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Study Process



Major Data Sources:

American Community Survey

HUD Comprehensive Housing 
Affordability Strategy

Multiple Listing Service

Community Insight



General Findings



Background

Historic Population Change Projected Population Change



Background

Age Cohort Projections-County



Background

• Many residents face income 

limitations – lower wages 

than studied surrounding 

communities, county

• Employment growth is 

projected to be +4% in the 

Bay Area region between 

2018 and 2028.

Median & Per Capita Income



Background
2018-2028 Employment Projections



General Housing Characteristics

Building Permits 2015-2020

• 56% of homes in Sheboygan 

are detached, single-family

• 80% of Sheboygan homes 

were built prior to 1980

• Development of new single-

family homes has remained 

low, while new multi-family 

units have significantly 

increased



Rental Market



Rental Market Findings

• 39% of housing stock in the City is 

rental units

• 50% of rental units are considered 

affordable for a household earning 

median income

• 33% of renter households in 

Sheboygan are cost burdened

• Higher income households have 

been “renting down” in the market

Rental Unit Mismatch

Rental Unit Consumption



Rental Market Findings

• New units are needed to bring the 

vacancy rate back to a healthy 

level

• The cap rate for multi-family was 

7.4% in 2020, the lowest it has 

been in 10 years

• Subsidy will be needed to offset 

increasing construction costs to 

ensure lower-income households 

can afford units

Rental Unit Vacancy



Multi-Family Development Example





Ownership Market



Ownership Market Findings
• Median home value in 

Sheboygan is low compared to 

surrounding communities at 

$109,700.

• Most current owners can 

comfortably afford their housing 

costs 

• There is a supply of homes 

affordable to lower-income 

households, though most are 

owned by moderate/high-income 

households

Ownership Unit Mismatch

Ownership Unit Consumption



Ownership Market Findings

• Supply of single-family 

homes is tight→ increase in 

price

Single-Family Home Sales



Ownership Market Findings
• Increasing demand for 

duplex homes and condos

Duplex Home Sales

Condo Home Sales



Demand Projections



Market Demand-
Owner Occupied 
(Conservative)



Market Demand-
Owner Occupied 
(High)



Market Demand-
Renter Occupied 
(Conservative)



Market Demand-
Renter Occupied 
(High)



Market Demand-
Independent Living



Market Demand-
Assisted Living



Priority Focus Unit Types Needed

• Condo ownership

• Senior housing

• Missing Middle housing

• 3+ bedroom rentals

Location

• Infill development



Target Areas for 
Affordable Housing



RecommendationsRecommendations



Capacity 
Building & 
Communication • Implement plan

• Oversight on funding programs

• Public outreach

• Update plan

Establish Housing Committee

• Core message

Provide Housing for All

• Network with developers

Attend WHEDA Events

• Attract developers

Continue Developer Summit



Initiatives

• Promote neighborhood identity and social cohesion

• Engage in planning efforts and new developments

Assist & Grow Neighborhood Associations

• Purchase properties and solicit proposals

Purchase & Market City-Owned Redevelopment Properties

• City’s 2 growth areas within its extraterritorial jurisdiction

Develop Neighborhood Master Plans

• Promote positive relations between tenants and landlords

Create Tenant Resource Center



Regulation

• Update zoning code

Allow Multi-Family as a Permitted Use

• Update zoning code

Reduce Setbacks

• To enable smaller lots on alleys

Create New Residential District

• Work with willing property owner

• Ensure adequate staff

Continue Code Enforcement Program

• Curb requirements and modified cross sections for greenfield development

Continue Flexibility on Infrastructure Requirements



Funding
•General purpose vehicle to fund affordability initiatives throughout City

Expand Use of Neighborhood Revitalization Fund

•Major employers and local investors

Facilitate Development of a Workforce Housing Fund

•Construct infrastructure to encourage housing development

Utilize TIF

•TID open for 1 additional year

•Use funds for affordable housing initiatives

Utilize TIF Affordable Housing Extension

•Use Neighborhood Revitalization Fund as match

Promote use of LIHTC

•Low interest loans the require developers to set aside 20% of units for HH at or below 80% AMI

Increase use of WHEDA 7/10 Flex Financing

•Partners for Community Development

•WHEDA

•FHLBC

Increase Use of Downpayment Assistance

•Tax credits for landlords who rent or renew a lease to someone convicted of a crime

Co-Author Bill That Offers Rental Incentives



Partnerships
•Maintain supply of lots for new homes and rehabs of existing buildings

Support Habitat, Partners, and Other Affordable Housing Providers

•Continue education and advertisement about education opportunities

Continue Landlord Education

•Convene group annually to discuss housing issues and initiatives

Form Working Groups with Major Employers

•Partner with property management company that offers these as a feature of renting

Explore Opportunities to Offer On Site Child Care and Health Care



City 
Strategies

State 
Policies & 
Programs

Federal 
Policies & 
Programs

Partnerships 
with Other 

Communities

The Solution
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