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Introduction 
The Wisconsin Partnership for Housing Development (WPHD) was asked to update an earlier assessment 

of the market for housing in the Village of Mount Horeb. We used publically available data and 

information to look at the housing and employment characteristics in the Village. In addition, an 

employee survey was completed to get information from individuals working in the community about 

their housing choices and concerns.  This survey was distributed widely to employers in the village and 

responses were recorded online. Individual responses were not shared with employers; summary results 

of the information collected are provided in this report.  

Summary of Findings 
Findings from the previous study were as follows:  

 More options should be developed for Mount Horeb residents as they age so that they are able 

to remain in the community. These options should include a range of price and housing type. 

 Additional rental options should be developed.  

 Planning for housing development in the Village should identify and promote opportunities to 

provide housing at a range of prices so that all those living and working in the Village have an 

affordable place to live.  

These recommendations are further substantiated with more current data and with the employee 

survey information as presented in this report. With this report, more detail can be added to the earlier 

recommendations.   

Modified recommendations arising from this report include: 

 Mount Horeb can expect that an overall aging of the Village population, with an increasing 

percentage of the population over 65. Appropriate housing options must be developed for this 

growing population, including the group that is over 75. The care needs of this population will 

result in a need for employees to support and care for the population. This group will also need 

affordable housing options in order to live in the community where they work.  

 The need for additional rental options has become even more acute and with growth in jobs in 

the Village, the needs will grow even more. With rental vacancy rates close to zero, employees 

can’t find any rental housing in the community, and also state that they need to leave the 

community to find options that they think are appealing. Rental housing needs to be developed 

at a variety of price points and include amenities that are attractive to those coming to the 

community to work.  

 New ownership options could attract those who currently live and rent outside of Mount Horeb 

to the community. They are looking for starter homes, and a range of ownership options, 

including duplexes and condos.  

 Finally, affordability of housing continues to be a major issue in the community. Employees 

perceive that the community is not affordable because they can’t afford housing they find 
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appealing. There is a need for units that are affordable to those making less than the housing 

wage. Restaurants, large chain stores and other services were frequently mentioned as 

community needs. However, these sectors tend to create jobs at the lower end of the income 

spectrum. Without affordable housing options, they will not be able to live in Mount Horeb. 

Development of affordable housing will require some subsidy and necessitate that the 

community reach out to developers as well as seek subsidies to ensure affordability.  

Community Housing Concepts and Terminology 
Community stability and economic development depends on a wide range of factors, including housing. 

Increasingly communities worry about the housing options available, as it has been shown that 

employers base decisions on locating or expanding in a community based on the availability of housing 

that meets the needs of employees. As a result, a community needs to ensure that there are housing 

options available for all those wishing to call the community “home”. This means that a variety of 

housing types must be available (rental/ownership/single family/multifamily) at various price points for 

households at all stages of life. 

In general, the private market does a good job of meeting the housing needs of residents at the higher 

income levels. But, additional community efforts need to be taken to ensure that there is safe and 

affordable housing available for those who work at jobs where wages may make it difficult to afford 

housing in the community. In cases where this does not happen, lower wage workers may live 

elsewhere and drive a distance to work, which causes instability in employment related to attendance 

and job turnover.  

Generally, we define housing as “affordable” if a household is paying about 30-35% of their income for 

housing costs. In Dane County, for example, a household must make an hourly wage of $18.54 or an 

annual household income of $38,560 to afford the fair market rent for a two- bedroom unit, which is 

$964 per month.  

There are generally two ways to assist households who make less than this amount. The first is to 

subsidize—or help households pay—a portion of their rent. Rent subsidies are often called Section 8 

subsidies or Housing Choice Vouchers. These funds come from the federal government and are generally 

administered by housing authorities or local communities and provided to families who would otherwise 

be rent burdened. In the case of Mount Horeb, vouchers are administered by the Dane County Housing 

Authority. Waiting lists for vouchers can be many years, and overall in the United States only one out of 

every four households who qualifies can get a voucher.  

The second way is to subsidize the development of housing, providing grant money or tax credits to 

cover a portion of the cost of developing housing, which allows developers to borrow less money, which 

reduces operating expenses. This assistance is generally provided on the condition that the rents for 

these units are affordable and the units are offered to lower income households. Given the lack of 

availability of vouchers, encouraging the development of affordable housing in Mount Horeb is likely the 

only way to meet the needs of low to moderate income workers wishing to live in the community.  
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Community and Housing Overview 

Population 
The total estimated population of Mount Horeb in 2015 was 7,349 individuals. Census estimates for 

2016 suggest an increase of about 2% to 7,462. Approximately 10.2% of the population of Mount Horeb 

is over the age of 65 and like most of the rest of the nation, the fastest growth in the community is 

expected in the older age groups. According to State of Wisconsin, Department of Administration 

estimates, by 2020, almost 15% of the Dane County population will be over 65. This would result in an 

increase of about 225 individuals over 65 living in Mount Horeb by 2020. 

The growth in the elderly population results in the need for housing that meets the needs of this 

population group, but also results in an increased need for caregivers, who frequently make less than 

the housing wage in the county. So, elderly population growth suggests that there is both a need for 

elderly housing options and affordable units for those employees taking care of them.  

Age Distribution: Village of Mount Horeb 

Age Group 
Population 

(2015) 
% of 

Population 

Under 5 463 6.3% 

5 to 9 603 8.2% 

10 to 14 772 10.5% 

15 to 19 456 6.2% 

20 to 24 191 2.6% 

25 to 34 691 9.4% 

35 to 44 1,315 17.9% 

45 to 54 1,271 17.3% 

55 to 59 426 5.8% 

60 to 64 412 5.6% 

65 to 74 228 3.1% 

75 to 84 287 3.9% 

85 and over 234 3.2% 

Total population 7,349  100% 

Source: ACS 2015 5-year 

 

Income and Employment 
Employment and income data shows that Mount Horeb is generally resistant to both the economic highs 

and lows of Dane County. While Mount Horeb has a higher household median income than Dane 

County, it experiences a significantly lower rate of poverty than Dane County despite the same 

unemployment rate. 
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Unemployment and Income 2015 
  Mount Horeb Dane County WI 

Unemployment Rate 4.9% 4.9% 6.3% 

Household Median 
Income  $          65,703   $          62,865   $          53,357  

Poverty Rate 5% 13% 13% 

(Source: 2015 ACS 5-year) 

Over the past 12 years, both Mount Horeb and Dane County have seen increases in the household 

median income of their residents. The increases in the Village, however, have surpassed those of the 

county as a whole. The following table shows the change in household median income from 2000 to 

2015. 

Change in Household Median Income 

  2000 2010 2015 
% Change 2000-

2015 

Mount 
Horeb  $          55,513   $          60,764  65,703 

 
28% 

Dane 
County  $          49,223   $          60,519  62,865 

 
18% 

(Source: Census 2000, 2015 ACS 5-year) 
 

Data from the Census indicate that there are 3,373 employed individuals living in Mount Horeb. Of this 

total, about 86% work outside of the Village, with 463 individuals living and working in Mount Horeb. A 

total of 1,255 individuals live outside of Mount Horeb, but work in the Village. These data also indicate 

that about 1 in 5 of those employed in Mount Horeb drive more than 25 miles to work.  

Employment Patterns 
 Number of Employed Individuals 

Total working in Mount Horeb 1,718 

Living outside of Mount Horeb 1,255 

Living and working in Mount Horeb 463 

  

Employed Individuals Living in Mount Horeb 3,373 

Living in Mount Horeb, Working in Madison 1,208 

Living in Mount Horeb, Working in Verona 225 

Living in Mount Horeb, Working in Middleton 241 

Living in Mount Horeb, Working in Fitchburg 144 

Living in Mount Horeb, Working Other 1,092 

Living and Working in Mount Horeb 463 

(Source: 2015 Census OntheMap Data)  
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Housing 
Data from the American Community Survey for 2015 indicate that the vast majority of housing in Mount 

Horeb is in the form of single family homes. 59% of the 3,052 housing units in the community are single 

family detached homes (this compares to 53% in Dane County overall) and 62.9% of the housing units 

are owner occupied. Only 3.1% of housing units are located in buildings with more than 20 units, as 

compared to 15.3% countywide.  

Characteristics of Housing Units-Mount Horeb and Dane County 
 Mount Horeb Dane County 

Percent of Housing Units-Single 
family detached  

59% 53% 

Percent of Housing Units-Owner 
Occupied 

62.9% 58.1% 

Percent of Housing Units-
Located in buildings with more 
than 20 units 

3.1% 15.3% 

Percent of Housing Units- Built 
prior to 2000 

82% 80% 

2011-2015 American Community Survey 5 year Estimates 

 

Gross Rent and Cost Burden 
Because many low- and moderate-income households rent their homes instead of own, the cost of rent 

is generally a reliable indicator of housing affordability in a community. In Mount Horeb, the median 

gross rent (including utilities) is $859 per month. The table below shows the number of homes available 

at a number of price ranges in both Mount Horeb and Dane County. This data shows a significant lack of 

rental housing options below $500 per month. 

Gross Rent 

 
Mount Horeb Dane County 

  
Number of 

Homes 
Percentage of 

Homes 
Number of 

Homes 
Percentage of 

Homes 

Less than $500 95 9% 4290 5% 

$500-999 693 64% 48051 55% 

$1000-1499 222 20% 25176 29% 

$1500-1999 30 3% 6685 8% 

More than $2000 46 4% 2486 3% 

Total 1086  86,688  

Median Rent  $               859     $               923    

(Source: ACS 2015 5-year) 

The cost of renting in Mount Horeb is below the Dane County average; however, median rent in both 

the Village and the County are quite high relative to the rest of the state. And, while local wages make 
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up for some of the added costs, it appears that many low-income residents are left with few options for 

affordable housing.  

One common metric used to measure housing affordability in a community is the percentage of cost-

burdened households. A household is considered cost-burdened if they pay more than 30 percent of 

their monthly income in gross housing expenses (including rent/mortgage payments and utilities). The 

table below shows the cost burden for owners, renters, and all residents of Mount Horeb and Dane 

County. While Mount Horeb compares favorably with Dane County as a whole, this metric shows that a 

third of the Village residents pay more than 30 percent of their income for housing costs.  

Housing Cost Burden 

 
Mount Horeb Dane County 

Renters 43% 50% 

Owners 27% 27% 

All 34% 38% 

(Source: ACS 2015 5-year) 

Housing Availability 
Another measure of housing availability looks at the housing costs residents in various income brackets 

can afford compared to the number of homes available in that price range. The table below shows how 

the housing stock in Mount Horeb compares with the income of the Village’s residents. This analysis 

used a number of assumptions, including: 

 30 year fixed interest mortgage 

 4.32% interest rate 

 All households and properties treated as ownership units 

Housing Availability 

Income Range 
Number of 
Households 

Affordable 
Mortgage (at 
high end of 

income range) 
Owner and Renter Housing 

Available at Price Range 

Less than $24,999 394 $125,991.21 54 

$25,000 to $49,999 792 $251,987.45 1410 

$50,000 to $74,999 587 $377,983.70 606 

$75,000 to $99,999 343 $503,979.94 34 

More than $100,000 808 - 3 

Median Income $65,703   

(Source: ACS 2015 5-year, Assessor Data) 

This table shows a significant lack of housing options for households that make less than $25,000 per 

year. While there are 394 households in this income bracket in Mount Horeb there are only 54 

properties that are affordable to those residents. The table also indicates that there is an opportunity to 

build higher priced homes in the community as well.  
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Generally all the data related to housing in the Village indicate that the current stock of housing in 

Mount Horeb serves only a narrow range of income levels. As a result, 43% of renters and 27% of 

homeowners in the Village pay too much for their housing.   

Multifamily Housing 
Multifamily housing is an important component of a strong, diverse housing market. Consolidating 

housing units into fewer structures can offer residents a host of benefits, including additional open 

space, increased proximity to common destinations, and lower utility bills. Multifamily housing appeals 

to a wide range of households including single people, young families, and senior citizens. For this 

reason, it is important for a community to include multifamily housing within its range of housing 

options. 

Over the past few years, demand has increased for multifamily and rental housing in Mount Horeb.  

Rental Vacancy Rate 
Year Mount Horeb Dane County 

2015 0% 2.3% 

2014 3.5 3.2% 

2013 3.7 3.8 

2012 4.0% 4.8% 

2011 5.4% 5.9% 

(Source: ACS 2015 5-year) 

As shown in the table above, the vacancy rate in Mount Horeb has declined to a rate of 0%, meaning at 

any given time there are very few or no units available for rent. The rental vacancy rate in the Village is 

consistently lower than Dane County.  A healthy vacancy rate is around 5%, allowing room for unit 

turnover and allowing market conditions to keep rents stable with inflation.  

While we did not contact every multifamily housing developer in Mount Horeb for purposes of this 

report, we did go back and check with those landlords who were surveyed in our earlier report. This 

verified the information shown above; most of the developments we contacted had no vacancies in 

their rental units, and the few vacancies that existed were because units were being renovated.  

The trends described above show a clear market demand for additional multifamily housing in the 

Village of Mount Horeb. By broadening the housing options available, additional multifamily housing 

would help the Village attract and retain a wider range of households as both younger and older 

residents may be attracted to the amenities multifamily housing can offer. The increased supply of 

housing would also lower the overall cost of housing in the Village, helping address the affordability 

issue described above. Finally, multifamily housing near the downtown area may help provide more 

customers for local businesses, and improve the economic base of the Village. For these reasons, Mount 

Horeb would benefit from providing additional multifamily options across all income levels within the 

Village. 
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EMPLOYEE SURVEY 

Housing 
In August and September of 2017 a survey was distributed to local Mount Horeb businesses. 

Information was collected from employees about housing and other community needs.  

We received responses from 294 employees who work in Mount Horeb. There was insufficient data 

provided in 26 responses; the tables shown below represent the 268 responses that we were able to 

tabulate. Note that totals shown in each table are slightly different because not everyone responded to 

each question on the survey.  

Respondents worked at a wide range of businesses in terms of size. A large percentage of respondents 

have worked for many years at the same employer and expect to remain.  The income distribution of 

respondents indicates that we received responses from employees across a wide range of incomes, 

including 40% who make over $100,000. Similarly, reported housing costs are broadly distributed, and 

indicate that many employees in Mount Horeb are able to afford housing that is above the median price 

for rents in the community.  

About half (48%) report living and working in Mount Horeb, while the remaining live in surrounding 

communities. A list of communities is provided indicating those with more than 5 and more than 10 

respondents.  

Respondents by Employer Size 
Employer Size Percent of Respondents 

More than 25 employees 69% 

10-25 employees 13% 

5-10 employees 8% 

% employees or less 10% 

TOTAL 100% 

 

Number of Years of Employment 
Number of years Have worked Expect to work 

Less than 1 year 19% 2% 

1-5 years 37% 28% 

More than 5 years 44% 70% 

TOTAL 100% 100% 
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Income of Respondents 
Income Number Percent 

Less than $30,000 9 3% 

$30,001-50,000 38 14% 

$50,001-80,000 62 23% 

$80,001-100,000 53 20% 

Over $100,000 102 40% 

 264 100% 

 

Housing Costs for Respondents 
Monthly housing costs Number Percent 

Less than $499 17 7% 

$500-999 53 22% 

$1000-1499 86 35% 

$1500-1999 60 24% 

Over $2000 30 12% 

 246 100% 
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City of Residence-Survey Respondents 
*Indicates more than 5 

**Indicated more than 10 

Arena 

Argyle 

Barneveld 

Belleville* 

Belmont 

Black Earth 

Blanchardville 

Blue Mounds** 

Brooklyn 

City of Mineral Point 

Cottage Grove 

Cross Plains 

Denver 

Dodgeville* 

Fitchburg 

Highland 

Lancaster, WI 

Livingston 

Madison** 

Mazomanie 

McFarland 

Middleton* 

Mineral Point 

Monroe 

Mount Vernon 

Monticello 

Mount Horeb ** 

Necedah 

New Glarus 

Oregon 

Ridgeway 

Rio 

Springdale* 

Sun Prairie 

Town of Perry 

Town of Springdale 

Vermont 

Verona ** 

Waunakee 
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The figures below compare the housing status of those living in Mount Horeb and those living 

elsewhere. Of those living in Mount Horeb, 16% rent and the remainder own the home that they are 

living in. As shown in the table below, a large number of those that rent would like to buy, but can’t find 

anything affordable or appealing. Of those that own their home in Mount Horeb, one fifth of them are 

not satisfied with their current housing and reported not being able to make a change because of 

limited housing options or because they could not afford the housing they found appealing.  

Of those living outside of Mount Horeb, 28% rent and 72% own. Of these 139 respondents, 42% said 

they had considered living in Mount Horeb at some point. Of those renting and not living in Mount 

Horeb, most said that they considered living in Mount Horeb, but there were not quality, affordable 

rental options available.  

For those not living in Mount Horeb, 70% drive less than 30 minutes to work; 3% drive more than 60 

minutes, while the reminder drive between 30 and 60 minutes to work.  

Mount Horeb Employees-Location and Housing Status 

Live in Mount Horeb Live outside Mount Horeb 

Rent Own Total Rent Own Total 

21 (16%) 108 (84%) 129 39 (28%) 77 (72%) 139 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Of the 21 that rent, 18 would like to 

buy a house. Of these, 90% said it was 

too expensive to be affordable to 

them, and half said that they had 

looked and not found anything 

“appealing” 

Of the 108 that own their own 

homes, 20 (19%) are not satisfied 

with the options available to them. 

They stated that there were few 

options available when they looked 

for their home, that they were not 

able to afford to “move up” or to 

“downsize”, there were few options 

available under $200,000 and a 

limited number of condos available.  

Of the 39 people who rent outside of 

the Mount Horeb, 26 say that they 

have considered moving there. 14 of 

the 39 say that rents are too high, 16 

say it is too expensive to purchase a 

home, and 20 households state that 

what they can afford is not appealing.  

Of the 77 that own their homes, 51 are happy 

where they are and don’t have plans to move. 

However, 14 of the 77 stated that they had 

looked but housing costs were too expensive in 

Mount Horeb and about the same number 

stated that they had looked and that nothing 

was appealing to them. Separate comments 

indicated that there is a perception that taxes 

are high and that appealing options were not  

available. 10 of the respondents specifically 

said that housing that was suitable for them 

was not available.  
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Data from the employee survey provides a strong indication that there is a shortage of appealing and 

affordable ownership housing options in the community. Those who live outside the community and 

rent their housing indicated a lack of affordable rental choices in Mount Horeb.  

Those who have purchased homes outside of Mount Horeb believe that housing prices are higher in 

Mount Horeb than where they are currently living. In addition, many express that they don’t have a 

range of housing types that they find attractive. Comments mentioned condos, smaller starter homes, 

and duplexes. Some mentioned that there is just not enough choice available reflecting the current low 

single family home inventory.  

EMPLOYEE SURVEY-OTHER COMMUNITY NEEDS 
In our survey, we also inquired about community needs other than housing. The table below provides 

information on the responses that were received. This question was open ended, so those who 

responded in many cases provided more than one response. The suggestion that received the highest 

number of mentions was that the community needed “more restaurants”. This does not include those 

who mentioned separately that the community needed “more fast food restaurants”.  As shown below, 

the need for a dog park was also frequently mentioned.  

Comments received were somewhat mixed, with some indicating that they were fine with the small 

town feel and were willing to drive for more shopping and dining options. And, some wanted chain and 

fast food restaurants, and others just wanted more options, including local coffee shops. Many 

mentioned that they would enjoy longer business hours in general, and related to restaurants 

specifically.  

COMMUNITY NEEDS 
Suggestions Received 10 Times or More 

More Restaurants/Supper Club 46 

Dog Park 28 

Department Store (Walmart, Target),  27 

More Fast Food Options (Taco Bell, Panera, Noodles, 
Milios, sub store, all specifically mentioned) 20 

Indoor Sports Complex/indoor pool/Rec Center 15 

Natural/Organic Grocery Store or Coop 10 

Laundromat 10 
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COMMUNITY NEEDS 
Other Suggestions (Mentioned fewer than 10 times) 

Theater 

Dry Cleaner 

Sports Bar 

Additional Grocery 

Clothing Stores 

Starbucks/Quick Coffee Shop 

Ice Cream Parlor/Store 

Nail Salon 

Night Life 

More Bars 

More Antiques/Gift Stores 

Longer restaurant/business  hours 

Better Restaurants 

Non-Bar Options open in evening 

Pet Store/Dog Day Care 

Dollar Store 

Craft/Fabirc Store 

Quick Oil Change location 

More Daycare Options 

Disk Golf Course 

Quick Print Shop 

Music Store 

Indoor Ice Rink 

Health Clubs 

Train to Madison 

Sporting Goods/Shoes 

Yoga Studio 

Trolley for downtown 

Farm and Fleet 

More parking downtown 

Art-related business 

Hotel 

Community Garden 

Bakery 
 

 


