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SO0 Agenda - Approved
HOUSING POLICY COMMITTEE

Thursday, March 26, 2026 4:30 PM

The City of Madison is holding the Housing Policy Committee meeting in virtual
format.

Written Comments: You can send comments on agenda items to
housingpolicy@cityofmadison.com

Register for Public Comment:

* Register to speak at the meeting

* Register to answer questions
* Register in support or opposition of an agenda item (without speaking)

If you want to speak at this meeting you must register. You can register at
https://lwww.cityofmadison.com/MeetingRegistration. When you register to speak,
you will be sent an email with the information you will need to join the virtual

meeting.

Watch the Meeting: If you would like to join the meeting as an observer, please visit
https://lwww.cityofmadison.com/watchmeetings.

Listen by Phone: (877) 853-5257 (Toll Free) Webinar ID: 854 0847 6776

Interpretation and Accessibility

Contact us at the phone number or email below to request interpretation,
translation or a disability-related accommodation at no cost to you.

Contéactenos al teléfono o correo electroénico listado abajo para solicitar

interpretacion, traduccién o una adaptacion especial relacionada con alguna

discapacidad sin costo para usted
IR R, R e B R AR, S5 I8 DL G B A B A &, A B AR
560 B it

Hu rau peb ntawm tus xov tooj los sis email hauv gab no yog tias koj xav tau
kev txhais lus, kev txhais ntawv, los sis kev pab cuam cuam tshuam txog tsis

taus. Cov kev pab no yog pub dawb rau koj.

608-266-9017
housingpolicy@cityofmadison. com

Call to Order/Roll Call

City of Madison Page 1 Printed on 3/26/2026



HOUSING POLICY COMMITTEE Agenda - Approved March 26, 2026

Approval of Minutes

February 26, 2026: http://madison.legistar.com/Calendar.aspx

Public Comment

1. 92284 Public Comment March 26, 2026

Disclosures and Recusals

Members of the body should make any required disclosures or recusals under the City's
Ethics Code.

New Business

2. 92286 Introductions For New Committee Member

3. 92287 2025 Housing Snapshot Report - Staff overview and draft
communications materials

Attachments: 2025 Housing Snapshot Overview.pdf
Housing Snapshot Comms HPC 3-26-26.pdf

4. 92285 Business By Members For Upcoming Meetings

Adjournment

City of Madison Page 2 Printed on 3/26/2026
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Housing Snapshot 2025

Housing Policy Committee

Heather Stouder, DPCED
March 26, 2026
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Who Lives Here? Tenure

owners EIES
47% 53%

8 13



Who Lives Here? Tenure & Housing Cost Burden

140,000

120,000

100,000

80,000

60,000

40,000

20,000

2015

2016

2017

2018

2019

2020
2021

Severely Cost Burdened Renters (14%)

Owners Renters

Cost Burdened Renters (12%)
47% 53%

t-Not Cost Burdened (65%)

~ Cost Burdened Owners (6%)

Severely Cost Burdened Owners (3%)
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% of Area  Monthly Housing Cost
Median Affordable to this
it People Occupation(s) Income Income Household

Hotel Clerk: S35K
Can afford S875/mo
Spends $1,000 for 3BR apt

| ° 4 Hotel Desk Clerk 535,000 30%

] ° 5 Childeare Worker, $70,000 50%
' Restaurant Cook

i 1 Mursing Assistant 540,000 50%
.4 2 Administrative Assistant, $62,000 60%
'i Part-time Retail Clerk
22 o 5 3rd Grade Teacher, $84,000 60%
" *’ﬁ Library Technician
i 1 Registered Dietician $70,000 80%
i 1 Radiation Therapist $85,000 100%
L 3 2 Veterinarian, $156,000 150%
" Non-profit Program Director
| . ] 4 Registered Nurse, $103,000 80%
"i' Part-time Teaching Assistant

3 Firefighter, £120,000 100%

9
".-h School Social Worker
oo

i 1 Physical Therapist $108,000 120% $2,700

10

15



% of Area

Monthly Housing Cost

Median Affordable to this
it People Occupation(s) Income Income Household
i 1 Mone $24,000 320% $600
. e 4 Hotel Desk Clerk $35,000 320% $875
[
#iT
2 o 5 Childcare Worker, $70,000 50% $1,750
i" Restaurant Cook
i 1 Mursing Assistant 540,000 50% $1,000
.4 2 Administrative Assistant, $62,000 60% $1,550
'i Part-time Retail Clerk
2L o 5 3rd Grade Teacher, $84,000 60% $2,100
- Library Technician
7 o
1 Registered Dietician $70,000 80% $1,750l

1 Radiation Therapist $85,000 100% $2,125

e e 2 Veterinarian, $156,000 150% $3,900
" Non-profit Program Director

| . ] 4 Registered Nurse, $103,000 80% $2,575
"i' Part-time Teaching Assistant

e 0 3 Firefighter, $120,000 100% $3,000

".-n School Social Worker
- -
1 Physical Therapist $108,000 120% $2,700

Dietician: S70K
Can afford S1,750/mo
Spends $2,100 for 1BR apt




% of Area  Monthly Housing Cost
Median Affordable to this
it People Occupation(s) Income Income Household

5 TN Firefighter & Social Wkr : $120K
4 irefighter & Socia r:
° 4 Hotel Desk Clerk 535,000 30% $875
Y
tife Can afford $S3,000/mo
2 o 5 Childcare Worker, $70,000 50% $1,750
AL Bought $330K 2BR cond
i 1 Nursing Assistant $40,000 50% $1,000 g
* 2 Administrative Assistant, $62,000 60% $1,550
'i Part-time Retail Clerk
22 o 5 3rd Grade Teacher, $84,000 60% $2,100
" *ﬁ Library Technician
i 1 Registered Dietician $70,000 80% $1,750
i 1 Radiation Therapist $85,000 100% $2,125
e e 2 Veterinarian, $156,000 150% $3,900
" MNon-profit Program Director A _“ll(‘-..--‘.illl.lhilll".-.‘
pEEmEm
# 4
S 4 Registered Nurse, $103,000 BO% $2,575 :
"i' Part-time Teaching Assistant s
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Rental Housing Market

30,000
20,000
A 714,225 fewer
' 11,230 fewer homes than
10.000 : homes than households
’ “households
Y
4\
i @B
0 16,420 5,190

<30% AMI 30%-50% AMI 50%-80% AMI >80% AMI
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30,000

20,000

10,000

Rental Housing Market

Financial support
for subsidized
rental housing

it @

16,420 5,190

<30% AMI 30%-50% AMI
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10,000

Rental Housing Market

Financial support
for subsidized
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Rental Housing Market

New Affordable Housing

Fl na nC|a| su ppo rt . With City Financial Support
30.000 for subsidized O Without City Financial Support
rental housing

TOD Overlay

20,000
T - . T ‘_
| - .
|
10,000 : I
| a E]:. e L3 g
 J
/\ gd =~ 4 s Q 200
i“i ﬁ o o)
0 16,420 5,190 3,15 o | ¥

<30% AMI 30%-50% AMI 16 21



Rental Housing Market

30,000 Policy support for
market-rate rental

20,000

10,000

20,470 6,345

>80% AM' 17 22



Rental Housing Market

3419 2015-2024

15% 420

> < i Policy support for
‘l’ﬁnl e ~22,500 new homes market-rate rental

e ¥75% market-rate rental

7,419
33%

9,694
43%

. 4s44s H
ﬂm mm H 20,470 6,345
1 unit 2 units 3-24 25-99 100+

units units units >80% AMI 18 23



Rental Housing Market

Policy support for
market-rate rental

20,470 6,345

>80% AM' 19 24




Rental Housing Market

8%

6%

4%

2%

2015
2016
2017
2018
2019

CoStar (Stabilized)
------ MGR&E
-=== ACS

2020

2021

2022
2023
2024

Healthy

Vacancy Rate
(5% - 7%)

4.8%

2025

Policy support for
market-rate rental

20,470 6,345

>80% AMI

20

25



Rental & Homeownership Market

Policy & Financial support for
more homeownership choices

30,000

20,000

10,000

50%-80% AMI >80% AMI 21 26



Rental & Homeownership Market

Policy & Financial support for
more homeownership choices

50%-80% AMI >80% AMI 22 27



Rental & Homeownership Market

Policy & Financial support for
more homeownership choices

50%-80% AMI >80% AMI 23 28



Homeownership Market

First-Time
Homebuyer

24

29



Home Price

Homeownership Market — Starter Homes

$350,000

$300,000

$250,000

$200,000

$150,000

$100,000

2015

2016

2017

2018

2019

2020

2021

2022

2023

2024
2025

7%

6%

5%

Interest Rate

4%

3%

2%

===Avg Value - 2BR Home

=== Avg Value - Typical Condo/Coop

== =Price Affordable to Med Inc HH 25-44 yrs old
-0 Avg Interest Rates (30 yr Mortgage)
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Home Price

Homeownership Market — Starter Homes

$350,000

$300,000
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$200,000
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2016
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7%

6%

5%

Interest Rate

4%

3%

2%

===Avg Value - 2BR Home

=== Avg Value - Typical Condo/Coop

== =Price Affordable to Med Inc HH 25-44 yrs old
-0 Avg Interest Rates (30 yr Mortgage)
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Homeownership Market — Starter Homes

$350,000

$300,000

$250,000
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7%
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Interest Rate
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===Avg Value - 2BR Home
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== =Price Affordable to Med Inc HH 25-44 yrs old
-0 Avg Interest Rates (30 yr Mortgage)
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Homeownership Market — Starter Homes

Increase in #
Households <35:

~9,500

28 33



Homeownership Market — Starter Homes

Increase in # Increase in #
Households <35: Homeowners <35:

~9,500 124

29 34



Individuals Experiencing Homelessness

COVID 595
1,000 individual
800
600 —
400

200

B Unaccompanied Minors
Individuals (Adults)
B Individuals in Families

N
™~
o
™~

30 35



Individuals Experiencing Homelessness

Salvation Army: 140

Bartillon Shelter:250

I
L

\

s T o |

- Karmenta: 35 Families

B Unaccompanied Minors
‘ Individuals (Adults)
B Individuals in Families

2025 i

31 36



Not Seeing Transition of 1-Unit Homes to Rental

Toward Toward
Renter Occupancy Owner Occupancy

»5% 1%-5% <1% 1%-5% >5%

*Over 90% of 1-unit
homes owner-occupied

eStable since 2021

32 37




Housing Snapshot 2025

Questions & Discussion




TELLING HOUSING SNAPSHOT STORIES

Jaymes Langrehr, DPCED Public Information Officer
Housing Policy Committee — March 26, 2026




INITIAL ROLLOUT

* Report published Feb. 9, 2026

* Press release highlighted main findings

e Used variety of City’s web tools to
enhance presentation

* Linked to full report

&§ The latest Housing Snapshot report shows our efforts to create more
housing in Madison are beginning to pay off. We are starting to move
toward a healthier rental vacancy rate, and City incentives mean
affordable homes are still being built, even as construction costs rise.
There are many encouraging signs in this report, but we also need to work
to maintain our momentum and address the inequities that still exist in
our housing market. 17

— Mayor Satya Rhodes-Conway

Some key takeaways from the 2025 Housing Snapshot include:

53% 47%

Rent Their Homes Own Their Homes
0, 0,
4.8% 0.6%
Stabilized Rental Vacancy Rate Owner-Occupied Vacancy Rate
Healthy Vacancy Rate: 5-7% National Average: 1.1%

Homeownership costs are rising faster than incomes
High interest rates are making it increasingly difficult for Madisonians to
become first-time homebuyers.

Construction costs continue to increase

Costs of land and construction in the Madison area continue to rise faster
than the Consumer Price Index, which is continuing te pull housing costs
higher.

Many people are "renting down"
Roughly 3 out of 4 renter households making over the median income rent
housing that would be affordable to low- and moderate-income households,

increasing pressure on the low to moderate end of the rental market.

Housing cost burden disparities continue

Nearly half of all Black households in Madison are housing cost-burdened,
paying more than 30% of their monthly income on housing costs, while 30%
of White households are housing cost-burdened.

40


https://www.cityofmadison.com/news/2026-02-09/2025-housing-snapshot-report-published
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INITIAL ROLLOUT

2025 Housing Snapshot Report

The 2025 Housing Snapshot For tracks and compares metrics to lead to a

[} [] []
° clearer understanding of the City of Madison’s housing needs and to gauge
. progress that City programs, community partners, and housing developers
[ are making over time to improve housing choice. We use a mix of economic,

demographic, and housing data from public and private sources to help
describe Madison's housing situation.

 MADISON
Show ALT

Building on data updates from the 2023 Housing Snapshot For, this report is
rearganized and includes new metrics and data visualizations responsive to

2025 input from the City’s H Policy C ttee, includi t of
input from the City’s Housing Policy Committee, including a new set of 2025

asier to read on phones and tablets =" &

Many takeaways eche the 2023 Housing Snapshet, and both reports continue REPORT
toinform housing policies and programs. While housing praduction has
increased, growth in housing demand still autpaces new supply and land
and construction costs continue to inerease rapidly, resulting in continued
competition and fewer housing choices, particularly for low-income
households.

E
* Easier to share individual sections
E

@ New Housing Construction Jump toa Chapter

o Over 22,400 homes (of all types) were completed in Madison between 2015~
2024, representing a 20% increase in the city's total number of homes,

[}
Roughly 45% of these homes have been built close to high-frequency transit
a S I e r O a C C e S S e Common Terms

Rental Housing Market
At time of publication, the City's stabilized rental vacancy rate has risen to
4.8%, approaching a healthy level (typically 5%-7%). The lowest vacancy :
rates indicating highest competition) are seen n lovier quality, lower cost City Growth Trends

 www.cityofmadison.com/housingsnapshot e gt

housing that would be affordable to low- and moderate-income households,

reducing housing choices for these households. Who Lives Here?

© Household incomes are diverging more than rent costs, meaning higher-

income households have more choices and lower-income households have
fewer choices than they did a decade ago.

o Of the estimated 17,105 households who are either very low-income renters Housing Cost Burden
or experiencing homelessness, reughly 1in 3 are cost-burdened non-student

households with a lack of subsidized or otherwise

o Significant racial and ethnic disparities in rental housing affordability

persist, though over the last decade, the rent affordable to a median-income

New Housing
—blilaniclcliissisiole desolon o elonnlioill

3 41
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HOUSING SNAPSHOT (WEB VERSION)

We see pressure on moderate-income househelds when higher-income

Housing, Construction, and Inflation
Cost Growth

households compete for fewer available homes. As with the rental market,
many higher-income households choose to buy or retain homes very
300 affordable for them {as a percentage of income), increasing challenges for

o~ potential homebuyers with lower incomes.
(Note: This page is part of the 2025 Housing
Snapshot report) /! ] 100 71% of homeowners above Madison’s median income and 59% of all
’ ax . homeowners live in homes that would be affordable to households in lower

Housing cost [either median rent or §0% LA o — P income brackets.

. L 2 24 5 8 2 8 & 8 8 &
monthly homeowner costs), especially for \ 8 8 8 8 8 8 8 8 8§ R
new housing, can be dependent on factors v # B City Financial Support

Show.

such as inflation (represented here by the 40% No City Financial Support

Average Annual Consumer Price Index

30,000
(CPI}}, eonstruction cost, and land cost. 8 Counplese by Status of iy ' —
20% B

. 20000
Tracking the curnulative year-to-year View Figure Data .
percentage increase in costs for these
figures from a 2015 base year to 2023 [the 0% Affordable Housing Completed by Status of City Financial 10000

Sy ort
maost recent year for which all data is PP tt - tt | &
available), we see that the average costs Year  Homes With City Support  Homes Without City Support o 6845 10695 6. 11040
. —20% <50% AMI 50%-B0% AMI BO%-1005 AMI >100% AMI
of local land and construction in the s e n =22 ND Y 2015 0 o
Midwest each rose by more than 50%, S 9 8 S 8B R 8 L L8 = e 76 o Madison, Wl Ownership Housing Supply vs. Demand Comparison
pulling up housing costs by 41% for —— Average Annual CPI
renters and 34% for homeowners. Growth #+#+++ Construction Cost Index i &
L R = = = Land Cost/Acre
ininflation (Average Annual CP1) for the Median Gross Rent 2018 153 29 View Figure Data -
i = Median Monthly Owner Cost (w/Mo
same period was 26%. i ly (w/Mortg o 1 s . . ]
Ownership Housing Supply and Demand Comparison, 2021
Given the centinued upward trajectory of ~ Housing and Cost Index Growth, 2015-2025 2020 225 20
land and construction costs since 2023, we 2021 166 N Household Homeowners with Owner-occupied homes Surplus/Deficit
expect that as housing costs estimates Income this income afferdable to this income
. K N 2022 143 293
become available for 2024 and 2025, they'll reflect a continued increase. In a
. . . 5 +3,85
healthy housing market, increased supply of rental and owner-occupied w3 276 165 SuhAMI 6,845 10,695 3,850
housing options can help moderate housing cost increases; however, that 2024 261 157 50-80% AMI 7,970 21,570 113,600
benefit can be offset if the costs to build housing continue to rise.
Total 1,666 789
80-100% AMI 6,985 11,040 +4,055

Source: City of Madison Building Inspection Division (Hemes Completed),

Community Development Division (Affordability Levels & City Support), & =100% AMI 34,060 12,450 -21,610
Economic Development Division (City Support)

View Figure Data

4 42
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Madison's Housing Snapshot Report highlights progress and
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Corey Moen Feb 9,202

@bigfig

Br
o

Big Fig Full Size Classic...

MOST POPULAR

Sun Praiie school district employee
resigns during Title X investigation

1taken to hosptal afercrashinginto
‘Madison apartment building

Wait il next year:Packers gin just one
3 compensatoypickfor upcoming aran,

but 2027 figures to be a bonanza

anv

5 key takeaways on Madison’s housing

BY WILL BRIGGS

 Anew report shows some promisi
for Madison's howsing maket, bt
Costs econtning o s o eters and
prospective homebuyers.
Thecity'slatest Housing Snapshot

1 Rental market becoming
healthier —for some

ine G cach home ereted the eprt
“However, recent changes allowing
oo o small i bundings
inmost of Madison's residential areas may
cont truc-

tiontype in coming years”
4 Stilla tough market for
first-time homebuyers

A combination of tight supply, low
vacancy rates and higher iferest rates
have made}

dream for many Madison
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Rothevacacy et xpents consdee
“hethy” inco 2016 Madison emains
asellers® market, with the average home
g o005 i g e

ing means the

Single oy e eressny
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‘One in four residents making 80% or less

Madison's hous while
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b mwmmmgmm...mq. thereportsays
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4 takeaways from the 2025 Madison housing report Read on fsuu oy o
N S - vyt et o g oftown. 5. Higher costs could contlnve
The City of Madison’s 2025 Housing Snapshol Report suggests the city faces a long-term ple 1eh:
challenge balancing housing growth and affordability. o
el
By Mary Al-Bazi idor
reporlsays. cost-burdened.
February 24, 2026 | 10:42am CST e upperens theMicwest
of “ourdened, ana. haverisenty
ot o dee ey spoid S5t of Ao et The s ot A Sownton. 5% Both figuresaremore than dowblethe
S0l heic
. though ingis 5% th2-24 i
Madison's housing supply is growing rapidly. rent is increasing and homelessness rates remain similar. ey canaffondto pay more. This appens  In conirast, 306 of white Madisonians  uni o middle”

according to the city’s biannual housing report released on Feb. 16.

The report showed Madison has seen 20.000 new residents since 2020 with Madison being the fastest
growing city in Wisconsin. This has been driven by an increase in enrolled University of Wisconsin-Madison
students, expanding job sectors and continued emphasis on natural and cultural amenities — all trends that
continue to add pressure on the housing supply and lingering affordability and accessibility concerns.

(1P (R

The Housing Snapshot report, published by the Department of Planning, Community and Economic
Development, uses 2015 as a benchmark to measure long-term shifts.

to save money or housing size not beinga

cost-burdened.

cost  the eport says. “How-
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WHAT OTHER STORIES CAN BE TOLD?

 Example households appendix is a good start!

1 person « 50% AM1I

Age(s)
Income

Job(s)

Housing Story

Transportation

5 for “Other”

T Who lives in affordable housing?

540,000/yr, 53,333/mo

Mursing Assistant {includes health insurance
benefit)

—_— Meet Carla.

Rents subsidized studio apartment on near south
side near workplace (hospital) for $1,000 + utilities.
Just moved here after rent increased in downtown
flat that had been shared with 2 roommates

She is 29 years old and earns $40,000
per year as a nursing assistant.

That means she makes less than
50% of the Area Median Income.

1 alder car in good working order, Metro Transit,
walking

51,029 mo (5238/wk) for recreation, entertainment,

clothing, savings, etc. Based on her income, she can afford

to pay $1,000 per month in rent.

She qualifies for an affordable
studio apartment near her work.
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WHAT OTHER STORIES CAN BE TOLD?
]

* |t’s getting harder to become a first-time homebuyer
* Who lives in affordable housing?

 Where is affordable housing being built?

Think about your situation: are you housing cost burdened?

e Recent investments in <30% AMI housing
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WHAT OTHER STORIES CAN BE TOLD?

 Where is affordable housing being built?

Where does new affordable
housing get built?

Everywhere!

We've seen affordable homes built in every
part of Madison, with an emphasis on transit access

Source: 2025 Housing Snapshot, Affordable housing completed (2015-2024)
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WHAT OTHER STORIES CAN BE TOLD?

* Who lives in affordable housing? Who lives in

affordable housing?

Incomes up to $54,000 can qualify
for most affordable homes in Madison




WHAT OTHER STORIES CAN BE TOLD?

It’s getting harder to become a first-time homebuyer

SOVRCE:

HELPING FIRST-TIME
HOMEBVYERS
AVERAGE
HOME VALVES
HAVE NEARLY i

DOVBLED 2028
SINCE zo;s- $48),380

ZO)S
s24S, 98¢

CITY 6F MADISON ASSESSOR PROPERTY TAX BASE REPORTS

HELPING FIRST-TIME
HOMEBVYERS

TNCOMES ARE NOT
(B KEEPING VP WITH
L HOME PRICES

THAT'S WHY THE CITY FUNDS

© DOWNPAYMENT ASSISTANCE
® AFFORDABLE HOMES
® FIRST-TIME HOMEBVYER CLASSES

TO HELP MORE PEOPLE BVY HOMES

10
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TELLING HOUSING SNAPSHOT STORIES

Jaymes Langrehr, DPCED Public Information Officer
dpced@cityofmadison.com
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