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2 Housing

2.1 Introduction
The variety of options offered with Shorewood’s housing stock is
a key contributor to the quality of life of its residences. The
Village of Shorewood’s pedestrian friendly residential
neighborhoods constitute over 95% of the Village’s land area and
stretch from Lake Michigan to the Milwaukee River. Although
the population density per acre for the Village is relatively high at
19.8 people per acre, the average number of people per dwelling
is relatively low at 2.06.
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State Statute §66.1001(2)
“(b) Housing element. A
compilation of objectives,
policies, goals, maps and
programs of the local
governmental
unit
to
provide
an
adequate
housing supply that meets
existing and forecasted
housing demand in the
local governmental unit.
The element shall assess
the age, structural, value
and
occupancy
characteristics of the local
governmental
unit’s
housing
stock.
The
element shall also identify
specific
policies
and
programs that promote the
development of housing
for residents of the local
governmental unit and
provide a range of housing
choices that meet the
needs of persons of all
income levels and of all
age groups and persons
with special needs, policies
and
programs
that
promote the availability of
land for the development
or redevelopment of low–
income and moderate–
income
housing,
and
policies and programs to
maintain or rehabilitate the
local governmental unit’s
existing housing stock.”
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Shorewood is a socially and economically diverse community that features a full
spectrum of housing from tiny cottages to substantial mansions on Lake Michigan’s
Gold Coast. Much of the original development of Shorewood occurred in the
1920’s with an estimated 55% of homes built before World War II. The housing
stock consists of 2,386 single family houses, 452 condominiums, 816 duplexes, 23
mix-use buildings and 101 multifamily dwellings with 2,010 apartment units.
As a community that is all but built-out, the development of one- and two-family
houses is no longer an option to add population to the village. However,
redevelopment opportunities within the commercial corridors have been planned
for through the Village’s Community Development Authority, with a potential
addition of 48 dwelling units or more.
Given Shorewood’s close proximity to downtown Milwaukee and the University of
Wisconsin-Milwaukee with its influx of student population, housing demand will
continue to vary from State averages. Shorewood’s strong neighborhoods, thriving
commercial corridor, and commitment to education will continue to keep the
demand for the variety of housing strong and vibrant in the village.
This chapter includes goals and objectives for the preservation of the existing
housing stock as well as recommendations to meet future housing needs of the
community.

2.2 Vision Statement
Shorewood’s Vision statement pertaining to housing states that in 2015, Shorewood
will be a “vibrant, urban community with safe, friendly neighborhoods offering a
range of well-maintained housing options that reflect Shorewood’s architectural
heritage”.
This vision for the community includes dwelling types that young and old, singles
and families, low-income and wealthy, can call home. It is because of this diversity
that the Village of Shorewood continues to be a thriving community.
2.2.1 Stakeholder Input
Residents appreciate and recognize Shorewood’s diverse housing opportunities
that balance quiet single family neighborhoods with more densely populated
mixed-use neighborhoods of the commercial corridors. While overall satisfaction is
quite high with these opportunities, residents have identified a need for increased
housing options for Shorewood’s aging population. Specifically noted is the need
for a senior care assisted living facility within the village. Long time residents are
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reluctant to leave their home and community to seek the care that they may need
because these services exist outside the village. Currently, Shorewood does not
have any senior care assisted living facilities; however, it does have federally
subsidized senior apartment-style housing.
The stakeholders have identified the following strengths and challenges associated
with the individual housing stock, as well as the neighborhoods and the
community as a whole.
Strengths
 Range of housing choices
 Variety of architectural housing styles
 Maintenance of homes through Code Compliance Program
 High property values
 Affordable housing alternatives
Challenges
 Village is built-out
 Limited housing alternatives for aging population
 Maintenance of single family and duplexes
 Age of housing stock
 On-street parking limitations coupled with dense neighborhoods
 Overcrowding of rental housing by UWM students

2.3 Housing Facts
Shorewood’s homeownership rate is 48%, lower than Wisconsin’s state average of
68%. The village also has fewer households that are families (51%) with
comparable communities between 60% and 74% and Wisconsin at 67%.
Homeownership rates for householders age 25-34 are substantially lower in
Shorewood (18% homeownership) than Milwaukee County (25% homeownership)
or Wisconsin (40% homeownership).
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2.3.1 Breakdown of Existing Housing
From 1990 to 2000, the number of single family detached and single family attached
housing structures increased in the Village. Single family attached housing
includes side-by-side townhouses or row houses. The increase in single family
structures appears to be due to duplex conversions or the creation of
“twindominiums”.
Over ten years, the number of two-family or
duplex units and multi-family units has
decreased.
Shorewood has approximately
452 condominiums and 124 multifamily
including mix-use dwelling types.
Most
multi-family dwellings range between four
and eight units.

Table 2-1: Housing Types, 1990-2000
Units Per Structure
Single Family Detached

1990

1990

2000

2000

Units

Percent

Units

Percent

2,378

35.5%

2,528

37.8%

117

1.7%

176

2.6%

Two Family (Duplex)

1,585

23.7%

1,420

21.2%

M ulti-Family

2,621

39.1%

2,572

38.4%

Single Family Attached (townhouse)

Source: U.S. Census Bureau, 1990-2000

With the exception of the Village of Whitefish Bay and City of Brookfield, the
housing vacancy rate of 2.3% in the Village was lower than other communities in
2000. The percent of owner-occupied housing units in the Village was lower than
comparable communities as shown in Table 2-2. Only 56.2% of housing units in the
Village of Shorewood were owner-occupied in 2000 compared to between 72.8%
and 92.8% of owner-occupied units in the other communities.
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Table 2-2: Housing Characteristics, 2006
Village of

Total Housing Units
Percent Vacant
Percent Owner-Occupied

Village of

Whitefish

City of

City of

City of

City of

City of

Shorewood

Bay

Wauwatosa

Cedarburg

Glendale

Mequon

Brookfield

6,696
2.3%
56.2%

5,553
1.7%
88.7%

20,920
2.5%
75.9%

4,534
2.8%
72.8%

5,972
3.4%
80.9%

Graph 2-1: Housing Characteristics
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Mequon

Percent Vacant

Brookfield

8,167
3.7%
92.7%

14,246
2.1%
92.8%
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2.3.2 Condition of Existing Housing Stock
The majority of properties are well maintained despite the fact that over half the
homes were built in 1939 or earlier. Slightly more than 40% of the total number of
housing units were built between 1940 and 1979. Less than 5% of housing units in
the Village were built after 1980.
The well maintained housing stock can be attributed to Shorewood’s Code
Compliance Program that began in 1980 for the purpose to prevent the
deterioration of the buildings and to preserve property values. The program
monitors the upkeep and maintenance of all residential properties at the time of
sale.
Table 2-3: Age of Housing as a Percent of 2000 Housing Stock
Village of
Shorewood
Built 1999 to March 2000
Built 1995 to 1998
Built 1990 to 1994
Built 1980 to 1989
Built 1970 to 1979
Built 1960 to 1969
Built 1950 to 1959
Built 1940 to 1949
Built 1939 or earlier
Source: U.S. Census Bureau, 2000

0.5%
0.0%
0.4%
4.0%
8.8%
7.1%
10.6%
13.7%
54.9%

The 2000 median housing values in Shorewood were higher than the median
values in the City of Wauwatosa and the City of Glendale. The median housing
value in the Village, however, was lower than the other, comparable communities.
Table 2-4: Median Housing Value
2000 Value
Village of Shorewood
$174,700
Village of Whitefish Bay
$194,900
City of Wauwatosa
$138,600
City of Cedarburg
$179,900
City of Glendale
$142,600
City of Mequon
$250,400
City of Brookfield
$189,100
Source: U.S. Census Bureau, 2000, Multiple Listing Service 2006
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The monthly median owner costs with a mortgage in 2000 for the Village of
Shorewood were $1,490, a number that compares similarly to other communities in
the area.
Table 2-5: Monthly Owner Costs with Mortgage, 2000

Median
Owner
Cost

Village of Shorewood
Village of Whitefish Bay
City of Wauwatosa
City of Cedarburg
City of Glendale
City of Mequon
City of Brookfield
Source: U.S. Census Bureau, 2000

$1,490
$1,563
$1,218
$1,406
$1,210
$1,829
$1,520

The median, monthly owner cost was 19.4% of household income in the Village for
the year 2000. In comparison to the other communities, the owner cost in the
Village was slightly lower.

Table 2-6: Median Monthly Owner Costs as a Percentage of Household Income
Percentage
Village of Shorewood
Village of Whitefish Bay
City of Wauwatosa
City of Cedarburg
City of Glendale
City of Mequon
City of Brookfield
Source: U.S. Census Bureau, 2000

19.4%
20.0%
20.7%
21.6%
21.6%
20.5%
20.9%

More then 70% of households were one or two-person households in the Village of
Shorewood in 2000. The Village of Shorewood had a larger percentage of one- and
two-person households than both Milwaukee County and the State of Wisconsin.
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Table 2-7: Average Household Size, 2000
Village of Shorewood
Number
Percent
2,580
39.5%
2,180
33.3%
890
13.6%
615
9.4%
184
2.8%
64
1.0%
26
0.4%

Household Size
1-person household
2-person household
3-person household
4-person household
5-person household
6-person household
7-or-more-person household

Milwaukee County
Number
Percent
124,613
33.0%
115,627
30.6%
56,489
15.0%
44,143
11.7%
21,297
5.6%
8,636
2.3%
6,924
1.8%

State of Wisconsin
Number
Percent
557,875
26.8%
721,452
34.6%
320,561
15.4%
290,716
13.9%
127,921
6.1%
42,270
2.0%
23,749
1.1%

Source: U.S. Census Bureau, 2000

In 2000, 4.6% of the population was children under 5 years and 17.8% of the
population was children between the ages of 5 and 19 years in the Village. With
the exception of the City of Glendale, a lower percentage of the population of
Shorewood was children under 5 years and between 5 and 19 years. The lower
population of children in the Village could account for the dropping rates of
enrollment in the Shorewood School District. The small population of children
could also show need for more housing that is desirable to young families, like
single-family homes or larger size homes.
Table 2-8: Village of Shorewood Population by Age, 2000
Village of
Village of

Whitefish

City of

City of

City of

City of

City of

Shorewood

Bay

Wauwatosa

Cedarburg

Glendale

Mequon

Brookfield

Children under 5 years
Children between 5 and 19 years
Adults between 20 and 64 years
Adults 65 and over

4.6%
17.8%
63.1%
14.4%

7.7%
23.1%
57.4%
11.8%

6.4%
18.2%
57.1%
18.3%

6.9%
21.1%
56.8%
15.3%

4.6%
16.0%
54.4%
25.0%

5.7%
24.5%
56.2%
13.7%

Source: U.S. Census Bureau, 2000

More than three-quarters of Village residents aged 65 years and over had a
disability in 2000. Having a large percentage of older adults with at least one
disability will increase the need for accessible housing and services.
Table 2-9: Village of Shorewood Population of Persons with Disabilities, 2000
By Age

Number

5 to 15 years

Percent

135

7.3%

16 to 64 years

1,685

18.1%

65 years and over

1,530

77.0%

Source: U.S. Census Bureau, 2000

Village of Shorewood, Wisconsin 2011

36

5.6%
22.9%
53.7%
17.8%
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2.3.4 Homeowner Cost Comparison
Each community determines how services are charged to property owners, either
through user fees or property taxes. In a 2010 cost of living comparison among
seven area communities, Shorewood has the lowest level of user fees as shown in
the below chart and one of the lowest homeowner costs, factoring in property
taxes, user fees and commute costs.
Estimates are based on an assessed value of $300,000 and a 20% income tax
deduction for property tax payments.
Annual Homeowner Cost

Graph 2-2: Annual Cost of Living Comparison
Cedarburg

$4,176

Fox Point
Wauwatosa

$3,584

Whitefish Bay
$0

569
1,530
757

$4,819

574

$5,693
$3,906

612

2,280

2,988
441

$4,000

Property Taxes
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453 1,356

$4,730
$2,000

3,384
4,080

$5,166

Shorewood
Brookfield

5,280

$5,711

Brown Deer
Mequon

636

1,728
$6,000

User Fees
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$8,000
Commute Cost

$10,000

$12,000
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2.4 Residential Construction Activity
As it did nationally, building permit activity in Shorewood began declining in 2007
with the beginning of the national economic recession.
Table 2-10: Building Improvement Permit History
Major Permits
Building
Electrical
Plumbing
HVAC
Code Compliance

2004
484
612
519
197
145
1957

2005

Total Permits
2006
2007

552
722
595
244
271
2384

682
740
561
228
251
2462

2008

653
717
551
244
209
2374

2009

677
694
441
219
161
2192

655
638
480
203
168
2144

New construction was limited to apartment-style housing over the past 10 years
given the unavailability of land, demand and density goals. New zoning codes
adopted in 2007 changed allowable building height requirements for new
construction, with a minimum two-story height and maximum four- to five-story
height in business districts B-1, B-2 and B-3. The Central District Master Plan
identified long-term redevelopment opportunities, projecting the addition of 550
new residential units achievable through increased building heights.
Table 2-11: New Construction
Lo ca tio n

La n d U s e

La ke D rive

Sing le fa m ily

2

2000

Ed g e w ood A ve /Stra tford

Cond om iniu m s

36

2000

3710 N . O a kla nd A ve

Cond om iniu m s

30

2004

1717 E. K e nsing ton Bl

Cond om iniu m s

21

2004

24

2010

4500-18 N . O a kla nd A ve Lu xu ry a p a rtm e nts
To ta l U n its
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2.5 Community Development Block Grant & Housing Assistance
The Village of Shorewood is eligible to apply for Community Development Block
Grant funding for Village initiatives.
The Wisconsin Housing and Economic Development Authority (WHEDA) keeps a
statewide listing of rental housing that is paid with federal assistance. Shorewood
has 229 units for Section 8/NC, 416 units for Elderly and 13 units for disabled
within the River Park I and River Park II apartments at 1600 and 1700 River Park
Court.

2.6 Senior Community
Nearly 23% of Shorewood residents are aged 55 or older, a national percentage not
expected until 2030; however, Shorewood has a lower percentage of residents aged
65 and over (14.5%).
The Shorewood Senior Resource Center (SRC) in the Village Center has been
growing since it opened in April 2000 and now has over 500 people attending each
month. In addition, it boasts a staff of 60 volunteers. The SRC offers a variety of
classes and social opportunities. As an information and resource center, it has upto-date information on topics such as Medicare, Prescription D plans.

2.7 Neighborhoods
Shorewood was developed during a time when traditional urban neighborhoods
were greatly influenced by certain formal features. It was also developed by
individuals who recognized that the civic and economic qualities of the village
benefited from these formal features.
Good neighborhoods are walkable, with a discernable center and edges.
They also have a variety of dwelling types with setbacks consistent with
neighboring buildings, allowing consistent street views and harmonious landscape.
Streets form a network that include major and minor streets, commercial and
residential streets, arterial and local streets.
The tree lined streets in these pedestrian friendly neighborhoods form a continuous
connected network that accommodate not only automobiles but also those who
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cannot drive or choose to walk or bike. All the residences in the neighborhoods are
within a five-to-ten minute walk of the business district. The locations of the
schools, parks, library, Village Hall, offices and shops throughout the village
encourage pedestrian activity. As in any great neighborhood, children from K-4 to
high school can be seen walking to and from school.
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2.7.1 Housing Styles
The variety of housing types and sizes afford a variety of income groups to enjoy
the benefits of Shorewood. These neighborhoods also boast a mix of architecturally
diverse home styles including Colonial, Tudor, Late-Georgian, Bungalow, and
more.

The leaders of present day Shorewood have tried to maintain and promote these
qualities through building and planning codes, review boards and compliance
programs.
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2..7.2 Design Review Board
Shorewood’s Design Review Board reviews all new residential and commercial
development, additions, commercial façade improvements and business signage to
protect the appearance of buildings, structures and open spaces and to encourage
and promote integrity, attractiveness and compatibility within the building stock,
maintaining established standards and property values.
2..7.3 Community Development Authority (CDA)
The goals of Shorewood’s CDA include the strengthening of the long term
economic viability of the Village; addressing issues of substandard and obsolete
buildings, environmental deficiencies, and nonconforming uses; and providing for
orderly physical and economic growth. The CDA is authorized to transact business
for housing and redevelopment.
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2.8 Housing & Neighborhood Development Goals and Objectives
GOAL
1. Maintain a wide variety of
housing options that meet the
housing needs of people of all
ages and stages of life in singlefamily homes, duplexes,
condominiums, and apartments
that are both attractive and wellmaintained

OBJECTIVES
 Enable restoration,
redevelopment, and development
of multi-family housing to
provide condominiums and
apartments
 Create an environment that
encourages upgrades and
enhancements of single-family
homes
 Create an environment that
encourages upgrades,
enhancements, and home
ownership of duplexes and
discourages large-group rentals
of duplexes
 Require pedestrian-scale design
in large-scale multi-family
housing structures
 Promote Shorewood’s
competitiveness in the north
shore housing market

2. Strive to retain and attract
residents who value education,
culture, and a high quality of life
3. Maintain and improve private
property and public
infrastructure to maximize
assessed value of all real estate
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Minimize code and process
impediments to maintenance of
properties
Promote on-going single-family
and duplex maintenance
Encourage owner-occupied
housing
Maintain attractive
neighborhoods
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2.9 Housing and Neighborhood Development Policy, Programs and
Recommendations


Continue efforts to market Shorewood
In 2007, Shorewood initiated a community marketing effort. The objectives
of the program are to achieve important elements of Shorewood’s Vision
Plan, the School’s mission and goals, and the Central District Master Plan
through effective marketing. These elements include promoting village
safety, urban amenities, and excellent educational opportunities through
positive media relations with residents, realtors, and potential residents.



Implement recommendations from S.B. Friedman Duplex Strategy Report
The S.B. Friedman report completed in 2006 identified issues surrounding
duplex housing in Shorewood, recommending a focus on code enforcement
and targeted Village programs. The report proposed that the village
encourage conversion of rental duplex properties to owner-occupied
properties and enhance the safety and appearance of all duplex properties
regardless of their ownership status. A subsequent completed Shorewood
Housing Study outlined tools to promote duplex owner-occupancy.
Shorewood has since approved a neighborhood loan program and added an
additional inspector dedicated to property code enforcement, described in
detail below.



Explore continuation of pilot Neighborhood Improvement Loan Program
In 2009, a Neighborhood Improvement Loan Program was approved as a
two-year pilot project as a result of recommendations from a housing study.
The loan program includes four loans: Down Payment Assistance for first
time homebuyers, Property Exterior Maintenance, Attic Improvements for
currently uninhabitable space, and Duplex Conversion to single family.



Continue to implement Code Compliance Program and housing maintenance
enforcement
For nearly 30 years Shorewood has required inspections of residential and
multifamily properties before a change of ownership. The program was
established to protect and preserve properties in the Village recognizing that
more than 80% of Shorewood homes are over 50 years old. The Village will
continue to educate property owners about the program and the importance
of housing maintenance.
In 2008, a dedicated property enforcement inspector position was created to
facilitate maintenance and improvement of private properties with emphasis
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on deferred maintenance of commercial properties and non owner-occupied
duplexes.


Encourage residential development recommended in the Village of Shorewood
Central District Master Plan
The Village of Shorewood Central District Master Plan was adopted in 2006.
The Master Plan increased the allowable building heights in the Village’s
Central District, as defined by the Plan. Building heights between four and
eight stories are now allowed in specific areas of the Central District.
Increasing the allowable building heights permits higher density
development that could lead to the potential for a population increase in the
Village while maintaining the character of the District and defined area. The
Village can encourage residential development in the District that increases
the density of housing.



Initiate comprehensive review of neighborhood changes & enhancement
programs
The Village continues to focus efforts on property maintenance and nuisance
issues. In the southeast quadrant residential district that borders the
University of Wisconsin-Milwaukee, there is a greater concentration of non
owner-occupied duplexes. The Village will continue to gather information
on housing patterns and neighborhood vibrancy, looking into beautification
programs and opportunities for encouraging owner-occupied, duplex-style
condominiums.



Continue to explore development of housing appropriate for aging population
Shorewood’s growing older population is in need of suitable housing not
currently found in the Village. Shorewood lacks single-family, one-story
homes lending to easy access and does not have a senior assisted community
facility for those who wish to remain in the community in their advanced
age.
The Community Development Authority continues to identify
redevelopment opportunities for this population.



Explore housing demand for area professionals
The neighboring university and two hospitals have large staff levels that
have a direct and indirect impact on future housing redevelopment.
Redevelopment options may be influenced by the different housing needs of
these large groups.



Continue Village and School District joint effort analyzing school enrollment
The expansion of housing along the regions outer-ring suburbs contributes
to the decline of school enrollment for inner-ring suburbs including
Shorewood. Efforts to meet the housing demand have been an ongoing
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discussion point between the Village, the Community Development
Authority and School District as one solution to enhance enrollment. In 2010
a Joint Committee formed to address matters that directly or indirectly
impact enrollment. One aspect is to increase the availability of familyfriendly housing, supported by the existing Neighborhood Improvement
Loan Program noted above.
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