
7725 W. North Avenue
Wauwatosa, WI 53213Wauwatosa, WI

Community Affairs Committee

Meeting Agenda - Final

Council Chambers and Zoom:  
https://servetosa.zoom.us/j/82923188685, 

Meeting ID: 829 2318 8685

7:00 PMTuesday, February 28, 2023

Regular Meeting

HYBRID MEETING INFORMATION

Members of the public may observe and participate in the meeting in-person or via Zoom at the link 
above.  To access the Zoom meeting via phone, call 1-312-626-6799 and enter the Meeting ID.

CALL TO ORDER

ROLL CALL

COMMUNITY AFFAIRS COMMITTEE ITEMS

1. Discussion and acceptance of the 2023 Housing Study and Needs 
Assessment

23-576

2. Request for Common Council resolution in support of The Ability Center's 
request for state funding for the Center's Universal Park Capital Project at 
Wisconsin Avenue Park

23-587

3. Ordinance creating Section 9.12.020 of the Wauwatosa Municipal Code, 
adopting state regulations prohibiting the feeding of wild animals

23-569

ADJOURNMENT

NOTICE TO PERSONS WITH A DISABILITY 
Persons with a disability who need assistance to participate in this meeting should call the City Clerk's office at (414) 479-8917 or send an email to 
tclerk@wauwatosa.net, with as much advance notice as possible.
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File #: 23-576 Agenda Date: 2/28/2023 Agenda #: 1.

Discussion and acceptance of the 2023 Housing Study and Needs Assessment

Submitted by:
Jennifer Ferguson

Department:
Development Department

A. Issue
Discussion and acceptance of the 2023 Housing Study and Needs Assessment.

B. Background/Options
The City’s first Housing Study & Needs Analysis was completed and accepted by the Common Council at the
beginning of 2016. Following Common Council approval of a new contract with SB Friedman in April, 2022 an
update to the 2016 study has been undertaken. The consultant presented the findings to the Committee of the Whole
on February 7, 2023, providing an overview of the data analysis, key findings and challenges, and tools to address
housing needs.  At this time, the 2023 draft document is ready for review and acceptance by the Common Council.

Wauwatosa and its housing market are continuously evolving and the 2023 study serves to understand how
demographics and housing needs have changed since 2016 and identify additional strategic actions that could be
undertaken to address housing-related issues. The 2023 study includes:

· Updated core analyses from the 2016 study with the most recent data available.

· Engagement with community groups, City commissions, developers, and other stakeholders to understand
unmet needs.

· Collection of feedback from over 1,500 residents, community members, and stakeholders through a public
input survey.

· Identified key challenges and offering recommendations to address these challenges.

The intention of the 2023 study is to provide the data and foundation to inform a revised or new housing policy and
to craft and assemble program recommendations for consideration and adoption by the Council over the coming
months.

C.  Strategic Plan (Area of Focus)
Housing:  Expand the availability of inclusionary housing; Foster a balanced approach to housing throughout the
City.

D. Recommendation
Staff recommends acceptance of the 2023 Housing Study and Needs Assessment document.
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Housing Study & Needs Assessment
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INTRODUCTION

The City of Wauwatosa (the “City”) is a first-ring suburb of Milwaukee, located near the 
junction of Interstate 94 and Interstate 41. Wauwatosa offers urban amenities within a 
suburban context, providing both walkable districts and an expansive network of open space. 
The housing stock includes a range of housing types and price points - from modest 
bungalows and apartments to high-end single-family homes. Several large employers are 
located in Wauwatosa, including the Milwaukee Regional Medical Center, Milwaukee County 
Research Park, Medical College of Wisconsin, and the University of Wisconsin-Milwaukee 
Innovation Campus. Regional retail destinations, such as Mayfair Mall and the Mayfair 
Collection attract consumers from throughout the metropolitan area. 

The combination of these attractive and distinct features creates a desirable community, 
which is substantiated by recent population growth that has outpaced projections. 
Additionally, many residents have been in the community long-term. 

Housing and where we live influences all aspects of our lives, including health and safety, 
access to opportunity, economic mobility, and quality of life. Housing needs also evolve over 
time based on stage of life, from a young single worker, to households looking to raise a 
family, to non-traditional households, to elderly and aging households. Housing is the single 
greatest expenditure for nearly all households and can be a financial burden for many. 
Therefore, understanding how housing needs are evolving is fundamental to supporting the 
high quality of life that exists in Wauwatosa today. 

Sources: Esri, SB Friedman
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Key Housing Efforts & Initiatives Since 2016
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INTRODUCTION

The diverse and evolving housing needs of both new and existing residents 
prompted the City to complete a Housing Study and Needs Assessment in 
2016. Since completion of the 2016 study, the City has focused on 
addressing identified housing-related issues by pursuing new residential 
development opportunities, establishing housing assistance programs, and 
modifying or enacting new zoning codes. 

Since the completion of the 2016 study, 1,857 new multi-family units have 
been delivered while an additional 652 are currently in the development 
pipeline. Market rate units consist of 2,206 of these 2,509 total new units 
while 303 are affordable rental units. Of the 2,509 new units, 347 are age-
restricted for residents aged 55+. 

Given that the City is landlocked and is unable to annex large tracts of 
undeveloped land, single-family home construction has been limited. Of 
the 16 single-family homes constructed since 2016, four were constructed 
on lots where four homes had existed and were razed. The remainder were 
constructed on remnant parcels or single lots that were subdivided.

In 2019, the City passed a new accessory dwelling unit (“granny flat” or “in-
law suite”) ordinance to allow for additional housing unit production that 
requires minimal infrastructure investment and diversifies housing options 
for residents. Then, in 2020, the City established a Housing Rehabilitation

Program to assist low-/moderate-income households with home 
improvements, including roofing, plumbing, painting, electrical, and HVAC 
issues. The City’s Economic Development Investment Policy was modified in 
2021 to give preference to investment opportunities that aligned with the 
housing needs identified in the 2016 study. Lastly, initial modifications were 
made to the City’s Zoning Code, made as part of the 2016 study 
recommendations and the Zone Tosa for All Project, to allow for greater 
variety of new housing types.

While the City has made strides in addressing identified issues, Wauwatosa 
and its housing market are continuously evolving. Therefore, the City is 
now undertaking an update to the 2016 study to understand how 
demographics and housing needs have changed and to identify additional 
strategic actions that could be undertaken to address housing-related 
issues. The 2023 study included:

 Updating core analyses from the 2016 study with the most recent data 
available;

 Engaging with community groups, City commissions, developers, and 
other stakeholders to understand unmet needs; and

 Collecting feedback from over 1,500 residents, community members, 
and stakeholders through a public input survey.

6
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As part of the 2023 study, the City was divided into three subareas to understand more 
localized trends. These subareas align with census tract boundaries and include:

 Subarea 1: neighborhoods in the City north of Burleigh Street

 Subarea 2: neighborhoods in the City generally south of Burleigh Street and west of the 
Menomonee River and the Milwaukee Regional Medical Center

 Subarea 3: neighborhoods in the City generally east of the Menomonee River and the 
Milwaukee Regional Medial Center.

The subareas are presented to the left with key demographic indicators outlined below. 
Additional data presented in the 2023 study is provided for the subareas, as applicable.   

Housing Study & Needs Assessment

5

Subarea 1 Subarea 2 Subarea 3 City Overall

Total Population 5,966 11,001 31,176 48,143

Total Households 2,538 5,106 12,830 20,474

Average 
Household Size 2.35 2.15 2.43 2.35

Average Age of 
Housing 
Structure

1960 1964 1945 1953

City of Wauwatosa

Sources: Esri, U.S. Census Bureau American Community Survey
5-Year Estimates 2016 - 2020, SB Friedman

TOTAL POPULATION AND HOUSEHOLDS
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Data & Methodology
INTRODUCTION

Various datasets were leveraged to understand how demographics 
and housing needs have evolved since the 2016 study, including:

 Demographic data (recent population growth, household 
composition, etc.) 

 Socio-economic characteristics (household income, cost 
burdened households, etc.)

 Employment data (employment by sector, recent employment 
growth, etc.)

 Housing supply data (existing housing stock, pipeline 
development projects, etc.)

 Real estate market data (home values, rents, vacancy rate, etc.)

6

The sources that support this update include the most recently 
released data from CoStar, Esri, Longitudinal Employer-Household 
Dynamics (LEHD), the U.S. Census Bureau, and Zillow Home Value 
Index. Some data sources have not produced updated datasets since 
the 2016 study, including municipal-level population projections.

In many cases, the updated data was compared to that reported in 
the 2016 study, which largely utilized 2013 American Community 
Survey data – the most recent available at the time. Other datapoints 
were analyzed to understand long-term trends (e.g., since the 2010 
Census) or housing market activity that has occurred since the 2016 
study was completed.

8



DRAFT

WAUWATOSA HOUSING STUDY & NEEDS ASSESSMENT, 2023 UPDATE

DEMOGRAPHIC &
SOCIOECONOMIC
CHARACTERISTICS
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Population & average household size have increased since 2010; population density is highest in East Wauwatosa
POPULATION & HOUSEHOLD GROWTH

Under 10 people
11-15 people 

16-20 people
Over 20 people

POPULATION DENSITY (ACRE)
Subarea

[1] SB Friedman estimate based on the actual growth rate of Wauwatosa between 2015-2020 and an average of the 2013 population growth rates in Milwaukee County from the Wisconsin 
Department of Administration (WDOA) and Southeastern Wisconsin Regional Planning Council (SEWRPC)
Sources: Esri, U.S. Census Bureau American Community Survey 5-Year Estimates 2016 - 2020, WDOA, SB Friedman

POPULATION
(2010)

NEW RESIDENTS
(2010-2020)

POPULATION
(2020)

PROJECTED POPULATION
(2040) [1]

46,396 +1,747 48,143 49,800 - 52,400

AVERAGE HOUSEHOLD SIZE

Owner-Occupied Renter-Occupied

2010 2020 2010 2020

2.51 2.61 1.86 1.89

48,143 47,126 46,396 47,271 
49,366 

51,308 

58,676 

40,000

45,000

50,000

55,000

60,000

2020201520102000199019801970

WAUWATOSA POPULATION
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Between the 2010 and 2020 Censuses, Wauwatosa’s population increased by 1,747 
residents. Approximately 58% of this growth has occurred since completion of the 2016 
study. This recent population growth is a reversal of pre-2010 trends. From 2010 to 2020, the 
average household size for both owner-occupied and renter-occupied households also 
increased. Population density continues to be highest in Subarea 3.
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The 2016 study identified an aging population in Wauwatosa; however, in recent years, that trend appears to have reversed. The median age in 
Wauwatosa decreased from 40 in 2013 to 38 in 2020. This is despite an increase in the statewide median age from 39 to 40 over the same period. The 
decreasing median age in Wauwatosa is driven by growth in the households age 25-44, as discussed further on page 14. 

Since the 2016 study, the share of residents possessing a bachelor’s degree or above has increased from 54% to 59%. 

Median age has decreased indicating the population is getting younger overall
POPULATION CHARACTERISTICS

9

Sources: Esri, U.S. Census Bureau American Community Survey
5-Year Estimates 2016 - 2020, SB Friedman

EDUCATIONAL ATTAINMENT – RESIDENTS AGE 25+ (2020) 
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59% of residents age 25+
hold a bachelor’s degree or above.
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82%

88%

6%

5%

1%

0.2%

4%

2%

3%

2%

4%

3%

Wauwatosa’s population has become more diverse since 2010
POPULATION CHARACTERISTICS
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White Black or African 
American

Asian Two or More 
Races

Hispanic or 
Latino

Native American or 
Alaskan Native

POPULATION BY RACE – 2010-2020

20
10

20
20

Under 10%
11-25%

26-40%
Over 40%

% RESIDENTS WHO IDENTIFY AS NON-WHITE

5.7%

POPULATION BORN IN A 
FOREIGN COUNTRY

5.1%
2010 2020

Sources: Esri, U.S. Census Bureau American Community Survey
5-Year Estimates 2016 - 2020, SB Friedman
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Wauwatosa has also become more diverse. Since 2010, the percent of residents who 
identified as White alone decreased by 6 points. Given that the total population of 
Wauwatosa has grown, the decrease is likely due to a higher share of non-white residents 
moving to Wauwatosa. The likelihood of this scenario is supported by an increase in the 
share of the population that was born in a foreign country. Non-white populations live 
throughout the City and represent the greatest share of Subarea population in Subarea 1. 

NON-WHITE RESIDENTS BY SUBAREA

Total Share of Subarea 
Population

Subarea 1 1,357 23%

Subarea 2 2,389 22%

Subarea 3 4,711 15%

12
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45 17
75

283
390

1,125

577

925

1,065

 Under 18  18 to 64  65 and Older

SUBAREA 1 SUBAREA 2 SUBAREA 3

9.3% of the total population in Wauwatosa is living with a disability
POPULATION WITH A DISABILITY

11

POPULATION LIVING WITH A DISABILITY BY AGE - 2020

No residents in nursing homes
Up to 50 people 
50-150 people
Over 150 people

Subarea

Sources: Esri, U.S. Census Bureau American Community Survey
5-Year Estimates 2016 - 2020, SB Friedman

According to the U.S. Census Bureau, 4,500 residents (9.3% of the total population) in 
Wauwatosa are living with a disability. The Census Bureau defines a disability as “a long-
lasting physical, mental, or emotional condition.” The population with a disability in 
Wauwatosa decreased slightly from 4,570 (9.9% of the total population) since the 2016 study.

In 2020, 30% of residents aged 65+ were living with a disability. The higher number of 
people with a disability in Subarea 3 can be attributed to a greater concentration of senior 
living and other care facilities in that area.

POPULATION LIVING IN NURSING HOMES
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MEDIAN HOUSEHOLD INCOME

12

Less than $50K
$50K-$80K
$80K-$100K
More than $100K

MEDIAN HOUSEHOLD INCOME

Wauwatosa households have higher incomes relative to Milwaukee County overall

Sources: Esri, U.S. Census Bureau American Community Survey
5-Year Estimates 2016 - 2020, SB Friedman
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Milwaukee County City of Wauwatosa

MEDIAN HOUSEHOLD INCOME - 2020 

$50,606 $82,392
City of Wauwatosa Median 
Household Income (2020)

Milwaukee County Median 
Household Income (2020)

Median household incomes in Wauwatosa have increased by approximately $14,000 since the 
2016 study (unadjusted for inflation). In 2020, nearly 70% of households in Wauwatosa earned 
incomes greater than the median household income in Milwaukee County. Overall, median 
household income appears to be highest in Subarea 3. 

14
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MEDIAN HOUSEHOLD INCOME

13

MEDIAN HOUSEHOLD INCOME (RENTER-OCCUPIED)MEDIAN HOUSEHOLD INCOME (OWNER-OCCUPIED)

Owner-occupied households are generally more affluent than renter-occupied households
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MEDIAN HOUSEHOLD INCOME BY SUBAREA

Owner 
Occupied

Renter 
Occupied

Subarea 1 $88,900 $50,600

Subarea 2 $91,400 $46,300

Subarea 3 $122,600 $52,200
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Sources: Esri, U.S. Census Bureau American Community Survey
5-Year Estimates 2016 - 2020, SB Friedman

Median household income is generally 
higher among owner-occupied 
households. Median household income is 
highest in Subarea 3 for both owner-
occupied and renter-occupied households.
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Wauwatosa has experienced an increase in affluent households since the 2016 study
HOUSEHOLDS BY AGE & INCOME

14
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7,552 Total 
Households

6,651 Total 
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CHANGE IN HOUSEHOLDS BY AGE & INCOME, 2013-2020
-16 Total

Households
+375 Total 
Households

-692 Total 
Households

+637 Total 
Households

Sources: U.S. Census Bureau American Community Survey
5-Year Estimates 2016 - 2020, SB Friedman

In 2020, there were 20,474 households in Wauwatosa. The breakdown in households by age and income is presented below. Approximately 70% of 
households are within the 25 to 64  years old cohorts – and half of these households earn at least $100,000 per year.

Since the 2016 study, the number of households earning at least $100,000 increased by 2,200 citywide. The youngest cohorts (age 44 or below) grew by 
359 households, while the older cohorts (age 45 or older) decreased by 54 households. This change is likely the result of both in-migration and the aging 
of existing households into new age and income cohorts since the 2016 study. It also provides insight into to the decreasing median age in Wauwatosa. 
Almost half of Wauwatosa households led by seniors (age 65+) earn less than $50,000 and many in this age cohort may be living on fixed incomes. 
Overall, the number of households earning less than $50,000 decreased by 1,401. 

HOUSEHOLDS BY AGE & INCOME, 2020
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3% 5% 4%1% <1%
2% 3% 2%

16%
15% 8% 11%

1%
4%

5% 4%

83%
76% 79% 78%

4% 7% 5%11%

26%
28%

25%
22%

18%

26%
22%

67%
53%

39%
48%

Householder 65 years and over

Householder 45 to 64 years

Householder 25 to 44 years

Householder under 25 years

LOW-INCOME HOUSEHOLDS BY AGE AND RACE

SHARE OF HOUSEHOLDS EARNING 60% 
AMI OR LESS BY AGE AND SUBAREA - 2020

SHARE OF HOUSEHOLDS EARNING 60% AMI 
OR LESS BY RACE AND SUBAREA - 2020

The Area Median Income (AMI) is the midpoint of an area’s income distribution. Based on 2020 incomes for the City of Wauwatosa, 60% AMI for a 
household of three people is approximately $50,000. Households that earn 60% AMI or less are considered low-income. Given that low-income households 
will have greater difficulty obtaining affordable housing, it is important to understand which specific population groups are most affected by higher housing 
costs. By age cohort, senior households (householder age 65+) represent the largest share of low-income households in each subarea. By racial 
demographic, Black or African American households are most overrepresented compared to their share of overall citywide low-income households.   

Black or African American

White, non-Hispanic

Asian

Hispanic or Latino

Native American, Alaskan, 
or Hawaiian
Two or More Races

Seniors & Black or African American households are overrepresented in the share of low-income households

SUBAREA 3SUBAREA 2SUBAREA 1 CITYWIDE SUBAREA 3SUBAREA 2SUBAREA 1 CITYWIDE
831

Low-Income 
Households

2,035
Low-Income
Households

3,077
Low-Income 
Households

5,943
Low-Income
Households

831
Low-Income 
Households

2,021
Low-Income
Households

3,007
Low-Income 
Households

5,859
Low-Income
Households

Source: U.S. Census Bureau American Community Survey 5-Year Estimates 2016 - 2020, SB Friedman
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WORKFORCE &
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CHARACTERISTICS
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Health Care & Professional Services are the two largest job sectors
WORKFORCE COMPOSITION

Sources: EMSI, SB Friedman
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EMPLOYMENT BY SECTOR, 2013 – 2020In 2020, there were over 61,000 total jobs in Wauwatosa. The two 
largest job sectors are Health Care and Professional Services (which 
includes Finance, Insurance, Real Estate, Information, and Scientific 
and Technical Service sectors). 
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Professional Services
Leisure and Hospitality
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Other

EMPLOYMENT BY SECTOR, 2020
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Most people who work in Wauwatosa live outside of the City
WORKFORCE COMMUTING PATTERNS
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17%

83%

8%

92%

Live in Wauwatosa, work 
elsewhere

Work in Wauwatosa,
live elsewhere

Work & Live in Town
Work in Town, Live outside 

   
   

4,647
Work & Live

Work & Live in Town
Live in Town, Work outside 

42 minutes
Average round trip work commute 
time for residents of Wauwatosa

More people are working and living 
in Wauwatosa compared to the 
previous study.

+550
COMMUTING PATTERNS, 2019

Sources: LEHD, SB Friedman

In 2019 (the most recent year for which data is 
available), over 92% of Wauwatosa workers lived 
outside of the City. The remaining 8% lived and 
worked in Wauwatosa. This is an increase of 
approximately 550 people both living and working 
in the City compared to the 2016 study. There were 
approximately 22,150 Wauwatosa residents who 
worked elsewhere. 

The spatial patterns of where people who work in 
Wauwatosa live and where people who live in 
Wauwatosa work are presented on the following 
page. 
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IN WAUWATOSA LIVE

City of Wauwatosa

Wauwatosa attracts commuters from a wide area; Wauwatosa residents commute to nearby cities
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EXISTING
HOUSING SUPPLY
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Wauwatosa has a relatively diverse housing stock
HOUSING PROFILE

21

Sources: U.S. Census Bureau American Community Survey 5-Year Estimates 
2016 - 2020, SB Friedman

61% 2% 17% 3% 17%

WAUWATOSA HOUSING STOCK - 2020

1 unit, detached 1 unit, attached 2-4 units 5-9 units 10+ units

32% 36% 18% 6% 3% 5%

1939 or earlier 1940-1959 1960-1979 1980-1999 2000-2009 2010 or later

AGE OF WAUWATOSA HOUSING STOCK - 2020

PEER COMMUNITY OCCUPANCY RATES - 2020

City Number of 
Housing Units

Owner 
Occupied

Renter 
Occupied

Vacant 
[2]

Brookfield 15,165 83% 14% 3%

Elm Grove 2,321 86% 8% 6%

Wauwatosa 21,714 60% 34% 6%

West Allis 29,221 49% 45% 6%

Milwaukee 258,444 37% 52% 11%
[1]

[1] Attached housing, or single-family attached housing, refers to condominiums or townhomes housing types
[2] Includes units in lease-up

Approximately 63% of Wauwatosa’s housing stock (13,000 units) is single-family, 
while 37% (7,470) is multifamily. Nearly 20% of the housing stock is in 2-9-unit 
buildings. The share of units in multifamily buildings increased by 1% since the 2016 
study.

Nearly 70% of the existing housing stock (13,900 units) is over 60 years old, 
including 60% of units in 2-9-unit buildings.
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Homeownership is common among residents aged 35 or older
HOUSEHOLD TENURE

22

Sources: U.S. Census Bureau American Community Survey 
5-Year Estimates 2016 - 2020, SB Friedman

50%

79%
63%

38%

51% 49%
69% 79% 93%

TENURE BY AGE OF HOUSEHOLDER

TENURE BY HOUSEHOLD INCOME

29%

72%

Renters
Homeowners

Renters
Homeowners

UNDER 35
4,533 households

35-54
6,828 households

55-74
6,235 households

75+
2,878 households

TOTAL

<$35K
3,989 households

$35K-$50K
1,870 households

$50K-$75K
3,410 households

$75K-$100K
2,881 households

$150K+
4,261 households

$100K-$150K
4,063 households

Household tenure refers to the 
relationship between the 
occupant(s) and housing unit –
do they own or rent their home? 

In Wauwatosa, households age 
35-74 and households with 
annual incomes above $75,000 
are predominantly homeowners. 
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Home values have significantly increased since 2020, with a sharp increase between 2020 & 2022
HOME VALUE TRENDS

23

ZILLOW HOME VALUE INDEX (ZHVI) TYPICAL HOME VALUES

Sources: Zillow, SB Friedman

Since 2010, home values in Wauwatosa have grown 
at an average rate of 3.67% per year. This rate is 
faster than some neighboring communities. The 
typical home sale value in Wauwatosa increased by 
$100,000 since 2016 and $62,000 since 2020. 
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Zillow data was unavailable for home values in West Allis in 2009. 

3.62%

3.32%

3.67%

0.62%

3.29%

Typical Home Values reflect values in the 35th to 65th percentile range for each market area

Compound 
Annual 
Growth 

Rate
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42.3%
37.8%

77.0% 72.1%

80.2% 78.7%

51.4% 49.7%

65.8% 63.4%
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40%

50%

60%

70%

80%

90%

2010 2015 2020

HOMEOWNERSHIP RATE BY AGE

Under 35 35-54 55-74 75+ Overall

In 2020, the homeownership rate was approximately 63%. 
Homeownership rates decreased for all age cohorts, with 
the greatest decrease in those age 54 and under (4-5%). 

The 2.5% decrease in overall homeownership is likely due 
to an increased number of rental units added to the total 
supply and broader trends where young households rent 
by choice.

Overall homeownership has decreased 2.5% since 2010
HOMEOWNERSHIP TRENDS
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Sources: U.S. Census Bureau American Community Survey 
5-Year Estimates 2016 - 2020, SB Friedman
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Low vacancy with continued production indicates consistent demand for more multifamily housing
RENTAL HOUSING TRENDS
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Sources: CoStar, SB Friedman
*Units built does not match permits issued because of the lag between receiving permits and unit delivery

Multifamily vacancy spiked in 2017 following the delivery of 564 new rental units, 
but the sustained absorption of new units lowered the vacancy rate to 2% in 2021 
(a 10-year low). Although the vacancy rate did increase in 2022, this is likely 
because the recently delivered units are still in their initial lease-up period. 

New or recently constructed housing commands the highest rents. Rents (on a 
per square foot basis) have increased by $0.38 (29%) since 2011, however, 44% of 
this increase occurred in the past two years. The rapid rent increase offers some 
insight to the higher share of cost-burdened rental households compared to 
owner-occupied households. Wauwatosa rents are higher than many peer 
communities, except for Elm Grove, which has limited rental product.
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1,857 multifamily units have been delivered since 2015
NEW MULTIFAMILY INVENTORY

Sources: City of Wauwatosa, CoStar, Esri, SB Friedman

RECENTLY DELIVERED (SINCE 2015) AND 
PIPELINE MULTIFAMILY DEVELOPMENTS

N
 M

AYFAIR RD

N
 124

TH
ST

N
 68

TH
ST

W CAPITOL DR

W CENTER ST

W HAMPTON AVE

W NORTH AVE

W BURLEIGH ST

W WATERTOWN PLANK RD

Since 2015, 13 residential developments have delivered 
1,857 multifamily units. An additional six developments are 
in the pipeline with 652 proposed units. The volume of 
new housing units delivered in the past seven years 
exceeds the 15-year housing demand projection from the 
2016 study. Nonetheless, the citywide vacancy rate in 2021 
was only 2%, suggesting that the new units have been 
absorbed rapidly and that there is latent demand for 
additional multifamily units.  

New units include market rate, affordable, and age-
restricted housing options for Wauwatosa residents. The 
limited availability of undeveloped sites requires much of 
the new housing to be delivered on redevelopment sites 
and at a higher density. Further detail about these 
residential developments is provided on the following 
page; numbers on the map correspond to numbers on the 
table. 
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Sources: CoStar, Esri, SB Friedman
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1,857 new multifamily units have been delivered since the 2016 study
NEW MULTIFAMILY INVENTORY

27

Sources: City of Wauwatosa, CoStar, Esri, SB Friedman

DEVELOPMENT NAME STATUS TARGET 
POPULATION

YEAR 
BUILT UNITS UNIT MIX

AGE-
RESTRICTED 

UNITS

AFFORDABLE 
UNITS

AFFORDABILITY 
LEVEL BY 

HOUSEHOLD 
SIZE

SUBSIDY 
PROGRAM

1. 1600 Tosa Existing Market 2015 [1] 204 130 1-bed/ 74 2-bed - - -

2. Echelon Existing Market 2015 [1] 188 36 studios/ 64 1-bed/ 88 2-bed - - -

3. State Street Station Existing Market 2017 150 111 1-bed/ 36 2-bed/ 3 3-bed - - -

4. The Reef Existing Market 2017 169 127 1-bed/ 34 2-bed/ 8 3-bed - - -

5. Mayfair Reserve Existing Market 2017 236 149 1-bed/ 87 2-bed - - -

6. The 2100 Existing Market 2018 97 8 studio / 67 1-bed/ 22 2-bed - - -

7. Harmonee Square Apts Existing Market 2018 30 10 1-bed/ 10 2-bed/ 10 3-bed - - -

8. Synergy at Mayfair 
Collection Existing Market 2019 270 49 studio/ 149 1-bed/ 72 2-bed - - -

9. Gallatin Apts Existing Market 2020 27 4 studios/ 19 1-bed/ 4 2-bed - - -

10. River Parkway Phase 1 Existing Seniors & Families
(Affordable) 2021 136 70 1-bed/ 44 2-bed/ 22 3-bed 118 Approx. 95 <60% AMI

11. Crescent Apts Existing Market 2021 102 12 studios/ 60 1-bed/ 30 2-bed - - -

12. Watertown Apts Existing Market 2022 147 147 1-bed - - -

13.  Walnut Glen Existing Seniors & Families
(Affordable) 2022 101 36 1-bed/ 51 2-bed/ 14 3-bed 87 Approx. 71 30-60% AMI

Total 1,857 205 166

[1] Under construction during 2016 study
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652 additional multi-family units are in the development pipeline
NEW MULTIFAMILY INVENTORY

28

Sources: City of Wauwatosa, CoStar, Esri, SB Friedman

DEVELOPMENT NAME STATUS TARGET 
POPULATION UNITS UNIT MIX

AGE-
RESTRICTED 

UNITS

AFFORDABLE 
UNITS

AFFORDABILITY 
LEVEL BY 

HOUSEHOLD 
SIZE

SUBSIDY 
PROGRAM

14. River Parkway Phase 2 Under 
Construction Workforce 50 21 1-bed/ 10 2-bed/ 6 3-bed/

13 townhomes - 37 <60% AMI City, LIHTC

15. Mayfair Apts Under Construction Market 258 204 studios & 1-bed/ 50 2-bed/ 4 3-bed - - -

16. Cornerstone Village Proposed

Mixed-Income, 
Residents with 
Intellectual and 
Developmental 
Disabilities (IDD)

94 51 1-bed/ 26 2-bed/ 13 3-bed/ 4 
townhomes - 24 IDD (18 

affordable) <80% AMI City, County

17. 11500 W Burleigh St Proposed
Seniors & 
Workforce 

(Affordable)
80 50 1-bed/ 25 2-bed/ 5 3-bed Approx. 40 56 30-60% AMI

City, 
County, 
LIHTC

18. Harlow & Hem Proposed Mixed-Income 130 25 studios/ 65 1-bed/ 30 2-bed/ 10 3-bed - 26 <80% AMI City

19. Le Bon Vivant at St. 
Pius Proposed Seniors 40 32 1-bed/ 5 2-bed/ 3 Townhomes 40 - -

Total 652 142 137
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HOUSING
AFFORDABILITY
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In 2020, the Area Median Income (AMI) of the Milwaukee-West Allis-Waukesha Metropolitan Statistical Area (MSA) was $83,800. That means half of 
households in the MSA earn more than the median and half earn less. These metrics account for the size of the household and define the affordability of 
housing by income cohort. 

Household 
Size

<30% AMI 30-50%AMI 50-80% AMI 80-120% AMI 120-150% AMI >150% AMI 100% AMI

“Extremely Low 
Income”

“Very Low 
Income” “Low Income” “Moderate 

Income”
“Middle 
Income” “High Income” Median 

1 $17,650 $29,350 $46,950 $70,450 $88,050 >$88,050 $58,700

2 $20,150 $33,550 $53,650 $80,500 $100,650 >$100,650 $67,100

Wauwatosa average household size: 2.35 people

3 $22,650 $37,750 $60,350 $90,600 $113,250 >$113,250 $75,500

4 $25,150 $41,900 $67,050 $100,550 $125,700 >$125,700 $83,800

5 $27,200 $45,300 $72,450 $108,700 $135,900 >$135,900 $90,600

MSA 2020 AMI MAXIMUM INCOME TARGETS BY HOUSEHOLD SIZE

Based on an evaluation of the Wauwatosa market:

 New construction/ renovated rentals tend to be 
affordable to households at 80-120% AMI 
(otherwise referred to as “Workforce Housing”)

 New construction ownership units tend to be 
affordable to households at 150% AMI or greater

HOUSING AFFORDABILITY
Income thresholds set relative to the AMI define housing affordability

Source: US Department of Housing & Urban 
Development, SB Friedman
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Households that can affordably own a home earn approximately 50% more than renter households
HOUSING VALUES/RENTS & AFFORDABILITY

Generally, housing is considered affordable if a household spends no more 
than 30% of their gross income on housing-related costs. 

In 2020, the median home value was $251,300. The estimated monthly 
housing costs for homes at this value are approximately $1,746 (including 
mortgage, homeowner’s insurance, mortgage insurance, property taxes). 
Therefore, households of any size earning at least $69,838 are considered 
able to afford monthly payments of $1,746 (30% of $69,838). In 2020, the 
median monthly gross rent was $1,120 (30% of $44,800). $44,800 is the 
minimum household income required for the median gross rent to be 
considered affordable. 

31

HOUSING RENTERS HOUSING OWNERS

30% includes:
 Rent
 Utility costs
 Parking
 Storage

30% includes:
 Monthly mortgage 

payment
 Utility costs
 Property taxes
 Insurance
 Homeowner 

association fees, if 
applicable

 Maintenance

HOUSING-
RELATED COSTS

GROSS INCOME

8% 33% 35% 15% 6% 3%

WAUWATOSA MONTHLY GROSS RENTS

< $500 $500-$999 $1,000-$1,499 $1,500-$1,999 $2,000-$2,499 $2,500 +

26% 44% 26% 5%

0.20%WAUWATOSA OWNER-OCCUPIED HOUSING VALUES

<$200K $200K-$300K $300K-$500K $500K-$1M $1M+

2020 Median Home Value: $251,300
Minimum Household Income to Afford: $69,838

2020 Median Gross Rent: $1,120/Month
Minimum Household Income to Afford: $44,840

Sources: U.S. Census Bureau American Community Survey 5-Year Estimates 
2016 - 2020, SB Friedman
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406 

5,395 

3,191 

2,432 

1,547 
960 

1,836 

1,002 

1,979 

7,195 

 -

 1,000

 2,000

 3,000

 4,000

 5,000

 6,000

 7,000

 8,000

30% AMI 60% AMI 80% AMI 100% AMI 120% AMI

OWNER OCCUPIED HOUSING GAP - 2020

More affluent owner households occupy housing that is affordable to lower income levels
HOME OWNERSHIP AFFORDABILITY
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Sources: U.S. Census Bureau American Community Survey 
5-Year Estimates 2016 - 2020, SB Friedman

<$30,000[1] $30,000-$60,000 $60,000-$75,000 $75,000-$100,000 >$100,000

[1] Income bands correspond roughly to 2020 AMI 
levels. Analysis assumes a household size of 4 people.

The number of owner-occupied households that earn more than 120% of AMI substantially exceeds the number of units that are affordable to only that 
income level. Therefore, these more affluent households occupy units that are affordable to households earning lower incomes. This increases the 
difficulty for households at lower income levels to find housing affordable at their income level and increases the number of cost burdened households in 
Wauwatosa.  

Affordable housing 
supply is limited, so 

low-income 
households often 

live in housing that 
exceeds their price 

range

Affluent households 
that occupy housing 
affordable to lower 

income levels further 
limits the supply of 
affordable housing

Housing Units 
Households
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Maximum Rent Limit

0/1-BR $505 $1,009 $1,345 $1,681 $2,018

2-BR $576 $1,154 $1,538 $1,923 $2,308

3-BR + $649 $1,298 $1,730 $2,163 $2,595

Low-income renter households live in housing that exceeds their price range
RENTAL HOUSING AFFORDABILITY

33
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1,767 
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409 
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1,044 
902 

1,129 

 -

 500

 1,000

 1,500

 2,000

 2,500
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RENTAL HOUSING AFFORDABILITY - 2020

Affordable housing 
supply is limited, so 

low-income 
households often 

live in housing that 
exceeds their price 

range

Affluent households 
that occupy housing 
affordable to lower 

income levels further 
limits the supply of 
affordable housing

Housing Units 
Households

Sources: U.S. Census Bureau American Community Survey 5-Year Estimates 2016 - 2020, SB Friedman

AMI

The supply of deeply affordable rental housing units (affordable to households earning less than 30% AMI) is inadequate relative to the number of 
households earning less than 30% of AMI. With fewer housing options, low-income households must often live in housing that is not affordable. 
Furthermore, affluent households may choose to occupy units that are affordable to households at lower income levels, providing an additional constraint 
on available affordable housing supply. The rent limits shown below roughly correspond to the maximum housing payment considered affordable for 
households within each AMI category. Rent limits depend on household size; assuming household sizes of 1 for studios, 1 for 1-BR, 2 for 2-BR, and 3 for 3BR.
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PERCENT OF COST BURDENED HOUSEHOLDS
BY CENSUS TRACT

Approximately 1 in 4 households are cost burdened
COST BURDENED HOUSEHOLDS

34

Up to 20%
21 – 30%

31% - 40%

More than 40%
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COST BURDENED HOUSEHOLDS BY SUBAREA - 2020

Geography
Percent of Cost 

Burdened 
Households

Total Cost 
Burdened 

Households

Subarea 1 26% 660

Subarea 2 36% 2,252

Subarea 3 21% 2,341

Overall 26% 5,253

Subarea

In 2020, 5,253 households (25.7% of total households) were considered 
housing cost burdened, meaning the household spends more than 30% of its
gross income on housing-related costs.

The share of cost-burdened households in 2020 is lower than the estimated 
30% during the 2016 study. Subarea 2 has the highest concentration of cost 
burdened households 

Sources: U.S. Census Bureau American Community Survey 5-Year Estimates 2016 - 2020, SB Friedman

1

2
3

36



DRAFT

WAUWATOSA HOUSING STUDY & NEEDS ASSESSMENT, 2023 UPDATE

Renters are often more cost burdened than homeowners
COST BURDENED HOUSEHOLDS
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OWNER-OCCUPIED HOUSEHOLDS
THAT ARE COST BURDENED

0%

10%

20%

30%

40%

50%

60%

Brookfield Elm Grove West Allis Wauwatosa Milwaukee

RENTER-OCCUPIED HOUSEHOLDS
THAT ARE COST BURDENED 

OWNER-OCCUPIED HOUSEHOLDS

Owner-Occupied Households 
Cost-Burdened

16% (2,042 households)

Renter-Occupied Households 
Cost-Burdened

43% (3,211 households)
RENTER-OCCUPIED HOUSEHOLDS

HOUSEHOLDS EARNING $35K-$50K

Households Cost-Burdened
45% (827 households)

HOUSEHOLDS EARNING <$35K

Households Cost-Burdened
83% (3,093 households)

In 2020, 5,253 households (25.7% of total households) were 
considered housing cost burdened, meaning that the household 
spends more than 30% of their gross income on housing-related costs. 
More renters are cost-burdened in Wauwatosa than in peer 
communities; however, Wauwatosa has the lowest rate of owner
cost-burdened households. 

Sources: U.S. Census Bureau American Community Survey
5-Year Estimates 2016 - 2020, SB Friedman
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HOUSING DEMAND
FORECASTS
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Additional factors are likely to impact the need for new units. Average 
household size has been increasing, which will impact demand for new 
housing units. The availability of suitable development sites will also 
impact the delivery of future housing units. To optimize the delivery of 
future housing units, future development is projected to be primarily 
multifamily housing. New single-family development will likely be 
limited to small-lot infill development or attached housing, such as 
condos or townhomes. 

To help increase housing affordability, it is important to encourage a 
diversity of housing types at different price points. Housing production 
at any price point will relieve housing pressures; however, it is also 
important that the City continue to make deliberate efforts to increase 
the supply of new housing for low- and moderate- income households.

Population growth drives residential demand. Neither the Southeastern 
Wisconsin Regional Planning Commission (SEWRPC) nor the Wisconsin 
Department of Administration (DOA) have updated their municipal-level 
population projections since the 2016 study. However, population 
growth in Wauwatosa has already outpaced the earlier projections. To 
estimate a housing production target, SB Friedman prepared a 
population projection based on the actual growth rate of Wauwatosa 
between 2015-2020 and an average of the population growth rates in 
Milwaukee County from SEWRPC and DOA released in 2013.

It is estimated Wauwatosa could grow by nearly 3,300 new residents to 
a population of approximately 52,000 by 2040. This is likely to require 
1,500 to 2,200 new housing units over that time period. 

5%

15%

80%

DISTRIBUTION OF UNITS TO MEET
FORECASTED RESIDENTIAL DEMAND

Small-lot Single Family Detached

Single-Family Attached

Multifamily

The City of Wauwatosa is projected to continue adding residents
IMPACTS ON FUTURE HOUSING DEMAND
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Sources: WDOA, SEWRPC, SB Friedman

CITY OF WAUWATOSA POPULATION PROJECTION
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PUBLIC ENGAGEMENT
FEEDBACK
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Public feedback was gathered through a multifaceted engagement process
PUBLIC ENGAGEMENT PROCESS

KEY STAKEHOLDER/INFORMANT INTERVIEWS

 Eight interviews with community groups,
City commissions, developers, and regional 
stakeholders/informants

CITY-DISTRIBUTED PUBLIC INPUT SURVEY

 Open from July 25-September 9, 2022

 1,500+ full responses collected

COMMUNITY WORKSHOP

 In-person on September 21, 2022
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HOUSING NEEDS OPPORTUNITIES CHALLENGES POLICY-RELATED FEEDBACK

Workforce housing
• Teachers
• Hospital staff
• City employees

Senior housing
• Intergenerational
• Active
• Affordable
• Physically accessible

Missing middle housing 
typologies
• Small cottages, duplexes, 

shared green space
• Rental and for-sale

Realistic starter home options for 
young families

Physically accessible housing

Wauwatosa continues to be 
viewed regionally as a desirable 
place to live

A limited number of large 
redevelopment sites could be 
used for new housing

Parts of Wauwatosa have the 
walkability and transit access 
needed to support aging in place 
and housing for people living with 
disabilities

City staff and elected officials 
understand the need for gap 
financing 

Increasing construction costs 
challenge the feasibility of new 
development and in many cases 
lead to developer requests for 
City financial assistance

Some residents oppose higher 
density development

Limited land exists for new 
housing development
• Few undeveloped sites
• Landlocked
• Much of City zoned single-

family residential

Redevelopment scenarios are 
costly due to site assembly, site 
clearance, and in some cases 
environmental clean-up

General public perceives TIF 
assistance as developer hand out

Reconsider additional use or 
reduce areas designated for 
single-family zoning

*Establish an emergency housing 
repair fund specifically for home 
accessibility improvements

Provide meaningful funding for 
community land trust

Consider zoning and/or code 
exemptions to make existing 
housing supply accessible to 
people living with disabilities

Ensure development review 
process is more inclusive of 
residents

*Establish process to evaluate the 
level of TIF assistance provided to 
a project

⁰Make renters with housing 
vouchers a protected class in the 
city

Key takeaways from the interviews are outlined below
KEY STAKEHOLDER/INFORMANT INTERVIEWS

Committee for Citizens with 
Disabilities

Community Development 
Authority

Equity & Inclusion Commission

Housing Coalition

Metro Milwaukee Fair Housing 
Council

Milwaukee Regional Medical 
Center

Real Estate Professionals

Senior Commission

Southeastern Wisconsin 
Regional Planning Commission

Feedback from interviews included actions or policies that the City has already pursued, is considering, or are not within the City’s control. 

*The City has implemented this. ⁰It is the opinion of City legal staff that this is not within the City’s control
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1,530 total survey responses were received over a seven-week period from July to September 2022
PUBLIC INPUT SURVEY

41

92.0%

8.0%

Yes No

DO YOU CURRENTLY LIVE IN WAUWATOSA? 

IN WHICH AREA OF WAUWATOSA DO YOU CURRENTLY LIVE? 

7.4%

27.9%

64.7%

Subarea 1 Subarea 2

Subarea 3

31.4%

68.6%

Yes No

DO YOU CURRENTLY WORK IN WAUWATOSA? 

WHICH OF THE FOLLOWING BEST DESCRIBES YOUR CURRENT HOUSING 
SITUATION?* 

87.0%

11.4%

Homeowner

Renter

*1.7% of respondents are not 
paying rent or mortgage
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0.9%

5.5%

10.0%

13.3%

23.8%

30.7%Less than $25,000

$25,000 - $50,000

$50,001 - $75,000

$75,001 - $100,000

$100,001 - $150,000

$150,001+

0.4%
2.2%

1.1%

81.8%

11.7%

2.9%Asian or Asian Indian

Black or African
American
Hispanic or Latino

White or Caucasian

Prefer not to answer

Multiple or Other Races

PUBLIC INPUT SURVEY

42

HOW WOULD YOU BEST DESCRIBE YOURSELF? WHAT IS YOUR APPROXIMATE ANNUAL HOUSEHOLD INCOME?*

*16% of respondents did not report 
income

1.0%

27.8%

18.7%
17.1%

16.9%

3.1%
Under 24

35-44

45-54

55-64

65-74

75 or older

WHAT IS YOUR AGE?

1,530 total survey responses were received over a seven-week period from July to September 2022
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1,530 total survey responses were received over a seven-week period from July to September 2022
PUBLIC INPUT SURVEY FINDINGS

43

83.3%

7.7%

5.1%

1.5%

2.4%

Single-family home

Duplex

Apartment

Condominium

Other

36.0%

48.0%

9.2%

5.8%

1.1%

Very satisfied

Satisfied

Neither satisfied nor
dissatisfied

Dissatisfied

Very dissatisfied

OVERALL, HOW DO YOU FEEL ABOUT YOUR CURRENT HOUSING? WHAT TYPE OF HOUSING DO YOU CURRENTLY LIVE IN? 

[1] ‘Other’ housing types include: townhomes, 
assisted living housing, and student housing

[1]
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1,530 total survey responses were received over a seven-week period from July to September 2022
PUBLIC INPUT SURVEY FINDINGS

44

WHAT MATTERS MOST TO YOU WHEN MAKING A HOUSING DECISION? 

0%

10%

20%

30%

40%

50%

60%

0%

5%

10%

15%

20%

25%

30%

35%

40%

ARE THERE SPECIFIC POPULATIONS WITHIN WAUWATOSA THAT YOU FEEL ARE 
UNDERSERVED BY THE EXISTING HOUSING STOCK?
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1,530 total survey responses were received over a seven-week period from July to September 2022
PUBLIC INPUT SURVEY FINDINGS

45

WHAT ARE THE TWO GREATEST POSITIVE QUALITIES RELATED 
TO HOUSING IN WAUWATOSA?

60%

50%

40%

30%

20%

10%

0%

*Common “other” responses included: Crime, lack of 
condominiums or townhomes, too many high-density 
developments.

*0%

10%

20%

30%

40%

50%

60%

WHAT ARE THE TWO GREATEST CHALLENGES FACING 
WAUWATOSA?
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Residents were asked to rank the impact of recent housing efforts & prioritize challenges to address
COMMUNITY WORKSHOP FEEDBACK

46

0%

5%

10%

15%

20%

25%

30%

35%

40%

HOUSING-RELATED CHALLENGES AND ISSUES
PRIORITIZED BY WORKSHOP ATTENDEES

Lack of missing middle housing (including townhomes and condos)

Limited options for active seniors

Limited starter home options for young families

Need for improvements to existing housing supply

Limited physically accessible and/or affordable housing

Limited Housing Options for the local workforce

Constrained supply of deed-restricted affordable housing

0%

10%

20%

30%

40%

50%

60%

MOST EXCITING HOUSING-RELATED EFFORTS SINCE 2016
AS RANKED BY WORKSHOP ATTENDEES

Housing Rehabilitation Program

City Zoning Code Modifications

New Affordable Housing

Alignment of Economic Development Investment Policy to address unmet housing needs

New ADU Ordinance
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Workshop attendees shared strategy ideas to address existing housing challenges
COMMUNITY WORKSHOP FEEDBACK

47

Locally operated 
programs to build 

or maintain housing

Tools that will 
motivate 

developing housing 
of various types and 

styles
Regulations that 
protect existing 

units and 
encourage housing 

production

Tools that establish 
funding sources for 

housing

Tools that will 
garner support and 

partnerships for 
housing

PROGRAM REGULATORY

INCENTIVE FUNDING

CAPACITY BUILDING

"Create local or regional land 
trust to have affordable home 
ownership options available"

“Create incentives other than 
TIF funding for developers 

who include affordable 
housing “

“Zone to allow missing middle 
type housing in existing R1 

districts”

“Work to change state 
regulation that prohibits a city 

requiring inclusionary affordable 
housing units in all 

development projects”

"Create housing trust fund as 
its own 501(c)(3)“

“Use TIF as a very last 
option”

“Create housing grants for 
people with disabilities, 
making sustainability 
improvements, etc.” 

“Work with banks to leverage 
required community 

development activities and 
funding”
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KEY FINDINGS

48
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Demographic & workforce characteristics
RECENT TRENDS

Population is growing faster than expected
 Getting younger
 Increasingly affluent and highly educated residents
 Increasing racial diversity

49

47,620 

48,143

45,000 

46,000 

47,000 

48,000 

49,000 

50,000 

2011 2012 2013 2014 2015 2016 2017 2018 2019 2020

POPULATION GROWTH

WDOA Population Projections City of Wauwatosa Actual Growth

Wauwatosa continues to be a major employment center with Health 
Care and Professional Services as major sectors

Sources: LEHD, U.S. Census Bureau American Community Survey 5-Year 
Estimates 2016 - 2020, Wisconsin Department of Administration, SB Friedman

10,881

22,895

2,016

6,385
3,865

1,711

13,285

0

5,000

10,000

15,000

20,000

25,000

2013 2014 2015 2016 2017 2018 2019 2020

EMPLOYMENT BY SECTOR, 2013 – 2020

Health Care and Social Assistance
Professional Services
Leisure and Hospitality
Retail Trade
Educational Services
Manufacturing
Other
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Home value & construction characteristics
RECENT TRENDS

Housing values and rents have increased

 Since 2020, home values and rents have increased by 24% 
and 20%, respectively

50

New housing construction has primarily been multifamily housing

 1,857 units have been built since 2015 and 652 are in the pipeline
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ZILLOW HOME VALUE INDEX (ZHVI) TYPICAL HOME VALUES

[1] Zillow data was unavailable for home values in West Allis in 2009. 

[1]

Sources: City of Wauwatosa, Zillow, SB Friedman
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Existing & future housing concerns
RECENT TRENDS

Affordability is the leading housing-related concern of residents

In 2020, 5,253 households (25.7% of total households) were 
considered housing cost burdened, meaning that the household 
spends more than 30% of their gross income on housing. 

51

Nearly 70% of the existing housing stock is over 60 years old
Current housing needs are not addressed by older housing stock

0%

10%

20%

30%

40%

50%

60%
32% 36% 18% 6% 3%5%

1939 or earlier 1940-1959 1960-1979 1980-1999 2000-2009 2010 or later

AGE OF EXISTING HOUSING STOCKWHAT ARE THE TWO GREATEST HOUSING-RELATED 
CHALLENGES IN WAUWATOSA?
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Several unmet housing needs were identified through data analysis & public engagement
KEY CHALLENGES

52

CHALLENGES IDENTIFIED 
THROUGH PUBLIC ENGAGEMENT

CHALLENGES IDENTIFIED 
THROUGH DATA ANALYSIS

CHALLENGES IDENTIFIED
THROUGH BOTH DATA ANALYSIS &

PUBLIC ENGAGEMENT

 Constrained supply of deed-restricted 
affordable housing
 Options for low-income families, 

seniors, and individuals

 Limited housing options for the local 
workforce

 Limited starter home options for young 
families

 Lack of newer missing middle housing
 Rental and for-sale small cottages, 

condos, duplexes

 Limited options for active seniors
 Downsizing options that are not in 

age-restricted communities

 Limited physically accessible housing
 Existing physically accessible 

housing is not affordable

 Need for physical improvements to 
existing housing supply

 Lack of consistent information about 
new housing development
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HOUSING TOOLKIT

53
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Recommendations were selected based on identified housing needs & challenges
HOUSING TOOLKIT

54

Locally operated 
programs to build 

or maintain housing

Tools that will 
motivate 

developing housing 
of various types and 

styles

Regulations that 
protect existing 

units and 
encourage housing 

production

Tools that establish 
funding sources for 

housing

Tools that will 
garner support and 

partnerships for 
housing

PROGRAM REGULATORYINCENTIVE FUNDING CAPACITY BUILDING

The following programs, policies and strategies could be implemented to further expand Wauwatosa’s efforts to address existing and future 
housing needs and challenges. The recommended housing tools are organized into five strategy pathways and are a combination of those 
previously recommended, but not yet implemented, and new policies that are relevant to the key challenges identified through our analysis.
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Recommendations were selected based on identified housing needs & challenges
HOUSING TOOLKIT

55

PROGRAMS

INCENTIVES

REGULATORY

FUNDING

PARTNERSHIPS & 
COLLABORATIONS

Locally-operated programs that 
can build or maintain affordable 

housing units

Local regulations which can 
protect affordability

Tools that establish funding 
sources for affordable housing

Tools that can garner support 
and partnerships for affordable 

housing

Tools that will motivate 
developing housing of various 

types and styles

• Continue to identify and/or assemble sites for development
• Create local or regional land trust (Creation and feasibility currently 

being discussed by ad-hoc Community Land Trust Formation 
Committee)

• Maintain naturally occurring affordable housing and starter homes

• Attract for-sale single-family attached and missing middle housing 
developers

• Develop a zoning overlay to provide incentives for developers who 
build affordable and physically accessible housing

• Continue to monitor and track status of housing in Wauwatosa
• Continue to evaluate modifying zoning code to accommodate 

more housing development by right
• Introduce universal design policies

• Continue to build on existing entitlement community status
• Create housing trust fund

• Work with banks, philanthropic, or other anchor institutions to 
leverage necessary funding for community development
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Programs
HOUSING TOOLKIT

Continue to identify and/or assemble sites for development
Evaluate the benefit of leveraging publicly owned land or other vacant land in the area for housing that meets existing needs. Given the limited amount of land and 
high cost of construction, activating publicly-owned land or vacant privately-owned land could allow for higher density housing development.

Implementation
 Identify underutilized publicly-owned land
 Partner with owners of key development sites
 Coordinate with Milwaukee County to identify foreclosed properties in the City that could be redeveloped

Create a local or regional land trust (Creation and feasibility currently being discussed by ad-hoc Community Land Trust Formation Committee)
A land trust controls properties that are dedicated for affordable housing. The trust offers the land to residents through long-term leases at a low rate which 
separates the land value from the home value. Residents with lower incomes can therefore afford housing by only needing to buy the structure.  

Implementation
 Designate an organization or board to manage the trust
 Identify funding source(s) to finance property acquisition
 Identify potential properties for acquisition

Maintain naturally occurring affordable housing and starter homes
Naturally occurring affordable housing (NOAH) refers to affordable housing types that are not subsidized. NOAH can provide affordable rental and home 
ownership opportunities to young families or low-income households. Examples of NOAH in Wauwatosa may be existing four- or eight-plexes. 

Implementation
 Establish NOAH criteria (housing types, rent, etc.)
 Identify existing inventory of NOAH
 Coordinate with residents and landlords to understand maintenance needs or affordability issues
 Identify/establish funding mechanism for the preservation of NOAH
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Incentives
HOUSING TOOLKIT

Attract for-sale single-family attached and missing middle housing developers
Consider incentives to promote the development of townhomes, small single-story housing and/or condominiums for active seniors and other residents.
Examples of such incentives include gap financing assistance or entitlement variances. 

Implementation
 Identify developers with experience developing attached single-family and/or missing middle housing types
 Introduce development-ready sites through an RFP to the development community
 Create pre-approved development plans 

Develop a zoning overlay to provide incentives for developers who build affordable and physically accessible housing
Explore creating a zoning overlay district that would provide development incentives in targeted areas in exchange for the development of affordable and 
physically accessible housing. 

Implementation
 Engage development community to determine 
 Identify areas that would be suitable for a zoning overlay district
 Draft and adopt zoning overlay district ordinance
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Regulatory 
HOUSING TOOLKIT

Continue to monitor and track status of housing in Wauwatosa
Create a dashboard to monitor and communicate progress towards achieving housing goals to provide a general understanding of projects and how projects can 
address existing housing needs or challenges.

Implementation
 Identify key housing needs and goals
 Create quantifiable targets that measure the success of housing-related policy efforts
 Develop a uniform reporting platform or method to track housing development
 Regularly updated citywide housing study

Continue to evaluate modifying zoning code to accommodate more housing development by-right
By-right development refers to the type of development allowed by the existing zoning regulations. Expanding the existing zoning code to allow more types of 
housing in various areas to increase the opportunity for new housing development that aligns with resident preferences. 

Implementation
 Identify housing types that address residents’ needs
 Determine areas where new housing development is appropriate
 Modify existing zoning code to be inclusive of more housing typologies

Introduce universal design policies
Universal Design refers to housing design that ensures all residents can safely and comfortably occupy the space. In addition to the recent changes in development 
review procedures, universal design policies could be adopted to ensure new or renovated housing units incorporate universal design elements that address 
accessibility needs. 

Implementation
 Identify physical and other accessibility needs of residents
 Draft policies that encourage developers to incorporate universal design elements
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Funding
HOUSING TOOLKIT

Continue to build on existing entitlement community status
The City has access to federal funds from the Department of Housing and Urban Development (HUD) through the Community Development 
Block Grant (CDBG) program and Milwaukee County’s HOME program.

Implementation
 Maintain working relationship with Milwaukee County for use of HUD funds for affordable housing
 Identify existing or new programs that could contribute to achieving housing goals
 Align disbursement of funds with programs or activities that would achieve housing goals

Create housing trust fund 
A housing trust fund is a funding mechanism that could be used for new housing construction, supporting rent subsidies, and/or housing 
rehabilitation. 

Implementation
 Determine funding source(s)
 Establish eligibility criteria for distributing funds
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Partnerships & collaborations
HOUSING TOOLKIT

Work with banks, philanthropic, or other anchor institutions to leverage necessary funding for community development
Engage large employers, financial institutions, or philanthropic foundations to direct impact investment funds toward affordable and physically 
accessible housing development.

Implementation
 Identify potential partners, including financial institutions, anchor institutions, major employers and philanthropies
 Set community development goals
 Partner with organizations to manage high-impact programs (ex. employer-assisted housing) that align with community development goals
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09 APPENDIX
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Data Sources
APPENDIX

62

Source Data Year Published Notes

U.S. Census Bureau American Community Survey 
5-Year Estimates 2016 - 2020

Population Estimate, Population by Age and Sex, Educational Attainment, Population Living with a Disability, Median 
Household Income, Household Age by Income, Housing Stock by Number of Units, Housing Stock by Age, Housing 
Occupancy, Median Home Values, Median Gross Rent, Household Tenure, Homeownership Rate, Cost Burdened Population 

2020

U.S. Census Bureau American Community Survey 
5-Year Estimates 2009 - 2013 Household Age by Income 2013

U.S. Census Bureau 2020 Decennial Census Population by Race 2020

U.S. Census Bureau 2010 Decennial Census Population by Race 2010

Wisconsin Department of Administration Population Projections - 2010-2040 2013 Most recently available 
data from source

Longitudinal Employer-Household Dynamics 
(LEHD) Commute Patterns 2019 Most recently available 

data from source

Southeastern Wisconsin Regional Planning 
Council Population Projections - 2010-2040 2020

Zillow Home Value Index Typical Home Sales Price 2022

CoStar Multifamily Unit Delivery, Multifamily Rent per Square Foot, New Multifamily Inventory 2022

U.S. Department of Housing and Urban 
Development HUD 2020 Income Limits 2021

Economic Modeling Specialist International Employment by Sector, Employment Growth 2011-2020 2021

City of Wauwatosa Recent Housing Construction Permits, Unit mixed and affordability of recent housing developments 2022
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LIMITATIONS OF OUR ENGAGEMENT

Our report is based on estimates, assumptions and other information developed from research of the market, knowledge of the industry and interviews during which we obtained certain
information. The sources of information and basis of the estimates and assumptions are stated in the report. Some assumptions inevitably will not materialize, and unanticipated events and
circumstances may occur; therefore, actual results achieved during the period covered by our analysis will necessarily vary from those described in our report and the variations may be
material.

The terms of this engagement are such that we have no obligation to revise the report or to reflect events or conditions which occur subsequent to the date of the report. These events or
conditions include without limitation economic growth trends, governmental actions, additional competitive developments, interest rates and other market factors. However, we are
available to discuss the necessity for revision in view of changes in the economic or market factors affecting the proposed project.

Our study did not ascertain the legal and regulatory requirements applicable to this project, including zoning, other state and local government regulations, permits and licenses. No effort
was made to determine the possible effect on this project of present or future federal, state or local legislation, including any environmental or ecological matters.

Our report is intended solely for your information and should not be relied upon by any other person, firm or corporation or for any other purposes. Neither the report nor its contents, nor
any reference to our Firm, may be included or quoted in any offering circular or registration statement, appraisal, sales brochure, prospectus, loan or other agreement or any document
intended for use in obtaining funds from individual investors.

We acknowledge that our report may become a public document within the meaning of the freedom of information acts of the various governmental entities. Nothing in these terms and
conditions is intended to block the appropriate dissemination of the document for public information purposes.
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February 27, 2023 
Community Affairs Committee      
Meeting February 28th, 2023 
Discussion and Acceptance of 2023 Housing Study 
 
 
Dear Community Affairs Committee Members 
 
We fully support the thorough analysis presented in the proposed 2023 Housing Study> It 
provides a great comparison to the 2016 Housing Study and a new baseline for updating our 
housing Policies. 
 
The new study breaks the city into different sub areas indicating that Wauwatosa is not as a 
homogenous as we may think. The variations in incomes alone may point towards geographic 
areas that may benefit from more investment in housing over other areas.  
Also quite striking is the density discrepancy between East and West Tosa and the potential for 
densification in sub area 1 and 2. Zoning changes to sub area 1 and 2 may provide 
opportunities to add 90 to 130 units/per year to meet the projected 2040 population increase. 
 
Chapter 8, the Housing Toolkit outlines important strategies, both regulatory, programmatic, and 
funding incentives that, if developed and implemented could provide not only more housing, but 
also more affordable housing options to our residents. 
 
The Housing Coalition fully supports this report as the underlying framework to reevaluate, 
revise and improve the Wauwatosa Housing Policies. Of particular interest to us, is that the 
policies create measurable outcomes and clearly identify expectations to developers.   
 
Finally, as the report is working itself towards approval, we would like to understand specific, 
next steps and timelines for revising our City-wide Housing Policies. 
 
 
Sincerely, 
 

The Wauwatosa Joint Housing Coalition - The Wauwatosa Equity and Inclusion Commission, Senior 
Commission, Committee for Persons with Disabilities and the Tosa Together citizen group all have an 
interest in seeing housing equity across all economic levels in Wauwatosa for the groups they represent. 
With the city continuing to work on both privately and publicly funded housing developments, and a city 
Equity Plan highlighting housing equity issues, these groups feel it is important to share our various 
perspectives about what housing equity means for the people each represents, so we can work 
cooperatively to provide the City Council with advice and solutions that work for everyone. 

 Rosemary Fox - Wauwatosa Equity and Inclusion Commission - 2020 N. Wauwatosa Ave 
Roman Jordan – Wauwatosa Equity and Inclusion Commission -  
Dain Maddox - Chair of the Senior Commission – 105 N 88th Street 
Kathy Causier - Senior Commission - 8213 Aberdeen Court 
Julie Alexander - Committee for Persons with Disabilities  
Mary Walz-Chojnacki - Committee for Persons with Disabilities  
Ann Heidkamp – Tosa Together – 7329 W Lloyd Street 
Ursula Twombly – Tosa Together – 11716 W. Meinecke Ave 
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CITY OF WAUWATOSA 
Resolution 

 
 
WHEREAS, the U.S. Centers for Disease Control and Prevention report that more than 1 in 5 
Wisconsin adults have one or more disabilities; 
 
WHEREAS, adults with disabilities are three times more likely to suffer from secondary health 
concerns (such as heart disease, stroke, diabetes, and cancer) compared with those without 
disabilities, and physical activity reduces the impact of these diseases, yet nearly half of all adults 
with disabilities get no leisure-time aerobic activity; 
 
WHEREAS, The Ability Center’s goal is to provide a higher quality of life for people of all 
abilities by transforming metropolitan Milwaukee into the world’s most universally inclusive 
recreation destination; 
 
WHEREAS, the City of Wauwatosa supports the partnership between The Ability Center and the 
Milwaukee County Parks to promote opportunities for residents with disabilities by constructing, 
operating, and maintaining the Universal Park project in Wisconsin Avenue Park in Wauwatosa; 
 
WHEREAS, the City of Wauwatosa recognizes the need for, and value in, furthering access, 
inclusion, and accessibility for people affected by disabilities within Wauwatosa and beyond; 
 
WHEREAS, the Universal Park project will provide accessibility and recreational programming 
and promote good health for those with disabilities; 
 
NOW, THEREFORE, BE IT RESOLVED THAT the City of Wauwatosa does hereby urge the 
Governor and Legislature of Wisconsin to support The Ability Center’s request for state funding 
for the Center’s Universal Park Capital Project. 
 
 
Passed and Dated _____________________  Adopted: 
       Page: 
____________________________________ 
                                                               Clerk 
 
Approved ____________________________ 
 
_____________________________________   
                                                               Mayor 
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Wauwatosa, WI

Staff Report

7725 W. North Avenue
Wauwatosa, WI 53213

File #: 23-569 Agenda Date: 2/28/2023 Agenda #: 3.

Ordinance creating Section 9.12.020 of the Wauwatosa Municipal Code, adopting state regulations
prohibiting the feeding of wild animals

The Common Council of the City of Wauwatosa do hereby ordain as follows:

Part I.  Section 9.12.020 of the Wauwatosa Municipal Code of Ordinances is hereby created to read in its entirety as
follows:

Section 9.12.020 - Feeding of Wild Animals

A. Adopted by Reference. That portion of the Administrative Code of the State of Wisconsin, NR 19.60
- Feeding of Wild Animals, is adopted and all amendments thereto are adopted and incorporated in
this code by reference except as herein modified.

B. Enforcement. The Police Department, Health Department, Building and Safety Division and all other
City employees or agents designated by the City Administrator are authorized and directed to
administer and enforce the provisions of the Administrative Code adopted by this section.

Part II.  This ordinance shall take effect on and after its dates of passage and publication.

By: Community Affairs Committee

Wauwatosa, WI Printed on 11/9/2023Page 1 of 1
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Memo from the City Attorney regarding creation of an ordinance prohibiting the feeding of wild animals 
 
 
A. Issue 
 
Shall the City of Wauwatosa create a local ordinance, by adopting an administrative rule of the Wisconsin 
Department of Natural Resources, to prohibit the feeding of wild animals within the City Limits? 
 
B. Background/Options 
 
The “Tosa Turkeys” have become a common and familiar site throughout the City of Wauwatosa in recent 
years. As stated in the attached Urban Wildlife Factsheet from the Wisconsin Department of Natural 
Resources, this is primarily the result of re-introduction of the species in Wisconsin over the past 50 years. 
“However, the success of these efforts has led to an increase in human-turkey conflicts. Backyards and parks 
provide excellent habitat for turkeys, and urban areas have fewer natural predators than rural areas.” Coyotes 
have also become quite a common sight in the City, in addition to other “wild” animals.  
 
While most of us appreciate the presence and visibility of such natural elements in the urban setting, at times 
wild animals can become a nuisance or even create dangers to health and safety. The general advice given by 
experts on handling urban wildlife nuisances is commonly distilled into three easy-to-remember steps: 
Educate, Regulate, Eliminate. First, educate citizens on how to avoid conflicts and live alongside wild 
animals in the community. Next, regulate human behavior to avoid or minimize creation of conflicts and 
create a policy to make plans clear to residents. The final step is to actively remove or eliminate conflicts. 
 
Through our website and other social media outlets the City’s communications team has done an excellent 
job of attempting to educate residents as to how to live alongside the urban wildlife population. The 
Common Council created a Coyote Nuisance Management and Response Plan 
<https://www.wauwatosa.net/home/showpublisheddocument/690/636552833867370000> a number of years 
ago, but this plan was specific to coyotes and does not directly regulate the activities of individuals in the 
community. The eliminate step has been used very sparingly in regards to coyotes, but also with turkeys, and 
is a last ditch effort when other efforts have been unsuccessful or the nuisance is too acute and immediate to 
be ignored. 
 
Since educating citizens can only provide a certain amount of success in eliminating human/wildlife 
conflicts, staff and the Mayor feel it is necessary to take the next step in regulating behavior so as to 
minimize such conflicts. That step is to create an ordinance prohibiting the feeding of wild animals. This 
prohibition is already “the law” under regulations of the Wisconsin Department of Natural Resources, but 
adopting a local ordinance in this regard would provide much easier and more effective enforcement at the 
local level.  
 
The proposed ordinance, attached, would adopt Section NR 19.60 of the Wisconsin Administrative Code.  
The full text of that Administrative Rule is attached to the ordinance for reference. Wisconsin Statutes Sec. 
29.038(2) specifically prohibits local governments from regulating management of wild animals except that 
we can adopt DNR regulations into the local code, as is being proposed here. 
 
The DNR has consistently interpreted this Administrative Rule to prohibit the feeding of wild turkeys in 
Wisconsin. The code provision itself, in applicable part, states that “[n]o person may place, deposit or allow 
the placement of any material to feed or attract wild animals for non-hunting purposes…” except 
“[m]aterial placed solely for the purpose of attracting and feeding wild birds and small mammals when 
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placed in bird feeding devices and structures at a sufficient height or design to prevent access by deer and 
only when the structures and devices are no further than 50 yards from a dwelling”. NR 19.60(1)(a) and NR 
19.60(3)(a)1.   
 
C.  Strategic Plan (Area of Focus) 
 
Priorities:   Public Safety and Quality of Life 
Vision:   “…maintaining a high quality of life for residents, visitors, and businesses.” 
Values:  Innovation, Resilience, Service Excellence 
 
D. Fiscal Impact 
 
Consistent application of the ordinance should reduce the need for responses by City staff to human/animal 
conflict situations, and also the need for more active measure such as elimination of conflicts, thus saving 
City resources. 
 
E. Recommendation 
 
Staff recommend that the Common Council adopt the proposed ordinance to incorporate the provisions of 
Section NR 19.60 of the Wisconsin Administrative Code into the Wauwatosa Municipal Code. 

71



WISCONSIN ADMINISTRATIVE CODE 
 
NR 19.60 Feeding of wild animals. 
(1)  GENERAL PROHIBITIONS. 
(a) No person may place, deposit or allow the placement of any material to feed or attract wild animals for non-

hunting purposes including recreational and supplemental feeding, except as provided in sub. (2) or (3), or 
as specifically authorized in a permit or license issued under s. 29.614 (1) or 169.25 (1) (a), Stats., or 
s. NR 12.06 (11) or 12.10 (1). 

Note: Section 29.614, Stats., states: Scientific collector permit. (1) Application for a scientific collector permit shall be submitted to 
the department. The department may issue a scientific collector permit if the department determines that the applicant is a natural 
person and is engaged in a bona fide program leading to increased, useful scientific knowledge. 

Note: Section 169.25, Stats., states: Scientific research license. (1) Issuance. (a) The department shall issue a scientific research 
license to any person who is engaged in a study or in research that the department determines will lead to increased, useful 
scientific knowledge and who files a proper application and who pays the applicable fee. 

(b) Any person placing feed to attract wild animals in violation of this section or s. NR 10.07 (2) or (2m) shall 
remove all feed or other material illegally placed or deposited when notified by the department to do so. 

(c) Landowners, lessees or occupants of any property where feed or other material in violation of this section or 
s. NR 10.07 (2) or (2m) is present shall remove all feed or other material illegally placed or deposited 
upon notification by the department of the illegal activity if not otherwise removed in accordance with 
par. (b). 

(d) Except as authorized under sub. (3) (a) 1., no person may place feed in a feeder designed to deposit or 
replenish the feed automatically, mechanically or by gravity. 

(2)  FEEDING DEER AUTHORIZED. 
(a) Affected area. This subsection applies statewide, except for those counties where deer baiting and feeding is 

prohibited under par. (b). 
(b) Excluded area. Deer baiting and feeding is prohibited in entire counties where any of the following criteria 

apply: 
1. A CWD-affected area has been established in the county or a portion of the county, or 
2. A CWD or bovine tuberculosis positive captive or free-roaming, domestic or wild animal has been 

confirmed after December 31, 1997 from the county, or 
3. The county or portion of the county is within a 10 mile radius of a captive or free-roaming, domestic or wild 

animal that has been tested and confirmed to be positive for CWD or bovine tuberculosis after December 
31, 1997. 

(c) Inclusion of additional counties. 
1. The department may add additional counties under par. (b) if they meet the criteria established in par. (b) 

1., 2. or 3. 
2. The prohibitions and exemptions in this subsection shall become effective upon issuance of an order by the 

secretary of the department and publication in the official state newspaper. In addition, a notice of the 
order shall be provided to newspapers, legislators and hunting license outlets in the area affected. 

(d) Deer feeding. A person may place or deposit material to feed or attract wild deer for recreational and 
supplemental feeding purposes outside of the counties where deer feeding is prohibited under par. (b), but 
may not place or allow the placement of any feed material: 

1. In excess of 2 gallons of feeding material within 50 yards of any owner occupied residence or business. 
2. More than 50 yards from an owner occupied residence or business. 
3. Within 100 yards from a roadway, as defined in s. 340.01 (54), Stats., having a posted speed limit of 45 

miles per hour or more. 
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https://docs.legis.wisconsin.gov/document/administrativecode/NR%2012.10(1)
https://docs.legis.wisconsin.gov/document/statutes/29.614
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https://docs.legis.wisconsin.gov/document/administrativecode/NR%2010.07(2)
https://docs.legis.wisconsin.gov/document/administrativecode/NR%2010.07(2m)
https://docs.legis.wisconsin.gov/document/administrativecode/NR%2019.60(1)(b)
https://docs.legis.wisconsin.gov/document/administrativecode/NR%2019.60(3)(a)1.
https://docs.legis.wisconsin.gov/document/administrativecode/NR%2019.60(2)(b)
https://docs.legis.wisconsin.gov/document/administrativecode/NR%2019.60(2)(b)
https://docs.legis.wisconsin.gov/document/administrativecode/NR%2019.60(2)(b)1.
https://docs.legis.wisconsin.gov/document/administrativecode/NR%2019.60(2)(b)1.
https://docs.legis.wisconsin.gov/document/administrativecode/NR%2019.60(2)(b)2.
https://docs.legis.wisconsin.gov/document/administrativecode/NR%2019.60(2)(b)3.
https://docs.legis.wisconsin.gov/document/administrativecode/NR%2019.60(2)(b)
https://docs.legis.wisconsin.gov/document/statutes/340.01(54)


Note: Section 340.01 (54), Stats., “Roadway" means that portion of a highway between the regularly established curb lines or that 
portion which is improved, designed or ordinarily used for vehicular travel, excluding the berm or shoulder. In a divided 
highway, the term “roadway" refers to each roadway separately but not to all such roadways collectively. 

4. That contains any animal part or animal byproduct. 
5. Without the approval of the owner of the owner-occupied residence or business. 
6. At a feeding site that the person knows or should have known is also being used by bear or elk. If the owner 

of the residence or business is notified by the department or otherwise becomes aware that bear or elk 
have been using a deer feeding site, the owner may not place or allow others to place any feed material 
that is accessible to deer, bear or elk within 50 yards of the owner-occupied residence or business for a 
period not less than 30 days. 

(3)  EXCEPTIONS. 
(a) This section does not prohibit any of the following activities: 
1. Material placed solely for the purpose of attracting and feeding wild birds and small mammals when placed 

in bird feeding devices and structures at a sufficient height or design to prevent access by deer and only 
when the structures and devices are no further than 50 yards from a dwelling devoted to human 
occupancy unless authorized by the department. If the department determines that wild deer are utilizing 
bird feeding devices or structures, the devices or structures shall be enclosed or elevated higher to prevent 
access by deer. 

2. Feeding of wild animals, other than deer, elk or bear, by hand if: 
a. Feed placed not more than 30 feet away from the person feeding, and 
b. The person feeding makes all reasonable attempts to clean up the unconsumed feed before moving a distance 

greater than 30 feet from the deposited feed. 
3. Feed deposited by natural vegetation or found solely as a result of normal agricultural or gardening practices. 
4. Standing crops planted and left standing as wildlife food plots that may be used by wild animals. 
5. Feed material placed for deer or bear hunting or bear dog training as authorized under s. NR 10.07 (2m). 
6. Feed material placed for trapping as specified in s. NR 10.13. 
7. The use of scents, provided the material is not accessible for consumption by deer or elk or scent placed in 

compliance with s. NR 10.07 (2) (b) 4. 
8. Feed or bait material placed or used for fish, reptiles, amphibians or arthropods, provided the material is not 

accessible to bear, deer or elk. 
9. Feeding of deer as authorized under sub. (2). 

Note: These feeding rules do not apply to captive wild animals held and licensed under ch. 169, Stats. 
History: CR 04-078: cr. Register April 2005 No. 592, eff. 5-1-05; CR 07-015: cr. (2) (d) 6. Register September 2007 No. 621, eff. 

10-1-07; CR 08-013: am. (2) (b) 1., Register August 2008 No. 632, eff. 9-1-08; CR 14-071: am. (2) (b) 1. Register July 2015 No. 
715, eff. 8-1-15. 
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