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FAITH
Thank you so much for coming today.  I’m Faith, and this is Jacob, and we’re here to talk about updating our zoning and land use regulations to achieve great neighborhoods. The main point we want to make is that there is a mismatch between the homes we have available in VT and those we have and are prepared to allow.  



Community Planning +
Revitalization

Providing tools, training, grants, and incentives for local
leaders to plan and implement projects that support thriving,
walkable communities.
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Presentation Notes
For those who don’t know us, we’re the planners in the Community Planning and Revitalization Division – a small but scrappy group in the DHCD.  We both have experience working as municipal planners so have some sense of the many challenges towns and cities face.
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As you can see, we have about a foot difference in height and are a generation apart.  Jacob is ramping up his life and I’m winding down.

But we have a lot in common in the types of homes we want for the life stages we are in.  And it turns out, the needs and preferences we have are becoming increasingly common in VT and around the country.
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Both of us have been fortunate enough to be able to purchase these fixer-upper homes in walkable neighborhoods during the past few years.  We feel fortunate because:
Faith has been able to get rid of one car and staying healthy, with lot more walking & biking and being more connected to the community.
Jacob can walk to the grocery store or to City Hall where he as a local Planning Commissioners.
We’re both enjoying opportunities to meet, help, and be helped by neighbors.
It was tough to find homes we could afford in the places we wanted to live …  (Faith wanted a house and property that were much smaller)
As we’ve tackled repairs, we’ve learned first-hand about how expensive it is to fix up old homes even with doing a lot of labor ourselves
We’ve experienced:
Just how tight Vermont’s labor market is for tradespeople, 
Just how expensive building materials have become, and 
The extent to which state and local regulations can exacerbate the feasibility of affordable housing.  




Survey Results
Most Needed Housing Types
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We recently did a survey of 212 planning and development officials and these are the housing types they said we needed.

What really stands out is how much downtown and village centers came through.  Also just the variety of housing types people said we needed.



Survey Results

Difficulties (Top 4 out of 8)

I Lack or High Cost of Real Estate

High Construction Costs

Municipal Zoning/Land Use Regulations

3 Resistance to Neighborhood Change
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Our experience with buying and renovating old homes was confirmed in the responses to the question of what the difficulties are in meeting housing needs in walkable places.  

Costs definitely rose to the top of the list.   Cost  and availability of land and construction cost.  Many also listed people’s resistance to development – this is huge.  

People’s fear of change and development is a big complex topic and it factors into the reason so many towns and cities still have outdated municipal land use regulations.  

But there are good reasons to overcome those fears and to change the rules governing housing in walkable places to more easily allow a wider range of homes to meet our current demographic needs.  Here are the facts.




MOST HOMES ARE OLD

Estimated housing units by year structure built
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VT’s housing stock is old and costs a lot to upgrade.


POPULATION IS SLOWING

Historic Population Growth
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We know that Vermont’s population growth is slowing.
Which in many communities throughout Vermont, means fewer people in the local economy to support the local general store, pay taxes, or keep a student in a local classroom.
It also shows we are in a very different place concerning development, than we were 20 years ago.



PEOPLE ARE MOVING

County-level population changes from 2008-12 compared to 2013-17:

Map: Erin Petenko - Source: Census American Community Survey - Get the data - Created with Datawrapper
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But it’s not slowing for all communities.
Because our population is shifting – mostly from rural places to urban places – but also out of state.




TOTAL HOUSEHOLDS INCREASING

Estimated number of households
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At the same time population is decreasing in many parts of Vermont, 
Our total households (or housing units) are going up.
Why is that?




INDIVIDUAL HOUSEHOLDS ARE
SHRINKING

Estimated households by number of people
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Individual households are getting smaller.
Almost 70% of Vermont's households have fewer than 2 people.
A quarter are single-person households, which is half the total number of one-bedroom units in the state.
Overall Vermonters household numbers a shrinking, but the homes are just as big.

***********************
NYT reported in 2019  that the square footage of living space per person in America has increased 92% from, from 507 to 971  (https://www.nytimes.com/interactive/2019/03/01/opinion/dream-home-condo-cloverdale.html)


HOUSEHOLDS ARE GRAYING

Estimated households by tenure and age of householder
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Vermont’s households are also graying.
Half are over 55.



AGE COHORTS ARE SHIFTING
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Millennials and Boomers dominate Vermont’s population.



AGE COHORTS ARE SHIFTING
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There’s something about this curve that looks familiar.
If they say in Vermont, the next big wave is millennials.
We might expect that Millennials would be ready to swoop in and buy the houses Boomers have diligently invested in.
But they aren’t.




BUT MILLENNIALS AREN’T BUYING

Homeownership among Baby Boomers, Gen Xers, and Millennials in 2015

Years Current Homeownership at age
Generation born Age Population homeownership (%) 25-34 (%)
Millennials 1981-97 18-34 75,170,263 32.2% 37.0%
Gen Xers 1965-80  35-50 66,441,487 60.4% 45.4%
Baby boomers 1946-64  51-69 74,649,971 75.0% 45.0%

Sources: 1990 and 2000 Decennial Censuses and the 2015 American Community Survey.

Source: https://www.urban.org/urban-wire/state-millennial-homeownership

Affordable homes for a sustainable Vermont.

Vermont Housing Finance Agency
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Millennials aren’t buying at the same rate prior generations did.
Only, 1/3 of millennials own homes.
Another 1/3 are living in their parents' home --- (AARP Livable Communities.  Slideshow: Housing a Change America.  February 7, 2019)
Student loans aside, millennials face higher expenses than previous generations that are disproportionally higher than wage increases.
Without the opportunity to save and build equity, it’s looking like there could be a generation that can’t afford to scale up to a boomer's house.
In some cases millennials don’t want them even if they can afford them.


Boomers & Millennials Want the Same
Things

Low-Maintenance
Walkable

Near Amenities
Active

Social
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Some research suggests these two groups are looking for many of the same things: active, social, amenity-rich places.
As Boomers’ incomes scale down in retirement, it’s not surprising then that millennials and boomers are looking for a lower-maintenance lifestyle that walkable places offer.
I’d take all of this with a grain of salt, but now that I’m hearing it from economic developers in Vermont (who don’t share the idealism of planners), I give it some credibility.
Even in places where houses are affordable, we’re hearing that the housing supply is mismatched with market demands: like old houses that few consumers want, can afford to fix up, or are safe for vulnerable kids and adults.



It’s about Economic Development

Homes for Vermont’s Workers
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ACCD is investing in this work because housing shortage and existing housig mismatch is such a critical issue for Vermont.  Thriving businesses and employment sectors around the state can’t attract workers because workers can’t find suitable homes they can afford.  This is especially true for the younger people we now need in the workforce as the baby boomers retire.
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And the zoning regulations in most of our towns and cities, in places with sewer and water services, are intended to serve households like this – family types that are increasingly rare - in neighborhoods with lots of space for cars
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When a majority of households look like this.  Many of these people want smaller, more affordable homes in places where they don’t have to depend on driving.


Not Just in Vermont

€he New YJork imes

Cities Start to Question an American Ideal:

A House With a Yard on Every Lot

By EMILY BADGER and QUOCTRUNG EUI  JUNE 18, 2019

Townhomes, duplexes and apartments are effectively banned in many
neighborhoods. Now some communities regret it.

.z NEWS

U.5. NEWS

Housing crisis has Seattle weighing end of single-family
zoning

Can the city solve its housing crisis by doing away with single-family zoning?
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This mismatch between the homes we need and what our zoning regulations allow is something people are waking up to nationwide.

This broad media attention offers a huge opportunity to fix what’s broken in our local regulatory systems as the National Press is helping to elevate issue and bringing it forward in the public mind.  


Creating Units is Hard
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Both of us have started the process of trying to create an Accessory Dwelling unit to help pay for our homes, and between the costs of construction, the many overlapping and sometimes conflicting state and local regulations and the cost of permitting, even those of us in the know are completely overwhelmed by the process.  

At our agency, we are working on smoothing out the state regulations but the fundamental decisions about what can happen on these parcels are made at the local level.   




Mun|<:|paI|t|es Need Help

0% of existing principal structures/lots fully conform
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That’s why we are developing guidance for municipalities – to help them update their regulations to make the homes we need possible.

But updating regulations is difficult, especially in Vermont’s under resourced municipalities
On my own street in Barre, 0% of the existing development conforms.
This after an amendment that halved the prior dimensional requirements this year.
And few communities have done as good a job.
Even in places where you don’t have a housing shortage or not much growth, recognizing the existing pattern will make better use of zoning administration and support the historic character of your community.
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A little more then a year ago we tuned into the work that CNU’s Project for Code Reform was doing in Michigan and immediately saw the value of what they were doing there and how it could help us in Vermont.  

We’re so grateful to the VHCB, AARP-VT and VT Assoc of Realtors for their support for the Z4GN and to CNU for agreeing to work with us, putting up us to this point, and showing up in Vermont to work with us.  We will hear from them in a moment, but I also want to acknowledge the RPCs and the six case study communities could join us for the day today.
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