an hourly-wage equivalent of about $27.30, to pur-
chase a median price vacant-for-sale housing unit,
priced at about $130,000, in the County in 1990.

From the foregoing information, it is evident that
jobs must pay $10 or more per hour to enable per-
sons or families to obtain adequate housing in
Waukesha County. About one-half of the new jobs
created within the County between 1990 and 1995
were in the relatively low-paying retail trade and
services sectors, for which median earnings in 1989
were below $7.50 per hour. Over that same period,
only about one-third of the housing units authorized
by building permits in the County were provided
. within typically lower-cost two- and multi-family
" structures (see Table 80). These trends have impor-
tant implications for County economic development,
since lower-paying and even more modest-paying
jobs may be difficult {o fill with residents because
of a lack of housing affordable to the potential
workers. It is thus essential that the County devel-
opment plan address future housing needs related
to job growth within the County, especially near
major employment centers. ‘

COMMUNITY ZONING PROVISIONS
GOVERNING RESIDENTIAL STRUCTURE
TYPE, FLOOR AREA, AND LOT SIZE

Housing structure types, housing unit sizes, and lot
sizes are controlled by community zoning regula-
tions. It is therefore appropriate to examine those
regulations to identify the extent to which they
permit or preclude lower-cost minimum-size housing
structures and lots. A review of such zoning regula-
tions and related zoning district maps indicates
the amount and location of lands which may be
available to accommodate minimum-size housing
units and lots, A determination can then be made of
the extent to which such lands would accommodate
the housing units required for thoge County resi-
dent households and nonresident County worker
households, about 19,930 in 1990, found in prior
analyses within this chapter to be unable to afford
housing commensurate with their incomes.

Impacts of Community Zoning Regulations

on the Provision of Lower-Cost Housing
The zoning powers of Waukesha County and of the

cities, villages, and towns in the County represent
one of the most important influences directing and
shaping housing development patterns within the
County. Zoning regulations can substantially deter-
mine the characteristics of housing development,
including the quality, quantity, location, size, type,

282

and cost of the housing units. Therefore, an inven-
tory and descriptive analysis of each existing resi-
dential zoning district in each community in the
County, as those districts facilitate or constrain the
availability of lower-cost housing, is essential to the
preparation of a housing element for the County
development plan.

It should be noted that, because the objectives of the
County development plan, set forth in Chapter IX,

specify that all new urban residential development ~

should be located in areas where centralized public
sanitary sewerage is provided, only those areas con-
taining lands within existing or proposed sanitary
sewer service areas were included in the analysis.

It should also be noted that special provisions
modifying the basic zoning district regulations, such
as conditional use or planned unit development pro-
visions, as provided by some communities may
increase the likelihood that the affected districts
could be used to accommodate lower-cost housing
through provisions for increased densities. This
analysis therefore considered such special provi-
sions, with the local zoning districts being evaluated
on the basis of any special as well as general
provisions. It should be noted in this respect,
however, that minimum floor areas, not lot size or
density, constitutes the zoning provision limiting
the ability to accommodate minimum-size housing
units in most communities within the County. Modi-
fication of lot size or density provisions through
conditional use or planned unit development pro-
visions would not alone have a significant effect on
the ability of those communities to accommodate
truly minimum-size housing units,

Components of Community Zoning Regulations

Which Affect Provision of Lower-Cost Housing:
Three components of zoning regulations which

affect the availability of lower-cost housing are:
1) structure-type requirements, 2) structure-size
requirements, and 3) minimum-lot-size or maxi-
mum-density requirements.

Structure Type: Permitted structure types such
as single-family, two-family, and multi-family, are
specified in zoning regulations for each residential
zoning district. Some residential zoning districts
may permit only one structure type, while others
permit several structure types. The permitted
structure types of residential zoning districts in
Waukesha County are important to consider insofar
as such districts can prohibit or severely limit the
provision of new two- and multi-family housing,
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types of housing which were shown earlier in the
chapter to be most affordable to those households
likely to spend a disproportionate share of their
income for housing. Limited quantities of residential
land zoned to permit two- and multi-family housing
can ultimately result in a shortage of housing units
for households that cannot afford to purchase even
a minimal single-family housing unit.

Structure Size: Floor area requirements of zoning
regulations are important to consider insofar as it
may be exceedingly difficult to construct the larger

housing units often required by such regulations at
costs affordable to lower-income households. Floor

area requirements that enable the construction of
smaller size housing can, however, facilitate the
provision of lower-cost housing. For purposes of this
analysis, residential zoning districts which specify
minimum floor areas approximating those set forth
in the housing standards in Chapter IX of this
report were assumed to accommodate the provision
of minimum-size housing units.

Minimum Lot Size Reguirements and Moximum
Permitted Density: Each residential zoning district
that permits single- and two-family residential uses
includes minimum lot size requirements, which
specify the smallest land area upon which a resi-
dential structure can be constructed within that
district. These minimum lot size requirements are
important to consider insofar as large lot size
requirements can add to the total package price
of developing new single- and two-family housing
by adding to the cost of land and land improve-
ments required for such housing. For purposes of
this analysis, a minimum-size residential lot was
assumed to be 7,200 square feet or less, about one-
sixth acre, in size. Zoning districts which require
lots greater than 7,200 square feet, within existing
and planned sanitary sewer service areas, were
considered to be restrictive to the provision of lower-
cost housing.

Zoning districts that permit multi-family residential
uses typically include maximum permitted densi-
ties, specifying the maximum number of housing
units that may be constructed per acre of land.
Lower densities can add to the total package price
of developing new multi-family housing, primarily
by adding to the per unit cost of land improvements
required for such housing. Zoning districts which
permit multi-family residential development, but
only at lower densities, can thus preclude the devel-
opment of lower-cost housing units. For purposes
of this analysis, districts which permit multi-

family residential development at a density of at
least 14.5 units per net acre,2? or about 3,000
square feet of site area per dwelling unit, were
considerad to accommodate the provision of lower-
cost multi-family housing units. Zoning districts
which permit multi-family residential uses, but
limit densities to less than 14. 5 units per net acre,
were considered to be restrictive to the provision of
lower-cost multi-family housing.

Zoning Patterns and Their Effect on the Provision of
Lower-Cost Housing: The analysis of residential
zoning districts, particularly as they may constrain
the provision of lower-cost housing, is presented
in Tables 111, 112, and 113. In addition to the mini-
mum floor area, minimum lot size, and maximum
permitted density characteristies for each residen-
tial zoning district, the amount of vacant land which
is suitable for development is also presented. For
purposes of this analysis, land which is considered
suitable for new residential development includes
areas of vacant3! residential-zoned land in contigu-
ous areas larger than three acres in size within
existing or planned sanitary sewer service areas and
outside areas designated as environmental corridors
and isolated natural resource areas. Residential-
zoned lands so identified encompassed a total of
about 24,900 acres, or about 39 square miles, in
Waukesha County in 1993.

Single-Family Housing: While all communities
within Waukesha County accommodated single-
family units in their zoning regulations in 1993,
many communities failed to accommodate mini-
mum-size single-family housing units. Minimum
floor area requirements for single-family homes
varied widely among local zoning regulations, rang-
ing from 800 square feet in the Village of Butler to
2,000 square feet in the Village of Chenequa. As
indicated in Table 111, 23 of the 32 communities in
the County with lands within existing or planned

30Net density is the actual site area devoted to the
residential use and consists of the ground floor site
area occupied by buildings plus the required yards
and open spaces. Net density excludes parking areas
and streets.

3Wacant land was identified within existing and
planned sanitary sewer service areas. Lands so
identified were zoned for residential use in 1993 and
were undeveloped as of April 1990, the date of the
most recent available aerial photography. '
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LAND ZONED TO ACCOMMODATE MINIMAL SINGLE-FAMILY HOMES WITHIN EXISTING OR PLANNED

Table 111

SEWER SERVICE AREAS IN WAUKESHA COUNTY BY CIVIL DIVISION AND LOCAL ZONING DISTRICT: 1993

\arrrrred

Wrasaseie)

Acras of Suitabls Vacan1® Land Zoned to Accommodate:
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Minimum Minimum
Floor Area Floor Araa Minimum Minimum-Size
Communities Within which Required for | Hequired for Lot Size Minimum-Size Three- Minimum-Siza
Existing Zoning Regulations Three- Two-Badroom | Required for Thrae- Minimum-Size Badroom Two-Bedroom
Would Accommaodate Either a Bedroom Housing Single-Family Badroom Two-Bedroom Units” on Units® on
Minimum-Slza Singla-Famlly Home Houslng Unit Unit{sguars Structura Housing Housing Minimum-Size | Minimum-Size | Minimum-Size
or 8 Minimum-Size Lot, or Both {squara feat} fast) {squere feat) Units? Units® Lots' Lots Lots
Citias
Delafield
R+ Single- and Two-Family Resldential . .... 1,000 1,000 7,900 0 -- -- - --
Muskago
RSA Attachad Single-Family Residence ..... 1,000 1,000 10,000 az -- -- -- --
Oconomowoe
R-1Residonce ........c..oviveninarians 900 900 8,000 0 - -- .- --
Waukashe
R-2 One-Family Residence ..........--.-.. 1,000 1,000 8,000 513 - - -- -
R-2-A Two-Family Residance ....... 1,000 1.000 8,000 0 - -- - --
R-3 One- to Four-Family Residencs . . N 1,000 1.000 8,000 21 -- -- - --
R-4 Multi-Family Residence .......... ... 1,000 1,000 7.000 24 -- 24 24 --
R-4A Residential Planned Development .. ... 1,000 1,000 7.000 307 - 307 0 --
Subtotal - -- -- 902 o N an o
Villages
Butler
R-2 Two-Family Residential ............... 1,000 1,000 4,800 1} - 0 0 .-
R-3 Muiti-Family Residential .............- BOO 800 15,000 o -- -- -- .-
Manomonae Falls
R-6 Single- and Two-Famlly Resldential ..... 800 900 7,200 ] -- 0 0 --
PRD Planned Residential Development .. ... 500 900 7,200 309 - 309 309 -
Sussex
Rd-2 Two-Family Residential .............. 1,000 1,000 10,000 0 -- -- -- -
Wales :
R-3 Residential ............cciaiiiiain, 1,000 1,000 30,000 33 -- - .- -
Subtotal -- -- -- 342 0 309 309 0
Towns
Lisbon
R-MResidence.....ovvveanraniiaiianan.s 1,000 1,000 30,000 0 .- -- -- --
Subtotal - -- -- 0 1] 0 0 0
Total 1,244 0 840 840 0

Citias

Brookfield
New Barlin

Villeges
Cheneque
Dousman
Elm Grove
Hartlend
Lac La Bells
Lannon
Mukwonago
Nashotah
North Prairie

Oconomowoc Lake

Pewaukee

Towns
Brookfield
Dalafield
Genasee
Merton
Mukwonago

Oconomowoc

Ottawa
Powaukee
Summit
Waukasha

Communities Within Which Existing Zoning Regulations Would Accommodate Neithar a Minimum-Size Single-Famlly Homa Nor a Minimum-Siza Lot

ncludes vacant residentislly zoned land in contiguaus arsas isrger thari threa scres in size which are locatad within existing or planned sanitary sewer service aress, and which are lacated oulside

of areas designated as environmental corridors and isolatad netural areas, as reflected on 1990 1 inch aquals 400 faet scale asrial phatographs.

& minimum three-bedroom single-family housing unil contains 1,000 square feat of living space.

€A minimum two-badroom singla-femily housing unit contains 700 squara fest of living space.

Sptinimum-size fots for singla-family homes ara dafinad as those 7,200 square fast or less in area.

Source: SEWRPC.

sanitary sewer service areas had no zoning districts
which would accommodate minimum-size single-
family housing units. Of the nine remaining com-
munities, only four, the Cities of Muskego and
Waukesha, and the Villages of Menomonee Falls
and Wales, had suitable vacant lands zoned to
accommodate minimum-size three-bedroom single-
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‘family housing units. Such lands totalled about

1,244 acres in 1993 and comprised about 5 percent
of all suitable vacant lands zoned for residential

use within existing and planned sanitary sewer
service areas in the County. There was no suitable
vacant land zoned to accommodate minimum-size
two-bedroom single-family housing units.
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Minimum lot size requirements also varied widely
among zoning regulations in 1993, ranging from
4,800 square feet in the Village of Butler to five
acres in the Village of Chenequa. As indicated in
Table 111, 29 of the 32 communities in the County
with lands within existing or planned sanitary
sewer service areas had no zoning districts which
would accommodate minimum-size single-family
residential lots, Of the three remaining communi-
ties, only two, the City of Waukesha and the Village
of Menomonee Falls, had suitable vacant lands
zoned to accommodate minimum-size lots. Such
land totalled about 640 acres in 1993 and comprised
about 3 percent of all suitable vacant lands zoned
for residential use within existing and planned
sanitary sewer service areas in the County.

Considering both minimum-floor-area and lot-size
requirements among zoning regulations in 1993,
only two communities in Waukesha County with
lands located within existing and planned sanitary
sewer service areas, the City of Waukesha and
the Village of Menomonee Falls, accommodated the
provision of a minimum-size single-family home
on a minimum-size lot. As indicated in Table 111,

suitable vacant land zoned to accommodate a mini- -

mum-size three-bedroom single-family home on a
minimum-size lot totaled about 640 acres in 1993
and comprised about 3 percent of all suitable vacant
lands zoned for residential use within existing and
planned sanitary sewer service areas in the County.
Allowing for about 20 percent, or 128 acres, of the
640 acres of suitable vacant land to be utilized for
local and collector streets, the remaining 512 acres
of land could accommodate about 3,150 minimum-
size housing units. This represents about 16 per-
cent of the 19,930 housing units needed to satisfy
requirements of the households with the greatest
identified housing need in the County.

Two-Family Housing: Four of the 32 communities in
Waukesha County with lands located within exist-
ing and planned sanitary sewer service areas in
1998, the Villages of Chenequa and Oconomowoc
Lake and the Towns of Summit and Waukesha, had
no provisions for two-family residential uses in their
zoning regulations, while 13 of the 32 communities
had no zening districts which would accommeodate a
minimum-size housing unit in a two-family struc-
ture. Of the 15 remaining communities, 10 had
suitable vacant lands zoned to accommodate mini-
mum-size three-bedroom units in a two-family
structure, while only one, the City of Muskego, had
suitable vacant land zoned to accommodate mini-
mume-size two-bedroom units in a two-family struc-
ture. Suitable vacant land zoned to accommodate

minimum-size three-bedroom housing units in a
two-family structure totalled about 2,210 acres in
1993 and comprised about 5 percent of all suitable
vacant lands zoned for residential use within exist-
ing and planned sanitary sewer service areas in the
County. Suitable vacant land zoned to accommodate
minimum-size two-bedroom housing units in a two-
family structure totalled about 88 acres in 1993, and
comprised less than 1 percent of all suitable vacant
lands zoned for residential use within existing and
planned sanitary sewer service areas in the County.

Minimum-lot-size requirements for two-family
homes varied widely among local zoning regulations
in 1993, ranging from 7,000 square feet in the City
of Waukesha to one acre in the Village of Wales. As
indicated in Table 112, of all communities in the
County with lands within existing or planned sani-
tary sewer service areas, only the City of Waukesha
had suitable vacant land zoned to accommodate
minimum-size two-family residential lots. Such
lands totalled about 331 acres in 1993, comprising
about 1 percent of all suitable vacant lands zoned
for residential use within existing and planned sani-
tary sewer service areas in the County.

Considering both minimum-floor-area and lot-size
requirements among zoning regulations in 1993,
only one community in Waukesha County with
lands within existing or planned sanitary sewer ser-
vice areas, the City of Waukesha, accommodated the
provision of a minimum-size two-family housing
unit on a minimum-gize residential lot. As indicated
in Table 112, suitable vacant land zoned to accom-
modate a minimum-size three-bedreom housing unit
in a two-family structure on a minimum-size lot
totalled about 331 acres in 1993 and comprised
about 1 percent of all suitable vacant lands zoned
for residential use within existing and planned sani-
tary sewer service areas in the County. Allowing for
about 20 percent, or 66 acres, of suitable vacant
land to be utilized for local and collector streets, the
remaining 265 acres of land would accommodate
about 3,300 minimum-size three-bedroom housing
units in two-family structures. This represents
about 17 percent of the 19,930 housing units needed
to satisfy requirements of the households with the
preatest identified housing need in the County.
There was no suitable vacant land zoned to accom-
modate minimum-size two-bedroom housing units in
a two-family structure on a minimum-size lot.

Multi-Family Housing: Seven of the 32 communi-
ties in Waukesha County with lands located within
existing and planned sanitary sewer service areas in
1993, the Villages of Chenequa, Lac La Belle, Lan-
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Table 112 t
i
LAND ZONED TO ACCOMMODATE MINIMUM TWO-FAMILY HOUSING WITHIN EXISTING OR PLANNED
SEWER SERVICE AREAS IN WAUKESHA COUNTY BY CIVIL DIVISION AND LOCAL ZONING DISTRICT: 1993 ‘1
)
Acres of Suitatile Vacant® Land Zoned to Accommadats: .
Minimum Floar
Minimum Floor Area Required Minlmurn Minlmum-Size Minimum-Stze -3
Communitles Withln which Existing Ares Required far Tor Two- Lot Size Raqulred Thrae-Badroom Twrr-Bedroom i
Zoning Would A wiste Thrae-Badroom Bedroom lor Two-Famlly A Siza Minl Skze units? on Units® on i
Elther & Minimum-size Two-Familty Housing Housing Unlt Housing (squars | Th oom T \ Minimum-Size Minimum-Size Minimum-Stze b
Unit or & Minimum-slze Lat, or Both {square feey | Unhisquare faet} feat) Housing Unix® | Housing Unie® Lots4 Lowd Lon?
Chies. S
Delafield H
-2 Single- and Two-Family Rasidentlal ...........cceus B0 800 13,800 0 - . . .- {
Mugkego i
ASA Attached Single-Famity Residance . ..v.ov.vvevntes 1,000 1,000 20,000 37 - .- .- .-
RSM Muttl-Famnily Resldence ... oi-oavvvrviavamrniin nona nana 10.000 BB [ - .- .-
New Barlin R
Rm=1 Multl-Famlly Realdantial ... .o ocoiaieieaianenns 1,000 800 20,000 167 .. . .- .- B :
Waukesha H
R-2 Ona-Family Roskdents . ..c..ocvvuiimsmarniriine 500 800 8,000 613 -- -- - - od
R-2-A Two-Famlly Residence .........ccoveinieciannn, 900 900 8,000 0 . . ‘. --
R-3 One- 10 Four-Family Residance i 800 800 8,000 2 -- - .- .-
R-4 Mutt-Famlly Rosldance ..viavceeeimennicannirns BOO 800 7,00} 24 -- 24 24 -- i |
R-4A Resldantial Planned DOVelopment . ... ...vuvecee-- 500 BOO 7,000 307 - 307 307 . :
Subtotal .- -- .. 1,147 23 331 an [} i
Villages
Butlar
R-2 Two-Famlty Resldentlal 1.000 1,000 7,200 0 . [ o -
R-3 Multi-Family Residential . .. 800 800 15,000 1] -- - . .-
Elm Grove
Am-1 Muttl-Family Resldantial . .........occaviaiiaanen 1,000 1,000 20,000 0 . . . .-
Hartland
AG-1 Two-Famlly Residantisl 1,000 1,000 16,000 0 - . .- -
RO-2 Twa-Famity Reskdentia) . 1,000 1,000 10,000 [ -- -- -- -- Y
Lannan }
R-3 Aesldantlal 900 200 18cre 18 - - - -- B j
R-4 Resldential ... 900 800 18cra 0 -- -- -- .
R-5 Realdentlal ... 900 900 1 acre [} - . . .
Menomonoe Falls
R-& Single- and Two-Family Residential .. .............x Boo 300 9.600 o - . .- .
PRD Pianned Resldentlal Davalopment .........coveee- 900 200 0,600 309 -- - - -
Nashotsh E
R-4 Multl-Family Elderly Housing ... ... c.0-- e a00 00 12,000 o 0 -- .- -
Narth Prairia
R-1Rosldential® . ... 900 800 17.500 68 -- -- -- - -
R-1A Residential® . 900 800 17.600 73 -- .- . E
R-2 Residantisi® . 900 800 17,500 [ - - . -- f
A-3 Resldantlal ... 0 800 17.600 o -- -- -- -- -
Sussex
Rd-2 Two-Famity Resldantlal ... ....coiemiiraieana 1000 1,000 10,000 0 -- - . .
Rm-1 Multl-Family Resldential nond 750 12,000 B4 .- .- - .- R
Walos ;
R-1 Resldentinl® 200 500 1 8cro 90 - . .- . ﬁ
R-3Residentlal ...ovecceeinnnnn 1,000 B50 30,000 33 .- -- - - -
A2 Rural Home® 800 500 3 acres 26 - . . ‘.
Subtotal -- -- - 70 o o L] 0 )
Towns :
Brookfiald _E
Rd-1 Twoa-Family Rgeldantial 1.000 1,000 20,000 13 . - - -- -
Rm-2 Multi-Family Residantlal 950 es0 20,000 a0 - . .- .
Lisbon
A-% Resldanca® . 800 8OO 40,000 [ - . - .- -3
A-2 Ragldance® .. ......c.o0ee - 800 200 30,000 23p .- - - - i
A-3 Resldence® .. BOO 800 30,000 [ - - .. .- i
R-M Rerldence 800 BOO 80,000 0 - -- -- - -
Subtotal -- I -- 388 0 -] [} o
Tetal 2,206 BB an k=) Q
Communitles Within Which Zoning Reg ‘Would A ata Nelther a K Sizs Two-Family Housing Unit Nor a Minimum-Size Lot
Citles Villapes Towns
Brookfleld Dousman Delafield
Ceonomowac Lac La Belle Genasea h
Mukwonago Morion r
Pagwaukes Mulwonago b
QOconomowos =4
Onaws
Pewnukoo .
Cammunitles Within Which Existing Zanlng Regulations Would Not Accommaodate Two-Family Houslng i
Citlas Villagess Towns o d
Chenaqua Summit
Oconomowot Laks Waukesha
T
# vacant roned [snd in contig araas larger than J scres in sire wirich are located within wdsting or planned sanitary sewer sorviee arass, and which are located outside of aress designated as enviranmantal corridors
and lsolatad natural arass, s reflected on 1990 1 inch equals 400 feet scale aerial photographs. v
-2
b4 minimum thres-bodroom two-family housing unit containg 1,000 squars fael of living space.
A two-bad) two-Tamily housing unit ing 700 square fest of living space.

Aptinimum-sire lots for two-family homes are defined as thase 7,200 squara faet or fess in ares.
®Parmirted as & conditional use only. rl
Source: SEWAPC.
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non, and Oconomowoc Lake and the Towns of
Merton, Summit, and Waukesha, had no provisions
for multi-family residential uses in their zoning
regulations, while 17 of the 32 communities had
no zoning districts which would accommodate a
minimume-size housing unit in a multi-family struc-
ture. Of the remaining eight communities, three had
suitable vacant lands zoned to accommodate a
minimum-size two-bedroom unit in a multi-family
structure, while only one, the City of Muskego, had
suitable vacant land zoned to accommodate mini-
mum-gize one-bedroom units in a multi-family
structure. Suitable vacant land zoned to accommo-
date minimum-size two-bedroom housing units in a
multi-family structure totalled about 620 acres in
1993 and comprised about 2 percent of all suitable
vacant lands zoned for residential use within exist-
ing and planned sanitary sewer service areas in the
County. Suitable vacant land zoned to accommo-
date minimum-size one-bedroom housing units in a
multi-family structure totalled about 88 acres in
1993 and comprised less than 1 percent of all suit-
able vacant lands zoned for residential use within
existing and planned sanitary sewer service areas in
the County.

Permitted densities for multi-family residential uses

varied widely among local zoning regulations in
1993, ranging from 0.7 units per acre in the Town
of Delafield to 29 units per acre in the City of
Delafield. As indicated in Table 113, of all communi-
ties in the County with lands within existing or
planned sanitary sewer service areas, only the
Cities of Oconomowoc and Waukesha had suitable
vacant land zoned to accommodate multi-family
housing units at densities equal to, or exceeding,
14.5 units per net acre, or about 3,000 square feet of
site area per dwelling unit. Such lands totalled
about 420 acres in 1993, and comprised about 2 per-
cent of all suitable vacant lands zoned for residen-
tial use within existing and planned sanitary sewer
gervice areas in the County.

Considering both minimum-floor-area and density
requirements, only one community, the City of Wau-
kesha, accommodated the provision of minimum-
size multi-family housing units at densities equal to,
or exceeding, 14.5 units per net acre. As indicated in
Table 113, suitable vacant land zoned to accommo-
date a minimum-size two-bedroom housing unit in
a multi-family structure at densities equal to, or
exceeding, 14.5 units per net acre totalled 331 acres
in 1993, and comprised about 1 percent of all suit-
able vacant lands zoned for residential use within
existing and planned sanitary sewer service areas in
the County. Allowing for about 15 percent, or 50

acres, of suitable vacant land to be utilized for local
and collector streets, the remaining 281 acres of
land would accommodate about 4,900 minimum-size
two-bedroom housing units in multi-family strue-
tures. This represents about 25 percent of the
19,930 housing units needed to satisfy the require-
ments of households with the greatest identified
housing need in the County. There was no suitable
vacant land zoned to accommodate a minimum-
size one-bedroom unit in a multi-family structure
at densities equal to, or exceeding, 14.5 units per
net acre.

Relationship to Locally Planned Land Use: Some
communities in the County do not place developable

lands in urban-use zoning districts unless and until
development proposals are initiated, This is in
accord with good municipal planning practice. In
those communities, developable lands intended for
urban use are often placed in a “holding” district,
such as an exclusive agricultural district, that will
not permit intensive residential development. Such
land is subsequently rezoned, from the holding
district to urban-use districts, as development pro-
posals are forwarded and approved. Considering,
however, that only three communities in the
County, the City of Waukesha and the Villages of
Menomonee Falls and Butler, had zoning districts
which would accommodate the provision of mini-
mum-size housing unifs in 1993, as defined by the
application of the standards in Chapter IX, lands
planned for residential use in communities other
than those aforementioned would have little impact
on the quantitative results of the foregoing analysis
of local zoning regulations. Should somewhat larger
minimum lot sizes be considered, as for example
one-quarter acre lots, then more land could be con-
sidered to accommodate lower-cost housing.

Concluding Remarks Concerning Community Zon-
ing Regulations: The previous analyses identified

the number of minimum-size housing units by
structure type that could be accommodated on mini-
mum-size lots or at densities equal to, or exceeding,
14.5 units per net acre. Such analyses indicated that
3,150 minimum-size units in single-family struc-
tures, 3,300 minimum-size units in two-family
structures, and 4,900 minimum-size units in multi-
family structures, or a total of about 11,280 units,
could be provided. Because many residential dis-
tricts permit more than one residential structure
type, simple addition of the number of minimum-
size units by structure type will overstate the
number of minimum-size units which can be pro-
vided. Taking into account the overlap of permitted
structure types in residential districts, the actual
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Table 113

LAND ZONED TO ACCOMMODATE MINIMAL MULTI-FAMILY HOUSING WITHIN EXISTING OR PLANNED
SEWER SERVICE AREAS IN WAUKESHA COUNTY BY CIVIL DIVISION AND LOCAL ZONING DISTRICT: 1993

Acres of Suitable Vacant® Land Zoned 1o Accommadate:
Communities Within which Minimum Minimum Maximum
Existing Zoning Regulations Floor Araa Floor Area Permittad Minimurm-Siza | Minimum-Size
Would Accommaodate Either a Required for Requirad for Density Minimum-Size | Minimum-Size Dansity Two-Bedroom | One-Bedroom
Minimum-size Multi-Family Housing Two-Bedroom | One-Bedroom {dwslling Two-Bedroom | One-Bedroom | Sufficient for Units at Units® at
Unit or Densities Equal te or Houslng Unit | Houslng Unit unifls par Houslng Houslng Minimum Sufficient Sufficient
Excaeding 14.5 Units per Nat Acre, or Both {square feat) {square feet} acra) Units Units® Housing Dansitvd Dansityd
Cities
Delefiald
R-7-EH Multi-Family Elderly Housing .......... 850 550 23.0 -- -- 1] .- .-
Muskego
RSM Mulii-Family Residenca ................ none none 8.7 88 88 -- -- .-
Oronomowoc
R2ZROSKIBNCE . ..ot vv v vvnreceieaanenns 900 800 145 -- S o-- kX] .- .
R3Residence .. ... .. ... ... 0ieeannnn 800 600 17.4 -- -- 70 .- -
Waukesha
R-3 One- to Four-Family Residencer ... _........ 700 500 12.4 21 -- .- .- .-
R-4 Multi-Family Residence ._............... 700 500 17.4 24 -- 24 24 --
R-~4A Residential Planned Davalopment ........ 700 500 17.4 07 .- 307 ao0? --
Subtotal -- - .- 440 B3 419 331 0
Villages
Butler
R-3 Multi-Family Residenlial ................. 500 500 14.5 0 -- 1] 0 --
Hartland
RM-2 Multiple-Family Residential ............. 00 650 14.5 .. .- 0 - .
Nashotah
R-4 Multi-Family Elderty Housing . ............ €00 800 109 0 .- -- -- .-
Sublotal -- -- -- Q 0 0 o 0]
Towns
Pewaukee
Rm-3 Multi-Family Rezidentlal ... _......-...-. E50 525 12.0 179 - -- . -
Subtolal -- -- -- 179 0 0 4] 0
Totel 618 88 419 mn 0

Comrunitias Within Which Existing Zoning Regulations Would Accommodate Neither a Minimum-size Multi-Family Housing Unit Nor Dansities Equal to or Excesding 14.5 Units par
Net Acre

Oconomowoc Laks

Cities Villagas Towns
Brookfield Dousman Brookfiald
Naw Barlin Elm Grove Delafiald

Menomonse Falls Geneses
Mukwonage Lisbon
North Praire Mukwonago
Pewaukes Oconomowot
Susssx Ottawa
Wales

Communities Within Which Existing Zoning Regulations Would Not Accommodata Multi-Family Housing

Cities Villeges Towns

Chenequa Marton
Lac La Bella Surnmit
Lannon Waukesha

Bincludes vacsnt residentially zoned land in contiguous areas lerger than thrae scras in size which are located within axisting or pianned sanitary sewer servica areas, and which ere located
outside of aress dasignsted as environmental comidars and isolated nelural areas, as reflected on 1330 1 Inch equals 400 feat scale aarial photographs.

b minimum two-bedroom muiti-family housing unit cantains 700 square faet of living space.

€A minimum one-badroom multi-family housing unit contains 450 square faet of living space.

dsutficiont density for minimum multi-famlily housing is dafinad 14.5 dwelling units per net scra or greater.

Source: SEWRFC.
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number of minimum-size housing units which can
be accommodated on suitable vacant land is about
6,400 units. This 6,400 units represents a maximum
number and was derived by assuming that the 331
acres of suitable vacant land in the City of Wau-
kesha would be developed to accommodate 4,900
minimum-size 2-bedroom wunits in multi-family
structures and the 309 acres of suitable vacant land
in the Village of Menomonee Falls would be devel-
oped to accommodate about 1,500 minimum-size
three-bedroom single-family homes. If all suitable
vacant land were thus utilized, the 6,400 minimum-
size housing units provided would represent about
32 percent of the 19,930 housing units needed to
satisfy the requirements of households with the
greatest identified housing need in the County.

The foregoing analysis of community zoning regula-
tions in Waukesha County includes information on
lands within existing and planned sanitary sewer
service areas, whether or not such lands are located
within cities, villages, or towns, and whether or not
such lands were actually served by public sanitary
sewer systems. As the analysis indicates, most of
the towns in the County, as well as some cities and

villages, do not accommodate minimum-size housing .

units or minimum-size residential lots. Communi-
ties lacking existing or proposed sanitary sewer
service areas cannot reasonably accommodate
minimum-gize residential lots or high-density multi-
family development and, therefore, should not be
expected to adopt zoning regulations to accom-
modate such development. The analysis of com-
munity zoning regulations is not intended to imply
that rural communities should modify their zoning
regulations to accommodate minimum-size lots or
high-density residential development. Rather, the
analysis is intended simply to quantify the amount
of suitable vacant land potentially available within
existing and planned sanitary sewer service areas
to accommodate housing meeting the minimum
standards as set forth in Chapter IX of the County
development plan.

SUMMARY AND CONCLUSIONS

This chapter has presented the results of several
inventories related to housing in Waukesha County.
The most important findings of these inventories
may be summarized as follows:

1. In 1990, the total housing stock within Wauke-
sha County consisted of about 110,450 housing
units. The distribution of this housing stock
among the cities, villages, and towns in the
County ranged from 105 in the Village of Lac

La Belle to 22,065 in the City of Waukesha.
The record of residential building permits
within Waukesha County provides an indica-
tion of the number of new housing units which
may have been added to the County’s housing
stock since 1990, assuming that such permits
actually resulted in the construction of new
housing units. About 15,090 new housing units,
representing about 14 percent of the total
housing stock in 1990, were added to the
County’s housing stock between 1990 and 1995.
The distribution of these new housing units
among the cities, villages, and towns in the
County ranged from two units in the Village
of Lannon to about 2,040 units in the City
of Waukesha.

. There were about 81,930 owner-occupied

housing units and about 24,060 renter-occupied
housing units in Waukesha County in 1990,
representing 77 percent and 23 percent, respec-
tively, of the total occupied housing stock. The
percentage of renter-occupied housing units in
Waukesha County as a whole was significantly
lower than that for the Region, 39 percent, or
the State, 33 percent, in 1990. These percent-
ages of renter-occupied housing units for the
County, the Region, and the State, have not
changed significantly since 1960.

. Vacancy rates are a much-used indicator of

the supply and demand in a housing market at
a given point in time. The total vacancy rate
of 1.9 percent for Waukesha County in 1990
was lower than that for the Region or the
State, both of which had a total vacancy rate of
2.4 percent. The renter vacancy rate for an
area is usually considerably higher than the
homeowner vacancy rate. Indeed, the rental
vacancy rate for the County was about 5. 4 per-
cent, while the homeowner vacancy rate was
about 0.8 percent. The objectives, principles,
and standards set forth in Chapter IX of the
County development plan state that rental and
homeowner vacancy rates at the County level
should be maintained at a minimum of 4 per-
cent and a maximum of 6 percent for rental
units and a minimum of 1 percent and a maxi-
mum of 2 percent for homeowner units over a
full range of types, sizes, and costs.

. In 1990, about 15,380 units, or 21 percent

of the owner-occupied housing units in the
County, had a reported value under $75,000;
about 39,730 such units, or 54 percent, had a
reported value between $75,000 and $125,000;
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