
• Large-capacity water mains.
• Street surfacing.
• Sewerage lift facilities.
• Sidewalks along both sides of
streets.
While the costs associated with providing the required site improvements does differ for each
lot, the land cost of $85,000 includes the average cost for fulfilling said requirements. In
maintaining a consistent level of development throughout the Village, the Village cannot alter
these standards.
•
•

Based on this example to meet forecasted housing demand, the Village projects that the
ownership cost for a new lot would be $392,907.39. While this price point is technically
unaffordable for a family of four at 120% of average median income in the Village (see Table
30), Grafton has other housing options available. Generally, new homes are occupied by higher
income families who have owned homes in the past while those closer to the average median
income as well as first time home buyers would be more likely to own older homes.
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