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Assessment ﬁ
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Key Finding #1

Williston lacks

enough homes

to support its
workforce.
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Key Finding #1

Williston lacks

enough homes
to support its
workforce.

3,449
homes
needed to
reach
healthy
balance



The 1990s were, by one measure, a period of strong economic growth in Chittenden
County. Between 1990 and 2000, total employment increased by 17,736 jobs — or 22.9% --
in Chittenden County businesses, nonprofit service organizations, and government.'

But the overall picture of robust job growth masks serious underlying problems.
First, job growth was uneven, with the older central cities losing ground or barely
holding their own: Burlington only gained 2.1%, while Winooski actually lost 16.3% of its
jobs. In contrast, Colchester employment grew by 74.7%, and Williston by 112.4%.

Second, wage growth was modest (a cumulative 8.3% over ten years after
adjusting for inflation), and unequally distributed among the workers in different
industries and towns. The leaders in wage growth were South Burlington, Burlington, and

F rom S p a tl a / M I sma tC h . Th e Winooski. Wages grew at a below-average rate in Colchester and Williston; wage growth
. was actually stagnant over the decade in Essex.
Location of Low-Wage Jobs e

Developments in the labor market affect housing markets. Thus, a third problem
, , was that severe housing shortages developed, particularly in the affordable sector.
an d Affo r d a b / e /—/ ousin g N According to a recent study of housing availability in the 6-county region of northern
Vermont, “The northwest region currently has an estimated need for 7,400 additional
1 housing units,...roughly 5,300 units of owner housing and 2,100 units of renter housing are
Ch / tten den CO un ty needed in the region to help assure a more rational functioning housing market even before
the housing requirements associated with the projected economic and population growth
over the next decade.” Also according to the same study, more than half the projected
; : growth in owner households will occur in income categories which generally require
(ZOO 1Re po rt by Unive rs Ity Of Vermont housing assistance. Nearly three-fourths of the projected growth in renter households over
De pa rtment Of Economics ) _the next decade will be in income categories which generally require housing assistance.”

Fourth, affordable housing stock remained concentrated in Burlington and Winooski,
rather than emerging in the towns which were generating the most low-wage jobs. Thus
many of the new jobholders in suburban establishments could not afford to live in the

_towns where they worked. )

This report summarizes existing data on these problems. It focuses primarily on
Burlington and the largest suburbs (Winooski, Williston, Essex, South Burlington,
Colchester, Shelburne, and Milton) which jointly accounted for 95.8% of all jobs in
Chittenden County in 2000.




Building Homes Together Campaign
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A campaign to strengthen Chittenden County communities
A campaign to strengthen Chittenden County communities

Total New Home Construction Affordable Housing Goal Update
A Goal: /TK Goal:
Create an average of 1,000 new homes/year for five years. (In the first year, 909 new homes were built, or 91% of 250 new affordable homes/year on average for a total of 1,250 over the five-year campaign. (In the first year, 151
the goal.) affordable homes were added, or 60% of the goal.)
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Average annual rate of increase
in housing costs and income

Key Finding #2 -
Housing in Williston i i H
IS becoming less E3

a_[:fo rdable Wlth Home prces  Rents Household Wages
), ncome

home Sd |e Prices Home prices exhibited an average annual increase of 5%

' ' during the 10-year period from 2012 to 2022. Prices
an d e ﬂtS | chea5| ﬂg Increased at an even faster rate of 48% from 2017 to 2022
faster than incomes.

Rents exhibited a similar pattern
Median household income and average wage in

Williston increased at a rate of 2% and 3% annually, not
keeping up with housing costs.




Chittenden COUI’\t\/ B Not cost burdened (<30%) Williston M Not cost burdened (<30%)
Cost Burden by Tenure  mcost burdened (30-49.9%) Cost Burden by Tenure ™ Costburdened (30-49.9%)

m Severely cost burdened (50%+) m Severely cost burdened (50%+)

Key Finding #2 - -
Housing in Williston [ .
IS becoming less N
affordable, with
home sale prices

All Households 2020 Renters 2020 Owners 2020 All Households 2020 Renters 2020 Owners 2020

and rents increasing
faster than incomes.

* In Williston, 69% of 914 renter households are cost-burdened

e 21% of the 3,129 homeowner households are cost burdened.

 An estimated 751-2,051 Williston households live in housing
that is not likely to be sustainable for them in the long run
because it costs more than 30% of their income.




Key Finding #3

Most people who

work in Williston

can’t afford to live
in Williston.

lobs by Employer Type 2021 B Chitenden County W Williston
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Average wage of jobs in Williston is $60,408

Largest portion of jobs are in the category classified as
“service producing,” which includes retail, food services,
hospitality, professional services, and health care
Average annual wage of service-producing jobs

is $56,367.

Within that share the largest subcategory is retail, with
1,866 jobs and an average annual wage of $37,754.



Key Finding #3

Most people who

work in Williston

can’t afford to live
in Williston.

Median gross rent is unaffordable to average wage
worker, Williston, 2021

Two people - retail jobs Median

Gross Rent
$1,647

One person - retail jobs

Two people - service-producing jobs
One person - service-producing jobs
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Median priced home is unaffordable to average wage
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Gap:

Subsidized
affordable
apartments to
number of jobs
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Ratio of jobs to publicly subsidized affordable
apartments, Chittenden County towns, 2021

er o N
S o> o
e, © he) \) ‘7

6‘5\ ¢ '\Q@% '\\0@ ‘oéo o‘\\o °0 45\\ &
O Y <& S )

m All apartments m Apartments with no age/disability restrictions




Key Finding #4

Household Size # Bedrooms/Dwelling
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* . 90% b
There is a mismatch
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the distribution of s
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available homes in

Williston.
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Key Finding #4

There is a mismatch
between
the distribution of
household sizes
and configuration of
available homes in
Williston.

Number of Dwellings
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Key Finding #5

Proportionally
fewer
African American
households own
their homes
than White
households.

...............

Percentage of homeowners and renters by race [ ]
|

: - .
Source: U.S. Census Bureau, American Community
Survey b-year estimates (Tables B25003A-G)




Key Finding #6

Significant needs
exist for
supportive
housing.

Needs Assessment Survey Summary

« Summary Data based on 73 Survey Respondents as of 4/3/22 full report available upon request)

« Male/Female Ratio: 67%/33%

Level of Support Needs

1:1, 247, which includes nighllime
monibaring

High behavioral support
Deaily medical support
247 shared suppart
Moderale support
Low suppat
Independant with oocasional supparts

Mo suppor needs

Specialized Needs

Communication I 2%
Behavioral [ s53%
Sensory [N a4
Physical Health Iy 33%
Mental Health [N 32%
Other [N 29%
Dietary N 25%

Handicap Accessible N 2%

High Medical N 13%
Lift System [N 10%
Mone [ 3%

Housing Location Preference

COUMTRY /OUTSIDE

LARGE TOWHN {
CITY SUBURE

SMALL TOWYN / VILLAGE

Multiple-Resident Housing
Model Preference
OITHER

CLUSTERED HOUSING OR
SCATIERED SITE

SMNGLE FAMILY HOME
W SEVERAL

RESIDENTS COHOUSING

MOOEL



Key Finding #7/
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Key Finding #8

Where new
housing is built

matters

On average, 86% of homes built in Chittenden County since 2012 are
in areas planned for growth, exceeding the 80% goal outlined in the
ECOS Plan

Ul
gjo00)o

1nin 9
- [;5‘1" 86% -
In areas planned for
growth

Jo=k 149% -

In rural areas




Key Finding #8

Where new
housing is built

matters

New Dwellings created July 2017 — June 2022

.......




Existing Affordable Housing Incentives

Zoning Districts

Height Bonus Increase in building height from 36 to TCZD, MURZD, MUCZD outside TCFBC
52 feet for building affordable housing

Incentive or Regulation

Density Bonus 5 DU per acre for 30% affordable RZD
15 DU per acre for 30% affordable TCZD

Growth Management Points in residential growth All residential zoning districts
management scoring

Accessory Dwellings Allowed by right on properties with ARZD, RZD, VZD

single family dwellings.

Impact Fees Selectboard can partially or fully waive  All residential zoning districts
fees for developments meeting certain

affordability provisions

EVETAET Lo TSI ol 1o g (e i oy =TS 50% reduction in water and sewer All residential zoning districts
connection fees for affordable housing

Specific Plans Affordable housing can meet the All zoning districts
criteria of a “substantial public benefit”



Further
Recommendations

to Support
Housing Needs

0 N O U bk W

Growth Management
Zoning Reform

Sewer Capacity / Allocation
Housing Trust Fund
Non-Profit Partnerships
Construction Costs

Cost of Living

Equity Considerations



Recommendation
#1

Growth

Management
Reform

* Increase # of permits (BHT / HNA targets)

 Exempt and administratively review:
* Adaptive reuse for housing
* Small “missing middle” (2-4 unit) projects
* Projects with 20% or more units <=120% AMI
* TCFBC district

Multi-family housing in character with the surrounding neighborhood in Waterbury, image credit: Susan Henderson

Enabling Better Places Guide


https://outside.vermont.gov/agency/ACCD/ACCD_Web_Docs/CD/CPR/Planning-Your-Towns-Future/CPR-Z4GN-Guide-Final-web.pdf

Recommendation
#1

Growth

Management
Reform

e Revise, eliminate, or replace GM due to:
* Utility location / allocation
* Impact fees

* Non-municipal $ for service growth:
; Ing-opportunities


https://www.ccrpcvt.org/funding-opportunities

Recommendation
H#2

Other Zoning

Reforms

Continue to prioritize Growth Center
Form-based code for residential zones

* Inclusionary Zoning

* Flexibility for small “a” affordable housing
* ADUs
* Adaptive reuse
e Farm worker housing
* Short-term rentals to support owner income

Reduced (front) lot setbacks
* Also allow accessibility ramps within setbacks

Townhouse ac
Courtyard ~ Cottage Medium "
Fourplex:

R e Court —
S Duplex Sl Building

N\ Side-By-Side + . . Sin
\  Stacked Missing Mldd‘e Housing

—

—_—
— — —
—
—

—_—
—
—
— —

o200 TORHKES



Recommendation
H#2

Other Zoning

Reforms

* No density requirements for:
* Conversion of hotels to affordable housing
* Development on existing lots smaller than 2 acres

* Relax permitting requirements for ADUs
* No owner occupancy required
e Convert outbuildings to ADUs regardless of size
 Exempt ADUs from review if rules are met
* No additional parking for ADUs

e Parking
* Eliminate or reduce minimums, especially residential
e Consider maximums in TCFBC




Recommendation
#3

Sewer Capacity /

Allocation

e Capacity is limited, but there are options
* Reallocate unused capacity — comm. to res.

* Restrict sewer service area
* Further limit growth outside core areas
* Reduced utility costs for residents

e Purchase more capacity or upgrades
* Distributed (on-site) treatment options?




Recommendation
HA

Housing Trust

Fund

* Appoint HTF Advisory Board and staff
* Annual work plans and reports, funding policy

* Establish dedicated funding source
* \oter-approved tax rate
* Dedicated portion of local options taxes
* Inclusionary Zoning fee-in-lieu (if created)

* Infrastructure investments in housing
* TIF / Special Assessment / REDI District
e State / Federal Grants or Loans




' Recommendation

,q!
i #5
Non-Profit

Partnerships

Llr -

AEPRESENTS A LIKENESS ONLY

AMPLAIN evernor-m L—I\I_ICathedral

ommunities. Building possibilitie Square
Green Mountain

I Habitat
. Best positioned to provide “deep
affordability” (<80% AMI)

* |dentify parcels for development

e Connect with landowners

e Support grants with letters, Town Plan
language

xwt‘“ e.!cown 11. um\ncn



Recommendation
HO6

Reduce Housing

Construction Cost

e Streamline development review process,
reduce appeals

* Reduce permitting fees

» Support construction workforce
development

 Facilitate local supply chains

e Acquire and develop mumupal land for
housing :




State Designation Programs
Benefits Overview
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10% State Historic Rehabilitation Tax Credit

25% Fagade Improvement Tax Credit
50% Code Improvement Tax Credit

50% Flood Mitigation Credit

Downtown Transportation Fund***

Sprinkler System Rebate

Special Assessment District

Act 250 Limited Review & Criteria - "Downtown Findings"
Act 250 Findings and Conclusions for Growth Centers
Act 250 Master Plan Permit Application

Exemption from land gains tax
ANR Wastewater fee capped at $50/application

Better Places placemaking grants
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Recommendation
H7

Reduce Cost of

Living

* Reduce transportation expenses
* Density paired with bike / ped infrastructure
* Mixed-use development
* Public transit
* Microtransit

* Energy efficiency
e Outreach and education
* Energy Revolving Loan Fund
* Renewable heating sources




Recommendation
#8

Equity

Considerations

* Moving beyond assistance

* Inclusionary Zoning

* Fair housing education / enforcement
* Building codes and inspections

e “Just Cause” eviction protections?

* Targeted down payment assistance

* Equal pay and job opportunities
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