
SAFE AND AFFORDABLE  
HOUSING 

DRAFT Page 1 
 

 

 

 

Plan Central Vermont 

Safe & Affordable Housing Element 

FINAL DRAFT 

 

 

 

 

 

 

 

 

 

 

 



 SAFE AND AFFORDABLE HOUSING 
 

DRAFT Page 2 
 

TABLE OF CONTENTS 

Population and Households éééééééééééééééééééééééééééééééé2 

Housing Stockééééééééééééééééééééééééééééééééééééééé.4 

 Type and Number of Units 

 Quality of Housing Stock 

Occupancyééééééééééééééééééééééééééééééééééééééééé7 

 Rental Occupancy 

 Vacant and Seasonal Housing Units 

Housing Costsééééééééééééééééééééééééééééééééééééééé.9 

 Homeownership/Median Home Value 

 Sales of Residences 

 Housing Payments 

Housing Affordabilityééééééééééééééééééééééééééééééééééé11 

 Housing Burden  

 Income 

 Wages 

 Housing Wage 

 Subsidized Housing 

 Low Income Households 

 Housing + Transportation  

Residential Development Patternséééééééééééééééééééééééééééé19 

Housing for Vulnerable Populationsééééééééééééééééééééééééééé.21 

 Elderly in Need of Care 

Key Challenges and Trendsééééééééééééééééééééééééééééééé..23 

Goals and Policieséééééééééééééééééééééééééééééééééééé.28 

Definitionséééééééééééééééééééééééééééééééééééééééé.32  



 SAFE AND AFFORDABLE HOUSING 
 

DRAFT Page 3 
 

Housing is the fou ndation of the historic towns and villages that make up Central 

Vermont. Where we choose to live, the size of our homes, and what we pay for them 

shapes our communities. Housing is a force that impacts different aspects of the Region, 

including economic de velopment, land use, and transportation, among others . Providing 

a range of options for a variety of income levels and lifestyles contributes to the 

strength and vitality of communities.  

 

The Housing Element reviews the curren t housing stock in the Region , discusses land 

use as it pertains to housing, and considers affordability and the housing needs of 

¨ÊÓÙ×ÆÑd»Ê×ÒÔÓÙ̃ØdÛÚÑÓÊ×ÆÇÑÊdÕÔÕÚÑÆÙÎÔÓØrd¹ÍÊdÈÍÆÕÙÊ×dÈÔÓÈÑÚÉÊØdÜÎÙÍdÆÓdÔÚÙÑÎÓÊdÔËd

strategies to meet identified housing needs.  
 

POPULATION AND HOUSEHOLDS 
 
The 2010 Census showed that the population of the Central Vermont Reg ion is just over 

65,000 people . Estimates produced by the Vermont Agency of Commerce and 

Community Development indicate  that the population will be close to 67,000  by 2020. 

While the United States has continued to see a consistent upward trend in population, 

the Central Vermont Region and Vermont have seen a slowing growth trend, with a 

slower growth rate regionally than in the state, as a whole.   
 
Table 1: Population, Households and Household Size 

 2000 2010 2020 Projection Percent Increase 
2000 - 2010 

Total Population 63,276 65,034 66,963 2.7% 

Total Households 25,675 27,268 Not Available 5.8% 

Washington County 
Household Size1 

2.55 Owner 
1.96 Renter 

2.34 Owner 
1.19 Renter 

2.29 Owner 
1.07 Renter 

- 

Source: Census 2000, Census 2010, 2015 Washington County Housing Needs Assessment  

 

One reason for the significant difference between population growth and household 

growth is  more  population is being distributed into a smaller number of individuals per 

home. Average household size is projected to remain  small  through 2020 .  Central 

Vermont has consistently had a smaller aver age household size than Vermont,  as a 

whole, since 1990 (Population Profile).  According to th e American Community Survey 

2013  Estimates, one and two - perso n households make up almost 68 % of all households  

in Washington County .  

 

 

 

 

                                                           
1 Washington County Housing Needs Assessment. Bowen National Research. Vermont Dept. of Housing & Community 

Development. http://accd.vermont.gov/sites/accd/files/Documents/strongcommunities/housing/18%20-
%20Washington%2014-363.pdf. 2015. 

http://accd.vermont.gov/sites/accd/files/Documents/strongcommunities/housing/18%20-%20Washington%2014-363.pdf
http://accd.vermont.gov/sites/accd/files/Documents/strongcommunities/housing/18%20-%20Washington%2014-363.pdf
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Table 2: Size of Household, Washington County 

Household Size Owner-Occupied (%) Renter-Occupied (%) Total Occupied (%) 

1-Person 23.2 49.3 30.2 

2-Person 41.7 27.5 37.9 

3-Person 15.9 12.4 14.9 

4 (or more) Person 16.9 10.7 16.9 
Source: ACS 2009-2013 5 Year Estimates 

 

The 2010 Census showed that in Washington County over 40% of all households  had 

householders ages 65 and older . Over just the next five years, from 2015 - 2020, the 65 

to 74 age cohort will increase significantly in size in the Central Vermont R egion.  It is 

projected to grow 23%, versus increases of <1% or decreasing numbers in all other age 

Ì×ÔÚÕØrd¹ÍÎØdËÚ×ÙÍÊ×dÎÑÑÚØÙ×ÆÙÊØdÙÍÊdËÆÈÙdÙÍÆÙdÙÍÊd·ÊÌÎÔÓ̃ØdÕÔÕÚÑÆÙÎÔÓdÎØdÆÌÎÓÌr 
 
Figure 1: Age of Householder, Washington County  

 
Source: 2010 Census 

 

The housing life cycle is described as the changes in demanded housing types as an 

indi vidual ages. This entire process operates in a cycle as younger individuals with 

families purchase the homes of aging people. The continued cycle of this process allows 

for continued demand for different types of housing in the market.  

 

Table 3: General Housing Demand by Age Group 

Age Group Characteristics Housing Demand 

20s ¶ Lower incomes 

¶ High mobility 

¶ Small households 

¶ Apartments 

30s ¶ Beginning families 

¶ Small children 

¶ Low savings 

¶ Growing income 

¶ 1st time homebuyer 

¶ Mobile homes 

¶ Condos 

0.60%

7.70%

17.20%

24.50%25.40%

13.80%

8.00%

2.80%
Owner-Occupied

15-24

25-34

35-44

45-54

55-64

65-74

75-84

85 years
and over

10.00%

23.70%

17.70%
17.60%

14.00%

6.90%

5.60%
4.40%

Renter-Occupied

15-24

25-34

35-44

45-54

55-64

65-74

75-84

85 years
and over
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Age Group Characteristics Housing Demand 

40s ¶ Growing families 

¶ Growing income 

¶ Larger house and/or additions 

¶ Home Improvements 

50s ¶ Stable housing 

¶ Empty nest 

¶ Income peak 

¶ Live in existing homes 

¶ Renovate and improve 
housing 

60s ¶ End of income producing years ¶ .ŜƎƛƴ άŘƻǿƴǎƛȊƛƴƎέ 

70s ¶ Retirement 

¶ Reduced income 

¶ Risk of frailty 

¶ Smaller homes or Condos 

¶ Retirement developments 

80s/90s ¶ Risk of frailty or dementia 

¶ More single (widowed) households 

¶ Assisted living 

¶ At risk of institutional care 
Source: VT Dept. of Housing & Community Affairs VT 2005 Housing Needs Assessment 

 

Each age group has different housing dema nds depending  on their lifestyle  

characteristics .  
 

HOUSING STOCK 
 

Type and Number of Units 
 

The majority of residential structures in Central Vermont are single family homes  

(Figure 2 ). Multi - unit  homes are made up of condominiums, two family homes and 

apartment buildings.  

 
Figure 2: Trends in Housing 

 
Source: Census, 2010 

 

The majority of e xisting housing stock in Central Vermont consists of single family 

units with more than 3 bedrooms  (Figure 2). Populations trends indicate decreasing 

household size and in the short term, an aging population.  The majority of existing stock 

in the Region to does not match up with population trends. To meet these changing 

demographics, smaller homes and multi - uni t homes are needed. Just under 60 percent, 

or about 19,000 units, are this size.  One and two bedroom units make up the most of 

the remaining stock, totaling 12,500 units.  
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Over the past 15 years, the number of new, small (less than 1,400 sq feet) single - family 

homes sold in the Northeast Region of the US has been decreasing. Estimates from the 

US Census Survey of Construction show that in 1999, sales of new small homes made 

up 10.5% of new home sales that year in the Nort heast. In 2008 they made up 5.7 % of 

new home sales and in 2014 that dropped to 3.6 % of new home sales.  

¹ÍÎØdÙ×ÊÓÉdØÙÆÓÉØdÎÓdÈÔÓÙ×ÆØÙdÙÔdÆÓÓÚÆÑdÓÊÜdÍÔÒÊdØÆÑÊØdÔËd̆ÑÆ×ÌÊ̇dØÎÓÌÑÊdËÆÒÎÑÞdÍÔÒÊØpd

(2,400 - 3,999 sq ft).  In 1999, large s ingle family homes made up 34.2 % of total new 

home sales. In 2008 they made up 40% of sale s and in 2014 they made up 42.9 % of 

sales.  

In the Central Vermont Region, the total number of housing units increased 6.2% from 

2000 - 2010, a slower growth rate than Vermont  (9.6%). While total housing increased 

by about 2,5 00 units, occupied housing only increased by just fewer than 1,600 with an 

increase in vacant housing of nearly a thousand units. Greater increase in units could 

indicated the construction of unneeded units. The construction of housing units during  

the hou sing bust could have led to an increase in unneeded units, rather than an 

increase in vacancy. In Central Vermont there were slightly more vacant units in 2010 

than in 2000, an increase from 14% vacant units to 16%. Both of these figures, 

however, are lowe r than the State vacancy rate of 20% in 2010 and include seasonal 

housing.  

 

Looking at the change in housing units by municipality  from 2000 to 2010, every 

municipality  saw an increase in total housing units.   Differences in the rate of growth of  

housing units is occurring between municipalities .  T his is discussed  in further detail in 

the  Residential Development Patterns section .  
 

As the 15- year trend has indicated, average household size for both renter - occupied 

and owner - occupied units is declining . An  aging population and decline in household 

size indicat es a possible demand for units with fewer  bedrooms.  

Quality of Housing Stock 

¹ÔdÆÉÊÖÚÆÙÊÑÞdÍÔÚØÊdÙÍÊd×ÊÌÎÔÓ̃Ød×ÊØÎÉÊÓÙØpdÊÓØÚ×ÎÓÌdÙÍÊdÖÚÆÑÎÙÞdÔËdØÙÔÈÐdÇÔÙÍdÕ×ÔÙÊÈÙØd

the safety of occupants and provides  long term homes worth investment.  There are 

limited ways to measure quality and condition of housing stock, but one factor to 

consider is the age of the structure.  

 

Tracking incomplete kitchen and plumbing  facilities also helps illustrate the quality of 

housing stock. These two measures are tracked by the U.S. Census and were used to 

determine levels of substandard housing.  The 2015 Washington County Housing 

Assessment aggregates those two measures together to determine totals for 

substandard housing. De finitions for incomplete kitchen and plumbing can be found in 

the Definitions section.  
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vxd»r¸r¦rdëdxwtvdØÙÆÙÊØdÔÓÊdÔËdÙÍÊdÕÚ×ÕÔØÊØdÔËdÒÚÓÎÈÎÕÆÑdÆÓÉd×ÊÌÎÔÓÆÑdÕÑÆÓÓÎÓÌdÆÓÉd

ÉÊÛÊÑÔÕÒÊÓÙdÎØd̆ÙÔdÊÓØÚ×ÊdÙÍÊdÆÛÆÎÑÆÇÎÑÎÙÞdÔËdØÆËÊdÆÓÉdÆËËÔ×ÉÆÇÑÊdÍÔÚØÎÓÌdËÔ×dÆÑÑd

Ve×ÒÔÓÙÊ×Ø̇. As the Central Vermont Region strives to provide safe and affordable 

ÍÔÚØÎÓÌdÙÔdÎÙØd×ÊØÎÉÊÓÙØpd̆ØÆËÊ̇dÒÚØÙdÇÊdÉÊËÎÓÊÉdÙÔdÎÓËÔ×ÒdÙÍÊdÕÔÑÎÈÎÊØdÔËd¨»·µ¨rd¼ÍÎÑÊd

̆ØÆËÊ̇dÎØdÓÔÙdÉÊËÎÓÊÉdÇÞdÙÍÊdØÙÆÙÊpdØÙÆÙÊdÆÓÉdÒÚÓÎÈÎÕÆÑdÇÚÎÑÉÎÓÌdÈÔÉÊØdÌÚÎÉÊdÙÍÊd

framewo rk of  which a home is deemed suitable for its residents. The Town Health 

Officer Rental Housing Inspection Checklist outlines safety guidelines taken from the 

Rental Housing Health Code, Fire and Building Safety Code , Department of 

Environmental Conservation Environmental Protection Rules  and the Vermont Statute 

Chapter  38: Lead Poisoning. Barre City and Montpelier also have local Fire and Building 

Safety codes  that apply to  residential bui ldings in their municipalities. For the purpose 

of this  document, safe housing is defined as such that complies with state and municipal 

building codes and provides complete plumbing and kitchen facilities to its inhabitants.    

 

OCCUPANCY 
 

Rental Occupancy 
 

Within the Region, 28.8% of occupied units were rent er - occupied in 2010, compared to 

29.3% in Vermont as a whole. The municipalities with the greatest percentage of rental 

housing in 2010 were Barre City and Montpe lier (53% and 45% respectively), the two 

city centers within the Region. Northfield and Waterb ury were the only other 

municipalities  with greater than 30% renter occupied units .  I n Northfield , this could be 

due in part to Norwich University. All four of the municipalities with greater than 30% 

rental occupancy have overall occupancy rates of more than 90 %, partially due to their 

lack of seasonal units relative to other municipalities  within the Region.  

 

The majority of renter - occupied units were within Barre City and Montpelier in 2010, 

with a total of 3,876 units, accounting for 49% of the regiona l share. Including units 

from Waterbury (687), Northfield (664), and Barre Town (490), these five towns 

accounted for 73% of the total rental units within the Region.  
 

Overall, there was a net gain of 114 rental units in the Region between 2000 and 2010. 

While Barre City had the greatest number of units in 2010, the City experienced a loss 

of 106 units during this period, which is not substantial relative to the total number of 

units in Barre City. In this same period, there was significant growth in the  rental 

market in Northfield with 89 additional units, Waterbury with 84 new units, and 

Williamstown with 57. These towns all experienced population growth within this 

period, as well, with 416 new residents in Northfield, 149 in Waterbury, and 164 in 

Will iamstown.  

 

The municipalities  with the greatest increase in population from 2000 - 2010 were 

Northfield (416), and Barre Town (322). The increase in rental units in Northfield 

without a significant increase in overall housing suggests  that new residents are 
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renters . Mean while Barre Town saw a decrease in rental units and an increase in 

homeowners.  
 

Vacant and Seasonal Housing Units 
 
Within Central Vermont, 84% of housing  units (i ncluding seasonal units) were occupied 

in 2010. Looking at overall housing vacancy by municipality , including seasonal units, 

Warren , Fayston, and Woodbury had the highest vacancy rates with Fayston just over 

50% and Warren around 65%. 2 The most significant overall housing growth happened in 

Fayston, wh ich also has one of the highest vacancy rates, suggesting that the majority 

of growth was in seasonal housing. Nine of the municipalities have total occupancy 

rates over 90%, including the larger municipalities of Barre City, Barre Town, 

Montpelier, and Wa terbury. 3 This trend could be related to the high rate of rental units 

in these towns, as well as low rates of seasonal units.  

 

A survey done for the 2015 Washington County Housing Needs Assessment found that , 

of surveyed apartment rentals, the majority were built between 1970 and 1979 and had 

a relatively low vacancy rate of 1.4%. Multifamily rental units built after 2000 had a n 

even lower  vacancy rate of 1.0%, indicating  higher demand for these units . A vacancy 

rate of around 5% is typical in a  healthy housing market.  

 

In the Region, around 11% of housing units were seasonal in 2010, compared to just 

fewer than 16% in Vermont.  Municipalities with the largest percent of seasonal housing 

were Warren ( with 60% of total housing units seasonal ), Fayston (47%) and Woodbury 

lxtimrd¹ÔÌÊÙÍÊ×pdÙÍÊÞdÈÔÒÕ×ÎØÊdztidÔËdÙÍÊd×ÊÌÎÔÓ̃ØdØÊÆØÔÓÆÑdÚÓÎÙØr 4 The larger 

municipalities of Barre City, Barre Town and Montpelier had the lowest percentages of 

seasonal housing in 2010. Between 2000 and 2010, seasonal housi ng increased by 

11.4% within the Region, compared to a 16.6% increase in Vermont. There was a 

significant increase in the percentage of seasonal housing in Berlin, Barre Town and 

Waterbury, relative to their small percentages of seasonal housing overall. B erlin saw 

an increase of 22 units, Barre Town 14 units and Waterbury 29 units.  

 

Vacant seasonal housing units are a way to measure the secondary housing market. 

From 2000 to 2010, all municipalities saw an increase in vacant seasonal units except 

for Wood bury, Plainfield and Calais. Fayston, Warren and Waitsfield, municipalities near 

the ski resorts of Sugarbush and Mad River Glen, all saw significant growth in vacant 

seasonal units. Fayston saw the most significant increase, with an additional 165 

seasonal units. Calais, Plainfield and Woodbury all saw a decline in seasonal units over 

this period; the most significant being a loss of 28 units in Woodbury.  

 
 

                                                           
2 U.S. Census Bureau, 2010 Census, H5 - VACANCY STATUS 
3 U.S. Census Bureau, 2010 Census, H3 - OCCUPANCY STATUS 
4 U.S. Census Bureau, 2010 Census, H5 - VACANCY STATUS 
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HOUSING COSTS 
 

Homeownership/Median Home Value 
 

In Washington County, the median housing value  of owner - occupied units in 2013 was 

$205,000 and in Orange County it was $183,900 . These values were both slightly belo w 

the $216,800  median value in Vermont as a whole. Compared to the surrounding 

counties, both Washington and Orange Counties were below Chittenden, Addison, and 

Lamoille Counties to the west but greater than Caledonia County to the northeast, which 

had a median home value of $164,300 in 2013 .  These values suggest that something 

other than owner - occupied housing value is driving a lack of population growth in the 

Region.  

 

T he municipalities  with the hi ghest median home values in 2013  were Waitsfield and 

Fayston, with median housing values of $3 41,500 and $319,4 00 respectively. These 

towns also had high rates of seasonal units. The towns wit h the lowest median hous ing 

values were Barre City ($143,3 00), Roxbury ($1 45,400), and Williamstown ($154,1 00). 

This trend differs slightly from the median mortgage payments by town, with higher 

monthly costs in Barre City ($1,4 07) and lower housing value.  Woodbury, on the other 

hand, had one of the lowest median mortgage payments ($1, 354) with a slightly higher 

median home value ($ 224,5 00).  

 

Sales of Residences 
 

In 2013, 570 primary residences were sold in Washington County, with a median price 

of $178,500, and 230 sold in Orange County, with a median price of $151,200. There 

has been a slight decline since 2012 when the median prices of primary residences sold 

were $185,200 in Washington County and $156,000 in Orange.  

 
Figure 3: Median Price of 
Primary Residences Sold 

 

Median prices of 

primary residences sold 

in Washington County 

can be seen in Figure 3. 

Washington County 

median homes prices sit 

above Orange County 

but below other 

neighboring counties 

and Vermont as a whole.  

 

 

 
Source: Housingdata.org 



 SAFE AND AFFORDABLE HOUSING 
 

DRAFT Page 11 
 

0

100

200

300

400

500

600

700

800

900

1000

19951996199719981999200020012002200320042005200620072008200920102011201220132014

TOTAL Primary Residences Sold Single Family Homes

Condominium Residences Mobile Homes with Land

Figure 4: Central Vermont Home Sales (Primary Residence)  

Source: Housingdata.org 

 

Historic trends in Property Transfer Tax Records show  a drop in home (primary 

residence) sales starting around 2004, leveling off between 2008 and 2011, and 

increasing again after 2011.  

 
 

Housing Payments 
 

Comparatively, median housing costs within Washington County were lower than in 

Vermont and in the United States as a whole in 2013 , with a slightly more significant 

difference in median rental unit payments. Overall, the difference was not substantial.  

 

A chart  of median monthly mortgage costs and median rental costs can be seen in 

Figure 5  below. In 2 013 estimated median gross rent in Washington County was $840 

and median mortgage payments was $1,571 . 

 

The median rental costs in the towns with the great est  number of rental units, Barre 

City , Montpelier, Waterbury, Northfield, and Barre Town  all sit within the mid - range of 

regional rental pricing.  

 

As shown in Figure 5  below,  and factoring in margin of error, the large majority of 

towns have median mortgage costs higher than rental costs. In  Fayston and Roxbury 

however it is likely that median rental costs are equal or higher than median mortgage 

payments . In Fayston t his could be due to the seasonal rental market that caters 

towards ski rentals. Roxbury has the second lowest median monthly mortgage costs in 

the Region.  
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Margin of error is shown in do llar amounts by the vertical error bars. Margin of error 

was calculated by the Vermont Housing Finance Authority using ACS 5 - year data and 

ÈÆÓdÇÊdËÔÚÓÉdÔÓdÔÚØÎÓÌÉÆÙÆrÔ×ÌrdªÆÈÍdÉÆÙÆdÛÆÑÚÊdÜÆØdÉÊÊÒÊÉd̂ÒÔØÙd×ÊÑÎÆÇÑỄdËÔ×d¦¨¸d

estimate reliability except for C ÆÑÆÎØd²ÊÉÎÆÓd·ÊÓÙÆÑd¨ÔØÙØdÜÍÎÈÍdÜÊ×ÊdÉÊÊÒÊÉd̂ÑÊØØd

×ÊÑÎÆÇÑỄrddd 

 
Figure 5: Median Monthly Housing Costs 

 
Source: 2013 ACS 5-yr data 

 

HOUSING AFFORDABILITY 
 

Housing Burden 
 

A household is cost  burdened when it is spending greater than 30% of its  income  on 

housing costs . ¦ËËÔ×ÉÆÇÑÊdÍÔÚØÎÓÌdÎØdÉÊËÎÓÊÉdÎÓd»Ê×ÒÔÓÙdÆØd̆ÍÔÚØÎÓÌdÙÍÆÙdÎØdÔÜÓÊÉdÔ×d

rented by its inhabitants whose gross annual household income does not exceed 80% of 

the County Median I ncome [...] and the total annual cost of the housing [...] is n ot more 

ÙÍÆÓdwtidÔËdÙÍÊdÍÔÚØÊÍÔÑÉ̃ØdÌ×ÔØØdÆÓÓÚÆÑdÎÓÈÔÒÊ̇5. In 2013 , 52% of Vermont renters 

were spending greater than 30% of their income on  housing. In Central Vermont, 46.8 % 

of renters were spending more than 30%, representing a total of almost 2,9 00 ren ters, 

by unit. Williamstown  has the highest percentage of renters spending more than 30% of 

                                                           
5 24 V.S.A. § 4303 
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their income on rent at 80% but also has a lower amount of renter occupied units at 274  

unit s than Barre City or Montpelier. Renters in Williamstown sit at the lowe st estimated 

earned median income in the region at $17,416. The estimated median income for 

renters in Barre City is $28,684  and in Montpelier it is $37,955. Barre City has the 

highest amount of renter occupied units at 1, 899 with 56% spending more than 30 % of 

their household income on rent.  

 

Among  homeowne rs with mortgages in Vermont, 37 % were spending greater than 30% 

of  their income on housing in 2013 , compared to 34% of Central Vermont homeowners, 

at 4,5 00 homeowners. S even  towns had greater than 25% of households spending over 

30% of income on housing.  

Figure 6 illustrates the percentage of homeowners and renters that were spending 

greater than 30% of their i ncome on housing by town in 2013 .  

Figure 6: Percentage of Households Spending Greater than 30% of Household Income on Housing by 

Town, 2009-2013 ACS

Source: 2013 ACS 5 Year Estimates 

Fourteen  towns had greater than 40% of renters spending over 30% of their income on 

housing .  

Income 

In 2013 in Vermont, the median household income was $54,267. In Washington County 

the median household income was $57,281 and in Orange County it was $52,480. 

¼ÆØÍÎÓÌÙÔÓd¨ÔÚÓÙÞ̃ØdÒÊÉÎÆÓdÍÔÚØÊÍÔÑÉdÎÓÈÔÒÊdÎØdyidÍÎÌÍÊ×dÙÍÆÓdÙÍÆÙdÔËd»Ê×ÒÔÓÙdÜÍÎÑÊd

Orange County  is 3% below the state median. Figure 7  below shows median household 

income by town.  
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Fayston ($80,341), Middlesex ($72,262), Waitsfield ($70,139) and Moretown ($70,036) 

had the highest reported median household income  in the Region . Six municipalities in 

Central Vermont have median household incomes lower than that of the Vermont;  Three 

of them -  Roxbury, Barre City and Cabot -  are below 80% of the Vermont  median 

household income .   

Warren, which has a median household income above that of the state level,  is a 

community in which average annual wage ran ks as one of the lowest in the R egion. This 

indicates that lower wage workers who are working in Warren are not living in Warren. 

The presence of seasonal workers for the tourism industry plays a large role i n why 

wages are reported so low .  There is a need for affordable workforce housing options 

for seasonal workers.  

Figure 7: Median Household Income by Town, 2013 

Source: 2013 ACS 5 Year Estimates 

Wages 

The 2014 reported top five  highest employment sectors  in Central Vermont were  health 

care and social assistance with 14.5% of total jobs, educational services with 12.1%, 

retail trade with 11.8%, public administration with 10.8% and accommodation and food 

services with 8.5% of total jobs.  The average annual wage reported by employ ers in 

2014 was $44,554, up 4% from 2013. Three of the top five h ighest employing industries 

in Central Vermont report average wages bel ow that of the regional average. T ogether 

they make up 32.4% of the R egions  ̃total jobs.  
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Housing Wage 

The housing wage is determined by what is needed for a household to afford a typical 

2- bedroom apartment at the U.S. Department of Housing and Urban Development 

determined fair market rent. The Fair Market Rent for a two bedroom apartment in 

Washington County is $983. T o afford this level of rent and utilities ˿ without paying 

more than 30% of income on housing ˿ a household must earn $3,276 monthly or 

$39,320 annuall y. Assuming a 40 - hour work week,  52 weeks per year, this level of 

income translates into an hourly Housing W age [per household]    of $18.90 for 

Washington County. This means that the total wages earned per household could come 

from more than one person. The hourly Housing Wage for Orange County is $17.19.  

The housing wa ge in Washington County for a 1 - bedroom unit is $15.25, $6 more than 

the state minimum wag e of $9.15.  In Vermont, the estimated mean  wage earned by a 

renter  is $11.78. 6  

T he Fair Market Rent for a one bedroom apartment is $793 per month. Assuming a one 

person household living in a one bedroom apartment, a n individual earning the average 

renters wage would have to earn $2643 per month . That would require  working 56 

hours per week to afford a one bedroom apartment at Fair Market Rent  without being 

cost burdened.  

A household with only one  member in the workforce earning the mean renters wage and 

renting a 2 - bedroom apartment in Washington County at the Fair Market Rent would 

have to work 69 hours a week.  

A large percentage of renters in Vermont do not earn enough to afford a one- bedr oom 

unit at the average statewide Fair Market Rent. That burden is heightened when a 

household is being supported by only one person in the workforce. Median rents are 

consistently higher than the U.S. Department of Housing and Urban Development  

dete rmined Fair Market Rents . Rental vacancy rates as low as 1% both continue to be 

barriers for finding  affordable  housing.  

Subsidized Housing 

Central Vermont has 1,298 site specific subsidized rental units. Throughout the R egion, 

the majority of subsidized, rental housing units are located in Barre City and Montpelier, 

with a combi ned total of 882 units (Figure 8 ). Barre Ci ty and Montpelier account for 

67.9% of all subsidized  units and account for 49% of all rental housing in the Region in 

                                                           
6 National Low Income Housing Coalition, Out Of Reach 2015 http://nlihc.org/oor/vermont 
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2010. The six munic ipalities with the greatest amount of rental housing in 2010 also 

have the great est number of subsidized units.  

Figure 8: Subsidized Housing Units by Town, 2014 

Source: Housingdata.org 

Low Income Households 

HUD Income Limits are defined as Low Income (80% of median income), Very Low 

Income (50% of median income) and Extremely Low Income (30% of median income). In 

2013 in Washington County, the median household income was $57,281. An estimated 

9,864 or 40% of households in Washington County are Low Income . Of those 9,864 

households, a n estimated 20% are Very Low Income  and approximately 15% of those 

9,864  households are Extremely Low Income .  

There  are 1,298 subsidized rental housing units in Washington County  (Figure 6) . To 

qualify for some types of public and subsidized housing a households must be earning 

80% or less of the median income. If all of the estimated 9,864 households earning 80% 

or less of the median income were to apply for subsidized rental hous ing in Washington 

County, there would be an estimated shortage of 8, 566  units.  

The Section 8 Housing  program provides rental assistance to help eligible families live 

in safe and decent housing of their choice. Housing is determined decent by  quality 

standards set by the Vermont State Housing Authority.  The Vermont State Housing 

Authority (VHSA) opened the Section 8 waitlist on April 1 st, 2015 and closed it on June 

15 th, 2015, after it had accepted enough applications for a two year wait. The 

Montpelier Housing Authority which administers the Section 8 voucher program for 

Montpelier City has 122 federally allotted vouchers and enough funds to use 110 of 

those vouchers. There is currently a reported 2 - 2.5 year wait for a voucher in 
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Montpelier. V HSA reports an even mix of applicants are single people and families as 

well as those who are disabled or have a mental illness. The Montpelier Housing 

Authority reports roughly three quarters of people  applying for its vouchers are elderly 

or disabled.  

Housing + Transportation  

When addressing housing, location is one factor that plays a large role in the 

aff ordability of a home. T he Center for Neighborhood Technology (CNT) researched  

the impacts of transp ortation on household spending and found that trans portation costs 

become unaffordable when they are more than 15% of a household s̃ income. The U.S. 

Department of Housing and Urban Development also uses  15% of household income on 

transportation as the limit of affordability in its Location Affordability In dex. When the 

costs of housing and transportation  are added together, a home is affordable when a 

household spends no more than 45% of its income on housing and transportation costs. 

CVRPC developed a  housing and transportation model for the Central Vermont R egion 

to ex amine the affordability through the lens of location.  

ÔÚØÎÓÌdÆÓÉdÙ×ÆÓØÕÔ×ÙÆÙÎÔÓdÈÔØÙØdÜÊ×ÊdÊÝÆÒÎÓÊÉdËÔ×dÊÆÈÍdÔËd¨ÊÓÙ×ÆÑd»Ê×ÒÔÓÙ̃Ødvwd

municipalities u sing th e ¸ÙÆÙỄØ definition for affordable housing found in 24 V.S.A. 

ëxwtwpdÎÓdÜÍÎÈÍdÆdÍÔÚØÊÍÔÑÉ̃ØdÎÓÈÔÒÊdÉÔÊØdÓÔÙ exceed 80% of the County Median 

Income and housing costs do not exceed 30% of household income . 

The main components of this analysis were as follows:  

Housing Transportation 

¶ 2009-2013 ACS Data 

¶ Median monthly owner costs 

(2009-2013 ACS Data) 

¶ Median monthly renter costs 

(2009-2013 ACS Data) 

¶ 2009-2013 ACS Data 

¶ 2013 Longitudinal Employer-Household Dynamics 

Data from the US Census 

¶ 2009 National Household Travel Survey 

¶ 2015 AAA costs per mile for vehicle (SUV & Sedan) 

 

Median  ÍÔÚØÎÓÌdÈÔØÙØdÕÊ×dÞÊÆ×dÜÊ×ÊdÈÆÑÈÚÑÆÙÊÉdÚØÎÓÌdÙÍÊd¨ÊÓØÚØ̃ØdÒÊÆØÚ×ÊdÔËdÒÊÉÎÆÓd

monthly housing costs for renters and owners. This provides an accurate measure for 

the average amount of money a household is spending on housing costs each month. A 

description of what those costs include can be  found in the Definitions section. In 

Washington County, the average amount spent on housing costs per year for renters  

earning was $11,382 and for owners it was $13,626. The  average of Orange, 

Washington and Williamsto wn in Orange County for renters was $10,208 and for owners 

it was $10,696 .   
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For a household earning 80% of County Median Income, the median owner housing 

costs are unaffordable in all municipalities in Central Vermont  (Figure 10 ).  While 

property tax rates ÉÎËËÊ×dÇÞdÒÚÓÎÈÎÕÆÑÎÙÞpd»Ê×ÒÔÓÙ̃ØdÕ×ÔÕÊ×ÙÞdÙÆÝd×ÊÇÆÙÊdÕ×ÔÌ×ÆÒd

equalizes the value of taxes for low income residents who own their home.  

Rental h ousing costs  as a percentage of 80% of the County M edian Income can be seen 

in Table  6 in the Appendix . For a ho usehold earning 80% of County Median Income, the 

median renter housing costs are affordable in all but t hree  municipalities  (Figure 1 1. 

Transportation costs as a percentage of income for a household earning 80% of the 

County Median I ncome was calculated an d found that o n average, households in every 

municipality in Central Vermont pay more than 25% of their income towards 

transportations costs per year.  

Figure 9  below illustrates the mileage to work as a percentage of total yearly mileage.  

This metric takes into account the number of commuters per household .  I t should be 

noted that , while average number of commuters  per household was used for  this model, 

the  number of individuals who use public transportation for work was not a factor  

because they represent 1% of total workers in Central Vermont. Individuals who 

reported working from home make up roughly 7% of the total workers in Central 

Vermont. Those that work from home would have significantly lower transportation 

costs than shown in th is analysis, however they were not taken into account due to the 

fact that the majority of workers in Central Vermont commute to their workplace with a 

personal vehicle. This model only shows  transportation costs for a house hold making 

80% of County Median  Income and driving a personal vehicle for trips.  For all 

municipalities, mileage to work represents  less than  half of the average total miles 

traveled each year by households. Of non - work related trips, Social/Recreational and 

Meals were the two highest r eported mileage categories for municipalities.  

Figure 9: Mileage to Work as a Percentage of Total Yearly Mileage 

Source: U.S. Census Bureau, 2013 Longitudinal Employer-Household Dynamic (LEHD) 
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Taking both housing and transportation costs into account, a chart of owner  housing and 

transportation costs can be seen i n Figure 10  below and with renter  housing costs in  

Figure 11 . All municipalities in the Central Vermont Region are considered unafford able 

(for renting and owning) to the avera ge household making 80% of the County Median 

Income when transportation costs are factored in .  

For owning a home, Waitsfield, East Montpelier, Waterbury, Warren, Moretown, and 

Fayston all have combined costs above  70% of household income while Roxbury  is the 

only municipality with a total under 6 0% of household income.  

For renting, 13 municipalities have combined costs above 50% of household income and 

Warren, Cabot and Barre City are the t hree  municipalities below 47%  of household 

income .   

Figure 10: Median Owner Housing and Average Transportation Costs as a Percentage of Income for a 

Household Earning 80% of County Median Income 

 

 

 

 

0%

10%

20%

30%

40%

50%

60%

70%

80%

90% Transportation Costs as a Percentage of Income for a Household Earning 80%
County Median Income (Using Sedan)
Owner Housing Costs as a Percentage of Income for a Houseold Earning 80%
County Median Income
Estimated Percentage of Mileage Used for Work Compared to Overall VMTIf combined housing 

and transportation 
costs are above this 

45% affordability 
threshold, living in 
that town is 

unaffordable for a 
low income 

household.

If housing costs 

are above this 
30% affordability 

threshold, living 
in that town is 
unaffordable for a 

low income 
household.



 SAFE AND AFFORDABLE HOUSING 
 

DRAFT Page 20 
 

Figure 11: Median Renter Housing and Average Transportation Costs as a Percentage of Income for a 

Household Earning 80% of County Median Income 
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Historically, the concentrations of population and housing development in the R egion 

have occurred in the downtowns and villages of Barre City, Montpelier, Northfield, and 

Waterbur y.  T his concentration has been diminishing  somewhat  since the mid - 20 th 
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population and housing unit data between rural areas and a few key downtown and 

village locations  ÈÆÙÊÌÔ×ÎßÊÉdÆØd̂Ú×ÇÆÓ̃dÇÞdÙÍÊdºr¸rd¨ÊÓØÚØd§Ú×ÊÆÚ illustrates that 

residen tial settlement is occurring more strongly in the rural countryside  than the 

historical centers.  
 

The US Census ÉÊËÎÓÊØd̆Ú×ÇÆÓd

ÈÑÚØÙÊ×̇dÆ×ÊÆØ to be  densely 

settled core areas (more than 

1,000 persons per square mile) 

contiguous with moderately  dense 

peripheral neighborhoods (more 

than 500 persons per square mile).  

The areas roughly approximating 

downtown Montpelier, Barre City, 

South Barre, Websterv ille, 

Graniteville, East Barre, 

0%

10%

20%

30%

40%

50%

60%

70%

80% Transportation Costs as a Percentage of Income of a Household earning 80%
County Median Income (Using Sedan)
Renter Housing Costs as a Percentage of Income for a Household Earning 80%
County Median Income
Estimated Percentage of Mileage Used for Work Compared to Overall VMT

If housing costs 

are above this 
30% affordablity 

threshold, living in 
that town is 
unaffordable for a 

low income 
household.

If combined

housing and 
transportation costs 

are above this 45% 
affordability 
threshold, living in 

that town is 
unaffordable for a 

low income 
household.

Source: Census 2000, 2010 

Figure 12: Total Urban and Regional Housing 

Units, 2000 and 2010 

12,861 13,280

17,051
19,199

0

5000

10000

15000

20000

25000

2000 2010

Urban Cluster Rural



 SAFE AND AFFORDABLE HOUSING 
 

DRAFT Page 21 
 

Williamstown village, Northfield village and Northfield Falls, Waterbury village and 

¼ÆÙÊ×ÇÚ×Þd¨ÊÓÙÊ×dÆ×ÊdÈÔÓØÎÉÊ×ÊÉd̆Ú×ÇÆÓdÈÑÚØÙÊ×Ø̇dÇÞdÙÍÊd

US Census. 
 

Overall, Central Vermont has seen a 0. 06% 

populatÎÔÓdÉÊÈ×ÊÆØÊdÎÓd̆Ú×ÇÆÓdÈÑÚØÙÊ×Ø̇dbetween 

2000 - 2010 , and a 4.9% increase in population 

residing in rural areas.  Figure 12  demonstrates 

how housing unit growth in rural areas has 

occurred at a faster rate  since 2000  than in 

̆Ú×ÇÆÓdÈÑÚØÙÊ×̇dÆ×ÊÆØ, 12.6% and 3.3% 

respectively .  
  

®Ód§Æ××Êd¨ÎÙÞpdÆÓÉdÙÍÊd̆Ú×ÇÆÓ̇dÉÔÜÓÙÔÜÓØdÔËd

Montpelier and Waterbury, total population 

decreased over the 2000 to 2010 decade.  

Montpelier also saw a decrease in housing units 

ÎÓdÎÙØdÉÔÜÓÙÔÜÓd̆Ú×ÇÆÓdÈÑÚØÙÊ×̇ over this timeframe .  

Barre City sa w the smallest increase in the R egion in total 

housing units , of less than 1% (27 units) . 

 

In contrast, t he rural areas , outside of t ÍÊØÊd̆Ú×ÇÆÓdÈÑÚØÙÊ×̇dÇÔÚÓÉÆ×ÎÊØ have also seen 

greater increases  in housing units and populat ÎÔÓdÙÍÆÓdÙÍÊd̆Ú×ÇÆÓ̇dÉÔÜÓÙÔÜÓØrdAs a 

percentage of total housing, Fayston saw the greatest increase of over 33% (301) units, 

followed by Roxbury (79 units) and Cabot (137 units), each with a 22% increase in total 

housing units.  These three towns also saw the most significant increases in population 

between 2000 and 2010 relative to their small populations. Woodbury, and the rural 

parts of Northfield and Waterbury, experienced rural population increases of above 

10%. 

 

Within thes e broad regional shifts , there are also a few unique trends worth noting.  

¹ÍÊd̆Ú×ÇÆÓdÈÑÚØÙÊ×̇dÆ×ÊÆØdÎÓdØÊÛÊ×ÆÑdÔËdÙÍÊd·ÊÌÎÔÓ̃ØdÛÎÑÑÆÌÊØdÍÆÛÊdØÊÊÓdÎÓÈ×ÊÆØÊØdÎÓd

their populations and housing units between 2000 and 2010, and the rural part of 

Montpelier has experienced notable increases.   

 

From 2000 to 2010 Williamstown, Moretown and Middlesex  (in which a small portion is 

included in the Barre - Montpelier cluster)  ØÆÜdvtidÎÓÈ×ÊÆØÊØdÎÓd̆Ú×ÇÆÓdÈÑÚØÙÊ×̇d

population and 30% increase in housing units.  Barre Town, Williamstown, Berlin, and 

Moretown have also increased their share of urban housing units and increased their 

regional share of urban population.  This growing  contribution indicates possible infill 

and densifying of residential development.  

 

Rural areas within Montpelier municipal boundaries, but outside of downtown 

Montpelier , experienced a rural population increase of 61% and a rural housing unit 

increase of 68% from 2000 to 2010.  With this trend, it should be noted that the 

Figure 13: Urban Cluster Map 

Source: Census 2000, 2010 


