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EXECUTIVE SUMMARY

The Chittenden County Regional Planning Commission (CCRPC) engaged White + Burke Real Estate
Advisors, Inc. (W+B) and Cambridge Econometrics (CE) to conduct a comprehensive real estate market
demand analysis across five counties and ten target communities (Target Communities) in northwest
Vermont. This initiative supports CCRPC’s broader goal to evaluate and implement Transit Oriented
Development (TOD) strategies in the Target Communities to promote denser, mixed-use growth near
transit hubs. The market analysis focused on assessing existing real estate trends and projecting future
housing demand through 2035 and 2050.

The five counties and ten Target Communities involved in this study include:

e Addison County — Middlebury, Vergennes, Ferrisburgh
e Chittenden County — Essex Junction, Milton

e Franklin County — St. Albans Town

e Rutland County — Rutland City

e Washington County — Barre City, Northfield, Berlin

Key Deliverables
The market demand analysis focused on the following two (2) key deliverables:

Assess Current Real Estate Market and Trends. Current real estate market patterns, with a focus on the
residential market, were evaluated in each of the ten Target Communities. This assessment involved a
review of readily available socio-economic data and recent market reports as well as interviews with
local real estate professionals, developers, property managers and employers. The findings from this
assessment helped inform the future demand projections for each Target Community. This work also
included a preliminary and high-level “due diligence” developability review of the TOD target areas
identified by each of the communities.

Housing Demand Projections Through Years 2035 and 2050. Housing demand projections through
years 2035 and 2050 were developed for each of the five counties and ten Target Communities using
CE’s proprietary Population and Housing Model (PHM). Demand projections were prepared for three
scenarios: 1) baseline projections (based on recent past population and demographic trends), 2) low
household growth scenario (assumes 1.02% annual growth in households), and 3) high household
growth scenario (assumes 1.4% to 1.77% annual growth in households).
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Key Findings - Assessment of Current Real Estate Market
and Trends

General Findings

Strong Housing Demand Across All Markets: Each Target Community demonstrated healthy
demand for all housing types, particularly for affordable and workforce housing. This strong
demand is expected to continue for the foreseeable future.

Workforce Housing Affordability is a Core Challenge: Employers and economic development
professionals widely cited a lack of affordable housing as a key barrier to workforce recruitment
and retention.

Development Challenges: Many developers see high construction costs and permitting
uncertainty (particularly Act 250) as significant barriers to delivering housing that is affordable
to the workforce.

TOD Opportunities: Many of the Target Communities are well-positioned for TOD due to strong
housing demand in their downtowns/village centers, local support for denser development, and
availability of underutilized or developable land. However, in many communities, zoning
updates and infrastructure investments will be critical for unlocking TOD potential.

Specific Findings

Key findings related to the current real estate market and trends in each of the Target Communities are
summarized below:

Addison County

Middlebury: As the employment hub for Addison County and with the number of jobs growing,
Middlebury is well positioned to accommodate a large share of the county’s population,
employment, and new housing growth projected over the next 25 years. Demand for all housing
types and income levels is strong, particularly for housing in or near the downtown, and is
expected to continue for the foreseeable future. Except for the presence of floodplain and
wetlands in lowland areas along the Otter Creek, much of the designated TOD area appears to
have no significant barriers that would preclude or significantly limit increased development
densities.

Vergennes: Considering the city’s location along 2 primary transportation arteries (Routes 7 and
22A) and its proximity to Chittenden County, the city is well positioned to accommodate a good
amount of the population, employment and new housing growth projected to occur in the
county over the next 25 years. Demand for all housing types and income levels is strong, which
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is partly being driven by households who work in Chittenden County but are not willing to pay
the higher priced housing in the Greater Burlington area. This strong housing demand is
expected to continue for the foreseeable future. While much of the roughly 160 acres of
developable land in the TOD area is already developed, there are still several larger
undeveloped parcels as well as underutilized properties that could be redeveloped into higher
density projects.

Ferrisburgh: Like the other target communities in Addison County, demand for housing in
Ferrisburgh is strong and is expected to remain so for the foreseeable future. This includes all
housing types and income levels. Much of this strong demand is being driven by people who
work in Chittenden County but are unwilling to pay the higher priced housing in the greater
Burlington area. While demand for housing is high, a significant barrier to constructing more
housing in the Town, including within the two designated TOD areas, is the lack of municipal
water and sewer. Until such time as municipal water/sewer is available, notable change is not
expected in new housing construction compared to recent trends.

Chittenden County

Essex Junction: Considering Essex Junction’s proximity to Burlington and nearby employment
hubs, and with high demand for housing of all types and income levels, the city is primed to
accommodate more housing growth over the coming years. Housing growth trends over the last
decade are expected to continue and could potentially be increased provided zoning regulations
allow for higher densities (e.g., higher maximum building heights). With healthy demand for
industrial/warehouse space in the region, further growth in this sector is anticipated, but will
occur primarily in Essex Town. Nonetheless, further growth in industrial/warehouse space in
Essex Town will benefit the Essex Junction economy and help support new housing growth.
While the city is already largely developed, a good amount of underutilized land still exists,
including within the TOD area, and therefore could potentially be redeveloped into higher
density residential and mixed commercial/residential projects.

Milton: While Milton is located on the outer edge of Chittenden County, demand for housing
remains strong and is being partly driven by people who do not want to pay the higher priced
housing in communities closer to Burlington. Considering this strong demand and the town’s
proximity to Interstate 89, Milton is in position to accommodate more housing growth over the
coming years. Housing growth trends over the last decade are expected to continue and could
potentially be increased if zoning regulations allow for higher densities and if developers can
deliver more housing affordable to the workforce. Other than a cemetery, there do not appear
to be any significant barriers in the TOD that would preclude higher density development. While
most properties in the TOD area are currently developed with lower intensity uses, higher
density development could be accommodated through in-fill and redevelopment of
underutilized properties.
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Franklin County

St. Albans Town: Since at least 2000 the Town of St. Albans has been growing faster than most
of Vermont. There is no reason to think this will cease. This growth appears to be at least partly
driven by the ease of commuting to jobs in Chittenden County. The placement of the two TOD
areas adjacent to Interstate exits, making them the shortest possible drives (or bus routes) to
Chittenden County, suggests they could be appealing as locations for further residential
development. With few physical barriers present, all necessary utilities in place and zoning that
would allow significant densities, the TOD areas are well positioned to receive a significant
portion of the demand for residential development in the county over the next 10 to 25 years.

Rutland County

Rutland City: Rutland City is an economic hub and generator for the region, with several large
employers and a dense, walkable downtown. With the Amtrak station and major bus depot
central to the district, Rutland’s downtown and TOD area is primed for more density and infill.
While Rutland’s population has seen decline, the strength of the employers and the creation of
a ski village in nearby Killington suggest that demand will remain significant for housing at every
price point in Rutland City. With limited physical barriers, a supportive development
environment, and proximity to large employers, Rutland City and its TOD area is poised to
accommodate a large share of the county’s population and housing growth over the next 25
years.

Washington County

Barre City: Typically seen as a hub of Washington County for employment and relatively more
affordable housing options, the City of Barre is experiencing very high demand for housing.
Housing vacancy is extremely low, and the quality of much of the housing stock is substandard.
Local support for new and more dense development is high. While the downtown and TOD area
is mostly entirely developed, many properties are well-suited to support the high demand for
housing by accommodating in-fill and redevelopment of underutilized properties. Barre City has
high potential for more significant population and housing growth given its accessibility and
relative affordability compared to its Central Vermont neighbors.

Northfield: While lacking the level of demand as some of its Central Vermont municipal
neighbors, Northfield attracts many individuals and families looking for a small and active
downtown, access to trails, a close commute to many employers and the interstate, and to be
within a university town. While the population is aging and has been decreasing, demand is
steady for single-family housing and apartments particularly for those affiliated with the
university, young professionals, and downsizers. Northfield, including the developable portions
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of the TOD area, is well positioned to accommodate a moderate share of the county’s
population and housing growth over the next 25 years.

e Berlin: Demand for housing in Berlin is healthy which is consistent with the rest of Central
Vermont. Employees of the region’s major employers look to Berlin for reasonably priced homes
and rentals. Strong demand for housing is expected to continue for the foreseeable future
especially in areas served by municipal water and sewer (e.g., the medical center and major
retail area). Much of the designated TOD area (i.e., Village of Riverton) is encumbered by steep
slopes, and flood plain and wetlands in the low-lying areas. Another significant barrier to seeing
increased residential development and densities in Riverton is the lack of municipal water and
sewer. If water and sewer can be addressed, the TOD area could potentially accommodate
modest growth in the number of housing units.

Key Findings - Housing Demand Projections

General Findings
Baseline Scenario

e Regional Population Projected to Decline Over Forecast Period: The population decline is
driven by the aging population. Natural change is negative (l.e., more deaths than births) in
Addison, Rutland, and Washington counties between 2022 and 2035 and all counties between
2036 and 2050.

e Aging Population Can Increase Demand for Housing: Since older people tend to live alone or in
smaller households, the demand for housing can increase. There will be more households in
2035 than 2022 in all counties except Rutland. By 2050, the population decline offsets this
dynamic and results in fewer households in Addison and Washington counties, but Chittenden
and Franklin counties continue to see growth.

e More Homes Required in Most Communities: More homes will be required in most counties by
2035 to accommodate population and address the deficit. By 2050, Addison and Washington
counties will require slightly fewer homes compared to 2035, with Rutland’s trend leading to
fewer homes by 2035. Chittenden and Franklin counties will require continued growth in homes
through 2050, though this growth slows over time. When replacement homes are considered,
all counties will require additional homes by 2050, except for Rutland.

Household (HH) Growth Scenarios

e Population and Housing Trends Driven by Household Growth Assumptions: The HH Growth
scenarios demonstrate population and housing trends if number of households grew over the
entire forecast period. The High HH Growth Scenario assumes 1.77% annual growth in
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households until 2030 and then 1.4% growth through 2050 while the Low HH Growth Scenario

assumes 1.02% annual growth in households across the entire period.

e Substantial Increase in Net Migration Needed: A substantial increase in net migration would be
needed to support continuous growth in households.

e More Homes Required Under HH Growth Scenarios: Under HH Growth scenarios, additional
homes would be required in all ten Target Communities.

Specific Findings

Over the next 25+ years (between 2022 and 2050), the number of new homes needed to accommodate
the population, normalize the vacancy rate, and replace lost homes in each of the five counties and ten
Target Communities is summarized below.

Addison County

e Addison County: Baseline Scenario - 2,500 new homes; Low HH Growth Scenario - 6,800 new
homes; High HH Growth Scenario - 10,300 new homes.

e Middlebury: Baseline Scenario - 800 new homes; Low HH Growth Scenario — 2,400 new homes;
High HH Growth Scenario — 3,800 new homes.

e \ergennes: Baseline Scenario - 300 new homes; Low HH Growth Scenario — 1,000 new homes;
High HH Growth Scenario — 1,600 new homes.

e Ferrisburgh: Baseline Scenario - 300 new homes; Low HH Growth Scenario — 800 new homes;
High HH Growth Scenario — 1,200 new homes.

Chittenden County

e Chittenden County: Baseline Scenario — 22,100 new homes; Low HH Growth Scenario — 30,000
new homes; High HH Growth Scenario — 44,700 new homes.

e Essex Junction: Baseline Scenario — 1,900 new homes; Low HH Growth Scenario — 2,600 new
homes; High HH Growth Scenario — 3,900 new homes.

e Milton: Baseline Scenario — 1,400 new homes; Low HH Growth Scenario — 1,900 new homes;
High HH Growth Scenario — 2,900 new homes.

Franklin County

e Franklin County: Baseline Scenario — 4,400 new homes; Low HH Growth Scenario — 8,900 new
homes; High HH Growth Scenario — 13,400 new homes.
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St. Albans Town: Baseline Scenario — 1,300 new homes; Low HH Growth Scenario — 2,900 new
homes; High HH Growth Scenario — 4,500 new homes.

Rutland County

Rutland County: Baseline Scenario — 2,900 fewer homes than the existing housing stock will be
needed in 2050 due to projected declines in household population; Low HH Growth Scenario —
13,300 new homes; High HH Growth Scenario — 19,900 new homes.

Rutland City: Baseline Scenario — 900 fewer homes than the existing housing stock will be
needed in 2050 due to projected declines in household population; Low HH Growth Scenario -
4,100 new homes; High HH Growth Scenario — 6,200 new homes.

Washington County

Washington County: Baseline Scenario - 2,200 new homes; Low HH Growth Scenario — 11,900
new homes; High HH Growth Scenario — 18,000 new homes.

Barre City: Baseline Scenario - 300 new homes; Low HH Growth Scenario — 2,300 new homes;
High HH Growth Scenario — 3,500 new homes.

Northfield: Baseline Scenario - 200 new homes; Low HH Growth Scenario — 1,100 new homes;
High HH Growth Scenario — 1,800 new homes.

Berlin: Baseline Scenario - 100 new homes; Low HH Growth Scenario — 900 new homes; High
HH Growth Scenario — 1,400 new homes.
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. INTRODUCTION

The consulting team of White + Burke Real Estate Advisors, Inc. (W+B) and Cambridge Econometrics
(CE) was engaged by the Chittenden County Regional Planning Commission (CCRPC) to conduct a real
estate market demand analysis (“market demand analysis”) for five counties and ten communities
(Target Communities) in northwest Vermont. This work is intended to inform and support a larger
planning initiative by CCRPC to examine the potential for Transit Oriented Development (TOD) in the
ten Target Communities. Later phases of CCRPC’s TOD initiative will include master planning (and
potentially new or revised zoning regulations) in each of the ten Target Communities to help facilitate
denser TOD growth and development. One key to this TOD master planning is estimating the level of
market demand for further growth. That question is central to W+B/CE’s analysis of each county and
community.

1.1 Northwest VT Counties and Target Communities

The real estate market demand analysis examines market trends and makes housing demand
projections for the following five counties and ten Target Communities in northwest Vermont:

e Addison County — Middlebury, Vergennes, Ferrisburgh
e Chittenden County — Essex Junction, Milton

e Franklin County — St. Albans Town

e Rutland County — Rutland City

e Washington County — Barre City, Northfield, Berlin

1.2 Real Estate Market Demand Analysis Process

The market demand analysis conducted by W+B and CE centered on the following four tasks:

1. Identify Goals. This work involved meeting with each of the involved regional planning
commissions (RPCs) and Target Communities to learn about each region and community’s goals
and objectives for the Northwest Vermont TOD project and the market demand analysis. In
addition to understanding the goals and objectives for the project, the consultant team
obtained guidance on market demand perceptions, target TOD areas, issues and opportunities,
and key local stakeholders to interview such as developers, landlords, property managers, real
estate agents, appraisers, economic development professionals and employers. The findings
from these meetings are summarized in the “Task 1 Meetings with Regional Planning

NORTHWEST VERMONT TOD REAL ESTATE MARKET ANALYSIS 1
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Commissions and Muncipalities” reports which were prepared for each of the involved RPCs in
March 2024.

2. Socio-Economic Data Collection. Readily available socio-economic and employment data was
collected and analyzed to obtain a clear understanding of the socio-economic trends and
conditions for each of the five counties and Target Communities in the study area. Links were
drawn to how these socio-economic and employment trends drive demand for different types
of real estate with a focus on the residential market. The key findings from this data collection
and analysis effort are summarized in the report titled “Vermont Real Estate Market Analysis:
County Profiles”, prepared by CE and dated July 2024.

3. Assess Current Market Demand. The consultant team conducted an evaluation of the current
real estate market patterns, with a focus on the residential market, in each of the ten Target
Communities (“market assessment”). As discussed further below in Section 2.1, this assessment
involved a review of readily available socio-economic data and recent market reports as well as
interviews with local real estate professionals and employers. The findings from this assessment
helped inform the future demand projections for each Target Community. This work also
included a preliminary and high-level “due diligence” developability review of the TOD target
areas identified by each of the communities. The key findings and conclusions from this
assessment of current market demand are summarized in the report titled “Real Estate Market
Assessment TOD Target Communities, Interim Progress Report”, prepared by W+B and dated
8/13/24.

4. Provide Market Forecast. Building on the prior tasks, the consultant team developed housing
demand projections for years 2035 and 2050 for each of the five counties and ten Target
Communities. As discussed further below in Section 2.2, the housing demand projections
utilized CE’s proprietary Population and Housing Model (PHM), a well-established demographic
model which is tailored to local geographies and considers the factors that influence population
change and housing demand. Demand projections were prepared for three scenarios: 1)
baseline projections (based on recent past population and demographic trends), 2) low
household growth scenario (assumes 1.02% annual growth in households), and 3) high
household growth scenario (assumes 1.4% to 1.77% annual growth in households). A
description of the methodology used and key findings from the housing demand projections are
detailed in the report titled “Housing and Population Demand Forecast and Scenarios, 2035 and
2050,” prepared by CE and dated April 2025.

NORTHWEST VERMONT TOD REAL ESTATE MARKET ANALYSIS 2
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Il. KEY DELIVERABLES

The market demand analysis conducted by W+B and CE focused on the following two (2) key
deliverables:

1. Assessment of the current real estate market and trends.
2. Housing demand projections to the year 2035 and 2050

These key deliverables are discussed in more detail below.

2.1 Current Real Estate Market and Trends

The consultant team evaluated the current real estate market patterns, with a focus on the residential
market, in each of the ten Target Communities (“market assessment”). This evaluation also involved a
high-level “due diligence” developability review of the TOD target areas identified by each of the
communities. The findings from this real estate market assessment helped inform and provided a basis
for the future housing demand projections for each Target Community.

In conducting this market assessment, the following was pursued:

e Review of readily available demographic, employment, and other economic indicator data to
assess ongoing economic and market trends and potential application to the TOD target areas.

e Review of recent studies and reports related to housing needs, economic activity and market
conditions pertaining to the five counties and Target Communities (“market reports”).

e Interviews with local and regional real estate and economic development professionals (“real
estate professionals”) including commercial/residential developers, property managers,
commercial/residential real estate brokers, real estate appraisers, owners of investment real
estate, business owners, large employers, and economic development specialists.

e Visits to the TOD target areas in each community.

Due to a paucity of readily available and reliable real estate market data at the local level for rural
communities such as the those involved in this study, this market assessment relies heavily on White +
Burke’s knowledge of the target regions/communities, existing professional relationships, and
interviews with the real estate professionals discussed above. The real estate professionals’ daily work
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in the local marketplace provides valuable insight related to market conditions, demand and economic
activity in each of the ten Target Communities.

The key findings from this real estate market assessment are provided for each Target Community in
Sections Il - VII of this report.

2.2 Housing Demand Projections

The consulting team prepared population and housing demand forecasts for years 2035 and 2050 for
the five counties and ten Target Communities using CE’s Population and Housing Model (PHM). At its
core, the PHM models the interaction between population and housing in an area over time. The
model can be used to understand how population changes over the long-term, both in terms of
absolute number as well as demographic characteristics. It forecasts change in the characteristics of the
population based on several factors, such as demographic (e.g., natural aging of the current population)
and social (e.g., trends in fertility rates, in and out migration). PHM uses a cohort survival projection
methodology, meaning that the future population is influenced by the starting population profile,
natural change (births and deaths) and migration (domestic and international). The model then relates
total population to the demand for housing.

The PHM model forecast also takes into consideration the existing housing deficit (i.e., low vacancy
rates) and adjusts each county’s vacancy rate to ‘healthy levels’ (i.e., 5% for rentals and 2% for homes
as defined in the VHFA Housing Needs Assessment). The need for replacement homes is also
considered and calculated ‘off model’ based on the forecasted housing demand.

The PHM was used to model three different scenarios of population growth and housing demand:

1. Baseline Scenario: This scenario is a trend-based forecast with input assumptions related to
population change that are drawn from recent past trends and applied to future years. The
Baseline Scenario forecast shows how the current population would change should recent
trends in natural change (i.e., number of births vs deaths) and net-migration stay the same.

2. High Household Growth Scenario: This scenario assumes the number of households grows
continuously at a fixed rate which is significantly higher than the current trend. This scenario
assumes an annual growth in the number of households of 1.77% until 2030 and then 1.4%
through 2050, which is in line with the household growth assumptions used in the VHFA
Housing Needs Assessment. While the Baseline Scenario uses natural change and migration to
determine population growth, this scenario assumes a fixed rate of household growth and
reveals the level of net migration needed to achieve the assumed growth in households and
population.

NORTHWEST VERMONT TOD REAL ESTATE MARKET ANALYSIS 4
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3. Low Household Growth Scenario: This scenario assumes the number of households grows
continuously at a fixed rate which is higher than the current trend but lower than the High
Household Growth Scenario. This scenario assumes an annual growth in the number of
households of 1.02% through 2050. Like the High Household Growth Scenario, since household
growth is a fixed input, the analysis reveals the level of net migration needed to achieve the
assumed growth in households and population.

The PHM forecasts the population and housing demand for each of the three scenarios on a county-
level basis. The county-level results are then disaggregated to the ten Target Communities based on
assumptions about the distribution of new homes within each county. The distribution of new homes
to each Target Community is based on both qualitative and quantitative research by W+B on real estate
market demand and trends with some consideration given to development constraints. It does not
consider unique economic events in each community, which could significantly alter the population
dynamics of a municipality (e.g., a new business opening employing many people and thereby creating
demand for new housing).

The key findings from this population and housing demand forecast analysis are provided for each
county and Target Community in Sections Il - VIl of this report.

NORTHWEST VERMONT TOD REAL ESTATE MARKET ANALYSIS 5
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lll. ADDISON COUNTY

This chapter presents the following information for Addison County and three (3) Target Communities —
Middlebury, Vergennes and Ferrisburgh:

e An assessment of current real estate market conditions including an understanding of demand
and trends.

e Housing demand forecasts in terms of additional homes needed by 2035 and 2050 for three
scenarios — Baseline, Low Household Growth, High Household Growth.

e A preliminary and high-level “due diligence” developability review of the TOD target areas
identified by each of the communities.

3.1 County-Level Results

3.1.1 Assessment of the Current Real Estate Market and Trends

As summarized in the report titled “Real Estate Market Assessment TOD Target Communities, Interim
Progress Report”, prepared by W+B and dated 8/13/24, an assessment of the current real estate
market, including an understanding of demand and trends, was conducted for three (3) communities in
Addison County — Middlebury, Vergennes and Ferrisburgh. In conducting this market assessment, W+B
examined readily available socio-economic data, reviewed recent market reports, and held interviews
with local real estate professionals. The findings from this assessment helped inform the future housing
demand projections for each Target Community.

Key region-wide findings related to the general economy and real estate market conditions in Addison
County are provided below.

General Economy and Employment

e Most real estate professionals describe the overall economy in Addison County to be generally
positive, with most sectors holding steady or slowly growing (except for hospitality).

e According to economic development professionals, there are a few industries slowly growing or
looking to grow, including:

o Mechanical manufacturers
o Aerospace

o Specialty food and beverage

NORTHWEST VERMONT TOD REAL ESTATE MARKET ANALYSIS 6
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o Middlebury College
o Porter Hospital
e Addison County has a solid employment base but is still primarily a residential area.*

e Employment in Addison County grew at a faster pace than the state between 2000 — 2022 (10%
for county compared to 2% for state).?

e Compared to the state, a substantially higher proportion of workers in Addison County are
employed in education and healthcare. The education and healthcare services are the largest
sector in the county, employing over 4,300 people (total employment in the county is just under
15,000).*

e Addison County’s unemployment rate (2.4%) is consistently below the national level and
Vermont.*

e In 2021, about 5,500 workers in Addison County commuted from outside the county. About
8,300 lived and worked in the county. Another 8,300 workers living in Addison County
commuted elsewhere for work, largely to Chittenden County, resulting in a small net outflow of
about 2,700 workers.*

e 27% of Addison County workforce respondents would move closer to work if they were able.?

e 84% of Addison County workforce respondents who wanted to move closer to work cited
housing affordability as the primary barrier to living near their workplace.?

e Businesses and economic development professionals report that many employers are struggling
to hire qualified workers. Many attribute this difficulty to a lack of housing that is affordable to
the workforce.

e The largest employers in Addison County (Middlebury College, Porter Hospital, school districts)
struggle to find a reliable and robust workforce due in part to the tight housing market with
prices unaffordable to most workers earning less than median income ($68,825 in 2020) or even
above.?

Population and Income

e Addison County has a higher median household income ($86,000) and lower poverty rate (7.5%)
than the state and US.?

e Average household size in Addison County declined slightly between 2000 — 2021 from 2.55 in
2000 to 2.36in 2021.t

! Vermont Real Estate Market Analysis: County Profiles, prepared by Cambridge Econometrics, dated July 2024.
2 Addison County Workforce Housing Needs Assessment Report, Addison County Community Trust, 2021.
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Housing

Median home prices and rents in Addison County increased significantly between 2000 — 2022.
The rising prices, along with a decline in median days on the market point to increased housing
demand in the county.?

The median home sale price in Addison County increased significantly between 2020 and 2023,
from $285,000 to $405,000 (+42%).3

Average days on market (i.e., homes for sale) in Addison County declined significantly between
2020 and 2023 from 109 to 28.3

In Addison County, the number of residential sales in 2023 was lower than the five years prior
due to a limited supply of inventory and higher interest rates. Days on the market remain low
and demand remains strong in many neighborhoods.?

Hundreds of affordable new homes are needed in Addison County to meet the demand from
employees and prospective employees.?

Majority of homes in Addison County (77%) are detached single-family.!

More townhomes, rowhouses, and multi-family homes are needed in Addison County to meet
current housing demand and provide a housing market that is affordable and attractive to all
income levels.?

The number of homes listed as short-term rentals in Addison County increased substantially
over the last decade (from less than 40 in 2014 to over 300 by the fall of 2023).?

79% of Addison County housing survey respondents want to see more housing options in their
village center.?

Most (83.6%) Addison County housing survey respondents believe there is a housing shortage in
their community.*

Top priorities for Addison County housing survey respondents when choosing a place to live
include reliable internet service, being close to amenities (e.g., shopping, health care, dining),
availability of water and sewer systems, and close to family and friends.*

Addison County housing survey respondents agree and strongly agree there is a need for more
housing of all types in their communities.*

Addison County housing survey respondents aged 50 and older were more likely to say they
would like to live in a village center.*

A healthy rental vacancy rate for a housing market is 5%. Addison County has a vacancy rate of
3.8% for renters.?

3 Addison County Housing Market Summary, prepared by Benton Real Estate Appraisers, dated April 2024.
4 Addison County Regional Housing Survey, prepared by Addison County Regional Planning Commission, Summer 2023.
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Addison County households earning 80% AMI ($45,000) can afford a monthly rent of $1,125 and
home purchase price of $164,500. Households earning 120% of AMI ($100,440 for family of 4 in
2021) can afford a monthly rent of $2,511 and home purchase price of $370,000.?

Permitting Uncertainty, Cost and Risk — A barrier to development and economic growth in the
county cited by many real estate professionals is the high cost, uncertainty and risk imposed by
the state permitting process. Most professionals feel strongly that development in downtowns,
village centers and surrounding neighborhoods should be fully exempt from Act 250. They also
recommend that the state Agency of Natural Resources permitting process be significantly
streamlined to reduce redundancy, uncertainty, and cost.

Cost of construction/development — Many real estate professionals listed the increasing cost of
construction/development as a potential barrier to increased development and economic
growth in the county, particularly for housing that is affordable to the workforce.

3.1.2 Housing Demand Forecasts

As detailed in the report titled “Housing and Population Demand Forecast and Scenarios, 2035 and
2050,” prepared by CE and dated January 2025, forecasts for population growth and housing demand
were developed for the years 2035 and 2050 for Addison County. Key findings from this analysis are
summarized below for the three scenarios studied — Baseline, Low Household Growth, and High
Household Growth.

Baseline Scenario

Household Population Growth: As shown in Figure 2.1.1 in Appendix A, the household
population in Addison County is estimated to decline over the period 2022 to 2050. The county
starts at 34,300 household residents in 2022 but falls to 31,700 in 2050. The decline in
household population is driven by natural change rather than net migration. While net
migration is projected to increase over this period, natural change is forecast to decrease at a
higher rate thereby resulting in an overall decline in household population (see Figure 2.1.2 in
Appendix A).

Older Demographic Population Shift: The number of births and deaths in the county is largely
driven by the age demographic. As shown in Figure 2.1.3 in Appendix A, the age distribution of
household population in Addison County is expected to trend toward an older population by
2050. The 65 and over age cohort represents 22% of the household population in 2022 and is
expected to increase to 32% in 2035 and 33% in 2050. This trend results in more deaths than
births and therefore a decline in the natural population.
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e Number of Households: Despite the decline in household population, the number of
households increases in some cases because older residents are more likely to live alone or
form households with fewer people. In Addison County, the number of households are expected
to increase between 2022 and 2035 but then slightly decrease between 2035 and 2050. As
shown in Figure 2.1.4, the number of households is projected to increase from 14,400 in 2022
to 15,900 in 2035, and then slightly decline to 15,700 in 2050.

e Homes Needed to Accommodate Households and Deficit: The total homes required considers
the number of dwellings needed to accommodate the households as well as homes needed to
achieve a healthy vacancy rate and seasonal or recreational homes that are not occupied by full-
time residents. As shown in Figure 2.1.5 in Appendix A, Addison County will need 1,900 new
homes between 2022 and 2035 and then about 300 fewer homes between 2035 and 2050.

e Homes Needed to Accommodate Households, Deficit and Replacement Homes: In addition to
the number of homes needed to accommodate the population and normalize the vacancy rate,
it is important to consider the additional homes needed to replace those that are lost to
disasters such as floods or fires or are rendered unlivable due to neglect. These ‘lost’ homes
need to be replaced to maintain the housing stock each year. Replacement homes are not
additional to the overall housing stock but do require additional home building. As shown in
Figure 2.1.6 in Appendix A, Addison County will need 2,300 new homes by 2035 to
accommodate the population, normalize the vacancy rate, and replace lost homes. Between
2022 and 2050, a total of 2,500 new homes will be needed.

Low Household Growth Scenario

e Total Households: Given the continuous growth assumptions in the household growth
scenarios, the number of households in Addison County are projected to grow from 14,400 in
2022 to over 16,000 in 2035 and about 19,000 in 2050 (see Figure 3.2.1 in Appendix A).

e Household Population: Household population is expected to follow a similar trend to the
growth in households. However, household population is not linear because it also accounts for
the size of each household which changes over time. As shown in Figure 3.2.2 in Appendix A,
household population is forecast to increase from 34,300 in 2022 to more than 35,000 in 2035
and more than 40,000 in 2050.

e Net Migration: Net migration is the key mechanism used to achieve the household population
under both the Low Household Growth and High Household Growth scenarios. To achieve the
household growth values, Addison County would need to dramatically increase net migration.
As shown in Figure 3.2.3 in Appendix A, Addison County would need to achieve a net migration
of 3,300 between 2022 and 2035, and another 10,000 between 2036 and 2050. This compares
to an estimated net migration in the Baseline scenario of 1,400 between 2022 and 2035, and
1,700 between 2036 and 2050.
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e Age Distribution: Since migrants tend to be a younger demographic, the age distribution under
the Low Household Growth scenario is expected to trend younger than the Baseline scenario.
As shown in Figure 3.2.4 in Appendix A, the under 25 age cohort in the Low Household Growth
scenario represents 21% of the household population in 2050 compared to only 18% in the
Baseline scenario. Similarly, the 25-44 age cohort represents 28% of the 2050 household
population in the Low Household Growth scenario compared to only 24% in the Baseline
scenario.

e Homes Needed to Accommodate Households and Deficit: To accommodate the growth in
households and achieve a healthy vacancy rate, the total number of homes in Addison County
will need to increase substantially from the baseline levels by 2035 and 2050. As shown in Table
3.2.1in Appendix A, the county will need 20,100 homes in 2035 (about 2,600 new homes since
2022) and 23,400 homes in 2050 (about 5,900 new homes between 2022 and 2050).

e Homes Needed to Accommodate Households, Deficit and Replacement Homes: In addition to
the number of homes needed to accommodate the population and normalize the vacancy rate,
it is important to consider the additional homes needed to replace those that are lost to
disasters such as floods or fires or are rendered unlivable due to neglect. As shown in Figure
3.2.5in Appendix A, Addison County will need 3,000 new homes by 2035 to accommodate the
population, normalize the vacancy rate, and replace lost homes. Between 2022 and 2050, a
total of 6,800 new homes will be needed.

High Household Growth Scenario

e Total Households: As shown in Figure 3.2.1 in Appendix A, the number of households in
Addison County are projected to grow from 14,400 in 2022 to almost 18,000 in 2035 and about
22,000 in 2050.

e Household Population: Household population is expected to follow a similar trend to the
growth in households. However, household population is not linear because it also accounts for
the size of each household which changes over time. As shown in Figure 3.2.2 in Appendix A,
household population is forecast to increase from 34,300 in 2022 to about 39,000 in 2035 and
about 47,500 in 2050.

e Net Migration: Net migration is the key mechanism used to achieve the household population
under both the Low Household Growth and High Household Growth scenarios. To achieve the
household growth values, Addison County would need to dramatically increase net migration.
As shown in Figure 3.2.3 in Appendix A, Addison County would need to achieve a net migration
of 6,900 between 2022 and 2035, another 13,300 between 2036 and 2050. This compares to an
estimated net migration in the Baseline scenario of 1,400 between 2022 and 2035, and 1,700
between 2036 and 2050.
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e Age Distribution: Since migrants tend to be a younger demographic, the age distribution under
the High Household Growth scenario is expected to trend younger than the Baseline scenario.
As shown in Figure 3.2.4 in Appendix A, the under 25 age cohort in the High Household Growth
scenario represents 22% of the household population in 2050 compared to only 18% in the
Baseline scenario. Similarly, the 25-44 age cohort represents 29% of the 2050 household
population in the High Household Growth scenario compared to only 24% in the Baseline
scenario.

e Homes Needed to Accommodate Households and Deficit: To accommodate the growth in
households and achieve a healthy vacancy rate, the total number of homes in Addison County
will need to increase substantially from the baseline levels by 2035 and 2050. As shown in Table
3.2.1in Appendix A, the county will need 21,700 homes in 2035 (about 4,200 new homes since
2022) and 26,800 homes in 2050 (about 9,300 new homes between 2022 and 2050).

e Homes Needed to Accommodate Households, Deficit and Replacement Homes: In addition to
the number of homes needed to accommodate the population and normalize the vacancy rate,
it is important to consider the additional homes needed to replace those that are lost to
disasters such as floods or fires or are rendered unlivable due to neglect. As shown in Figure
3.2.5in Appendix A, Addison County will need 4,700 new homes by 2035 to accommodate the
population, normalize the vacancy rate, and replace lost homes. Between 2022 and 2050, a
total of 10,300 new homes will be needed.

TOTAL ADDITIONAL HOMES NEEDED
IN ADDISON COUNTY

Between 2022 - 2035

Baseline Scenario: 2,300 homes

Low HH Growth Scenario: 3,000 homes
High HH Growth Scenario: 4,700 homes

Between 2022 - 2050
Baseline Scenario: 2,500 homes

Low HH Growth Scenario: 6,800 homes
High HH Growth Scenario: 10,300 homes
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3.2 Town of Middlebury

3.2.1 Assessment of the Current Real Estate Market and Trends

As summarized in the report titled “Real Estate Market Assessment TOD Target Communities, Interim
Progress Report”, prepared by W+B and dated 8/13/24, an assessment of the current real estate
market, including an understanding of demand and trends, was conducted for the Town of Middlebury.
In conducting this market assessment, W+B examined readily available socio-economic data, reviewed
recent market reports, and held interviews with local real estate professionals. The findings from this
assessment helped inform the future housing demand projections for Middlebury.

Socio-economic Data and Market Reports

Key observations and findings related to market demand and trends in Middlebury contained in the
readily available socio-economic data and market reports include:

Population / Income:

e Between 2000 — 2022, Middlebury’s population (9,200 in 2022) increased at a faster rate than
the county’s.?

e Middlebury has a higher median household income ($78,600) than the state ($74,000).>

e About 47% of Middlebury’s population is under the age of 25, which is higher than the county
(about 28%) and other communities in Addison County (likely due to Middlebury College which
has about 3,500 students).?

e Average household size in Middlebury declined slightly between 2000 — 2021 from 2.24 in 2000
to 2.09in 2021.°

e Single person households represent over one third of all households in Middlebury. This is
higher than the county (about 28%) and other target communities in Addison County. Many
Middlebury College dorms include single-occupancy rooms, which may be a driver of this
result.!

Housing:

e Inthe 10-year period from 2008 — 2018, the median home sale price in Middlebury increased
4%. In the last 5 years alone (2018 — 2023), the median home sale price has increased
significantly by 43%.°

5 Vermont Housing Data, Vermont Housing Finance Agency, HousingData.org.
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In the 5-year period from 2015 — 2020, median gross rents in Middlebury increased 14%. In only
2 years since (2020 — 2022), median gross rents in Middlebury have increased significantly by
23%.°

The number of homes listed as short-term rentals in Middlebury increased substantially over
the last decade (from 9 in 2014 to 78 in 2014.°

Employment / Workforce:

Middlebury’s employment base accounts for over half of the jobs in the county (7,900 jobs in
2022). The number of jobs in Middlebury is growing, amplifying the need for workforce
housing.!

The largest employment sectors in Middlebury are education and healthcare with 4,160 jobs
out of 7,900 jobs total.?

High housing costs in Middlebury prevent many employees from being able to live where they
work.?

Of the Addison County workforce respondents wanting to move closer to work, Middlebury was
the most desired destination town.?

Interviews - Local Real Estate Professionals

Key findings related to market demand and trends from the interviews with local real estate
professionals include:

General Economy

Most real estate professionals rated the general economy in Middlebury to be steady to slightly
growing.

Most attributed the somewhat flat to slow growth in the economy to a shortage of qualified
workforce. They attributed the workforce shortage to employees’ inability to find affordable
housing.

Stable/growing industries in Middlebury include food and beverage, Porter Hospital and
Middlebury College.

Housing Market

All real estate professionals say demand for housing in Middlebury is strong. This includes all
housing types — single family, multi-family, rental and ownership.

Strong demand is expected to continue into the foreseeable future.

Demand is strong for middle income/workforce housing and low income/subsidized housing.
Demand for upper income condos and apartments in downtown Middlebury is also strong.
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Demand for higher priced single-family homes has been strong in recent years but has shown
signs of slowing in recent months.

e Rental rates and home sale prices in Middlebury have risen significantly in the last few years
compared to historical trends. This is a sign of strong demand and is consistent with the findings
in the socio-economic data and market reports.

e Vacancy rates for rental housing in Middlebury are extremely low and absorption rates are high
(i.e., apartments lease quickly) which is a sign of strong demand. This aligns with the findings
contained in the market reports. Landlords reported that apartments typically lease-up within
40 - 60 days of becoming available indicating a quick absorption rate. One landlord in
Middlebury said their apartments typically lease within a week of becoming available.

e The number of homes listed for sale has decreased significantly over the last few years as has
the average number of days on the market, a sign of strong demand and low inventory. This
aligns with the findings in the market reports. Real estate brokers reported that homes in
Middlebury are often under contract within a week of being listed and commonly sell for 10%
over asking price.

e Demand for housing in Middlebury’s downtown and adjoining neighborhoods is strong,
particularly from younger households and empty nesters. One residential broker shared that
70% - 80% of their clients want to live in a downtown/village center. This bodes well for efforts
to increase residential density and mixed-use development in the TOD area identified by the
town.

Commercial/Industrial Market

e Retail - Demand for retail space in Middlebury historically has been soft but seems to be
holding its own, particularly for prime, downtown locations. The downtown retail/service
storefronts are almost 100% occupied. Real estate professionals expect demand to remain
relatively soft but steady for the foreseeable future.

e Office — Demand for office space in Middlebury is generally weak and is expected to remain so
for the foreseeable future. Real Estate professionals attribute the weak demand to a
combination of a generally flat/slowly growing economy and an increase in the number of
employees working remotely. Of the tepid demand that exists, it appears to be dominated by
institutional uses including Middlebury College and Porter Hospital. Real estate professionals
report that there is a significant amount of vacant office space in Middlebury. It often takes
months or years to lease up available office space.

e Industrial/warehouse — Demand for larger industrial/warehouse space in Middlebury is weak.
Demand for smaller space (2,500 — 5,000 square feet) is considered more stable, but still
relatively soft and not strong enough to justify building industrial/warehouse space on
speculation. Many professionals attribute this soft demand to the relatively flat/slowly growing
economy and business owners’ inability to hire qualified workforce.
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MIDDLEBURY REAL ESTATE MARKET
OVERALL CONCLUSION

As the employment hub for Addison County and with the number of jobs in the Town and county
growing, Middlebury is well positioned to accommodate a large share of the county’s population,
employment, and new housing growth projected over the next 25 years. Demand for all housing
types and income levels is strong, particularly for housing in or near the downtown, and is
expected to continue for the foreseeable future.

Demand for retail/services is expected to remain steady, but significant growth in new
retail/service space is not anticipated. Demand for smaller industrial space (2,500 — 5,000 square
feet), while currently soft, is expected to remain steady but growth in this sector will continue to
be largely dependent on businesses’ ability to attract and retain qualified workforce, which in
turn is highly dependent on the availability of housing that is affordable to the workforce. The
office market will likely remain generally weak for the foreseeable future with what little demand
there is being dominated by institutional uses.

The biggest challenge to providing housing that is affordable to the workforce will continue to be
the rising cost of construction and development. Unless development costs decline significantly,
developers will likely need financial incentives to keep the cost of housing down and affordable to
the workforce.

3.2.2 Housing Demand Forecasts

As detailed in the report titled “Housing and Population Demand Forecast and Scenarios, 2035 and
2050,” prepared by CE and dated January 2025, forecasts for housing demand were developed for the
Town of Middlebury for the years 2035 and 2050. To estimate housing demand at the community level,
county-level forecasted homes were allocated to the communities based on assumptions about
distribution of new homes within each county. The distribution of new homes to each Target
Community is based on both qualitative and quantitative research by W+B on real estate market
demand and trends with some consideration given to development constraints. As shown in Table 2.2.1
in Appendix A, Middlebury is projected to absorb about 38% of the new home growth in Addison
County over the next 25+ years (2022 — 2050). This proportion of new home growth is greater than the
town’s current proportion of county housing (19%).

Key findings from the housing demand forecast analysis for Middlebury are summarized below for the
three scenarios studied — Baseline, Low Household Growth, and High Household Growth.
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Baseline Scenario

Homes Needed to Accommodate Households and Deficit: The total homes required considers
the number of dwellings needed to accommodate the households as well as homes needed to
achieve a healthy vacancy rate and seasonal or recreational homes that are not occupied by full-
time residents. As shown in Table 3.3.1 in Appendix A, Middlebury will need about 700 new
homes between 2022 and 2035. About 600 new homes (100 fewer) will be needed between
2022 and 2050.

Homes Needed to Accommodate Households, Deficit and Replacement Homes: In addition to
the number of homes needed to accommodate the population and normalize the vacancy rate,
it is important to consider the additional homes needed to replace those that are lost to
disasters such as floods or fires or are rendered unlivable due to neglect. As shown in Figure
3.3.1in Appendix A, Middlebury will need roughly 800 new homes by 2035 to accommodate
the population, normalize the vacancy rate, and replace lost homes. Between 2022 and 2050,
the total new homes needed remains the same at about 800.

Low Household Growth Scenario

Homes Needed to Accommodate Households and Deficit: As shown in Table 3.3.1 in Appendix
A, Middlebury will need about 1,000 new homes between 2022 and 2035 to accommodate the
households and achieve a healthy vacancy rate. Between 2022 and 2050, 2,200 new homes will
be needed.

Homes Needed to Accommodate Households, Deficit and Replacement Homes: As shown in
Figure 3.3.1 in Appendix A, Middlebury will need about 1,100 new homes between 2022 and
2035 to accommodate the households, achieve a healthy vacancy rate, and replace “lost”
homes. Between 2022 and 2050, 2,400 new homes will be needed.

High Household Growth Scenario

Homes Needed to Accommodate Households and Deficit: As shown in Table 3.3.1 in Appendix
A, Middlebury will need about 1,600 new homes between 2022 and 2035 to accommodate the
households and achieve a healthy vacancy rate. Between 2022 and 2050, 3,500 new homes will
be needed.

Homes Needed to Accommodate Households, Deficit and Replacement Homes: As shown in
Figure 3.3.1 in Appendix A, Middlebury will need about 1,700 new homes between 2022 and
2035 to accommodate the households, achieve a healthy vacancy rate, and replace “lost”
homes. Between 2022 and 2050, 3,900 new homes will be needed.
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TOTAL ADDITIONAL HOMES NEEDED
TOWN OF MIDDLEBURY

Between 2022 - 2035
Baseline Scenario: 800 homes

Low HH Growth Scenario: 1,100 homes
High HH Growth Scenario: 1,700 homes

Between 2022 — 2050

Baseline Scenario: 800 homes

Low HH Growth Scenario: 2,400 homes
High HH Growth Scenario: 3,800 homes

3.2.3 TOD Area — Potential Barriers to Increased Development

White + Burke conducted a high-level “due diligence” assessment of the proposed Middlebury TOD
area to better understand if barriers exist that may limit or preclude the Town from accommodating
increased development densities. This assessment involved a desktop review of existing readily
available information (e.g., flood maps, wetlands, natural resources, utilities, etc.), a market visit and
interviews with town/regional officials and local real estate professionals.

General Description of TOD Area: The area encompasses roughly 60 acres and is generally bounded by the
downtown Central Business District to the south, Otter Creek to the west, Otterside Court to the north and
Seymour Street to the east. The area contains the Amtrak station, Marble Works, several commercial properties,
and several undeveloped and underdeveloped parcels.

Key Findings

Key findings from the high-level due diligence review include:

e Physical Barriers:

o Asizeable portion of the TOD area along the Otter Creek appears to be encumbered by
floodplain and wetlands. The upslope areas around the Amtrak station, Marble works and
between Lucius Shaw Lane and Otterside Court appear to have no significant natural
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resource barriers that would preclude or significantly limit increased development densities
in these areas.

o While some of the TOD area is currently developed, there are several relatively large
undeveloped tracts as well as underutilized properties that could be redeveloped with
higher density development.

e Utilities: According to Town officials, utilities exist in the entire TOD area and sufficient sewer
and water capacity is and/or will be available to support increased development. A bond vote to
expand the Town’s water capacity recently passed and the expansion should be completed by
fall 2025. The Town is planning to upgrade its wastewater treatment plant starting in 2028,
subject to a bond vote in 2025. Requests for allocation are still being approved for the existing
wastewater treatment plant and water system and are not considered to be a barrier to
development.

e Zoning: Most of the TOD area is zoned Heritage Industrial (HI) and Residential 20 (R-20). There
is no maximum residential density in the HI district, and the R-20 allows 20 units per acre. Total
lot coverage in Hl is 100% and 40% in R-20. Max building height is 3 stories in HI and 4 stories in
R-20. Based on these allowable densities, a significant amount of housing growth over the next
25 years could conceivably be accommodated within the TOD area.

e Permitting Uncertainty, Cost and Risk: Many real estate professionals listed permitting cost and
uncertainty as a potential barrier to increased development in the TOD area. They believe that
development projects in a downtown TOD area should be exempt from Act 250. Portions of the
TOD area are within the Town’s Designated Downtown while others are in a Neighborhood
Development Area. Due to these designations and with recent changes made by the state
legislature, projects within the TOD may either be exempt from Act 250 or significantly
streamlined. Interviewees also recommend that the state Agency of Natural Resources
permitting process be significantly streamlined to reduce redundancy and cost. Several
professionals also mentioned as a potential barrier the propensity for local opposition to
development in Middlebury.

3.3 City of Vergennes

3.3.1 Assessment of the Current Real Estate Market and Trends

As summarized in the report titled “Real Estate Market Assessment TOD Target Communities, Interim
Progress Report”, prepared by W+B and dated 8/13/24, an assessment of the current real estate
market, including an understanding of demand and trends, was conducted for the City of Vergennes. In
conducting this market assessment, W+B examined readily available socio-economic data, reviewed
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recent market reports, and held interviews with local real estate professionals. The findings from this
assessment helped inform the future housing demand projections for Vergennes.

Socio-economic Data and Market Reports

Key observations and findings related to market demand and trends in Vergennes contained in the
readily available socio-economic data and market reports include:

Population / Income

e While Addison County’s population grew by about 4% between 2000 — 2020, Vergennes
population declined by about 7%.*

e Average household size in Vergennes declined slightly from 2.47 in 2000 to 2.27 in 2021.°

Housing:

e In the 10-year period from 2008 — 2018, the median home sale price in Vergennes increased
17%. In the last 5 years alone (2018 — 2023), the median home sale price in Vergennes has
increased significantly by 37%.°

e In the 5-year period from 2015 — 2020, median gross rents in Vergennes increased 14%. In only
2 years since (2020 — 2022), median gross rents in Vergennes have increased 7%.°

e The number of homes listed as short-term rentals in Vergennes increased substantially over the
last decade (from about 7 in 2014 to 36 by 2023).°

Employment/Workforce:

e The employment base in Vergennes shrunk from 2,400 in 2012 to 2,200 in 2022, a 9 percent
decrease.?

e The largest employment sectors in Vergennes are education and healthcare (410 jobs), trade,
transportation, and utilities (240 jobs), leisure and hospitality (230 jobs), retail trade (170 jobs),
and professional and scientific services (120 jobs).!

e Average wages in Vergennes in 2022 (566,982) were higher than the county ($55,037) and state
(559,607).° Note that these wages are associated with jobs in the community rather than
residents. The higher wages in Vergennes are driven by the high-paying jobs in the professional
and scientific services sector. *

Interviews - Local Real Estate Professionals

Key findings related to market demand and trends from the interviews with local real estate
professionals include:
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General Economy

e Most real estate professionals rated the general economy in Vergennes to be steady to slightly
growing.

e Most attributed the somewhat flat to slow growth in the economy to a shortage of qualified
workforce. They attributed the workforce shortage to employees’ inability to find affordable
housing.

e Stable/growing industries in Vergennes include food and beverage (e.g., Shacksbury Cider, Lost
Lantern Whiskey Distillery) and Collins Aerospace.

Housing Market

e All real estate professionals say demand for housing in Vergennes is strong to very strong. This
includes all housing types — single family, multi-family, rental, and ownership. Much of the
demand in Vergennes is being driven by people who work in Chittenden County but cannot
afford the higher cost of housing in Chittenden County.

e Strong to very strong demand is expected to continue into the foreseeable future.

e Demand for both middle income/workforce housing and low income/subsidized housing is very
strong. Demand for higher priced single-family homes has been strong in recent years but has
shown signs of slowing in recent month:s.

e Rental rates and home sale prices in Vergennes have risen significantly in the last few years
compared to historical trends. This is a sign of strong demand and is consistent with the findings
in the socio-economic data and market reports.

e Vacancy rates for rental housing in Vergennes are extremely low and absorption rates are high
(i.e., apartments lease quickly) which is a sign of strong demand. This aligns with the findings
contained in the market reports. Landlords reported that apartments typically lease-up within
40 — 60 days of becoming available indicating a quick absorption rate. One landlord in
Vergennes said their apartments typically lease within one month of becoming available.

e The number of homes listed for sale has decreased significantly over the last few years as has
the average number of days on the market, a sign of strong demand and low inventory. This
aligns with the findings in the market reports. Real estate brokers reported that homes in
Vergennes are often under contract within a week of being listed and commonly sell for 10%
over asking price.

e Several real estate professionals reported that there is strong interest to live in Vergennes’
downtown and adjoining neighborhoods. Many buyers today want fewer maintenance
responsibilities and therefore are attracted to either renting or purchasing smaller homes/lots.
One developer said the number one question they get is whether the home/apartment has
high-speed internet service (consistent with findings in the market reports). This increasing
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interest in maintenance free living and high-speed internet service bodes well for efforts to
increase residential density and mixed-use development in the TOD area identified by the city.

Commercial/Industrial Market

e Retail — Demand for retail space in Vergennes historically has been soft but has been improving
in recent years, particularly for prime, downtown locations. The downtown retail/service
storefronts are almost 100% occupied. Available storefronts lease up quickly. Real estate
professionals expect demand to remain steady for the foreseeable future.

e Office — Demand for office space in Vergennes is generally weak to flat and is expected to
remain so for the foreseeable future. While smaller downtown office spaces have been holding
their own, there is certainly not enough demand to support construction of new office space on
speculation. Real Estate professionals attribute the weak to flat demand to a combination of the
generally flat to slow growth economy and an increase in the number of employees working
remotely.

e Industrial/warehouse — Most professionals rate the demand for industrial/warehouse space in
Vergennes as generally stable, with higher demand for smaller spaces (2,500 — 5,000 square
feet). The inventory for smaller space is low. Some professionals believe there is sufficient
demand to support construction of new industrial/warehouse space that can be easily
subdivided into smaller spaces. Industrial employers, however, continue to struggle with finding
qualified workforce, which they attribute to a lack of affordable housing in the region.
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VERGENNES REAL ESTATE MARKET
OVERALL CONCLUSION

Considering Vergennes’ location along 2 primary transportation arteries (Routes 7 and
22A and the Vermont Railway/Amtrak line) and its proximity to Chittenden County, the
city is well positioned to accommodate a good amount of the population, employment
and new housing growth projected to occur in the county over the next 25 years.
Demand for all housing types and income levels is strong, which is partly being driven by
households who work in Chittenden County but are not willing to pay the higher priced
housing in the Greater Burlington area. This strong housing demand is expected to
continue for the foreseeable future.

Demand for retail/services is expected to remain steady and will likely continue to serve
primarily the local market. No significant growth in office demand is anticipated. Demand
for smaller industrial space (2,500 — 5,000 square feet) is expected to remain healthy but
growth in this sector will continue to be largely dependent on businesses’ ability to
attract and retain qualified workforce, which in turn is highly dependent on the
availability of housing that is affordable to the workforce.

The biggest challenge to providing housing that is affordable to the workforce will
continue to be the rising cost of construction and development. Unless development
costs decline significantly, developers will likely need financial incentives to keep the cost
of housing down and affordable to the workforce.

3.3.2 Housing Demand Forecasts

As detailed in the report titled “Housing and Population Demand Forecast and Scenarios, 2035 and
2050,” prepared by CE and dated January 2025, forecasts for housing demand were developed for the
City of Vergennes for the years 2035 and 2050. To estimate housing demand at the community level,
county-level forecasted homes were allocated to the communities based on assumptions about
distribution of new homes within each county. The distribution of new homes to each Target
Community is based on both qualitative and quantitative research by W+B on real estate market
demand and trends with some consideration given to development constraints. As shown in Table 2.2.1
in Appendix A, Vergennes is projected to absorb about 16% of the new home growth in Addison County
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over the next 25+ years (2022 — 2050). This proportion of new home growth is greater than the town’s
current proportion of county housing (7%).

Key findings from the housing demand forecast analysis for Vergennes are summarized below for the
three scenarios studied — Baseline, Low Household Growth, and High Household Growth.

Baseline Scenario

Homes Needed to Accommodate Households and Deficit: The total homes required considers
the number of dwellings needed to accommodate the households as well as homes needed to
achieve a healthy vacancy rate and seasonal or recreational homes that are not occupied by full-
time residents. As shown in Table 3.3.1 in Appendix A, Vergennes will need about 300 new
homes between 2022 and 2035. About 200 new homes (100 fewer) will be needed between
2022 and 2050.

Homes Needed to Accommodate Households, Deficit and Replacement Homes: In addition to
the number of homes needed to accommodate the population and normalize the vacancy rate,
it is important to consider the additional homes needed to replace those that are lost to
disasters such as floods or fires or are rendered unlivable due to neglect. As shown in Figure
3.3.1in Appendix A, Vergennes will need roughly 300 new homes by 2035 to accommodate the
population, normalize the vacancy rate, and replace lost homes. Between 2022 and 2050, the
total new homes needed remains the same at about 300.

Low Household Growth Scenario

Homes Needed to Accommodate Households and Deficit: As shown in Table 3.3.1 in Appendix
A, Vergennes will need about 400 new homes between 2022 and 2035 to accommodate the
households and achieve a healthy vacancy rate. Between 2022 and 2050, 900 new homes will
be needed.

Homes Needed to Accommodate Households, Deficit and Replacement Homes: As shown in
Figure 3.3.1 in Appendix A, Vergennes will need about 400 new homes between 2022 and 2035
to accommodate the households, achieve a healthy vacancy rate, and replace “lost” homes.
Between 2022 and 2050, about 1,000 new homes will be needed.

High Household Growth Scenario

Homes Needed to Accommodate Households and Deficit: As shown in Table 3.3.1 in Appendix
A, Vergennes will need about 600 new homes between 2022 and 2035 to accommodate the
households and achieve a healthy vacancy rate. Between 2022 and 2050, about 1,400 new
homes will be needed.
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e Homes Needed to Accommodate Households, Deficit and Replacement Homes: As shown in
Figure 3.3.1 in Appendix A, Vergennes will need about 700 new homes between 2022 and 2035
to accommodate the households, achieve a healthy vacancy rate, and replace “lost” homes.
Between 2022 and 2050, 1,600 new homes will be needed.

TOTAL ADDITIONAL HOMES NEEDED
CITY OF VERGENNES

Between 2022 - 2035

Baseline Scenario: 300 homes

Low HH Growth Scenario: 400 homes
High HH Growth Scenario: 700 homes

Between 2022 — 2050
Baseline Scenario: 300 homes

Low HH Growth Scenario: 1,000 homes
High HH Growth Scenario: 1,600 homes

3.3.3 TOD Area — Potential Barriers to Increased Development

White + Burke conducted a high-level “due diligence” assessment of the proposed Vergennes TOD area
to better understand if barriers exist that may limit or preclude the city from accommodating increased
development densities. This assessment involved a desktop review of existing readily available
information (e.g., flood maps, wetlands, natural resources, utilities, etc.), a market visit and interviews
with town/regional officials and local real estate professionals.

General Description of TOD Area: The TOD area encompasses roughly 220 acres in the northeast quadrant of
the city. The area primarily consists of the Northern Gateway zoning district located along Main Street/Route
22A, a portion of the Low Density Residential district immediately to the west, portions of the High Density
Residential and Residential/Limited Business Districts, and the Industrial District to the northeast. The TOD area
is immediately adjacent to the Vergennes Amtrack station which is located just over the city line in Ferrisburgh.
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Key Findings

Key findings from the high-level due diligence review include:

e Physical Barriers:

o Physical barriers include a north-south stream and ravine which bisects the currently zoned
Low Density Residential area from the Northern Gateway area and encompasses roughly 15
— 20 acres. A couple of small Class Il wetlands exist within the stream/ravine area.

o Aroughly 40-acre parcel in the northwest corner of the TOD area is conserved which might
preclude or significantly limit development on the property.

o Eliminating the stream/ravine and conserved lands leaves roughly 160 acres of developable
land in the TOD area. Much of this land is already developed, but there are still several
larger undeveloped parcels as well as underutilized properties that could be redeveloped
into higher density projects.

e Utilities: Town officials report that there is sufficient water and sewer capacity to serve new
development in the TOD area. The city is currently working on a sewer plant upgrade which will
be online by 2027.

e Zoning: Most of the TOD area is zoned Northern Gateway (NGD) and Low Density Residential
(LRD). The NGD allows a maximum residential density of 6 units per acre, 80% maximum total
lot coverage and maximum building height of 60 feet (about 6 stories). The LRD is very low
density and allows only one residential unit per 2 acres maximum density, 20% maximum lot
coverage, and maximum building height of 35 feet. The High Density Residential district (HRD)
allows up to 6 units per acre, 80% maximum total lot coverage and maximum building height of
60 feet. The Industrial and Commercial districts do not allow residential use. Several of these
zoning districts would need to be revised to allow higher density residential and mixed-use
projects in the TOD.

e Permitting Uncertainty, Cost and Risk: Many real estate professionals identified the cost and
uncertainty associated with Act 250 and other state permits as potential barriers to increased
development in the TOD area. They believe strongly that projects in the downtown TOD area
should be fully exempt from Act 250. They also recommend that the state Agency of Natural
Resources permitting process be significantly streamlined to reduce redundancy and cost.

e Cost of construction/development: Many real estate professionals listed the increasing cost of
construction/development as a potential barrier to increased development in the TOD area,
particularly for housing that is affordable to the workforce. One developer said that higher
development costs prevent them from selling newly constructed, modestly sized, single-family
homes for less than $600,000.
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Most of the TOD area in Vergennes is largely free of natural resources and other development barriers,
therefore it should be able to accommodate a good amount of the City’s future housing growth
(provided the zoning regulations allow such growth).

3.4 Town of Ferrisburgh

3.4.1 Assessment of the Current Real Estate Market and Trends

As summarized in the report titled “Real Estate Market Assessment TOD Target Communities, Interim
Progress Report”, prepared by W+B and dated 8/13/24, an assessment of the current real estate
market, including an understanding of demand and trends, was conducted for the Town of Ferrisburgh.
In conducting this market assessment, W+B examined readily available socio-economic data, reviewed
recent market reports, and held interviews with local real estate professionals. The findings from this
assessment helped inform the future housing demand projections for Ferrisburgh.

Socio-economic Data and Market Reports

Key observations and findings related to market demand and trends in Ferrisburgh contained in the
readily available socio-economic data and market reports include:

Population / Income

e While Addison County’s population grew by about 4% between 2000 — 2020, Ferrisburgh’s
population grew faster than the county until the late 2010s, when the Town’s population began
declining.! Ferrisburgh’s 2002 population (2,646 residents) is about the same as its population in
2000.°

e Ferrisburgh has a substantially higher median household income (over $100,000) than the
county ($86,000) and other target communities (less than $80,000).*

Housing

e Inthe 10-year period from 2008 — 2018, the median home sale price in Ferrisburgh increased
31%. In the last 5 years alone (2018 — 2023), the median home sale price in Ferrisburgh has
increased significantly by 46%.° In one year (2021 — 2022), sale prices in Ferrisburgh increased
dramatically from $362,000 to $478,000 (32% increase).!

e Median gross rents in Ferrisburgh increased 35% between 1990 - 2000. Between 2000 — 2021,
median gross rents in Ferrisburgh increased 121%.°

e The number of homes listed as short-term rentals in Ferrisburgh increased substantially over the
last decade (from about 3 in 2014 to 26 by 2023).°
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With twenty-one miles of shoreline on Lake Champlain, Ferrisburgh’s share of seasonal homes
in 2022 (23%) is substantially higher than the county (12%) and other target communities (less
than 5%).

Employment/Workforce

Ferrisburgh’s small employment base of around 500 jobs in 2022 has remained the same since
20121

The largest employment sectors in Ferrisburgh are manufacturing (120 jobs), construction (80
jobs), retail trade (70 jobs), and agriculture (60 jobs).*

Interviews - Local Real Estate Professionals

Key findings related to market demand and trends from the interviews with local real estate
professionals include:

General Economy

Several real estate professionals rated the general economy in Ferrisburgh to be flat or stagnant.
The businesses that appear to be thriving (e.g., Basin Harbor Club and Starry Night Café) cater
primarily to tourists and out-of-towners.

Most attributed the somewhat flat to slow growth in the economy to a shortage of qualified
workforce. They attributed the workforce shortage to employees’ inability to find affordable
housing.

Stable/growing industries in Ferrisburgh include construction. Many contractors are booked
through the next two years.

Housing Market

All real estate professionals say demand for housing in Ferrisburgh is strong to very strong. This
includes all housing types — single family, multi-family, rental, and ownership. Much of the
demand in Ferrisburgh is being driven by people who work in Chittenden County but cannot
afford the higher cost of housing in Chittenden County. Ferrisburgh’s median home sale price in
2024 of $450,000 is lower than Chittenden County’s (5498,000), Charlotte’s (5688,000), and
Shelburne’s ($535,000).5

Strong to very strong demand is expected to continue into the foreseeable future.

Demand is strong for all housing income levels including low income/subsidized housing, middle
income/workforce housing and higher end housing.
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e Rental rates and home sale prices in Ferrisburgh have risen significantly in the last few years
compared to historical trends. This is a sign of strong demand and is consistent with the findings
in the socio-economic data and market reports.

e Vacancy rates for rental housing in Ferrisburgh are low and absorption rates are high (i.e.,
apartments lease quickly) which is a sign of strong demand. This aligns with the findings
contained in the market reports. Landlords reported that apartments typically lease-up within
40 - 60 days of becoming available indicating a quick absorption rate.

e The number of homes listed for sale has decreased significantly over the last few years as has
the average number of days on the market, a sign of strong demand and low inventory. This
aligns with the findings in the market reports. Real estate brokers reported that homes in
Ferrisburgh are often under contract within a week of being listed and commonly sell for 10%
over asking price.

e Several real estate professionals reported that there is strong interest to live in
downtowns/village centers, including the Town Center area of Ferrisburgh. Several professionals
mentioned that there is strong interest to live in Ferrisburgh but that there are no affordable
housing options available. This desire to live in downtowns/village centers bodes well for efforts
to increase residential density and mixed-use development in the TOD area identified by the
Town.

Commercial/Industrial Market

e Retail - Demand for retail space in Ferrisburgh is generally weak. Professionals reported that
there is a good amount of vacant retail/service space in town. Contributing to the high vacancy
rate, in their opinion, is the high cost to renovate the spaces and upgrade septic systems.
Generally weak demand for retail/service space is expected to continue for the foreseeable
future.

e Office — Demand for office space is largely nonexistent and is expected to remain so for the
foreseeable future.

e Industrial/warehouse — Several professionals believe there would be steady demand for smaller
industrial/warehouse space if there was good quality space available to rent. Of the space that
does exist, the cost to renovate or upgrade septic is too high. On a larger scale, industrial
employers continue to struggle with finding qualified workforce, which they attribute to a lack
of affordable housing in the region.
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FERRISBURGH REAL ESTATE MARKET
OVERALL CONCLUSION

Like the other target communities and Addison County as a whole, demand for housing in
Ferrisburgh is strong and is expected to remain so for the foreseeable future. This
includes all housing types and income levels. Much of this strong demand is being driven
by people who work in Chittenden County but are unwilling to pay the higher priced
housing in the greater Burlington area.

Ferrisburgh is not an employment hub, and as such, demand for commercial and
industrial space has not been robust and is not expected to change anytime soon.

While demand for housing is high, a significant barrier to constructing more housing in
the Town is the lack of municipal water and sewer. Until such time as municipal
water/sewer is available, notable change is not expected in new housing construction
compared to recent trends. Providing housing that is affordable to the workforce will
continue to be a significant challenge due to the rising cost of construction and
development. Unless development costs decline significantly, developers will likely need
financial incentives to keep the cost of housing down and affordable to the workforce.

3.3.2 Housing Demand Forecasts

As detailed in the report titled “Housing and Population Demand Forecast and Scenarios, 2035 and
2050,” prepared by CE and dated January 2025, forecasts for housing demand were developed for the
Town of Ferrisburgh for the years 2035 and 2050. To estimate housing demand at the community level,
county-level forecasted homes were allocated to the communities based on assumptions about
distribution of new homes within each county. The distribution of new homes to each Target
Community is based on both qualitative and quantitative research by W+B on real estate market
demand and trends with some consideration given to development constraints. As shown in Table 2.2.1
in Appendix A, Ferrisburgh is projected to absorb about 12% of the new home growth in Addison
County over the next 25+ years (2022 — 2050). This proportion of new home growth is greater than the
town’s current proportion of county housing (9%).

Key findings from the housing demand forecast analysis for Ferrisburgh are summarized below for the
three scenarios studied — Baseline, Low Household Growth, and High Household Growth.
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Baseline Scenario

Homes Needed to Accommodate Households and Deficit: The total homes required considers
the number of dwellings needed to accommodate the households as well as homes needed to
achieve a healthy vacancy rate and seasonal or recreational homes that are not occupied by full-
time residents. As shown in Table 3.3.1 in Appendix A, Ferrisburgh will need about 300 new
homes between 2022 and 2035. About 200 new homes (100 fewer) will be needed between
2022 and 2050.

Homes Needed to Accommodate Households, Deficit and Replacement Homes: In addition to
the number of homes needed to accommodate the population and normalize the vacancy rate,
it is important to consider the additional homes needed to replace those that are lost to
disasters such as floods or fires or are rendered unlivable due to neglect. As shown in Figure
3.3.1in Appendix A, Ferrisburgh will need roughly 300 new homes by 2035 to accommodate the
population, normalize the vacancy rate, and replace lost homes. Between 2022 and 2050, the
total new homes needed remains the same at about 300.

Low Household Growth Scenario

Homes Needed to Accommodate Households and Deficit: As shown in Table 3.3.1 in Appendix
A, Ferrisburgh will need about 300 new homes between 2022 and 2035 to accommodate the
households and achieve a healthy vacancy rate. Between 2022 and 2050, 700 new homes will
be needed.

Homes Needed to Accommodate Households, Deficit and Replacement Homes: As shown in
Figure 3.3.1 in Appendix A, Ferrisburgh will need about 300 new homes between 2022 and
2035 to accommodate the households, achieve a healthy vacancy rate, and replace “lost”
homes. Between 2022 and 2050, about 800 new homes will be needed.

High Household Growth Scenario

Homes Needed to Accommodate Households and Deficit: As shown in Table 3.3.1 in Appendix
A, Ferrisburgh will need about 500 new homes between 2022 and 2035 to accommodate the
households and achieve a healthy vacancy rate. Between 2022 and 2050, about 1,100 new
homes will be needed.

Homes Needed to Accommodate Households, Deficit and Replacement Homes: As shown in
Figure 3.3.1 in Appendix A, Ferrisburgh will need about 500 new homes between 2022 and
2035 to accommodate the households, achieve a healthy vacancy rate, and replace “lost”
homes. Between 2022 and 2050, about 1,200 new homes will be needed.
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TOTAL ADDITIONAL HOMES NEEDED
TOWN OF FERRISBURGH

Between 2022 - 2035

Baseline Scenario: 300 homes

Low HH Growth Scenario: 300 homes
High HH Growth Scenario: 500 homes

Between 2022 — 2050

Baseline Scenario: 300 homes

Low HH Growth Scenario: 800 homes
High HH Growth Scenario: 1,200 homes

3.4.3 TOD Area — Potential Barriers to Increased Development

White + Burke conducted a high-level “due diligence” assessment of the proposed Ferrisburgh TOD
areas to better understand if barriers exist that may limit or preclude the town from accommodating
increased development densities. This assessment involved a desktop review of existing readily
available information (e.g., flood maps, wetlands, natural resources, utilities, etc.), a market visit and
interviews with town/regional officials and local real estate professionals.

General Description of TOD Area: The Town has identified two (2) TOD areas in the community.

e Area 1 surrounds the intersection of Route 7/Route 22A and encompasses approximately 145
acres. This TOD area includes the Ferrisburgh-Vergennes Amtrak station and Park and Ride and
is immediately adjacent to the TOD area for Vergennes.

e Area 2 includes the Town Center of Ferrisburgh and surrounds the intersection of Route 7/Little
Chicago Road. This area encompasses about 360 acres and is zoned Ferrisburgh Town Center,
Rural Residential and Conservation. The area includes the elementary school, town offices, town
historical society, and post office. Much of this area has municipal water.

Key Findings

Key findings from the high-level due diligence review include:
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e Physical Barriers TOD Area 1:
o Physical barriers include a Class 2 wetland (about 9 acres) just north of the Amtrak station.

o According to the septic suitability map in the Town Plan, most of the area is designated as
“marginally suited” for septic.

o Almost all the area is mapped as primary agricultural soil which will need to be addressed if
an Act 250 permit is required.

e Physical Barriers TOD Area 2:

o Physical barriers include 3 to 4 small Class 2 wetlands scattered throughout the area,
representing only a very small amount of the total TOD area.

o There appears to be a very small area of floodplain and habitat block along the waterway in
the southwest portion of the TOD area.

o According to the septic suitability map in the Town Plan, most of the area is designated as
not suitable or only marginally suitable for septic.

o Almost all the area is mapped as primary agricultural soil which will need to be addressed if
an Act 250 permit is required.

e Utilities: The TOD areas are not served by municipal sewer. Therefore, development potential is
very limited to septic suitability of the soils. Only TOD area 2 is served by a quasi-public water
system, however, this system may be at or near capacity. The Town of Ferrisburgh and City of
Vergennes have discussed the possibility of extending public sewer into Ferrisburgh, but there
are no concrete plans to do so in the near future. The lack of municipal sewer will significantly
limit the ability to increase density in the TOD areas.

e Zoning:
o TOD Area 1 - This TOD area is zoned Highway Mixed Use (HMU) and Industrial (IND). Both
districts allow maximum residential density of 1 unit per 2 acres, maximum lot coverage of
40% and maximum building height of 35 feet.

o TOD Area 2 - This TOD area is zoned Ferrisburgh Town Center (FTC), Rural Residential 2 (RR2)
and Rural Agricultural 5 (RA5). The FTC district allows maximum residential density of 1 unit
per acre, maximum lot coverage of 40% and maximum building height of 35 feet. The RR2
district allows 1 unit per 2 acres, maximum lot coverage of 20% and maximum building
height of 35 feet. The RAS5 district allows 1 unit per 5 acres, maximum lot coverage of 10%
and maximum building height of 35 feet.

e Permitting Uncertainty, Cost and Risk: Many real estate professionals identified the cost and
uncertainty associated with Act 250 and other state permits as potential barriers to increased
development in the TOD area. They believe strongly that projects in downtowns/village centers
or other areas planned for growth should be fully exempt from Act 250. They also recommend
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that the state Agency of Natural Resources permitting process be significantly streamlined to
reduce redundancy and cost.

e Cost of construction/development: Many real estate professionals listed the increasing cost of
construction/development as a potential barrier to increased development in the TOD area,
particularly for housing that is affordable to the workforce.
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IV. CHITTENDEN COUNTY

This chapter presents the following information for Chittenden County and two (2) Target Communities
— Essex Junction and Milton:

e An assessment of current real estate market conditions including an understanding of demand
and trends.

e Housing demand forecasts in terms of additional homes needed by 2035 and 2050 for three
scenarios — Baseline, Low Household Growth, High Household Growth.

e A preliminary and high-level “due diligence” developability review of the TOD target areas
identified by each of the communities.

4.1 County-Level Results

4.1.1 Assessment of the Current Real Estate Market and Trends

As summarized in the report titled “Real Estate Market Assessment TOD Target Communities, Interim
Progress Report”, prepared by W+B and dated 8/13/24, an assessment of the current real estate
market, including an understanding of demand and trends, was conducted for two (2) communities in
Chittenden County — Essex Junction and Milton. In conducting this market assessment, W+B examined
readily available socio-economic data, reviewed recent market reports, and held interviews with local
real estate professionals. The findings from this assessment helped inform the future housing demand
projections for each Target Community.

Key region-wide findings related to the general economy and real estate market conditions in
Chittenden County are provided below.

General Economy and Employment

e Real estate professionals describe the overall economy in Chittenden County as generally
vibrant. Chittenden County is seen as the key economic driver for the state.

e With 35% of the state population, northwest Vermont (Chittenden, Franklin, and Grand Isle
Counties) is more important to the state than their population share indicates. They account for
a larger share of jobs, income, and wages than their population share. Northwest Vermont is
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growing in population and in its share of Vermont’s total economic activity while the rest of the
state’s population is virtually stagnant.®

e Between 2000 — 2022, all the job growth the state experienced was in northwest Vermont,
which added 8,000 jobs since 2000. The other 11 counties have lost more than 3,000 jobs.®

e With 44% of the state’s total payroll and only 40% of the jobs, average wages in northwest
Vermont are 11% higher than the statewide average and 20% higher than the average of the
other eleven counties.® Compared to the state, a substantially higher proportion of workers in
Chittenden County are employed in professional and business services which pays an average
annual wage of $97,000. The education and health services sector, the largest sector in the
county, pays an average annual wage of $65,000, substantially higher than the $57,000
statewide average for this sector.!

e Chittenden County is an employment hub and accounts for over a quarter of the state’s total
employment.?

e Economic development professionals report that healthy and/or steadily growing industries
include advanced manufacturing and tech such as Onlogic, Beta Technologies, GlobalFoundries,
and Data Innovations.

e Total employment in Chittenden County grew at a faster pace than the state between 2000 —
2022 (6% for county compared to 2% for state).!

e Chittenden County’s unemployment rate of 2.1% in 2022 is consistently below the national level
(3.7%) and even below Vermont’s relatively low rate of 2.6%.!

e Chittenden County’s position as an employment hub is supported by its commuting trends.
Commuting trends in 2021 show a large net inflow of people on their daily commutes (about
17,700 people).?

e Businesses and economic development professionals state that many employers are struggling
to hire qualified workers. Many attribute this difficulty to a lack of housing that is affordable to
the workforce.

Population and Income

e Since 2000, Chittenden County’s population growth has greatly exceeded the state’s growth
rate. The county grew by 16% between 2000 — 2022, while the state grew by 6%.!

e Relative to the state and nation, Chittenden County has a high median household income
(589,000 compared to about $75,000 statewide and nationally).!

5 The Role of Northwest Vermont in the State Economy, prepared by Arthur Woolf, Ph.D., March 2024
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Only 29% of the county’s population is aged 55 and older compared to 35% at the state level.
Alternatively, the county has a higher share of young and middle-aged residents relative to the
state.?

Average household size in Chittenden County declined slightly between 2000 — 2021 from 2.47
in 2000 to 2.31in 2021.1

Housing

The apartment vacancy rate in Chittenden County was 1.2% in June 2024, which remains well
below the long term (2000-present) average of 1.7%. The suburban Chittenden County
apartment vacancy rate was 1.0% in June 2024. These low vacancy rates are evidence of strong
demand for apartments in Chittenden County.’

The Chittenden County apartment market is expecting record-breaking growth in 2024. The 863
new apartment units projected for 2024 will eclipse the previous record (2016, 689 units) by
25%. Current permitting and development activity is clear evidence of investor and developer
confidence in the overall health of the Chittenden County apartment market.’

Average capitalization rates for apartment building transactions remain relatively low at 6.7%
for 2024 (year to date). Average cap rates rose from 6.0% in 2022 to 6.5% in 2023 to 6.7% in
2024 due to rising interest rates.” While average cap rates have risen since 2022, they are still
considered to be relatively low which points to a strong apartment market.

In the five-year period between 2015 — 2020, average rents for a 1-bedroom apartment in
Chittenden County increased about 21%. In the last three 3 years alone (2020 — 2023), average
rents have increased 22%.° Landlords and property managers reported significant rent increases
in the past six months and cite very strong tenant demand and rising operating expenses as
factors which have caused upward rent pressure.’

Median home sale prices in Chittenden County increased 26% for the five-year period between
2015 —2020. In the last four years (2020 — 2024), median home sale prices in the county
increased significantly by 47%.° The rising prices, combined with a decline in median days on
the market point to increased housing demand in the county.?

A larger share (15%) of homes in Chittenden County were multi-family homes in buildings with
more than 10 units, while statewide these larger buildings accounted for about 6% of homes.*

Chittenden County has a higher share of renters than the rest of the state. In 2022, about 37%
of the homes in the county were renter occupied compared to 27% statewide.!

The number of homes listed as short-term rentals in Chittenden County increased substantially
over the last decade (from less than 100 in 2014 to over 900 by the fall of 2023).1

7 Allen, Brooks & Minor Report, June 2024
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Commercial and Industrial Market
e Retail
o Countywide, the retail market is moderately oversupplied.’

o Development of retail space in Chittenden County has slowed significantly since the Great
Recession (2008). Between 1994 — 2008, retail growth in the county was about 121,000
square feet per year. Since 2009, retail growth has averaged only 27,000 square feet per
year. This significant decrease in retail growth is a function of both an oversupply of existing
stock as well as a dramatic shift in the way retail sales have evolved. As online sales account
for an ever-increasing share of total retail sales, demand for brick-and-mortar retail is
decreasing. Most projects today are designed to avoid direct competition with online retail,
with a focus on personal services, grocery, restaurants, and specialty stores.’

o Over the past 3 years, retail vacancy in the county has shown a trend of general stabilization
and improving market conditions. Retail vacancy steadily declined from 10.8% in June 2020
to 6.7% in June 2023 as the market began to show signs of post-pandemic stabilization.
However, the countywide retail vacancy increased to 7.5% in December 2023 and sits at
7.6% as of June 2024. The current vacancy rate is largely affected by the closing of two big
box stores in Williston. Were it not for these 2 vacancies, the vacancy rate would be 6.1%. A
balanced retail market would have a vacancy level in line with the historical average vacancy
rate (last 20 years) of 6.0%.’

o The suburban market retail vacancy rate in June 2024 was 8.0% which represents an
increase over the last 12 months. This increase over the last 12 months is largely
attributable to the closing of two big box stores in Williston.”

o Since the 2010-2011 fiscal year, retail spending in Chittenden County has generally been on
the rise.”

e Office

o The Chittenden County office market continues to be oversupplied; and remote work has
drastically impacted employers’ need for in-person workspace.’

o The Chittenden County office market experienced consistent and substantial growth from
1994 through 2014, averaging 167,000 square feet annually. Approximately 92% of this
growth occurred in the suburban market. From 2015 to present, there has been
comparatively less office space developed in the county, only about 42,500 square feet per
year.’

o An excess of office supply in Chittenden County, coupled with weak demand, has
perpetuated a climate of high vacancy for the past 15 years. Prior to the Great Recession
(2008), the overall average vacancy rate in the county was 6.3%. Since 2008, the overall
average vacancy rate has been 10.1%. The long-term historical average (1993-2024) vacancy
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rate is 8.3%. As of June 2024, office vacancy countywide is 9.5%. Suburban office vacancy is
9.7%. Office vacancy is expected to remain elevated for the foreseeable future.’

Net absorption (i.e., demand) of suburban office space in Chittenden County over the last 20
years averaged about 91,600 square feet per year. In the past 10 years, average net
absorption was about 80,700 square feet annually. In the past 5 years, average net
absorption was about 59,700 square feet.” The lower net absorption rate in recent years
compared to historical trends points to declining demand for office space.

Industrial

(@]

(@]

Countywide, net absorption of industrial space over the past 20 years has on average,
exceeded new supply, fostering the current climate of historically low vacancy rates. Net
absorption of industrial space in Chittenden County over the last 20 years averaged about
200,000 square feet per year. In the past 10 years, average net absorption was about
222,000 square feet annually. In the past 5 years, average net absorption was about 249,000
square feet annually.” The higher net absorption rate in recent years compared to historical
trends points to increasing demand for industrial space.”

The industrial vacancy rate in Chittenden County as of June 2024 is 2.9%, still well below the
long term (1993-present) average of 6.3%.’

Demand for industrial space is strong and has perpetuated the undersupplied character of
the market and applied upward pressure on rental rates. Continued low vacancy and
upward pressure on rental rates is expected for the foreseeable future.’

Permitting Uncertainty, Cost and Risk — A barrier to development and economic growth in the

county cited by real estate professionals is the high cost, uncertainty and risk imposed by the
state permitting process. These professionals recommend that the permit process should be
significantly streamlined to reduce redundancy, uncertainty, and cost.

Cost of construction/development — Many real estate professionals listed the increasing cost of
construction/development as a potential barrier to increased development and economic

growth in the county, particularly for housing that is affordable to the workforce.

4.1.2 Housing Demand Forecasts

As detailed in the report titled “Housing and Population Demand Forecast and Scenarios, 2035 and
2050,” prepared by CE and dated January 2025, forecasts for population growth and housing demand
were developed for the years 2035 and 2050 for Chittenden County. Key findings from this analysis are
summarized below for the three scenarios studied — Baseline, Low Household Growth, and High
Household Growth.
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Baseline Scenario

Household Population Growth: As shown in Figure 2.1.1 in Appendix A, the household
population in Chittenden County is estimated to increase until around 2042 and then start a
slight downward trend. The county starts at 159,300 household residents in 2022 and is
expected to have a household population of 165,200 in 2050 after reaching a peak population
of 167,000 in 2042.

Older Demographic Population Shift: The number of births and deaths in the county is largely
driven by the age demographic. As shown in Figure 2.1.3 in Appendix A, the age distribution of
household population in Chittenden County is expected to trend toward an older population by
2050. The 65 and over age cohort represents 17% of the household population in 2022 and is
expected to increase to 24% in 2035 and 29% in 2050. This trend results in more deaths than
births and therefore a decline in the natural population.

Number of Households: Despite a decline in household population between 2042 and 2050,
the number of households increases in most cases because older residents are more likely to
live alone or form households with fewer people. In Chittenden County, the number of
households are expected to increase between 2022 and 2050. As shown in Figure 2.1.4, the
number of households is projected to increase from 69,300 in 2022 to 79,700 in 2035 to 84,800
in 2050.

Homes Needed to Accommodate Households and Deficit: The total homes required considers
the number of dwellings needed to accommodate the households as well as homes needed to
achieve a healthy vacancy rate and seasonal or recreational homes that are not occupied by full-
time residents. As shown in Figure 2.1.5 in Appendix A, Chittenden County will need 12,900 new
homes between 2022 and 2035 and then 5,500 homes between 2035 and 2050.

Homes Needed to Accommodate Households, Deficit and Replacement Homes: In addition to
the number of homes needed to accommodate the population and normalize the vacancy rate,
it is important to consider the additional homes needed to replace those that are lost to
disasters such as floods or fires or are rendered unlivable due to neglect. These ‘lost’ homes
need to be replaced to maintain the housing stock each year. Replacement homes are not
additional to the overall housing stock but do require additional home building. As shown in
Figure 2.1.6 in Appendix A, Chittenden County will need 14,600 new homes by 2035 to
accommodate the population, normalize the vacancy rate, and replace lost homes. Between
2022 and 2050, a total of 22,100 new homes will be needed, a 30 percent increase from the
county’s 2022 housing stock.
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Low Household Growth Scenario

Total Households: Given the continuous growth assumptions in the household growth
scenarios, the number of households in Chittenden County are projected to grow from 69,300
in 2022 to around 80,000 in 2035 and over 90,000 in 2050 (see Figure 3.2.1 in Appendix A).

Household Population: Household population is expected to follow a similar trend to the
growth in households. However, household population is not linear because it also accounts for
the size of each household which changes over time. As shown in Figure 3.2.2 in Appendix A,
household population is forecast to increase from 159,300 in 2022 to around 165,000 in 2035
and more than 180,000 in 2050.

Net Migration: Net migration is the key mechanism used to achieve the household population
under both the Low Household Growth and High Household Growth scenarios. To achieve the
household growth values, Chittenden County would need to dramatically increase net
migration. As shown in Figure 3.2.3 in Appendix A, Chittenden County would need to achieve a
net migration of 5,900 between 2022 and 2035, and another 29,600 between 2036 and 2050.
This compares to an estimated net migration in the Baseline scenario of 6,100 between 2022
and 2035, and 7,500 between 2036 and 2050.

Age Distribution: Since migrants tend to be a younger demographic, the age distribution under
the Low Household Growth scenario is expected to trend younger than the Baseline scenario.
As shown in Figure 3.2.4 in Appendix A, the under 25 age cohort in the Low Household Growth
scenario represents 20% of the household population in 2050 compared to only 19% in the
Baseline scenario. Similarly, the 25-44 age cohort represents 24% of the 2050 household
population in the Low Household Growth scenario compared to only 22% in the Baseline
scenario.

Homes Needed to Accommodate Households and Deficit: To accommodate the growth in
households and achieve a healthy vacancy rate, the total number of homes in Chittenden
County will need to increase substantially from the baseline levels by 2035 and 2050. As shown
in Table 3.2.1 in Appendix A, the county will need 85,400 homes in 2035 (about 12,200 new
homes since 2022) and 99,500 homes in 2050 (about 26,300 new homes between 2022 and
2050).

Homes Needed to Accommodate Households, Deficit and Replacement Homes: In addition to
the number of homes needed to accommodate the population and normalize the vacancy rate,
it is important to consider the additional homes needed to replace those that are lost to
disasters such as floods or fires or are rendered unlivable due to neglect. As shown in Figure
3.2.5in Appendix A, Chittenden County will need 13,900 new homes by 2035 to accommodate
the population, normalize the vacancy rate, and replace lost homes. Between 2022 and 2050, a
total of 30,000 new homes will be needed.
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High Household Growth Scenario

Total Households: As shown in Figure 3.2.1 in Appendix A, the number of households in
Chittenden County are projected to grow from 69,300 in 2022 to about 85,000 in 2035 and well
over 100,000 in 2050.

Household Population: Household population is expected to follow a similar trend to the
growth in households. However, household population is not linear because it also accounts for
the size of each household which changes over time. As shown in Figure 3.2.2 in Appendix A,
household population is forecast to increase from 159,300 in 2022 to just under 190,000 in
2035 and over 220,000 in 2050.

Net Migration: Net migration is the key mechanism used to achieve the household population
under both the Low Household Growth and High Household Growth scenarios. To achieve the
household growth values, Chittenden County would need to dramatically increase net
migration. As shown in Figure 3.2.3 in Appendix A, Chittenden County would need to achieve a
net migration of 27,300 between 2022 and 2035, another 47,000 between 2036 and 2050. This
compares to an estimated net migration in the Baseline scenario of 6,100 between 2022 and
2035, and 7,500 between 2036 and 2050.

Age Distribution: Since migrants tend to be a younger demographic, the age distribution under
the High Household Growth scenario is expected to trend younger than the Baseline scenario.
As shown in Figure 3.2.4 in Appendix A, the under 25 age cohort in the High Household Growth
scenario represents 21% of the household population in 2050 compared to only 19% in the
Baseline scenario. Similarly, the 25-44 age cohort represents 26% of the 2050 household
population in the High Household Growth scenario compared to only 22% in the Baseline
scenario.

Homes Needed to Accommodate Households and Deficit: To accommodate the growth in
households and achieve a healthy vacancy rate, the total number of homes in Chittenden
County will need to increase substantially from the baseline levels by 2035 and 2050. As shown
in Table 3.2.1 in Appendix A, the county will need 92,400 homes in 2035 (about 19,200 new
homes since 2022) and 113,800 homes in 2050 (about 40,600 new homes between 2022 and
2050).

Homes Needed to Accommodate Households, Deficit and Replacement Homes: In addition to
the number of homes needed to accommodate the population and normalize the vacancy rate,
it is important to consider the additional homes needed to replace those that are lost to
disasters such as floods or fires or are rendered unlivable due to neglect. As shown in Figure
3.2.5in Appendix A, Chittenden County will need 20,900 new homes by 2035 to accommodate
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the population, normalize the vacancy rate, and replace lost homes. Between 2022 and 2050, a
total of 44,700 new homes will be needed.

TOTAL ADDITIONAL HOMES NEEDED
IN CHITTENDEN COUNTY

Between 2022 - 2035

Baseline Scenario: 14,600 homes

Low HH Growth Scenario: 13,900 homes
High HH Growth Scenario: 20,900 homes

Between 2022 - 2050

Baseline Scenario: 22,100 homes

Low HH Growth Scenario: 30,000 homes
High HH Growth Scenario: 44,700 homes

4.2 City of Essex Junction

4.2.1 Assessment of the Current Real Estate Market and Trends

As summarized in the report titled “Real Estate Market Assessment TOD Target Communities, Interim
Progress Report”, prepared by W+B and dated 8/13/24, an assessment of the current real estate
market, including an understanding of demand and trends, was conducted for the City of Essex
Junction. In conducting this market assessment, W+B examined readily available socio-economic data,
reviewed recent market reports, and held interviews with local real estate professionals. The findings
from this assessment helped inform the future housing demand projections for Essex Junction.

Socio-economic Data and Market Reports

Key observations and findings related to market demand and trends in Essex Junction contained in the
readily available socio-economic data and market reports include:
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Population / Income

Essex Junction’s population grew at a faster rate than the county and state between 2000 —
2022. The City’s population grew 27% over this period.!

Essex Junction has a higher median household income (about $93,000) than the county (about
$89,500) and the state (about $74,000).

Essex Junction has a high share of middle-aged residents aged 25 — 54 (44%) compared to the
county (33%) and state (36%).! The population in Essex Junction is shifting from mostly middle
aged to young-adult and senior. This trend is driving a decline in household size and the need

for smaller homes.!

Average household size in Essex Junction/Essex Town declined slightly between 2000 — 2021
from 2.62 in 2000 to 2.34 in 2021.°

Housing

In the 10-year period from 2008 — 2018, the median home sale price in Essex Junction/Essex
Town increased 15%. In the last 5 years alone (2018 — 2023), the median home sale price has
increased significantly by 54%.°

In the 5-year period from 2015 — 2020, median gross rents in Essex Junction/Essex Town
increased 17% (about 3.4% per year). In only 2 years since (2020 — 2022), median gross rents in
Essex Junction/Essex Town have increased significantly by 14% (about 7% per year).

The number of homes listed as short-term rentals in Essex Junction increased substantially over
the last decade (from 4 in 2014 to 53 in 2023).5

300 new apartments are expected to open between 2023 — 2025 in Essex Junction and Essex
Town. In Essex Junction, this includes numerous projects in the Five Corners area and a project
near Essex High School.”

Recent housing growth trends in Essex Junction are anticipated to continue for the foreseeable
future. Nearly 500 apartment units are projected to be added to the Essex Junction/Essex Town
market beyond 2025. Over 60% of this growth is planned for the compact, urban area of Essex
Junction.’

Employment / Workforce

Essex Junction, which became a city in 2022, had about 6,000 jobs that year (historical data are
not available).!
Top industries in Essex Junction include public administration (1,000 jobs), education services

(500 jobs), accommodation and food services (400 jobs) and professional, scientific, and
technical services (400 jobs).*
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Commercial / Industrial

Essex Junction/Essex Town has about 821,000 square feet of retail inventory and current
vacancy rate of only about 1.4%.’

In Essex Junction/Essex Town, there are multiple projects planned which could result in future
retail supply of approximately 26,000 square feet. Much of the proposed space is located near
Five Corners in Essex Junction.’

About 18% (2,591,000 square feet) of the total industrial space in Chittenden County is in Essex
Junction/Essex Town.” This includes the GlobalFoundries campus which is in both the City and
Town.

Essex represents the largest concentration of potential industrial development in the county
beyond 2024. GlobalFoundries’ campus could see the future development of up to 300,000
square feet on a 60-acre parcel within its Essex campus.’

Interviews - Local Real Estate Professionals

Key findings related to market demand and trends from the interviews with local real estate
professionals include:

General Economy

Most real estate professionals rated the general economy in Essex Junction as steady and slowly
growing.

GlobalFoundries, a large employer, was identified as a business that is thriving, and which will
benefit from the recently passed federal CHIPS Act.

Housing Market

All real estate professionals say demand for housing in Essex Junction is strong to very strong.
This includes all housing types — single family, townhomes, multi-family condos, rental, and
ownership.

Strong to very strong demand is expected to continue into the foreseeable future.

Highest demand is for middle income/workforce housing and low income/subsidized housing.
For single family, highest demand is in the $400,000 to $600,000 price range, but the inventory
is extremely low. For multi-family condos and townhomes, highest demand is in the $200,000 to
$250,000 price range. Demand for upper income/higher priced housing is still strong but has
shown signs of slowing in recent months.

Rental rates and home sale prices in Essex Junction have risen significantly in the last few years
compared to historical trends. This is a sign of strong demand and is consistent with the findings
in the socio-economic data and market reports.

NORTHWEST VERMONT TOD REAL ESTATE MARKET ANALYSIS 45



. ‘ < cambridge
white + burke \ econometrics

e Vacancy rates for rental housing are extremely low and absorption rates are high (i.e.,
apartments lease quickly) which is a sign of strong demand. This aligns with the countywide
findings contained in the market reports. One developer reported that all 40+ apartments in a
recently completed multi-story, mixed use building pre-leased before the project was
completed.

e Demand for housing in Essex Junction’s downtown and adjoining neighborhoods is very strong.
Several multi-story, mixed commercial/apartment projects have been developed in the city in
recent years, particularly near Five Corners, and all projects leased up quickly. Several more
projects are planned, including a 53-unit mixed use building which was scheduled to start
construction in summer 2024. This strong demand bodes well for efforts to increase residential
density and mixed-use development in the TOD area identified by the city.

Commercial/Industrial Market

e Retail — Demand for retail space in Essex Junction is stable and expected to remain so for the
foreseeable future. This is consistent with the countywide findings contained in the market
reports.

e Office — Demand for office space in Essex Junction is weak and is expected to remain so for the
foreseeable future. This aligns with the countywide findings contained in the market reports.

e Industrial/warehouse — Demand for industrial/warehouse space in Essex Junction and Essex
Town is robust, however most of the new industrial/warehouse development in recent years
has been in the Town of Essex. Economic development professionals reported that
GlobalFoundries, which is in both Essex Junction and Essex Town, is doing well. GlobalFoundries
announced earlier this year that they received nearly $130 million in planned direct funding as
part of the U.S. CHIPS and Science Act and Vermont state funding that will support modernizing
and building out the capacity of GlobalFoundries’ Vermont facility.
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ESSEX JUNTION REAL ESTATE MARKET
OVERALL CONCLUSION

Considering Essex Junction’s proximity to Burlington and nearby employment hubs, and with high
demand for housing of all types and income levels, the city is primed to accommodate more
housing growth over the coming years. Housing growth trends over the last decade are expected
to continue and could potentially be increased if zoning regulations are changed to allow higher
densities (e.g., higher maximum building heights).

Demand for retail/services is expected to remain steady and will continue to serve primarily the
local market. No significant growth in office space is anticipated. With healthy demand for
industrial/warehouse space in the region, further growth in this sector is anticipated, but will
occur primarily in Essex Town. Essex Junction has little land available for industrial/warehouse
development except for the GlobalFoundries campus which is already significantly built out
within the city limits. Nonetheless, further growth in industrial/warehouse space in Essex Town
will benefit the Essex Junction economy and help support new housing growth.

While the city is already largely developed, a good amount of underutilized land still exists and
could potentially be redeveloped into higher density residential and mixed
commercial/residential projects.

4.2.2 Housing Demand Forecasts

As detailed in the report titled “Housing and Population Demand Forecast and Scenarios, 2035 and
2050,” prepared by CE and dated January 2025, forecasts for housing demand were developed for the
City of Essex Junction for the years 2035 and 2050. To estimate housing demand at the community
level, county-level forecasted homes were allocated to the communities based on assumptions about
distribution of new homes within each county. The distribution of new homes to each Target
Community is based on both qualitative and quantitative research by W+B on real estate market
demand and trends with some consideration given to development constraints. As shown in Table 2.2.1
in Appendix A, Essex Junction is projected to absorb about 9% of the new home growth in Chittenden
County over the next 25+ years (2022 — 2050). This proportion of new home growth is greater than the
city’s current proportion of county housing (7%).

Key findings from the housing demand forecast analysis for Essex Junction are summarized below for
the three scenarios studied — Baseline, Low Household Growth, and High Household Growth.
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Baseline Scenario

e Homes Needed to Accommodate Households and Deficit: The total homes required considers
the number of dwellings needed to accommodate the households as well as homes needed to
achieve a healthy vacancy rate and seasonal or recreational homes that are not occupied by full-
time residents. As shown in Table 3.3.1 in Appendix A, Essex Junction will need about 1,100 new
homes between 2022 and 2035. About 1,600 new homes will be needed between 2022 and
2050.

e Homes Needed to Accommodate Households, Deficit and Replacement Homes: In addition to
the number of homes needed to accommodate the population and normalize the vacancy rate,
it is important to consider the additional homes needed to replace those that are lost to
disasters such as floods or fires or are rendered unlivable due to neglect. As shown in Figure
3.3.1in Appendix A, Essex Junction will need roughly 1,300 new homes by 2035 to
accommodate the population, normalize the vacancy rate, and replace lost homes. Between
2022 and 2050, about 1,900 new homes will be needed.

Low Household Growth Scenario

e Homes Needed to Accommodate Households and Deficit: As shown in Table 3.3.1 in Appendix
A, Essex Junction will need about 1,100 new homes between 2022 and 2035 to accommodate
the households and achieve a healthy vacancy rate. Between 2022 and 2050, 2,300 new homes
will be needed.

e Homes Needed to Accommodate Households, Deficit and Replacement Homes: As shown in
Figure 3.3.1 in Appendix A, Essex Junction will need about 1,200 new homes between 2022 and
2035 to accommodate the households, achieve a healthy vacancy rate, and replace “lost”
homes. Between 2022 and 2050, 2,600 new homes will be needed.

High Household Growth Scenario

e Homes Needed to Accommodate Households and Deficit: As shown in Table 3.3.1 in Appendix
A, Essex Junction will need about 1,700 new homes between 2022 and 2035 to accommodate
the households and achieve a healthy vacancy rate. Between 2022 and 2050, 3,600 new homes
will be needed.

e Homes Needed to Accommodate Households, Deficit and Replacement Homes: As shown in
Figure 3.3.1 in Appendix A, Essex Junction will need about 1,800 new homes between 2022 and
2035 to accommodate the households, achieve a healthy vacancy rate, and replace “lost”
homes. Between 2022 and 2050, 3,900 new homes will be needed.
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TOTAL ADDITIONAL HOMES NEEDED
CITY OF ESSEX JUNCTION

Between 2022 — 2035
Baseline Scenario: 1,300 homes

Low HH Growth Scenario: 1,200 homes
High HH Growth Scenario: 1,800 homes

Between 2022 — 2050

Baseline Scenario: 1,900 homes

Low HH Growth Scenario: 2,600 homes
High HH Growth Scenario: 3,900 homes

4.2.3 TOD Area — Potential Barriers to Increased Development

White + Burke conducted a high-level “due diligence” assessment of the Essex Junction TOD area to
better understand if barriers exist that may limit or preclude the city from accommodating increased
development densities. This assessment involved a desktop review of existing readily available
information (e.g., flood maps, wetlands, natural resources, utilities, etc.), a market visit and interviews
with town/regional officials and local real estate professionals.

General Description of TOD Area: The area encompasses roughly 150 acres and includes the Village
Center zoning district around Five Corners, the Pearl Street corridor (Route 15) from Five Corners west
to Susie Wilson Road, and the Park Street corridor (Route 2A) from Five Corners south to the Winooski
River.

Key Findings

Key findings from the high-level due diligence review include:

e Physical Barriers:

o The TOD area is largely fully developed, therefore new development will need to occur
as smaller infill projects or redevelopment of older, underutilized properties. Recent
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multi-story, mixed use projects near Five Corners and along Pearl Street have involved
redevelopment of underutilized properties. As stated in the market report information
above, roughly 300 housing units are projected to be constructed in the compact, urban
area of Essex Junction over the next few years.

o The TOD area is largely free of natural resource barriers including floodplains, wetlands,
endangered species, and habitat block.

o The railroad lines running through the TOD area could present somewhat of a barrier if
crossings are needed. Since the area is well served by roadway and utility infrastructure,
the need to cross railroad lines is not seen as a significant issue.

e Utilities: Water and sewer capacity are currently sufficient to accommodate growth but will
need capacity upgrades at some point. Upgrading sewer capacity is somewhat complicated
since there is a sewer agreement between three municipalities (Essex Junction, Essex Town,
Williston), but not insurmountable.

e Zoning: Except for a small area zoned Residential 2, the zoning in the TOD area does not cap
residential density. The maximum residential density in a project is controlled by maximum
building height and lot coverage. Maximum building height in the TOD is four stories for all uses
except for affordable housing projects which can go to five stories. Maximum lot coverage
ranges from 65% to 100%.

e Permitting: Real estate professionals report that the city has been generally supportive of
higher density development in the TOD area. Therefore, permitting is not seen as a barrier to
development in the TOD area.

4.3 Town of Milton

4.3.1 Assessment of the Current Real Estate Market and Trends

As summarized in the report titled “Real Estate Market Assessment TOD Target Communities, Interim
Progress Report”, prepared by W+B and dated 8/13/24, an assessment of the current real estate
market, including an understanding of demand and trends, was conducted for the Town of Milton. In
conducting this market assessment, W+B examined readily available socio-economic data, reviewed
recent market reports, and held interviews with local real estate professionals. The findings from this
assessment helped inform the future housing demand projections for Milton.

Socio-economic Data and Market Reports

Key observations and findings related to market demand and trends in Essex Junction contained in the
readily available socio-economic data and market reports include:
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Population / Income

Milton’s population grew at a faster rate than the state between 2000 — 2022. The City’s
population grew 13% over this period compared to the state’s growth of 6%.?

Milton has a substantially higher median household income (about $109,000) than the county
(about $89,500) and the state (about $74,000).*

Average household size in Milton declined slightly between 2000 — 2021 from 2.84 in 2000 to
2.67in 2021.°

Housing

In the 10-year period from 2008 — 2018, the median home sale price in Milton increased 24%. In
the last 5 years alone (2018 — 2023), the median home sale price has increased significantly by
35%.°

In the 5-year period from 2015 — 2020, median gross rents in Milton increased 27%. In the 2-
year period 2020 — 2022, median gross rents in Milton remained flat.”

Most homes in Milton are owner occupied, with only about 16% of the 4,000 homes being
occupied by renters.?

The number of homes listed as short-term rentals in Milton increased substantially over the last
decade (from 3 in 2015 to 26 in 2023).°

Employment / Workforce

Milton had less than 3,000 jobs in 2022.* Milton’s labor force was about 6,400 in 2022.

Top industries in Milton include manufacturing (660 jobs), retail trade (400 jobs), and education
services (340 jobs).!

Commercial / Industrial

Milton has about 155,500 square feet of retail inventory and currently very little to no vacancy.’

In Milton, up to 27,000 square feet of new retail development is proposed, but not expected to
hit the market by the end of 2025. Most of this proposed development is centered around
Milton Square Shopping Center which is in the center of town.”

About 10% (1,463,500 square feet) of the total industrial space in Chittenden County is in
Milton.” This includes Husky Technologies and the Catamount Industrial Park.

About 43,000 square feet of potential industrial development is anticipated for Milton in 2025
and an additional 104,000 square feet is projected beyond 2025.7
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Interviews - Local Real Estate Professionals

Key findings related to market demand and trends from the interviews with local real estate
professionals include:

General Economy

e Most real estate professionals rated the general economy in Milton as healthy and slowly
growing.

Housing Market

e All real estate professionals say demand for housing in Milton is strong. This includes all housing
types — single family, townhomes, multi-family, rental, and ownership. Several professionals
stated that much of the strong demand is being driven by people who cannot afford the higher
priced housing in communities closer to Burlington.

e Strong demand is expected to continue into the foreseeable future.
e Highest demand is for middle income/workforce housing and low income/subsidized housing.

e Real estate professionals say there is strong interest to live in higher density, more compact
downtowns/village centers, including in Milton’s town center area. One residential developer
has seen a shift in the mindset of home buyers in the last 15 years in terms of housing type and
location preferences. Buyers today prefer smaller homes and lots that require less time and cost
to maintain. They also want to be within walking distance or a short drive to stores, services,
and restaurants. This strong interest in more compact downtowns/village center living bodes
well for efforts to increase residential density and mixed-use development in the TOD area
identified by the Town.

Commercial/Industrial Market

e Retail - Demand for retail space is stable and expected to remain so for the foreseeable future.
This steady demand is consistent with the countywide findings contained in the market reports.
There does not appear to be sufficient demand to support new retail development, but this may
change over time as the housing base increases.

e Office — Demand for office space in Milton is weak and is expected to remain so for the
foreseeable future. This weak demand for office aligns with the countywide findings contained
in the market reports.

e Industrial/warehouse — Demand for industrial/warehouse space in Milton is robust, which is
consistent with the countywide findings regarding industrial demand contained in the market
reports. The Catamount Industrial Park is almost completely built out and several professionals
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expressed concern that there may not be enough industrial zoned land available in Milton to
meet demand.

MILTON REAL ESTATE MARKET
OVERALL CONCLUSION

While Milton is located on the outer edge of Chittenden County, demand for housing remains
strong and is being partly driven by people who do not want to pay the higher priced housing in
communities closer to Burlington. Considering this strong demand and the Town’s proximity to
Interstate 89, Milton is in position to accommodate more housing growth over the coming years.
Housing growth trends over the last decade are expected to continue and could potentially be
increased if zoning regulations are changed to allow higher densities and if developers can
deliver more housing affordable to the workforce. Providing housing that is affordable to the
workforce, however, will continue to be a challenge with consistently high and rising
development costs.

Demand for retail/services is expected to remain steady and will continue to serve primarily the
local market. No significant growth in office space is anticipated. With interstate access nearby,

demand for industrial/warehouse space in Milton is expected to remain healthy, provided there
is enough available land zoned for industrial development.

4.3.2 Housing Demand Forecasts

As detailed in the report titled “Housing and Population Demand Forecast and Scenarios, 2035 and
2050,” prepared by CE and dated January 2025, forecasts for housing demand were developed for the
Town of Milton for the years 2035 and 2050. To estimate housing demand at the community level,
county-level forecasted homes were allocated to the communities based on assumptions about
distribution of new homes within each county. The distribution of new homes to each Target
Community is based on both qualitative and quantitative research by W+B on real estate market
demand and trends with some consideration given to development constraints. As shown in Table 2.2.1
in Appendix A, Milton is projected to absorb about 7% of the new home growth in Chittenden County
over the next 25+ years (2022 — 2050). This proportion of new home growth is slightly greater than the
town’s current proportion of county housing (6%).

Key findings from the housing demand forecast analysis for Milton are summarized below for the three
scenarios studied — Baseline, Low Household Growth, and High Household Growth.
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Baseline Scenario

e Homes Needed to Accommodate Households and Deficit: The total homes required considers
the number of dwellings needed to accommodate the households as well as homes needed to
achieve a healthy vacancy rate and seasonal or recreational homes that are not occupied by full-
time residents. As shown in Table 3.3.1 in Appendix A, Milton will need about 800 new homes
between 2022 and 2035. About 1,200 new homes will be needed between 2022 and 2050.

e Homes Needed to Accommodate Households, Deficit and Replacement Homes: In addition to
the number of homes needed to accommodate the population and normalize the vacancy rate,
it is important to consider the additional homes needed to replace those that are lost to
disasters such as floods or fires or are rendered unlivable due to neglect. As shown in Figure
3.3.1in Appendix A, Milton will need roughly 900 new homes by 2035 to accommodate the
population, normalize the vacancy rate, and replace lost homes. Between 2022 and 2050, about
1,400 new homes will be needed.

Low Household Growth Scenario

e Homes Needed to Accommodate Households and Deficit: As shown in Table 3.3.1 in Appendix
A, Milton will need about 800 new homes between 2022 and 2035 to accommodate the
households and achieve a healthy vacancy rate. Between 2022 and 2050, 1,700 new homes will
be needed.

e Homes Needed to Accommodate Households, Deficit and Replacement Homes: As shown in
Figure 3.3.1 in Appendix A, Milton will need about 900 new homes between 2022 and 2035 to
accommodate the households, achieve a healthy vacancy rate, and replace “lost” homes.
Between 2022 and 2050, 1,900 new homes will be needed.

High Household Growth Scenario

e Homes Needed to Accommodate Households and Deficit: As shown in Table 3.3.1 in Appendix
A, Milton will need about 1,300 new homes between 2022 and 2035 to accommodate the
households and achieve a healthy vacancy rate. Between 2022 and 2050, 2,700 new homes will
be needed.

e Homes Needed to Accommodate Households, Deficit and Replacement Homes: As shown in
Figure 3.3.1 in Appendix A, Milton will need about 1,300 new homes between 2022 and 2035 to
accommodate the households, achieve a healthy vacancy rate, and replace “lost” homes.
Between 2022 and 2050, 2,900 new homes will be needed.
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TOTAL ADDITIONAL HOMES NEEDED
TOWN OF MILTON

Between 2022 - 2035
Baseline Scenario: 900 homes

Low HH Growth Scenario: 900 homes
High HH Growth Scenario: 1,300 homes

Between 2022 — 2050

Baseline Scenario: 1,400 homes

Low HH Growth Scenario: 1,900 homes
High HH Growth Scenario: 2,900 homes

4.3.3 TOD Area — Potential Barriers to Increased Development

White + Burke conducted a high-level “due diligence” assessment of the Milton TOD area to better
understand if barriers exist that may limit or preclude the Town from accommodating increased
development densities. This assessment involved a desktop review of existing readily available
information (e.g., flood maps, wetlands, natural resources, utilities, etc.), a market visit and interviews
with town/regional officials and local real estate professionals.

General Description of TOD Area: The TOD area identified by the Town encompasses roughly 100 acres
and includes primarily the Downtown Business zoning district along Route 7 and Middle Road from
Bombardier Road at the southern end to Barnum Street at the northern end.

Key Findings

Key findings from the high-level due diligence review include:

e Physical Barriers: Other than a cemetery, there do not appear to be any significant barriers in the TOD
area as further described below.

o Most properties in the TOD area are currently developed, but tend to be
underdeveloped with single story buildings, surface parking lots, older single-family
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homes, and large yards. While the already developed nature of the area may be
considered a somewhat limiting factor, it could accommodate significantly more density
through in-fill and redevelopment of underutilized properties.

o The TOD area is largely free of natural resource barriers including floodplains, wetlands,
endangered species, and habitat block.

o The entire TOD area consists of statewide primary agricultural soils. Considering the area
is already developed and designated by the Town as a growth area, developing the
primary agricultural soils should not pose a significant problem.

e Utilities: According to Town officials, there is sufficient water and sewer capacity to accommodate
growth and development in the TOD area.

e Zoning: The existing zoning in the TOD area allows multi-family residential and commercial uses.
Maximum residential density is about 20 units per acre. Maximum lot coverage is 80% and maximum
building height is 50 to 60 feet (5 — 6 stories).

e Permitting Uncertainty, Cost and Risk: Several real estate professionals listed the cost and uncertainty of
the state Agency of Natural Resources permitting process as a potential barrier to increased
development in the TOD area. They recommend that the permitting process be significantly streamlined
to reduce redundancy and cost. They also support efforts to exempt developments from Act 250 review
in areas planned for growth (e.g., downtowns/village centers).

e At maximum allowable residential densities of 20 units per acre, the TOD area could
theoretically accommodate a significant share of the Town’s future housing growth. However,
the pace of new housing development within TOD area, which is only about 100 acres in size,
will depend on many factors including the willingness of existing landowners to sell property to
developers and the economic feasibility of providing housing that is affordable to the workforce.
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V. FRANKLIN COUNTY

This chapter presents the following information for Franklin County and one (1) Target Community — St.
Albans Town:

e An assessment of current real estate market conditions including an understanding of demand
and trends.

e Housing demand forecasts in terms of additional homes needed by 2035 and 2050 for three
scenarios — Baseline, Low Household Growth, High Household Growth.

e A preliminary and high-level “due diligence” developability review of the TOD target area
identified by the community.

5.1 County-Level Results

5.1.1 Assessment of the Current Real Estate Market and Trends

As summarized in the report titled “Real Estate Market Assessment TOD Target Communities, Interim
Progress Report”, prepared by W+B and dated 8/13/24, an assessment of the current real estate
market, including an understanding of demand and trends, was conducted for one (1) community in
Franklin County — St. Albans Town. In conducting this market assessment, W+B examined readily
available socio-economic data, reviewed recent market reports, and held interviews with local real
estate professionals. The findings from this assessment helped inform the future housing demand
projections for each Target Community.

Key region-wide findings related to the general economy and real estate market conditions in Franklin
County are provided below.

General Economy and Employment

e Major employers in Franklin County report their company growth is being held back by difficulty
in recruiting employees. Some report turning away business because of lack of capacity due to
employee shortages.

e Interviewees provide a mixed picture of the economy in Franklin County. They indicate the
economy overall is solid, with some major businesses doing well and expanding. Yet some
sectors are weaker. Notably several mentioned local small retailers and restaurants struggling
and storefront vacancies, especially in downtown St. Albans.
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Yet the data shows that Franklin County had more than 16,600 jobs in 2022 which represented
an increase of 12 percent since 2000, compared to about 2 percent at the state level.!

Despite the growth in employment, Franklin County acts as a bedroom county with a daily net
outflow of 6,600 people who commute out of the county to work (mostly to Chittenden
County).

Population and Income

Like employment growth, Franklin County’s population grew faster than the state, to about
51,000 in 2022, which was about 12% growth since 2000 compared to Vermont’s overall growth
rate of about 6% during the same time. Yet this was notably lower than national growth of
about 18%.!

Franklin County has a somewhat lower proportion of residents 55 and older than the state (32
percent vs 35 percent).?

Household income in Franklin County in 2022 was similar to the State average at $73,633 vs
$74,014 for the state as a whole.!

Housing

Interviewees universally report strong housing demand in Franklin County across all housing
types and price ranges, especially for middle and lower priced housing.

Employers cite lack of housing as a factor in both recruitment and retention of employees.

Several employers reported employees, especially in lower-level jobs, needing to commute
longer distances — a half hour or more —including from New York, in order to find housing they
can afford.

A couple of employers mentioned difficulty in recruiting employees from out of the area for
mid-and higher-level positions in part due to lack of reasonably priced housing, even for those
with higher salaries. One highly placed interviewee mentioned having to pay over $600,000 for
a relatively modest home compared to what could have been purchased for the same price
where they came from.

A greater majority of homes in Franklin Country (74 percent) are detached single family
residences than statewide (67 percent).!

Rental vacancy rates in Franklin County are reported to be the highest in the state at 6.6% in
2022 (compared to 3.2% for the state).®

Yet one landlord reported that in the past three years they had not experienced a single
unplanned vacancy and consider the vacancy rate to be zero (planned vacancies include leaving

8 \lermont Housing Needs Assessment: 2025-2029 (June 2024 DRAFT), prepared by Vermont Housing Finance Agency
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a unit unoccupied while being renovated). Reinforcing this, a private (confidential) market study
in 2022 states “Interviews with area landlords and managers of market-rate rentals completed
for the study indicate very low rates of vacancy over the last year and very little turnover.
Available apartments are occupied immediately”. These reports are more consistent with what
employers indicated and call into question the accuracy of the 6.6% vacancy estimate.

Commercial and Industrial Market

e Interviewees report weakness in the commercial/retail sector, notably in storefronts located in
downtown St. Albans.

e There is speculation that there could be demand for industrial and warehouse space, both for
local small businesses and for Canadian businesses wanting a presence in the US.

Other

e High cost of construction was cited as a significant barrier to development. While rents have
increased significantly, they remain lower than what is needed to justify new construction or
substantial redevelopment.

5.1.2 Housing Demand Forecasts

As detailed in the report titled “Housing and Population Demand Forecast and Scenarios, 2035 and
2050,” prepared by CE and dated January 2025, forecasts for population growth and housing demand
were developed for the years 2035 and 2050 for Franklin County. Key findings from this analysis are
summarized below for the three scenarios studied — Baseline, Low Household Growth, and High
Household Growth.

Baseline Scenario

e Household Population Growth: As shown in Figure 2.1.1 in Appendix A, the household
population in Franklin County is estimated to increase until around 2042 and then start a slight
downward trend. The county starts at 49,700 household residents in 2022, reaches 51,300 in
2042, and then declines to 50,800 by 2050.

e Older Demographic Population Shift: The number of births and deaths in the county is largely
driven by the age demographic. As shown in Figure 2.1.3 in Appendix A, the age distribution of
household population in Franklin County is expected to trend toward an older population by
2050. The 65 and over age cohort represents 17% of the household population in 2022 and is
expected to increase to 25% in 2035 and 27% in 2050. This trend results in more deaths than
births and therefore a decline in the natural population.
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¢ Number of Households: Despite a decline in household population between 2042 and 2050,
the number of households increases in most cases because older residents are more likely to
live alone or form households with fewer people. In Franklin County, the number of households
are expected to increase between 2022 and 2050. As shown in Figure 2.1.4, the number of
households is projected to increase from 19,200 in 2022 to 21,200 in 2035 to 21,800 in 2050.

e Homes Needed to Accommodate Households and Deficit: The total homes required considers
the number of dwellings needed to accommodate the households as well as homes needed to
achieve a healthy vacancy rate and seasonal or recreational homes that are not occupied by full-
time residents. As shown in Figure 2.1.5 in Appendix A, Franklin County will need 2,600 new
homes between 2022 and 2035 and then 700 homes between 2035 and 2050.

e Homes Needed to Accommodate Households, Deficit and Replacement Homes: In addition to
the number of homes needed to accommodate the population and normalize the vacancy rate,
it is important to consider the additional homes needed to replace those that are lost to
disasters such as floods or fires or are rendered unlivable due to neglect. These ‘lost’ homes
need to be replaced to maintain the housing stock each year. Replacement homes are not
additional to the overall housing stock but do require additional home building. As shown in
Figure 2.1.6 in Appendix A, Franklin County will need 3,100 new homes by 2035 to
accommodate the population, normalize the vacancy rate, and replace lost homes. Between
2022 and 2050, a total of 4,400 new homes will be needed, a 19 percent increase from the
county’s 2022 housing stock.

Low Household Growth Scenario

e Total Households: Given the continuous growth assumptions in the household growth
scenarios, the number of households in Franklin County are projected to grow from 19,200 in
2022 to around 22,000 in 2035 and just under 26,000 in 2050 (see Figure 3.2.1 in Appendix A).

e Household Population: Household population is expected to follow a similar trend to the
growth in households. However, household population is not linear because it also accounts for
the size of each household which changes over time. As shown in Figure 3.2.2 in Appendix A,
household population is forecast to increase from 49,700 in 2022 to around 53,000 in 2035 and
more than 60,000 in 2050.

e Net Migration: Net migration is the key mechanism used to achieve the household population
under both the Low Household Growth and High Household Growth scenarios. To achieve the
household growth values, Franklin County would need to dramatically increase net migration.
As shown in Figure 3.2.3 in Appendix A, Franklin County would need to achieve a net migration
of 3,800 between 2022 and 2035, and another 10,900 between 2036 and 2050. This compares
to an estimated net migration in the Baseline scenario of 1,500 between 2022 and 2035, and
1,900 between 2036 and 2050.
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e Age Distribution: Since migrants tend to be a younger demographic, the age distribution under
the Low Household Growth scenario is expected to trend younger than the Baseline scenario.
As shown in Figure 3.2.4 in Appendix A, the under 25 age cohort in the Low Household Growth
scenario represents 25% of the household population in 2050 compared to 24% in the Baseline
scenario. Similarly, the 25-44 age cohort represents 27% of the 2050 household population in
the Low Household Growth scenario compared to only 25% in the Baseline scenario.

e Homes Needed to Accommodate Households and Deficit: To accommodate the growth in
households and achieve a healthy vacancy rate, the total number of homes in Franklin County
will need to increase substantially from the baseline levels by 2035 and 2050. As shown in Table
3.2.1in Appendix A, the county will need 26,200 homes in 2035 (about 3,500 new homes since
2022) and 30,500 homes in 2050 (about 7,800 new homes between 2022 and 2050).

e Homes Needed to Accommodate Households, Deficit and Replacement Homes: In addition to
the number of homes needed to accommodate the population and normalize the vacancy rate,
it is important to consider the additional homes needed to replace those that are lost to
disasters such as floods or fires or are rendered unlivable due to neglect. As shown in Figure
3.2.5in Appendix A, Franklin County will need 4,000 new homes by 2035 to accommodate the
population, normalize the vacancy rate, and replace lost homes. Between 2022 and 2050, a
total of 8,900 new homes will be needed.

High Household Growth Scenario

e Total Households: As shown in Figure 3.2.1 in Appendix A, the number of households in Franklin
County are projected to grow from 19,200 in 2022 to just under 24,000 in 2035 and well over
28,000 in 2050.

e Household Population: Household population is expected to follow a similar trend to the
growth in households. However, household population is not linear because it also accounts for
the size of each household which changes over time. As shown in Figure 3.2.2 in Appendix A,
household population is forecast to increase from 49,700 in 2022 to about 57,000 in 2035 and
over 70,000 in 2050.

e Net Migration: Net migration is the key mechanism used to achieve the household population
under both the Low Household Growth and High Household Growth scenarios. To achieve the
household growth values, Franklin County would need to dramatically increase net migration.
As shown in Figure 3.2.3 in Appendix A, Franklin County would need to achieve a net migration
of 8,900 between 2022 and 2035, another 15,400 between 2036 and 2050. This compares to an
estimated net migration in the Baseline scenario of 1,500 between 2022 and 2035, and 1,900
between 2036 and 2050.
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e Age Distribution: Since migrants tend to be a younger demographic, the age distribution under
the High Household Growth scenario is expected to trend younger than the Baseline scenario.
As shown in Figure 3.2.4 in Appendix A, the under 25 age cohort in the High Household Growth
scenario represents 26% of the household population in 2050 compared to only 24% in the
Baseline scenario. Similarly, the 25-44 age cohort represents 28% of the 2050 household
population in the High Household Growth scenario compared to only 25% in the Baseline
scenario.

e Homes Needed to Accommodate Households and Deficit: To accommodate the growth in
households and achieve a healthy vacancy rate, the total number of homes in Franklin County
will need to increase substantially from the baseline levels by 2035 and 2050. As shown in Table
3.2.1in Appendix A, the county will need 28,300 homes in 2035 (about 5,600 new homes since
2022) and 34,900 homes in 2050 (about 12,200 new homes between 2022 and 2050).

e Homes Needed to Accommodate Households, Deficit and Replacement Homes: In addition to
the number of homes needed to accommodate the population and normalize the vacancy rate,
it is important to consider the additional homes needed to replace those that are lost to
disasters such as floods or fires or are rendered unlivable due to neglect. As shown in Figure
3.2.5in Appendix A, Franklin County will need 6,100 new homes by 2035 to accommodate the
population, normalize the vacancy rate, and replace lost homes. Between 2022 and 2050, a
total of 13,400 new homes will be needed.

TOTAL ADDITIONAL HOMES NEEDED
IN FRANKLIN COUNTY

Between 2022 - 2035

Baseline Scenario: 3,100 homes

Low HH Growth Scenario: 4,000 homes
High HH Growth Scenario: 6,100 homes

Between 2022 - 2050

Baseline Scenario: 4,400 homes

Low HH Growth Scenario: 8,900 homes
High HH Growth Scenario: 13,400
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5.2 Town of St. Albans

5.2.1 Assessment of the Current Real Estate Market and Trends

As summarized in the report titled “Real Estate Market Assessment TOD Target Communities, Interim
Progress Report”, prepared by W+B and dated 8/13/24, an assessment of the current real estate
market, including an understanding of demand and trends, was conducted for the Town of St. Albans.
In conducting this market assessment, W+B examined readily available socio-economic data, reviewed
recent market reports, and held interviews with local real estate professionals. The findings from this
assessment helped inform the future housing demand projections for St. Albans Town.

Socio-economic Data and Market Reports

Key observations and findings related to market demand and trends in St. Albans Town contained in the
readily available socio-economic data and market reports include:

Population / Income

e The Town of St. Albans population grew substantially faster than the county. From 2000 to 2022
the Town’s population grew 33%, reaching 7,100 in 2022.!

e Household median income is also substantially higher than the county and state at about
$92,000 in 2022 vs about $74,000 for the county and state.*

e At less than 6%, the poverty in the Town of St. Albans in 2022 was materially lower than the
county and state which were above 10%.!

Housing

e The Town of St. Albans had the highest housing growth in Franklin County from 2000 to 2020,
adding nearly 1,000 units. Fairfax was the next highest at slightly over 700 units. No others
added over 400 units, with most communities adding 50 to 150 units during that time.’

e Inthe 10-year period from 2008 — 2018, the median home sale price in St. Albans Town
increased 19%. In the last 5 years alone (2018 — 2023), the median home sale price has
increased significantly by 31%.>

e Inthe 5-year period from 2015 — 2020, median gross rents in St. Albans Town increased 34%. In
only 2 years since (2020 — 2022), median gross rents have already increased 26%.°

e St. Albans Town had a higher percentage of seasonal homes (17%) than the county (10%),
presumably due to the town’s extensive shoreline along Lake Champlain.!

92022 Housing Needs Assessment, Northwest Vermont Region, prepared by Northwest Regional Planning Commission,
October 2022
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Employment / Workforce

Total employment in the Town of St. Albans declined in the past five years, from over 2,500 jobs
in 2017 to 2,300 in 2022.*

The top industries in terms of employment in St. Albans Town are ambulatory health care
services (630 jobs), Manufacturing (440 jobs), and Retail trade (200 jobs).?

The average wages for jobs in St. Albans town in 2022 were $53,000, slightly lower than the
county average of $56,000.*

Commercial / Industrial

Exit 20 of 1-89 in the Town of St. Albans is the major locus of national and regional retail chain
stores and car dealerships. Among many others it hosts Wal-Mart, Hannaford, Price Chopper,
Chevrolet, Toyota, Subaru, Buick-GMC-Cadillac, T) Maxx, Burger King, and McDonalds.

The Town also hosts the area’s major industrial park located on Route 7 south of exit 19.

Little information is available about vacancies or demand for commercial and industrial space in
the town.

Interviews - Local Real Estate Professionals

General

Interviewees had little to offer relative to the town compared to the City of St. Albans or the
county as a whole. Yet without exception they opined that if housing were built in the TOD
areas around exits 19 and 20 there would be demand so long as the areas were well designed
for mixed-use living with walkable streets, with interesting things to do, and an appealing
environment.
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ST. ALBANS TOWN REAL ESTATE MARKET
OVERALL CONCLUSION

Since at least 2000 the Town of St. Albans has been growing faster than most of Vermont. There is
no reason to think this will cease. This growth appears to be at least partly driven by the ease of
commuting to jobs in Chittenden County. The placement of the two TOD areas adjacent to
Interstate exits making them the shortest possible drives (or bus routes) to Chittenden County,
suggests they could be appealing as locations for further residential development. Ideally, this
would be paired with appropriate commercial uses to create true mixed-use neighborhoods.

With all necessary utilities in place and zoning that would allow significant densities, the area is

well positioned to receive a significant portion of the demand for residential development in the
county over the next ten to twenty-five years. That said, the City of St. Albans is also proactively
pursuing new residential development in its historic downtown and will undoubtedly receive its
share of the demand.

5.2.2 Housing Demand Forecasts

As detailed in the report titled “Housing and Population Demand Forecast and Scenarios, 2035 and
2050,” prepared by CE and dated January 2025, forecasts for housing demand were developed for t

St. Albans Town for the years 2035 and 2050. To estimate housing demand at the community level,
county-level forecasted homes were allocated to the communities based on assumptions about
distribution of new homes within each county. The distribution of new homes to each Target
Community is based on both qualitative and quantitative research by W+B on real estate market
demand and trends with some consideration given to development constraints. As shown in Table 2.2.1
in Appendix A, St. Albans Town is projected to absorb about 35% of the new home growth in Franklin
County over the next 25+ years (2022 — 2050). This proportion of new home growth is significantly
greater than the town’s current proportion of county housing (14%).

Key findings from the housing demand forecast analysis for St. Albans Town are summarized below for
the three scenarios studied — Baseline, Low Household Growth, and High Household Growth.

Baseline Scenario

e Homes Needed to Accommodate Households and Deficit: The total homes required considers
the number of dwellings needed to accommodate the households as well as homes needed to

NORTHWEST VERMONT TOD REAL ESTATE MARKET ANALYSIS 65



. ‘ < cambridge
white + burke \ econometrics

achieve a healthy vacancy rate and seasonal or recreational homes that are not occupied by full-
time residents. As shown in Table 3.3.1 in Appendix A, St. Albans Town will need about 900 new
homes between 2022 and 2035. About 1,200 new homes will be needed between 2022 and
2050.

e Homes Needed to Accommodate Households, Deficit and Replacement Homes: In addition to
the number of homes needed to accommodate the population and normalize the vacancy rate,
it is important to consider the additional homes needed to replace those that are lost to
disasters such as floods or fires or are rendered unlivable due to neglect. As shown in Figure
3.3.1in Appendix A, St. Albans Town will need roughly 1,000 new homes by 2035 to
accommodate the population, normalize the vacancy rate, and replace lost homes. Between
2022 and 2050, about 1,300 new homes will be needed.

Low Household Growth Scenario

e Homes Needed to Accommodate Households and Deficit: As shown in Table 3.3.1 in Appendix
A, St. Albans Town will need about 1,200 new homes between 2022 and 2035 to accommodate

the households and achieve a healthy vacancy rate. Between 2022 and 2050, 2,700 new homes
will be needed.

e Homes Needed to Accommodate Households, Deficit and Replacement Homes: As shown in
Figure 3.3.1 in Appendix A, St. Albans Town will need about 1,300 new homes between 2022
and 2035 to accommodate the households, achieve a healthy vacancy rate, and replace “lost”
homes. Between 2022 and 2050, 2,900 new homes will be needed.

High Household Growth Scenario

e Homes Needed to Accommodate Households and Deficit: As shown in Table 3.3.1 in Appendix
A, St. Albans Town will need about 2,000 new homes between 2022 and 2035 to accommodate
the households and achieve a healthy vacancy rate. Between 2022 and 2050, 4,200 new homes
will be needed.

e Homes Needed to Accommodate Households, Deficit and Replacement Homes: As shown in
Figure 3.3.1 in Appendix A, St. Albans Town will need about 2,000 new homes between 2022
and 2035 to accommodate the households, achieve a healthy vacancy rate, and replace “lost”
homes. Between 2022 and 2050, 4,500 new homes will be needed.
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TOTAL ADDITIONAL HOMES NEEDED
ST. ALBANS TOWN

Between 2022 — 2035
Baseline Scenario: 1,000 homes

Low HH Growth Scenario: 1,300 homes
High HH Growth Scenario: 2,000 homes

Between 2022 — 2050

Baseline Scenario: 1,300 homes

Low HH Growth Scenario: 2,900 homes
High HH Growth Scenario: 4,500 homes

5.2.3 TOD Area — Potential Barriers to Increased Development

White + Burke conducted a high-level “due diligence” assessment of the St. Albans Town TOD areas to
better understand if barriers exist that may limit or preclude the Town from accommodating increased
development densities. This assessment involved a desktop review of existing readily available
information (e.g., flood maps, wetlands, natural resources, utilities, etc.), a market visit and interviews
with town/regional officials and local real estate professionals.

General Description of TOD Area: The Town of St. Albans selected two TOD areas. Both are within the
Town’s designated Growth Centers. The Southern Growth Center is located around Exit 19 off Interstate
89 and along Vermont Route 104. The Northern Growth Center is located adjacent to Exit 20 off
Interstate 89 and along US Route 7. Both Growth Centers already host substantial mixed-use
development with a greater density of housing in the Southern Growth Center and the region’s largest
concentration of commercial uses in the Northern Growth Center.

Key Findings

Key findings from the high-level due diligence review include:

e Physical Barriers: There are few physical barriers to development in either TOD area. Topography is
generally gentle. There are existing open former farm fields and remaining portions of fields ripe for infill
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development. Limited wetlands need to be avoided. The TOD areas are not in any known or likely flood
zones. Highway access is excellent.

e Utilities: Both TOD areas have access to all necessary utilities. Municipal water and sewer are provided
through an agreement with the City of St. Albans. In a few areas water or sewer mains may need to be
extended a moderate distance, particularly along Route 104 north of Exit 19. Other available utilities
include natural gas, phone, broadband internet access, and ample electric.

e Zoning: Town zoning includes a Growth Center overlay district that covers both Growth Center/TOD
areas. This modifies the underlying zoning. Town zoning has no density maximum for the number of
housing units per acre. Density is controlled by lot coverage in all zoning districts. In the Growth Center
overlay districts, there are provisions for coverage bonuses under certain circumstances. All districts
within the two TOD areas allow Planned Unit Developments, either as a permitted use or conditional
use.

The Northern Growth Center/TOD area is almost entirely within the Commercial zoning district with
small slivers of the Rural district and the Mixed Residential/Commercial District. The Commercial district
with the Growth Center overlay allows lots as small as 3,000 sq ft with buildings as tall as four stories and
60 feet. Lot coverage is 85% maximum in the Growth Center overlay. Multi-family housing with six or
more units is a conditional use in the district. Smaller multi-family buildings are a permitted use.

The Southern Growth Center/TOD area includes three zoning districts: Commercial, Mixed Residential-
Commercial, and Residential. The Commercial provisions are the same as cited above for the Northern
Growth Center/TOD area. The Mixed Residential-Commercial district is like the Commercial district
except the minimum lot size is 7.500 sq ft. It allows 85% lot coverage, four stories and up to 60 feet in
building height. The Residential district has a minimum lot size of 8,700 sq ft, with maximum coverage of
85%, and maximum height of three stories and 40 feet. Multi-family buildings of five to eleven units are
a conditional use with smaller ones being permitted. Larger multi-family dwellings are not allowed.

None of these zoning regulations appear to be overly restrictive and could allow densities and mixes of
uses suitable to a TOD area.

® Permitting: Several interviewees mentioned the permit process being a potential barrier, without
specifying which part of the permit process.

Some provisions applicable to the TOD areas appear to encourage or require clustering of buildings. This
may not be suitable for TOD areas intended to have high density of mixed uses and create walkable
neighborhoods.
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VI. RUTLAND COUNTY

This chapter presents the following information for Rutland County and one (1) Target Community —
Rutland City:

e An assessment of current real estate market conditions including an understanding of demand
and trends.

e Housing demand forecasts in terms of additional homes needed by 2035 and 2050 for three
scenarios — Baseline, Low Household Growth, High Household Growth.

e A preliminary and high-level “due diligence” developability review of the TOD target area
identified by the community.

6.1 County-Level Results

6.1.1 Assessment of the Current Real Estate Market and Trends

As summarized in the report titled “Real Estate Market Assessment TOD Target Communities, Interim
Progress Report”, prepared by W+B and dated 8/13/24, an assessment of the current real estate
market, including an understanding of demand and trends, was conducted for one (1) community in
Rutland County — Rutland City. In conducting this market assessment, W+B examined readily available
socio-economic data, reviewed recent market reports, and held interviews with local real estate
professionals. The findings from this assessment helped inform the future housing demand projections
for each Target Community.

Key region-wide findings related to the general economy and real estate market conditions in Rutland
County are provided below.

General Economy and Employment

e In 2022, there were over 25,000 jobs in Rutland County. Total employment in Rutland County
has declined by 14 percent since 2000.*

e The largest industries in Rutland County are health care, manufacturing, retail trade,
educational services, and construction.®

10 “| arge Employers of the Rutland Region: A Directory and Resource Guide,” prepared by Rutland Region Workforce Investment Board,
and updated Spring 2024.
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High employment, high pay, high demand, high growth industries in the Rutland Region include
healthcare, manufacturing, and construction.

The trade, transportation, and utilities sector pays relatively low annual wages ($48,000).
Alternatively, education and health services, another large employer in the county, is higher
paying, with average wages of about $65,000.!

Population and Income

Rutland County’s population was about 60,000 in 2022. The county’s population has decreased
by about 5 percent since 2000, compared to Vermont’s growth of 6 percent and a national
growth of 18 percent.!

Rutland County has substantially lower median household income than the country and state
(563,000 compared to about $75,000 [country and state-wide]). The poverty rate is about 11
percent, slightly above the state rate of 10 percent.?

Compared to the state, Rutland County has a high share of residents aged 55 and older (40
percent compared to 35 percent). Both Rutland County and the state levels are above the
national level (29 percent).!

Housing

Other

The median home price in Rutland County was $238,000 in 2022, having increased by 40
percent since 2000 whereas prices in the state increased about 51 percent over the same
period.?

The majority (68 percent) of homes in Rutland County are detached single-family (compared to
67 percent statewide). Attached single-family homes only make up one percent of the total
housing stock compared to four percent in the state.!

The number of homes listed as short-term rentals in Rutland County increased over the last
decade (from less than 90 in 2014 to over 1,600 by the fall of 2023).!

With a population of 60,572 people in 2020, Rutland County is one of the densest areas in
Vermont, although its employment rate was only 57% in 2022.%°

6.1.2 Housing Demand Forecasts

As detailed in the report titled “Housing and Population Demand Forecast and Scenarios, 2035 and
2050,” prepared by CE and dated January 2025, forecasts for population growth and housing demand
were developed for the years 2035 and 2050 for Rutland County. Key findings from this analysis are
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summarized below for the three scenarios studied — Baseline, Low Household Growth, and High
Household Growth.

Baseline Scenario

Household Population Growth: As shown in Figure 2.1.1 in Appendix A, the household
population in Rutland County is estimated to decline over the period 2022 to 2050. The county
starts at 58,400 household residents in 2022 and declines to 47,000 in 2050. The decline in
household population is driven by natural change rather than net migration, which is positive
across the forecast time period. Alternatively, natural change in the county is negative between
2022 and 2050.

Older Demographic Population Shift: The number of births and deaths in the county is largely
driven by the age demographic. As shown in Figure 2.1.3 in Appendix A, the age distribution of
household population in Rutland County is expected to trend toward an older population by
2050. The 65 and over age cohort represents 24% of the household population in 2022 and is
expected to increase to 32% in 2035 and 31% in 2050. This trend results in more deaths than
births and therefore a decline in the natural population.

Number of Households: In Rutland County, the number of households are expected to decrease
between 2022 and 2050. As shown in Figure 2.1.4, the number of households is projected to
decrease from 25,300 in 2022 to 24,900 in 2035 to 21,900 in 2050.

Homes Needed to Accommodate Households and Deficit: The total homes required considers
the number of dwellings needed to accommodate the households as well as homes needed to
achieve a healthy vacancy rate and seasonal or recreational homes that are not occupied by full-
time residents. As shown in Figure 2.1.5 in Appendix A, Rutland County will need 300 fewer
homes between 2022 and 2035 and then another 4,000 fewer homes between 2035 and 2050.

Homes Needed to Accommodate Households, Deficit and Replacement Homes: In addition to
the number of homes needed to accommodate the population and normalize the vacancy rate,
it is important to consider the additional homes needed to replace those that are lost to
disasters such as floods or fires or are rendered unlivable due to neglect. These ‘lost’ homes
need to be replaced to maintain the housing stock each year. Replacement homes are not
additional to the overall housing stock but do require additional home building. As shown in
Figure 2.1.6 in Appendix A, Rutland County will need 400 new homes by 2035 to accommodate
the population, normalize the vacancy rate, and replace lost homes. Between 2022 and 2050,
2,900 fewer homes will be needed compared to the existing housing stock.
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Low Household Growth Scenario

Total Households: Given the continuous growth assumptions in the household growth
scenarios, the number of households in Rutland County are projected to grow from 25,300 in
2022 to around 28,000 in 2035 and about 34,000 in 2050 (see Figure 3.2.1 in Appendix A).

Household Population: Household population is expected to follow a similar trend to the
growth in households. However, household population is not linear because it also accounts for
the size of each household which changes over time. As shown in Figure 3.2.2 in Appendix A,
household population is forecast to increase from 58,400 in 2022 to around 67,000 in 2035 and
almost 80,000 in 2050.

Net Migration: Net migration is the key mechanism used to achieve the household population
under both the Low Household Growth and High Household Growth scenarios. To achieve the
household growth values, Rutland County would need to dramatically increase net migration. As
shown in Figure 3.2.3 in Appendix A, Rutland County would need to achieve a net migration of
12,700 between 2022 and 2035, and another 19,400 between 2036 and 2050. This compares to
an estimated net migration in the Baseline scenario of 500 between 2022 and 2035, and 600
between 2036 and 2050.

Age Distribution: Since migrants tend to be a younger demographic, the age distribution under
the Low Household Growth scenario is expected to trend younger than the Baseline scenario.
As shown in Figure 3.2.4 in Appendix A, the under 25 age cohort in the Low Household Growth
scenario represents 25% of the household population in 2050 compared to only 20% in the
Baseline scenario. Similarly, the 25-44 age cohort represents 29% of the 2050 household
population in the Low Household Growth scenario compared to only 24% in the Baseline
scenario.

Homes Needed to Accommodate Households and Deficit: To accommodate the growth in
households and achieve a healthy vacancy rate, the total number of homes in Rutland County
will need to increase substantially from the baseline levels by 2035 and 2050. As shown in Table
3.2.1in Appendix A, the county will need 39,000 homes in 2035 (about 5,100 new homes since
2022) and 45,400 homes in 2050 (about 11,500 new homes between 2022 and 2050).

Homes Needed to Accommodate Households, Deficit and Replacement Homes: In addition to
the number of homes needed to accommodate the population and normalize the vacancy rate,
it is important to consider the additional homes needed to replace those that are lost to
disasters such as floods or fires or are rendered unlivable due to neglect. As shown in Figure
3.2.5in Appendix A, Rutland County will need 5,900 new homes by 2035 to accommodate the
population, normalize the vacancy rate, and replace lost homes. Between 2022 and 2050, a
total of 13,300 new homes will be needed.
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High Household Growth Scenario

Total Households: As shown in Figure 3.2.1 in Appendix A, the number of households in Rutland
County are projected to grow from 25,300 in 2022 to about 33,000 in 2035 and about 38,000 in
2050.

Household Population: Household population is expected to follow a similar trend to the
growth in households. However, household population is not linear because it also accounts for
the size of each household which changes over time. As shown in Figure 3.2.2 in Appendix A,
household population is forecast to increase from 58,400 in 2022 to about 74,000 in 2035 and
about 90,000 in 2050.

Net Migration: Net migration is the key mechanism used to achieve the household population
under both the Low Household Growth and High Household Growth scenarios. To achieve the
household growth values, Rutland County would need to dramatically increase net migration. As
shown in Figure 3.2.3 in Appendix A, Rutland County would need to achieve a net migration of
19,300 between 2022 and 2035, and another 24,800 between 2036 and 2050. This compares to
an estimated net migration in the Baseline scenario of 500 between 2022 and 2035, and 600
between 2036 and 2050.

Age Distribution: Since migrants tend to be a younger demographic, the age distribution under
the High Household Growth scenario is expected to trend younger than the Baseline scenario.
As shown in Figure 3.2.4 in Appendix A, the under 25 age cohort in the High Household Growth
scenario represents 26% of the household population in 2050 compared to only 20% in the
Baseline scenario. Similarly, the 25-44 age cohort represents 30% of the 2050 household
population in the High Household Growth scenario compared to only 24% in the Baseline
scenario.

Homes Needed to Accommodate Households and Deficit: To accommodate the growth in
households and achieve a healthy vacancy rate, the total number of homes in Rutland County
will need to increase substantially from the baseline levels by 2035 and 2050. As shown in Table
3.2.1in Appendix A, the county will need 42,200 homes in 2035 (about 8,300 new homes since
2022) and 52,000 homes in 2050 (about 18,000 new homes between 2022 and 2050).

Homes Needed to Accommodate Households, Deficit and Replacement Homes: In addition to
the number of homes needed to accommodate the population and normalize the vacancy rate,
it is important to consider the additional homes needed to replace those that are lost to
disasters such as floods or fires or are rendered unlivable due to neglect. As shown in Figure
3.2.5in Appendix A, Rutland County will need 9,100 new homes by 2035 to accommodate the
population, normalize the vacancy rate, and replace lost homes. Between 2022 and 2050, a
total of 19,900 new homes will be needed.
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TOTAL ADDITIONAL HOMES NEEDED
IN RUTLAND COUNTY

Between 2022 — 2035

Baseline Scenario: 400 homes

Low HH Growth Scenario: 5,900 homes
High HH Growth Scenario: 9,100 homes

Between 2022 - 2050

Baseline Scenario: -2,900 homes

Low HH Growth Scenario: 13,300 homes
High HH Growth Scenario: 19,900 homes

6.2 City of Rutland

6.2.1 Assessment of the Current Real Estate Market and Trends

As summarized in the report titled “Real Estate Market Assessment TOD Target Communities, Interim
Progress Report”, prepared by W+B and dated 8/13/24, an assessment of the current real estate
market, including an understanding of demand and trends, was conducted for Rutland City. In
conducting this market assessment, W+B examined readily available socio-economic data, reviewed
recent market reports, and held interviews with local real estate professionals. The findings from this
assessment helped inform the future housing demand projections for Rutland City.

Socio-economic Data and Market Reports

Key observations and findings related to market demand and trends in Rutland City contained in the
readily available socio-economic data and market reports include:
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Population / Income

e Rutland has a central “hub status” within southern Vermont, facilitating transportation access to
other areas by car, train, and bus (the city also has a very small airport). Additional Rutland
amenities include its historic and burgeoning downtown commercial center, its growing artist
scene, as well as its proximity to regional outdoor attractions, like major ski resorts, hiking trails,
national and state forests, and quaint New England villages and towns.*!

e The City of Rutland’s higher concentration of poverty and cost-burdened households, as well as
its recently increased homeless population, position affordable housing development as the
primary housing need for the City of Rutland in the near term.*

e Asof 2022, roughly 15% of the City of Rutland’s population was living in poverty (and over 32%
of its renters are at or below the poverty level).'!

e 23.3% of owner-occupied units and 48.9% of renter-occupied units were “cost burdened” or
spending 30% or more of the household income on housing costs (either a mortgage or monthly
rent). For comparison, only 10.4% of Vermont’s population in 2022 was living in poverty,
although Vermonters experience being cost burdened with 24.6% of owner-occupied units and
47.2% of renter-occupied units being cost burdened. 1!

e While the City of Rutland has seen a very slight recent uptick in its total resident population
between 2017 and 2022 (by roughly 80 more individuals or a 0.5% population increase), this has
only occurred after decades of consistent population decline (the city witnessed a net decline of
over 3,400 individuals since the 1970s). 1!

Housing

e Rents in Rutland peaked in 2012 at just over $1,000 before declining to $900 in 2022.* As of
2022, locals with real estate knowledge indicate that the average rental rate for a one-bedroom
was $793/month and was $933/month for a two bedroom.

e When compared to other local Vermont municipalities, like Bennington, Brandon, Killington,
Manchester, West Rutland, and Woodstock, the City of Rutland’s housing has average median
sale prices that are roughly 83% less (as of 2023). 1!

e There is a small number of local investor-developers renovating and building multi-unit housing
in the City of Rutland. Most of these investor-developers are creating more affordable housing
units since there is a need for more affordable housing and more financing opportunities for
this type of development. !

e Housing renovation remains a large barrier for future development due to the condition of the
older housing stock. ?

11 “Rutland, VT Site Visit Observations Regarding Housing Needs,” prepared by BCT Partners and Community Science, January 2024.
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Rutland lacks skilled construction labor force who could handle the numerous and sometimes
specialized residential renovations needed. !

As of 2022, according to a local real estate professional, the estimated time of a home on the
market was 39 days.

Interviews - Local Real Estate Professionals

Key findings related to market demand and trends from the interviews with local real estate
professionals include:

General Economy

Rutland has good infrastructure and potential for revitalization, but has struggled with
stagnation, some decline, and being “almost there” without realizing revitalization.

There has been a mentality that "Rutland can't have nice things" and therefore, a lack of
investment.

New players are emerging with a vision to drive positive change in Rutland's downtown.
Still pockets of blight and issues remain amid the progress.

A worrisome trend is that some properties obtained in foreclosures and tax sales 10-15 years
ago now requiring reinvestment. Owners have gotten money out and are not tied to the
community.

Growing industries:
o Cannabis industry — 4 to 5 shops; 40 employee production and retail edible facility
o Hospital and Community Health Network (including growth through acquisitions)
o GE — highly skilled manufacturing labor
o VELCO
o Casella—school for CDL drivers

Unsurprisingly, everyone cites the lack of housing as preventing attraction and retention of
employees for most industries.

Housing Market

Real estate professionals report that the low-quality housing stock is deeply problematic.

Both single-family and multi-family housing are in high demand with very low vacancy rates,
with 2 to 2 % month supply.

Supply of big homes and large one-bedrooms is higher but missing the supply of single-
occupancy.

Lack of quality middle-income ($60k-$70k) housing at appropriate price points.
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Lack of affordable/middle housing stock for $20-25/hour semi-skilled workers constrains
economic growth.

Approximately 2% vacancy rental rate.
Rental rates are high — HUD Fair market rate is only slightly lower than market rate.

o Interviewees report a one-bedroom averages approximately $994/month for
“affordable” and $1,047/month market rate (some report $1,300/month at the higher
end); and two-bedroom $1162/month “affordable,” and $1,198/month market rate
(some report $1,400-1,500 range, with $1,700/month at the higher end).

o One interviewee cited rates from two years ago at $800-850/month for a one-bedroom,
marking a dramatic increase.

o All properties seeing annual 2% increase in rental rates.
Some developers are looking at opportunities for upper floors.
For home sales, average is 1-7 days to market a residence and go under contract.

Some demand for higher-end housing for downsizers. But most report that downsizers are
struggling to find appropriate options to leave large single-family homes.

Landlords report a consistent wait list — always demand.

One developer cited a strategy of cutting up larger units more efficiently. Costing approximately
$60,000/unit (not including land acquisition cost) using 70%/30% subsidy/private investment.
Improving properties, while still maintaining rental rate affordability.

Upper-income housing demands amenities like pools and gyms which don't currently exist.
Multifamily cap rates from 5% (high quality) to 12% (distressed properties)

With Killington Village being developed, workers to construct and serve the project will likely
need and want to live in Rutland City.

Commercial/Industrial Market

Commercial and industrial demand is limited by lack of housing for potential employees.

There is no new inventory of light industrial, the market ebbs and flows, so not always demand.
There is not a large surplus.

Vacancy rates are not clear but appear to be high. Large range of 10-20%.

Rents vary widely based on quality from S6/SF to $30+/SF for credit tenants (i.e. $6/SF Mom &
Pop — $32 Starbucks).

Average commercial cap rate has a wide range from 5% for nicer product to 12% for the less
desirable and older units.

No one could offer an absorption rate because there has been no new construction.

There is not a lot of speculative building, except for maybe CEDRR airport industrial park.
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e There is a healthy amount of incubator space supporting other commercial.

e The existing hotels need revitalization — state housing voucher program keeping hotel owners in
a holding pattern.

e New players believe Rutland can attract more boutique, higher-end businesses.
e Growing industries:

o Contractors and skilled workers

o Cannabusiness

o Education and health care services

o Manufacturing
e Industrial and warehouse demand limited due to location away from interstates.

e Retail struggling with high vacancies, but there are some recent small business openings
downtown.

e Office has high upper floor vacancies (60%), lower for ADA-compliant spaces.

NORTHWEST VERMONT TOD REAL ESTATE MARKET ANALYSIS 78



. ‘ < cambridge
white+ burke \ econometrics

RUTLAND CITY REAL ESTATE MARKET
OVERALL CONCLUSION

Rutland is an economic hub and generator for the region, with several large employers and a
dense, walkable downtown. With the Amtrak station and major bus depot central to the district,
Rutland’s downtown and TOD area is prime for more density and infill. While Rutland’s population
has seen decline, the strength of the employers and the creation of a ski village in nearby Killington
suggest that demand will remain significant for housing at every price point in Rutland City. The age
of the housing stock, the scarcity of all types of housing options, and the financial difficulty cited by
multiple parties in the feasibility of new development mean that supply is greatly outpaced by
demand. The rental rates have continued to rise significantly (without incomes keeping pace in a
generally lower income area), but not at a level that can justify the cost of construction without
considerable public funds. Some investors have gotten creative to rehabilitate existing stock, but
for the overall demand to be met, there will need to be significantly more quantity of units brought
online.

Commercial space can be a component of any future mixed-use projects, but retail and office
demand are still low and vacancy rates within the downtown/TOD area suggest commercial
development continue to be small scale and accessory to residential.

With limited physical barriers and a supportive development environment, there is an ecosystem in
Rutland that will support the creation of multi-family and single-family housing throughout the
TOD area. Because of its central location within the county, the presence of significant employers,
the desirability of downtown, and the proximity to big employers in surrounding communities,
Rutland City is poised to accommodate a large share of the county’s population and housing
growth over the next 25 years especially affordable and workforce housing units.

6.2.2 Housing Demand Forecasts

As detailed in the report titled “Housing and Population Demand Forecast and Scenarios, 2035 and
2050,” prepared by CE and dated January 2025, forecasts for housing demand were developed for
Rutland City for the years 2035 and 2050. To estimate housing demand at the community level, county-
level forecasted homes were allocated to the communities based on assumptions about distribution of
new homes within each county. The distribution of new homes to each Target Community is based on
both qualitative and quantitative research by W+B on real estate market demand and trends with some
consideration given to development constraints. As shown in Table 2.2.1 in Appendix A, Rutland City is
projected to absorb about 31% of the new home growth in Rutland County over the next 25+ years

NORTHWEST VERMONT TOD REAL ESTATE MARKET ANALYSIS 79



. ‘ < cambridge
white + burke \ econometrics

(2022 — 2050). This proportion of new home growth is the same as the city’s current proportion of
county housing.

Key findings from the housing demand forecast analysis for Rutland City are summarized below for the
three scenarios studied — Baseline, Low Household Growth, and High Household Growth.

Baseline Scenario

Homes Needed to Accommodate Households and Deficit: The total homes required considers
the number of dwellings needed to accommodate the households as well as homes needed to
achieve a healthy vacancy rate and seasonal or recreational homes that are not occupied by full-
time residents. As shown in Table 3.3.1 in Appendix A, Rutland City will need 100 fewer homes
between 2022 and 2035. About 1,400 fewer homes will be needed between 2022 and 2050.

Homes Needed to Accommodate Households, Deficit and Replacement Homes: In addition to
the number of homes needed to accommodate the population and normalize the vacancy rate,
it is important to consider the additional homes needed to replace those that are lost to
disasters such as floods or fires or are rendered unlivable due to neglect. As shown in Figure
3.3.1in Appendix A, Rutland City will need roughly 100 new homes by 2035 to accommodate
the population, normalize the vacancy rate, and replace lost homes. Between 2022 and 2050,
900 fewer will be needed compared to the current housing stock.

Low Household Growth Scenario

Homes Needed to Accommodate Households and Deficit: As shown in Table 3.3.1 in Appendix
A, Rutland City will need about 1,600 new homes between 2022 and 2035 to accommodate the
households and achieve a healthy vacancy rate. Between 2022 and 2050, 3,500 new homes will
be needed.

Homes Needed to Accommodate Households, Deficit and Replacement Homes: As shown in
Figure 3.3.1 in Appendix A, Rutland City will need about 1,800 new homes between 2022 and
2035 to accommodate the households, achieve a healthy vacancy rate, and replace “lost”
homes. Between 2022 and 2050, 4,100 new homes will be needed.

High Household Growth Scenario

Homes Needed to Accommodate Households and Deficit: As shown in Table 3.3.1 in Appendix
A, Rutland City will need about 2,500 new homes between 2022 and 2035 to accommodate the
households and achieve a healthy vacancy rate. Between 2022 and 2050, 5,600 new homes will
be needed.
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e Homes Needed to Accommodate Households, Deficit and Replacement Homes: As shown in
Figure 3.3.1 in Appendix A, Rutland City will need about 2,800 new homes between 2022 and
2035 to accommodate the households, achieve a healthy vacancy rate, and replace “lost”
homes. Between 2022 and 2050, 6,200 new homes will be needed.

TOTAL ADDITIONAL HOMES NEEDED
RUTLAND CITY

Between 2022 - 2035

Baseline Scenario: 100 homes

Low HH Growth Scenario: 1,800 homes
High HH Growth Scenario: 2,800 homes

Between 2022 — 2050
Baseline Scenario: -900 homes

Low HH Growth Scenario: 4,100 homes
High HH Growth Scenario: 6,200 homes

6.2.3 TOD Area — Potential Barriers to Increased Development

White + Burke conducted a high-level “due diligence” assessment of the Rutland City TOD area to
better understand if barriers exist that may limit or preclude the city from accommodating increased
development densities. This assessment involved a desktop review of existing readily available
information (e.g., flood maps, wetlands, natural resources, utilities, etc.), a market visit and interviews
with town/regional officials and local real estate professionals.

General Description of TOD Area: The anticipated Transit-Oriented Development area encompasses a
large portion of the city with an emphasis on the Downtown Core, including the Multi-Modal Transit
Center and Amtrak Station. The planning area includes a one (1) mile radius around the Downtown
Core.

Key Findings

Key findings from the high-level due diligence review include:
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e Physical Barriers:

o Most of the TOD area appears to have no significant physical barriers that would
preclude or significantly limit increased development densities.

o Some properties within the TOD abut Moon Brook, Tenney Brook, and East Creek and
are indicated to be within flood hazard areas. Most of the area is not within a flood
hazard area or floodplain.

o The TOD area is almost entirely developed previously; the properties within the TOD
boundary would almost entirely be considered redevelopment and infill opportunities.

o Utilities:
o Sufficient sewer and water capacity exist to support increased development.
o Utility lines throughout the City vary in age and condition and many would need
upgrading for significant development.
e Zoning:
o The TOD area encompasses fifteen zoning districts (SRF, MR-1, GB-SMS, GB-GH, GB-47,
GB-I, GB-Il, GB-WA, GB-SWS, DB, CH, MSP, |, NB, P).

o The City is in the process of rewriting its zoning regulations, which is not expected to
limit development, will facilitate a more vibrant Downtown area, and will include the
continuation of compact development and a connected and walkable community.

e Permitting Uncertainty, Cost and Risk:

o Several real estate professionals listed permitting cost and uncertainty as a potential
barrier to increased development in the TOD area.

o A major barrier cited is the regulatory environment that allows single individuals to block
critically needed housing developments.

o The regulatory process often feels uncontrollable to out of state developers and adds
time and confusion. This can be a deal-killer if the project is not already a home run.

o No interviewees cited Rutland City permitting as particularly burdensome.
e Cost of construction/development:
o Most interviewees cited cost as the biggest barrier, not local zoning.

o Cost is prohibitive for conversion from office to residential, but still less expensive than
new build.

o Construction costs are high and can often be inconsistent. One real estate professional
cited a need to realign incentives for contractors and architects to reduce costs rather
than increase.
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o The average investor finds it hard to stay on top of programs and funding mechanisms,
including bankers trying to help average investors.

o One interviewee cited the economic obsolescence of a project (20% gap between
construction costs and market rents).

o Lack of "missing middle" financing to cover the gap.

o Many cited labor — trades, contractors — as a contributor to barriers.

o Some feel that the demand is still anecdotal. Perception that developers might find it
hard to invest if there is not quantitative demand from employers — something clear to
show bigger developers.

o Afew cited legacy properties held by owners, but not improved, as a barrier to
community vibrancy and viability.
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Vil. WASHINGTON COUNTY

This chapter presents the following information for Washington County and three (3) Target
Communities — Barre City, Northfield, and Berlin.

e An assessment of current real estate market conditions including an understanding of demand
and trends.

e Housing demand forecasts in terms of additional homes needed by 2035 and 2050 for three
scenarios — Baseline, Low Household Growth, High Household Growth.

e A preliminary and high-level “due diligence” developability review of the TOD target areas
identified by each of the communities.

7.1 County-Level Results

7.1.1 Assessment of the Current Real Estate Market and Trends

As summarized in the report titled “Real Estate Market Assessment TOD Target Communities, Interim
Progress Report”, prepared by W+B and dated 8/13/24, an assessment of the current real estate
market, including an understanding of demand and trends, was conducted for three (3) communities in
Washington County — Barre City, Northfield and Berlin. In conducting this market assessment, W+B
examined readily available socio-economic data, reviewed recent market reports, and held interviews
with local real estate professionals. The findings from this assessment helped inform the future housing
demand projections for each Target Community.

Key region-wide findings related to the general economy and real estate market conditions in
Washington County are provided below.

General Economy and Employment

e According to real estate professionals, throughout Central Vermont, there are a few industries
growing or thriving.
o Like many places in Vermont, cannabusiness is emerging and increasing in presence.
o Light manufacturing uses including specialty food, artisan products (especially

agriculture-related) are growing, but particularly would be best suited out of
downtowns.

o With the immense demand in construction, contractor businesses are expanding and
seeking workers of all trades.
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o The granite industry in this region (especially Barre) is healthy, despite some post-
pandemic shifts.

o Financial services and insurance companies are big employers, based in Central VT (i.e.
Union Mutual, VT Mutual, National Life).

o As with the rest of the state and country, medical practices are strong and growing.

Employers and economic development professionals report that it is difficult to recruit for every
position, every pay grade, in every industry — even six figure sales or office positions.

General contractors in this region are not necessarily able to scale up to be the largest in the
state but have found their niche. At this scale, they have strong skilled and stable teams to have
the pricing advantages.

Some of the larger construction companies have the advantage within their existing networks to
better navigate the supply chain.

Central Vermont has much to offer but does not always market itself effectively (i.e. marketing
the school systems).

Due to the capital city of Montpelier, a high share of workers in Washington County were
employed in state government in 2022 (over 15 percent compared to 5 in the state).?

The state government sector pays annual wages of over $72,000 in Washington County, higher
than the county average of $61,000. The financial activities sector, which Washington County is
also specialized in, pays the highest wages in the county, about $96,000.*

Washington County has a solid employment base and serves as a regional hub for employment.
This result is echoed in the county’s commuting trends, which show a small net inflow of people
on their daily commutes (about 2,100 people).t

Population and Income

The median household income in Washington County is about in line with the state and national
average (around $75,000) and the poverty rate just slightly lower than the state level (both
around 10 percent).!

Like the rest of Vermont, Washington County has a high share of residents aged 55 and older
compared to the US (over 36 percent compared to 29 percent nationally).!

Housing

The median home price in Washington County was $290,000 in 2022, having increased by 66
percent since 2000 whereas prices in the state increased about 51 percent over the same
period.?

Rents in Washington County are lower than the state average but increased at about the same
rate between 2000 and 2022 (22 percent).?
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e The majority (65 percent) of homes in Washington County are detached single-family
(compared to 67 percent statewide). The county has a larger proportion of small multi-family
homes compared to the state level (20 percent versus 16 percent).?

e Eighteen percent of the housing stock in Washington County was vacant in 2022, though 72
percent of vacant homes (about 4,000 homes) were for seasonal, recreational, or occasional
use.!

e The number of homes listed as short-term rentals in Washington County increased over the last
decade (from just over 100 in 2014 to over 1,000 by the fall of 2023).*

e Housing is unsurprisingly the most critical issue and was cited by every interviewee as the
region and state’s number one priority.

o All three Target Communities are under a 3% vacancy rate.
o The averages among all three Target Communities for apartment rentals were roughly
$1,000-1,200 for a one-bedroom and $1,600-1,800 for a two-bedroom.
= Premium units are higher, including three-bedrooms at $2,200 - 3,000/unit.
o Some cited the federally set affordable housing rates as a driver for market rates; that
the federal increase outpaced market rents.
e Alack of connection to transportation was a common theme among the local participants.

o As an example, visa and short-term workers can’t always connect to transportation from
subsidized housing.

Other

e A barrier cited by interviewees that applies throughout the region is the need for a simplified
public permit process with variances and waivers beyond just for affordable housing.

e A pervasive housing issue for Central Vermont (likely present in other counties as well) is
addicted individuals and vulnerable families. This issue is likely present in other counties as well,
although it was not raised by interviewees in the other four counties involved in this market
assessment.

o Many options for those in recovery or struggling with addiction do not have access to
services that support them.
o One interviewee suggested that with different levels of subsidy there would be pathways
to eliminate “failing out” of the system.
o Some suggested that ADUs would be a good solution to the housing crisis in general and
would potentially provide more options for those in recovery.
= AirBNB is a threat, though, since there is an incentive directly to the owners over
the top of the market for ADUs.
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= One suggestion was for the State to participate in ADU development, thereby
stabilizing the rents which could benefit tenant and renter.

*NOTE: Those who are housing insecure due to addiction are one of the many
demographics of Central Vermonters who contribute to the demand for housing at many
price points.

7.1.2 Housing Demand Forecasts

As detailed in the report titled “Housing and Population Demand Forecast and Scenarios, 2035 and
2050,” prepared by CE and dated January 2025, forecasts for population growth and housing demand
were developed for the years 2035 and 2050 for Washington County. Key findings from this analysis are
summarized below for the three scenarios studied — Baseline, Low Household Growth, and High
Household Growth.

Baseline Scenario

Household Population Growth: As shown in Figure 2.1.1 in Appendix A, the household
population in Washington County is estimated to decline over the period 2022 to 2050. The
county starts at 57,300 household residents in 2022 but falls to 51,400 in 2050. The decline in
household population is driven by natural change rather than net migration. While net
migration is projected to increase over this period, natural change is forecast to decrease at a
higher rate thereby resulting in an overall decline in household population (see Figure 2.1.2 in
Appendix A).

Older Demographic Population Shift: The number of births and deaths in the county is largely
driven by the age demographic. As shown in Figure 2.1.3 in Appendix A, the age distribution of
household population in Washington County is expected to trend toward an older population by
2050. The 65 and over age cohort represents 21% of the household population in 2022 and is
expected to increase to 30% in 2035 and 34% in 2050. This trend results in more deaths than
births and therefore a decline in the natural population.

Number of Households: Despite the decline in household population, the number of
households increases in some cases because older residents are more likely to live alone or
form households with fewer people. In Washington County, the number of households are
expected to increase between 2022 and 2035 but then slightly decrease between 2035 and
2050. As shown in Figure 2.1.4, the number of households is projected to increase from 25,200
in 2022 to 26,600 in 2035, and then decline slightly to 25,600 in 2050.

Homes Needed to Accommodate Households and Deficit: The total homes required considers
the number of dwellings needed to accommodate the households as well as homes needed to
achieve a healthy vacancy rate and seasonal or recreational homes that are not occupied by full-
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time residents. As shown in Figure 2.1.5 in Appendix A, Washington County will need 2,000 new
homes between 2022 and 2035 and then about 1,300 fewer homes between 2035 and 2050.

e Homes Needed to Accommodate Households, Deficit and Replacement Homes: In addition to
the number of homes needed to accommodate the population and normalize the vacancy rate,
it is important to consider the additional homes needed to replace those that are lost to
disasters such as floods or fires or are rendered unlivable due to neglect. These ‘lost’ homes
need to be replaced to maintain the housing stock each year. Replacement homes are not
additional to the overall housing stock but do require additional home building. As shown in
Figure 2.1.6 in Appendix A, Washington County will need 2,700 new homes by 2035 to
accommodate the population, normalize the vacancy rate, and replace lost homes. Between
2022 and 2050, a total of 2,200 new homes will be needed.

Low Household Growth Scenario

e Total Households: Given the continuous growth assumptions in the household growth
scenarios, the number of households in Washington County are projected to grow from 25,200
in 2022 to about 28,000 in 2035 and about 32,500 in 2050 (see Figure 3.2.1 in Appendix A).

¢ Household Population: Household population is expected to follow a similar trend to the
growth in households. However, household population is not linear because it also accounts for
the size of each household which changes over time. As shown in Figure 3.2.2 in Appendix A,
household population is forecast to increase from 57,300 in 2022 to more than 60,000 in 2035
and to about 70,000 in 2050.

e Net Migration: Net migration is the key mechanism used to achieve the household population
under both the Low Household Growth and High Household Growth scenarios. To achieve the
household growth values, Washington County would need to dramatically increase net
migration. As shown in Figure 3.2.3 in Appendix A, Washington County would need to achieve a
net migration of 7,300 between 2022 and 2035, and another 16,800 between 2036 and 2050.
This compares to an estimated net migration in the Baseline scenario of 1,500 between 2022
and 2035, and 1,900 between 2036 and 2050.

e Age Distribution: Since migrants tend to be a younger demographic, the age distribution under
the Low Household Growth scenario is expected to trend younger than the Baseline scenario.
As shown in Figure 3.2.4 in Appendix A, the under 25 age cohort in the Low Household Growth
scenario represents 21% of the household population in 2050 compared to only 17% in the
Baseline scenario. Similarly, the 25-44 age cohort represents 28% of the 2050 household
population in the Low Household Growth scenario compared to only 24% in the Baseline
scenario.
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Homes Needed to Accommodate Households and Deficit: To accommodate the growth in
households and achieve a healthy vacancy rate, the total number of homes in Washington
County will need to increase substantially from the baseline levels by 2035 and 2050. As shown
in Table 3.2.1 in Appendix A, the county will need 35,300 homes in 2035 (about 4,600 new
homes since 2022) and 41,100 homes in 2050 (about 10,400 new homes between 2022 and
2050).

Homes Needed to Accommodate Households, Deficit and Replacement Homes: In addition to
the number of homes needed to accommodate the population and normalize the vacancy rate,
it is important to consider the additional homes needed to replace those that are lost to
disasters such as floods or fires or are rendered unlivable due to neglect. As shown in Figure
3.2.5in Appendix A, Washington County will need 5,300 new homes by 2035 to accommodate
the population, normalize the vacancy rate, and replace lost homes. Between 2022 and 2050, a
total of 11,900 new homes will be needed.

High Household Growth Scenario

Total Households: As shown in Figure 3.2.1 in Appendix A, the number of households in
Washington County are projected to grow from 25,200 in 2022 to almost 33,000 in 2035 and
about 38,000 in 2050.

Household Population: Household population is expected to follow a similar trend to the
growth in households. However, household population is not linear because it also accounts for
the size of each household which changes over time. As shown in Figure 3.2.2 in Appendix A,
household population is forecast to increase from 57,300 in 2022 to about 67,000 in 2035 and
to over 80,000 in 2050.

Net Migration: Net migration is the key mechanism used to achieve the household population
under both the Low Household Growth and High Household Growth scenarios. To achieve the
household growth values, Washington County would need to dramatically increase net
migration. As shown in Figure 3.2.3 in Appendix A, Washington County would need to achieve a
net migration of 13,300 between 2022 and 2035, another 22,300 between 2036 and 2050. This
compares to an estimated net migration in the Baseline scenario of 1,500 between 2022 and
2035, and 1,900 between 2036 and 2050.

Age Distribution: Since migrants tend to be a younger demographic, the age distribution under
the High Household Growth scenario is expected to trend younger than the Baseline scenario.
As shown in Figure 3.2.4 in Appendix A, the under 25 age cohort in the High Household Growth
scenario represents 22% of the household population in 2050 compared to only 17% in the
Baseline scenario. Similarly, the 25-44 age cohort represents 29% of the 2050 household
population in the High Household Growth scenario compared to only 24% in the Baseline
scenario.
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e Homes Needed to Accommodate Households and Deficit: To accommodate the growth in
households and achieve a healthy vacancy rate, the total number of homes in Washington
County will need to increase substantially from the baseline levels by 2035 and 2050. As shown
in Table 3.2.1 in Appendix A, the county will need 38,200 homes in 2035 (about 7,500 new
homes since 2022) and 47,000 homes in 2050 (about 16,300 new homes between 2022 and
2050).

e Homes Needed to Accommodate Households, Deficit and Replacement Homes: In addition to
the number of homes needed to accommodate the population and normalize the vacancy rate,
it is important to consider the additional homes needed to replace those that are lost to
disasters such as floods or fires or are rendered unlivable due to neglect. As shown in Figure
3.2.5in Appendix A, Washington County will need 8,200 new homes by 2035 to accommodate
the population, normalize the vacancy rate, and replace lost homes. Between 2022 and 2050, a
total of 18,000 new homes will be needed.

TOTAL ADDITIONAL HOMES NEEDED
IN WASHINGTON COUNTY

Between 2022 - 2035

Baseline Scenario: 2,700 homes

Low HH Growth Scenario: 5,300 homes
High HH Growth Scenario: 8,200 homes

Between 2022 — 2050

Baseline Scenario: 2,200 homes

Low HH Growth Scenario: 11,900 homes
High HH Growth Scenario: 18,000 homes
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7.2 City of Barre

7.2.1 Assessment of the Current Real Estate Market and Trends

As summarized in the report titled “Real Estate Market Assessment TOD Target Communities, Interim
Progress Report”, prepared by W+B and dated 8/13/24, an assessment of the current real estate
market, including an understanding of demand and trends, was conducted for the City of Barre. In
conducting this market assessment, W+B examined readily available socio-economic data, reviewed
recent market reports, and held interviews with local real estate professionals. The findings from this
assessment helped inform the future housing demand projections for Barre.

Socio-economic Data and Market Reports

Key observations and findings related to market demand and trends in Barre contained in the readily
available socio-economic data and market reports include:

Population / Income
e There were 154 fewer households in Barre City in 2019 than there were in 2010.12

e Barre City median household income is sixty percent of the Washington County wide median
income.B

Housing

e Citizens of Barre would most like to see a mix of new development including single family
homes, multi-unit homes, and apartment buildings.'3

e Residents would like to see vacant lots redeveloped and more walkability to downtown.®

e Reimagining the North End following the 2023 flooding generated public interest in
reinvestment opportunities.®?

e Even though according to the latest census data showing Barre’s population declined in the last
decade there is currently an unprecedented demand for single family homes, condos and
apartments of all sizes. This is reflected in the low availability and quick sale of existing homes
and the pleas across all media from people desperate for houses and apartments.'?

e On top of this housing crisis is the growing numbers of homeless people who have little chance
of finding permanent affordable homes.*

12 “Housing Needs Assessment for the City of Barre,” All In For Barre Housing Task Force, October 2022.
13 “Next Steps on Flood Resiliency, Recovery & Buyouts,” presentation by the City of Barre, February 27 2024.
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Forty four percent of Barre households paid more than thirty percent of their income for
housing in 2019. *

Twenty percent of Barre City households paid more than fifty percent of household income
towards housing costs while an additional twenty three percent paid between thirty and forty
nine percent. A total of forty four percent of Barre households paid more than thirty percent of
their income towards housing costs. This is higher than statewide averages for homeowners and
lower for renters. *?

Median monthly gross rents in Barre City [in 2019] were $739 as compared to $985 statewide.
(2019 data from housingdata.org). Rents in Washington County were also higher, $880 on
average in 2017. %2

Employment/Workforce

About half of Barre City residents work outside of the city. *?
Seventy one percent of the people who work in Barre live outside of the city.

Seventy one percent of Barre residents have a commute of less than thirty minutes. *

Interviews - Local Real Estate Professionals

Key findings related to market demand and trends from the interviews with local real estate
professionals include:

General Economy

As Central Vermont’s biggest City, Barre City is a bellwether for the county.

All real estate professionals reported a stagnant economy, with no real growth, but also no net
loss.

All agree that Barre is very accommodating to development and focused on growing the tax
base.

Housing Market

The City of Barre has the second oldest housing stock in the State.
The city has a very high percentage of renters (e.g., 56% in Barre City vs 15% in Barre Town).
Demand is very high for both single-family and multi-family (apartments).

Inventory availability and the condition of housing stock was worsened by the 2023 flood.
Approximately 70 units were lost in the 2023 flood. (Note that these interviews were conducted
pre-2024 flooding.)

About half of Barre City's population is low-income at 50% AMI or below.
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e Rental housing has less than 1% vacancy (compared to 3.2% statewide and 1.6% in Washington
County.)

e Market rents in Barre City are at or below HUD fair market rate due to what the market can
bear. Rents are up approximately $220 since 2020.

o $950 - 1,000 for a one-bedroom
o $1,500 - 1,800 for a two-bedroom

e Housing supply is extremely low, especially for the average salary. There are no homes for sale
of decent quality in the $300,000 - $350,000 range.

e Second oldest housing stock means high degree of challenges — changes in lead laws, lack of
certified lead contractors, and lack of funding.

e Most mentioned that there is development potential with Prospect Heights project by Barre
Area Community Development

e All price points and product types are needed in this community.
o According to more than one source, younger renters want to be in larger multi-family
buildings.
o Two large demographics (millennials and Baby Boomers) competing for limited “starter”
homes.

o Over 100 families with school-age students qualify for unhoused benefits (transient and
flooding dislocation).

e Transportation is limited, but one respondent cited the City’s teachers as a big population who
would ride the bus if it was more convenient.

e One respondent emphasized that ADUs are a critical part of the solution.
o These need to be made more attractive and accessible.

o There are still cost barriers to both the contractor/landlord or the renter that make this
less feasible.

= One brainstorm was to have the cost for connecting to water and sewer (an
average of $4,000 for an ADU) covered by the state.

= Another suggested tax stabilization.

e Many cited that the repair and reinvestment in the older housing stock must be a part of the
solution as well.
o The City and Downstreet are putting together a “Revolving House Loan Fund” for repairs
for up to 120% AMII.
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Commercial/Industrial Market

There is an overall net loss of commercial occupancy in downtown where the TOD is most
centrally located.

Rents vary but are typically very low — approximately $10/SF NNN.

8-9% capitalization rate for multifamily

Some businesses and industries growing in the downtown include:

o

@)
©)
@)

Niche manufacturing and specialty food
Bellevance and McCauley trucking
Granite and connected businesses

Small businesses of different kinds — many cite that Barre City is a very entrepreneurial
place

Granite may still be healthy, but steadily declining over past 20 years.

Construction and medical are growing (as much as limited labor will allow).

One respondent cited the need for incubator spaces with reduced rent to cultivate the growth
that has momentum in the city already.
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BARRE CITY REAL ESTATE MARKET
OVERALL CONCLUSION

Typically seen as a hub of Washington County for employment and relatively more affordable
housing options, the City of Barre is experiencing very high demand for housing and a stagnant
commercial core. Housing vacancy is extremely low, and the quality of the housing stock is some
of the worst in the state. Between the flooding, age of the housing stock, and the lack of available
contractors to rehabilitate or redevelop, there is not enough supply to meet demand. Rental rates
have been increasing steadily over the past 5-8 years without any appreciable improvement in
quality.

While some industries are growing, like cannabis and artisanal products, retail spaces in
downtown seem to have regular turnover and routine vacancies.

The consistently high and rising construction costs make it nearly impossible to have a financially
feasible project without public funds. Nonetheless, local support for new and more dense
development is high. There is existing bus service that with expansion could provide much more
opportunity. Many properties in the downtown and TOD area are well-suited to support the high
demand for housing by accommodating high-density residential development. Barre City has high
potential for more significant population and housing growth given its accessibility and relative
affordability compared to its Central Vermont neighbors. However, Montpelier and core areas of
Berlin will continue to be highly competitive with Barre for new development and growth in the
region.

7.2.2 Housing Demand Forecasts

As detailed in the report titled “Housing and Population Demand Forecast and Scenarios, 2035 and
2050,” prepared by CE and dated January 2025, forecasts for housing demand were developed for
Barre City for the years 2035 and 2050. To estimate housing demand at the community level, county-
level forecasted homes were allocated to the communities based on assumptions about distribution of
new homes within each county. The distribution of new homes to each Target Community is based on
both qualitative and quantitative research by W+B on real estate market demand and trends with some
consideration given to development constraints. As shown in Table 2.2.1 in Appendix A, Barre City is
projected to absorb about 20% of the new home growth in Washington County over the next 25+ years
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(2022 — 2050). This proportion of new home growth is greater than the town’s current proportion of
county housing (13%).

Key findings from the housing demand forecast analysis for Barre City are summarized below for the
three scenarios studied — Baseline, Low Household Growth, and High Household Growth.

Baseline Scenario

Homes Needed to Accommodate Households and Deficit: The total homes required considers
the number of dwellings needed to accommodate the households as well as homes needed to
achieve a healthy vacancy rate and seasonal or recreational homes that are not occupied by full-
time residents. As shown in Table 3.3.1 in Appendix A, Barre City will need about 400 new
homes between 2022 and 2035. About 100 new homes (300 fewer) will be needed between
2022 and 2050.

Homes Needed to Accommodate Households, Deficit and Replacement Homes: In addition to
the number of homes needed to accommodate the population and normalize the vacancy rate,
it is important to consider the additional homes needed to replace those that are lost to
disasters such as floods or fires or are rendered unlivable due to neglect. As shown in Figure
3.3.1in Appendix A, Barre City will need roughly 500 new homes by 2035 to accommodate the
population, normalize the vacancy rate, and replace lost homes. Between 2022 and 2050, the
total new homes needed is slightly less at about 300.

Low Household Growth Scenario

Homes Needed to Accommodate Households and Deficit: As shown in Table 3.3.1 in Appendix
A, Barre City will need about 900 new homes between 2022 and 2035 to accommodate the
households and achieve a healthy vacancy rate. Between 2022 and 2050, 2,100 new homes will
be needed.

Homes Needed to Accommodate Households, Deficit and Replacement Homes: As shown in
Figure 3.3.1 in Appendix A, Barry City will need about 1,000 new homes between 2022 and
2035 to accommodate the households, achieve a healthy vacancy rate, and replace “lost”
homes. Between 2022 and 2050, 2,300 new homes will be needed.

High Household Growth Scenario

Homes Needed to Accommodate Households and Deficit: As shown in Table 3.3.1 in Appendix
A, Barre City will need about 1,500 new homes between 2022 and 2035 to accommodate the
households and achieve a healthy vacancy rate. Between 2022 and 2050, 3,200 new homes will
be needed.
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e Homes Needed to Accommodate Households, Deficit and Replacement Homes: As shown in
Figure 3.3.1in Appendix A, Barry City will need about 1,600 new homes between 2022 and
2035 to accommodate the households, achieve a healthy vacancy rate, and replace “lost”
homes. Between 2022 and 2050, 3,500 new homes will be needed.

TOTAL ADDITIONAL HOMES NEEDED
CITY OF BARRE

Between 2022 - 2035

Baseline Scenario: 500 homes

Low HH Growth Scenario: 1,000 homes
High HH Growth Scenario: 1,600 homes

Between 2022 — 2050
Baseline Scenario: 300 homes

Low HH Growth Scenario: 2,300 homes
High HH Growth Scenario: 3,500 homes

7.2.3 TOD Area — Potential Barriers to Increased Development

White + Burke conducted a high-level “due diligence” assessment of the proposed Barre City TOD area
to better understand if barriers exist that may limit or preclude the city from accommodating increased
development densities. This assessment involved a desktop review of existing readily available
information (e.g., flood maps, wetlands, natural resources, utilities, etc.), a market visit and interviews
with town/regional officials and local real estate professionals.

General Description of TOD Area: The proposed TOD planning area encompasses all of Barre City’s
Designated Downtown, Barre’s Historic Downtown District, as well as the area referred to in the Unified
Development Ordinance as the Design Review Overlay District, and areas outside these limits as well.

Key Findings

Key findings from the high-level due diligence review include:
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e Physical Barriers:
o The entire city being only four-square miles itself is a limiting factor.
o The properties within the TOD area are almost entirely previously developed.

o 53.85% of the entire city has at least one limiting factor for future development
(including steep slopes, flood hazard areas, river corridors, small stream buffers,
protected land, or existing building footprints).*

o Some residents cite many foot traffic barriers.
o Known environmental contamination is widespread throughout the TOD area.

e Utilities: Utilities exist in the entire TOD area and sufficient sewer and water capacity is available
to support increased development.

e Zoning: Given the size of the TOD area, the properties are within all but one of the City’s Zoning
Districts (MU-3). Allowed densities, building heights, and setbacks range considerably.

e Permitting Uncertainty, Cost, and Risk: While the general permitting climate in Vermont is
known to be overwhelming and there is a challenge of perception, Barre City itself is thought to
be less complicated than the State process.

e Cost of construction/development:

o According to interviews, the cost to develop is the number one barrier cited. Costs that
change within the process were referenced as a major contributor to the volatility.

=  While there is significant non-profit development occurring now, some speculate
that they may see attrition as COVID funds run out.

= Barre has especially high taxes.
e Other:

o Some folks discussed the perception of parking scarcity as a cause for downtown
challenges.

o While Barre City was described by most as “development friendly,” a few cited some
community opposition as holding the community back over the years. NIMBY attitudes
and poverty shaming have held the economy and the culture in a status quo.

o A few suggested that there needs to be more synergy among economic development
players (i.e. BADC, Barre Partnership).

o Many operating hours of the downtown businesses are limited. Likely due to the area’s
staffing challenges.

14 “Barre City Infill Analysis,” A Project of Central Vermont Regional Planning Commission and Barre City with funding by
Vermont Housing and Conservation Board, June 4, 2024.
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7.3 Town of Northfield

7.3.1 Assessment of the Current Real Estate Market and Trends

As summarized in the report titled “Real Estate Market Assessment TOD Target Communities, Interim
Progress Report”, prepared by W+B and dated 8/13/24, an assessment of the current real estate
market, including an understanding of demand and trends, was conducted for the Town of Northfield.
In conducting this market assessment, W+B examined readily available socio-economic data, reviewed
recent market reports, and held interviews with local real estate professionals. The findings from this
assessment helped inform the future housing demand projections for Northfield.

Socio-economic Data and Market Reports

Key observations and findings related to market demand and trends in Barre contained in the readily
available socio-economic data and market reports include:

Housing

e There are abundant recreational opportunities that are directly linked to the village area. These
include mountain biking, hiking, cross-country skiing, river-based recreation as well as facilities
and programs offered by the Northfield Recreation Committee. The presence of these
opportunities draws visitors to the community and makes the town more attractive to potential
residents who seek recreation ‘in their backyard.’*®

e Colleges/Universities are known for offering culture, recreation, and diversity to small
communities, typically in excess of features that the community can offer in its own right. The
presence of Norwich University provides Northfield with economic stability and enhances the
range of activities for its residents.

e Pricing in Northfield’s ownership and rental markets is relatively affordable by Vermont
standards, particularly for households that have been dealing with housing costs in the
Barre/Montpelier market.

e There is some additional potentially developable land under consideration for housing
development that is located outside of the downtown area.*®

Employment/Workforce

e A high percentage of Northfield residents commute out of the community to work.*®

15 Northfield Area-Wide Plan, prepared by Stone Environmental, Greenman-Pedersen, Doug Kennedy Advisors, and Black
River Design Architects, and dated September 12, 2016.
16 Northfield Community Visit Report, VT Council on Rural Development, July 2023.
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Interviews - Local Real Estate Professionals

Key findings related to market demand and trends from the interviews with local real estate
professionals include:

General Economy

Many Northfield residents say there are a lot of new faces in town and new energy.

They cite a trend toward downtown activities (farmers market, events on the common) and an
intent to activate the streets.

There are a few small establishments that are inspiring momentum. They cite the ice cream
shop, coffee roasting, brewery, Nepalese restaurant, and the facelift of the Common Café on
corner.

One respondent said that the economy in Northfield is steady, though — never going to boom or
crash — as a bedroom community to Montpelier, Berlin, and Barre.

Norwich continues to be a strong presence, especially with significant new investment in Town
from some of its alumni.

Most respondents said that downtown Northfield is not growing and lacks vibrancy. Businesses
have left for other towns, there is poor walkability and accessibility, limited food and beverage
options, and the statewide struggle for staffing has led to limited downtown business hours. The
combination makes downtown uninviting.

Housing, as everywhere, is in high demand and low supply, which is a struggle to attract larger
industries or employers.

Norwich University, as a major economic engine for the Town, struggles to find housing for its
faculty, staff, and students.

Northfield lacks data on transportation costs, commuting patterns, and consumer demand,
which is critical for effective planning.

Northfield needs more amenities like restaurants and shops to draw visitors.

Housing Market

Many report that home prices per square foot in Northfield have increased dramatically in
recent years.

Norwich students (or parents of students) often buy housing that would otherwise be for
employees of local businesses and other residents. This drives up rents and prices.

Lack of affordable rental options, especially for small apartments/efficiencies.
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o According to the interviews, there is likely less than a 1% vacancy rate in Northfield
rentals.

Rentals are approximately $750 - $1,000 one bedroom and $1,800 - 2,400/month fora 2 - 3
bedroom. $1,650/month for new lofts.

Norwich University faces challenges recruiting and retaining faculty and staff due to lack of
affordable housing for individuals and families.

Those looking for quintessential Vermont home — 3 bedroom and 2 bath on 10 acres —won’t
find it in Northfield for an affordable price.

Buyers looking for nicer products not to exceed $500,000 — very hard to find.

Most buyers are looking for a house around $285,000 on the low end and an average of
$350,000 - $385,000. Very low inventory.

o One month supply

o 4-5days to contract
One source in the industry quoted $400/SF for construction on existing property.
Northfield desperately needs more condominiums and very limited supply exists.
Need for more accessible, one-level housing units as residents age.

Many report that AirBNB is affecting the market.

Commercial/Industrial Market

Businesses have left for other towns like Waterbury and Randolph.
Small businesses and home-based businesses seem to be thriving (e.g. food products).
There is a lack of affordable commercial spaces, especially turnkey spaces ready for businesses.

The existing grocery store (Tops Friendly Market) lacks full produce and amenities and is not
walkable or transit accessible.

Rents range widely given the disparity of stock and quality. $8-10/SF for big buildings, $1,700-
2,000 gross for storefronts.
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NORTHFIELD REAL ESTATE MARKET
OVERALL CONCLUSION

While lacking the level of demand as some of its Central Vermont municipal neighbors, Northfield
attracts many individuals and families looking for a small and active downtown, access to trails, to be
within a close commute to many employers and the interstate, and to be within a university town. As
with other areas of the state, the population is aging and decreasing, but demand is steady for single-
family housing for families and apartments for those affiliated with the university, young
professionals, and downsizers. The significant lack of apartments and condominiums in Northfield
offers a notable development opportunity, although the challenges are much like the rest of the
state.

Cost and labor are the most significant challenges, and in Northfield there are not abundant infill or
redevelopment opportunities outside of the floodplain. The community is supportive of investors
adding to the town’s vibrancy, and with the recent investments from the Norwich alumni group,
there is momentum to increase supply and meet the existing demand. Northfield is well positioned to
accommodate a moderate share of the population and housing growth over the next 25 years, given
Norwich’s presence and the position of the downtown outside of the floodplain.

7.3.2 Housing Demand Forecasts

As detailed in the report titled “Housing and Population Demand Forecast and Scenarios, 2035 and
2050,” prepared by CE and dated January 2025, forecasts for housing demand were developed for
Northfield for the years 2035 and 2050. To estimate housing demand at the community level, county-
level forecasted homes were allocated to the communities based on assumptions about distribution of
new homes within each county. The distribution of new homes to each Target Community is based on
both qualitative and quantitative research by W+B on real estate market demand and trends with some
consideration given to development constraints. As shown in Table 2.2.1 in Appendix A, Northfield is
projected to absorb about 10% of the new home growth in Washington County over the next 25+ years
(2022 — 2050). This proportion of new home growth is greater than the town’s current proportion of
county housing (7%).

Key findings from the housing demand forecast analysis for Northfield are summarized below for the
three scenarios studied — Baseline, Low Household Growth, and High Household Growth.

NORTHWEST VERMONT TOD REAL ESTATE MARKET ANALYSIS 102



. ‘ < cambridge
white + burke \ econometrics

Baseline Scenario

Homes Needed to Accommodate Households and Deficit: The total homes required considers
the number of dwellings needed to accommodate the households as well as homes needed to
achieve a healthy vacancy rate and seasonal or recreational homes that are not occupied by full-
time residents. As shown in Table 3.3.1 in Appendix A, Northfield will need about 200 new
homes between 2022 and 2035. About 100 new homes (100 fewer) will be needed between
2022 and 2050.

Homes Needed to Accommodate Households, Deficit and Replacement Homes: In addition to
the number of homes needed to accommodate the population and normalize the vacancy rate,
it is important to consider the additional homes needed to replace those that are lost to
disasters such as floods or fires or are rendered unlivable due to neglect. As shown in Figure
3.3.1in Appendix A, Northfield will need roughly 200 new homes by 2035 to accommodate the
population, normalize the vacancy rate, and replace lost homes. Between 2022 and 2050, the
total new homes needed remains the same at 200.

Low Household Growth Scenario

Homes Needed to Accommodate Households and Deficit: As shown in Table 3.3.1 in Appendix
A, Northfield will need about 500 new homes between 2022 and 2035 to accommodate the
households and achieve a healthy vacancy rate. Between 2022 and 2050, 1,100 new homes will
be needed.

Homes Needed to Accommodate Households, Deficit and Replacement Homes: As shown in
Figure 3.3.1 in Appendix A, Northfield will need about 500 new homes between 2022 and 2035
to accommodate the households, achieve a healthy vacancy rate, and replace “lost” homes.
Between 2022 and 2050, 1,100 new homes will be needed.

High Household Growth Scenario

Homes Needed to Accommodate Households and Deficit: As shown in Table 3.3.1 in Appendix
A, Northfield will need about 800 new homes between 2022 and 2035 to accommodate the
households and achieve a healthy vacancy rate. Between 2022 and 2050, 1,700 new homes will
be needed.

Homes Needed to Accommodate Households, Deficit and Replacement Homes: As shown in
Figure 3.3.1 in Appendix A, Northfield will need about 800 new homes between 2022 and 2035
to accommodate the households, achieve a healthy vacancy rate, and replace “lost” homes.
Between 2022 and 2050, 1,800 new homes will be needed.
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TOTAL ADDITIONAL HOMES NEEDED
TOWN OF NORTHFIELD

Between 2022 - 2035

Baseline Scenario: 200 homes

Low HH Growth Scenario: 500 homes
High HH Growth Scenario: 800 homes

Between 2022 — 2050

Baseline Scenario: 200 homes

Low HH Growth Scenario: 1,100 homes
High HH Growth Scenario: 1,800 homes

7.3.3 TOD Area — Potential Barriers to Increased Development

White + Burke conducted a high-level “due diligence” assessment of the proposed Northfield TOD area
to better understand if barriers exist that may limit or preclude the city from accommodating increased
development densities. This assessment involved a desktop review of existing readily available
information (e.g., flood maps, wetlands, natural resources, utilities, etc.), a market visit and interviews
with town/regional officials and local real estate professionals.

General Description of TOD Area: The proposed Northfield TOD planning area is a north-south oriented
corridor connecting the community of Northfield Falls at the northernmost point, running through the
Designated Village District, and terminating at Norwich University at the southernmost point.

Key Findings

Key findings from the high-level due diligence review include:

e Physical Barriers:

o The lack of developable land and ability for existing businesses to expand was cited by locals
as one of the central challenges to Northfield’s growth.

o They also cited a perception that Northfield is isolated, being approximately five miles from
the interstate exit.
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o Lack of accessible infrastructure like connected sidewalks, curb cuts, and parking adds up to
a lack of cohesion and community.

o Parcels along the Dog River are in the flood hazard area.

o Locals involved in planning and real estate cited brownfields and floodplains as major limits
to available land, although they did not emphasize these as the primary hindrances to
development.

e Utilities:
o Northfield is running at approximately 50% capacity for water and sewer, including servicing
Norwich University’s usage.
o About half of the TOD area does not currently have sewer access, though.

o One section recently added to the Downtown Village District, Freight Yard Way, will need to
expand to a 5” water line, and plans for completing that are prepared.

o The town is also replacing all of the waterlines in 2025.

o Potential sewer expansion south could open up more development potential within the TOD
area.

e Zoning: The TOD area is within zoning districts that allow high-density residential, medium-
density residential, and/or mixed use.

e Permitting Uncertainty, Cost and Risk: There were mixed interpretations about the permitting
challenges in Northfield.

o Some cite the zoning as unnecessarily restrictive.
o Some say the state level is problematic, but not the local level.
e Cost of construction/development:
o Interviewees cited cost as one the most major hindrances to development.

o With the costs being prohibitive, respondents point to the need for creativity for older
spaces.

e Other:

o Some are very concerned about a NIMBY attitude in town, especially against ADUs and
multi-family development.

o Many cited the need to move stagnant property owners from sitting on properties.

o There is a lack of public transit connectivity to key areas like grocery stores.
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7.4 Town of Berlin

7.4.1 Assessment of the Current Real Estate Market and Trends

As summarized in the report titled “Real Estate Market Assessment TOD Target Communities, Interim
Progress Report”, prepared by W+B and dated 8/13/24, an assessment of the current real estate
market, including an understanding of demand and trends, was conducted for the Town of Berlin. In
conducting this market assessment, W+B examined readily available socio-economic data, reviewed
recent market reports, and held interviews with local real estate professionals. The findings from this
assessment helped inform the future housing demand projections for Berlin.

Socio-economic Data and Market Reports

Key observations and findings related to market demand and trends in Barre contained in the readily
available socio-economic data and market reports include:

Housing

e Owner-occupied, single-family homes comprise most of the housing in Berlin. The 2016 Grand
List included 843 single-family homes.’

e The town-wide median assessed value of a single-family home was $223,100 in 2016.%7
e Approximately 60% of the homes in Berlin were built between 1960 and 2000. 7
e Only about 5% Berlin’s housing is in multi-unit buildings. ¥’

e Mobile homes accounted for approximately 25% of the housing units in town according to the
2016 Grand List (a few of which appear to be in the Riverton area). 1’

e The median assessed value of a mobile home in the parks was $26,450 in 2016. 7

e Nearly 80% of households in Washington County with an annual income less than $35,000 were
living in ‘unaffordable’ housing in 2016, as were more than one-third of those with incomes
between $35,000 and $75,000. /

Employment/Workforce

e There were 4,600 jobs in Berlin in 2022.
e More than half the jobs in Berlin paid less than $35,000 in 2022. %/

17 “p Town Plan for Berlin Vermont,” Berlin Planning Commission, amended June 6, 2022.
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Interviews - Local Real Estate Professionals

Key findings related to market demand and trends from the interviews with local real estate
professionals include:

General Economy

Berlin is seen as development and business friendly with available parcels of land (not existing
structures).

Interviewees report that Berlin (and some note Central Vermont in general) is struggling post
pandemic and post flood. This area, including the TOD area of Riverton, has been heavily
affected by the region’s addiction, housing, and employment issues.

Real estate professionals report that Berlin is the easiest to develop out of all Central Vermont
in terms of ability to obtain local permits and approvals.

Housing Market

Like other communities, housing is a problem for residents of Berlin at all price points.

As the Town’s largest employer, the hospital has had to find patchwork ways of meeting people’s
needs. Their employees are looking anywhere for housing in the area, including Riverton, and
finding very limited and old supply.

$269,000 average home price in Berlin (5542,000 Waterbury; Montpelier $440,000), but not
Riverton-specific.

Commercial/Industrial Market

No interviewee cited any commercial or industrial market demand in Riverton, beyond what
would be needed to serve the immediate residents if additional housing was created nearby.
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BERLIN REAL ESTATE MARKET
OVERALL CONCLUSION

Demand for housing in Berlin is consistent with the rest of Central Vermont. Employees of the
region’s major employers look to Berlin for reasonably priced homes and rentals. The Village of
Riverton being on a commuting route to Montpelier, Berlin Center, and Northfield makes this a
desirable place to live.

But the housing stock in this area is old and the lack of water and sewer, plus other physical
barriers, makes this a very difficult area to develop.

Demand in other parts of Berlin, more proximate to the retail and medical uses at Berlin Center,
seem stronger than in Riverton, but the support for housing throughout Berlin suggests that if
water and sewer can be addressed, within the limits imposed by the topographical and flood
zone issues modest growth could occur in this TOD area.

7.4.2 Housing Demand Forecasts

As detailed in the report titled “Housing and Population Demand Forecast and Scenarios, 2035 and
2050,” prepared by CE and dated January 2025, forecasts for housing demand were developed for
Berlin for the years 2035 and 2050. To estimate housing demand at the community level, county-level
forecasted homes were allocated to the communities based on assumptions about distribution of new
homes within each county. The distribution of new homes to each Target Community is based on both
gualitative and quantitative research by W+B on real estate market demand and trends with some
consideration given to development constraints. As shown in Table 2.2.1 in Appendix A, Berlin is
projected to absorb about 8% of the new home growth in Washington County over the next 25+ years
(2022 — 2050). This proportion of new home growth is greater than the town’s current proportion of
county housing (4%).

Key findings from the housing demand forecast analysis for Berlin are summarized below for the three
scenarios studied — Baseline, Low Household Growth, and High Household Growth.

Baseline Scenario

e Homes Needed to Accommodate Households and Deficit: The total homes required considers
the number of dwellings needed to accommodate the households as well as homes needed to
achieve a healthy vacancy rate and seasonal or recreational homes that are not occupied by full-
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time residents. As shown in Table 3.3.1 in Appendix A, Berlin will need about 200 new homes
between 2022 and 2035. About 100 new homes (100 fewer) will be needed between 2022 and
2050.

e Homes Needed to Accommodate Households, Deficit and Replacement Homes: In addition to
the number of homes needed to accommodate the population and normalize the vacancy rate,
it is important to consider the additional homes needed to replace those that are lost to
disasters such as floods or fires or are rendered unlivable due to neglect. As shown in Figure
3.3.1in Appendix A, Berlin will need roughly 200 new homes by 2035 to accommodate the
population, normalize the vacancy rate, and replace lost homes. Between 2022 and 2050, the
total new homes needed is slightly less at 100.

Low Household Growth Scenario

e Homes Needed to Accommodate Households and Deficit: As shown in Table 3.3.1 in Appendix
A, Berlin will need about 400 new homes between 2022 and 2035 to accommodate the
households and achieve a healthy vacancy rate. Between 2022 and 2050, 800 new homes will
be needed.

e Homes Needed to Accommodate Households, Deficit and Replacement Homes: As shown in
Figure 3.3.1 in Appendix A, Berlin will need about 400 new homes between 2022 and 2035 to
accommodate the households, achieve a healthy vacancy rate, and replace “lost” homes.
Between 2022 and 2050, 900 new homes will be needed.

High Household Growth Scenario

e Homes Needed to Accommodate Households and Deficit: As shown in Table 3.3.1 in Appendix
A, Berlin will need about 600 new homes between 2022 and 2035 to accommodate the
households and achieve a healthy vacancy rate. Between 2022 and 2050, 1,300 new homes will
be needed.

e Homes Needed to Accommodate Households, Deficit and Replacement Homes: As shown in
Figure 3.3.1 in Appendix A, Berlin will need about 600 new homes between 2022 and 2035 to
accommodate the households, achieve a healthy vacancy rate, and replace “lost” homes.
Between 2022 and 2050, 1,400 new homes will be needed.
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TOTAL ADDITIONAL HOMES NEEDED
TOWN OF BERLIN

Between 2022 - 2035

Baseline Scenario: 200 homes

Low HH Growth Scenario: 400 homes
High HH Growth Scenario: 600 homes

Between 2022 — 2050

Baseline Scenario: 100 homes

Low HH Growth Scenario: 900 homes
High HH Growth Scenario: 1,400 homes

7.4.3 TOD Area — Potential Barriers to Increased Development

White + Burke conducted a high-level “due diligence” assessment of the proposed Berlin TOD area to
better understand if barriers exist that may limit or preclude the city from accommodating increased
development densities. This assessment involved a desktop review of existing readily available
information (e.g., flood maps, wetlands, natural resources, utilities, etc.), a market visit and interviews
with town/regional officials and local real estate professionals.

General Description of TOD Area: The TOD area is located in the historic Village of Riverton, which
includes properties along Route 12 spanning both sides of the river and both sides of the railroad.

Key Findings

Key findings from the high-level due diligence review include:

e Physical Barriers:

o The area of Riverton is characterized by steep slopes and some undevelopable land
belonging to the railroad.

o A few parcels within the TOD area are within flood hazard areas, abutting the Dog River.

o Possible wetlands exist within the low-lying areas.

NORTHWEST VERMONT TOD REAL ESTATE MARKET ANALYSIS 110



. ‘ < cambridge
white + burke \ econometrics

e Utilities:
o There is no municipal water or sewer in Riverton.

o The known lack of utilities and failing septic systems make Riverton a challenge for
construction cost and permitting.

o The Town has applied for Community Waste System funding for many years. Berlin has test
pitted a parcel which proved to have quality soils for a CWS.

e Zoning: The properties within the TOD area are within four zoning districts.

o The Hamlet district supports mixed use development consistent with the historic
development pattern.

o Rural 218 and Rural 40 districts aim to limit residential to low-density — only conditionally
allowing multi-family.

o Upland conservation allows for very low density, focusing on productive use of rural land.

o The Industrial zone does not allow for residential.

e Permitting Uncertainty, Cost and Risk: No one interviewed specifically referenced permitting
cost and uncertainty as a potential barrier to increased development in the Riverton TOD area.
That said, this issue was commonly referenced for the whole of the region and the State.

e Cost of construction/development: For Berlin as a whole, much like the rest of the region,
there is a lack of confidence in revenue to make any housing development feasible without
public assistance.

e Other:

o Bus access in Riverton is challenging. The hospital reports that it is a challenge to get GMTA
stops at clinics who don’t have the ridership or time on their routes.

o With a community waste system, interviewees could see more interest from developers in
the Riverton area. But most agreed this would not be the most appealing place to live over
other neighborhoods in the area.
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Table 2.2.1Distrioution of New Homes to Communities

Share of County’s Share of County's

Sigii (I-IIE())(:lsstll'r]é) 2022 Housing Projected Additional
Stock (Existing) Homes (Assumed)

Addison County 17,455 100% 100%
Ferrisburgh 1,521 9% 12%
Middlebury 3,287 19% 38%
Vergennes 1,153 7% 16%
Rest of county 11,494 66% 34%
Chittenden County 73,209 100% 100%
Milton 4,213 6% 7%
Essex Junction 4,970 7% 9%
Rest of county 64,026 87% 84%
Franklin County 22,714 100% 100%
St. Albans Town 3,198 14% 35%
Rest of county 19,516 86% 65%
Rutland County 33,906 100% 100%
Rutland City 10,367 31% 31%
Rest of county 23,539 69% 69%
Washington County 30,697 100% 100%
Barre City 4,088 13% 20%
Northfield 2,029 7% 10%
Berlin 1,204 4% 8%
Rest of county 23,376 76% 62%

Source: Vermont Housing Data, Vermont Housing Finance Agency, HousingData.org and assumptions about the distribution of new homes within each county provided by
White and Burke.
Note: The assumptions about the distribution of projected additional homes to communities are applied across all projected time periods (e.g., 12 percent of Addison

County’s additional homes will be allocated to Ferrisburgh in every projected year).



Taple 821 Homes Reguired by 2085 and 2050 in the Baseline and Growth Scenarios by

County
County

Addison

Existing
2022

Baseline

2035
19,400

2050
19,100

Low

2035
20,100

2050
23,400

High

2035
21,700

2050
26,800

Chittenden

Franklin

Rutland

Washington

Total

73,200 86,100| 91,500/ 85,400/ 99,500 92,400 113,800
22,700| 25,300| 26,000| 26,200 30,500| 28,300/ 34,900
33,900| 33,600| 29,600/ 39,000 45400 42,200/ 52,000
30,700/ 32,700/ 31,500/ 35,300 41,100 38,200/ 47,000

178,000/ 197,100 197,700| 206,000 239,900| 222,800 274,500

Source: Cambridge Economics’ Population and Housing Model

Note: This table shows the total homes required by 2035 and 2050 and does not include additional homes needed to replace lost homes.




Taple 8.5.1 Homes Reguired by 2085 and 2050 in the Baseline and Growth Scenarios by
Community

. Existing Baseline Low High
Community

2022 2035 2050 2035 2050 2035 2050
Ferrisburgh
Middlebury

Vergennes

Essex Junction
Milton
Franklin St. Albans Town
Rutland Rutland City
Barre City
Washington Berlin
Northfield

Chittenden

Total

Source: Cambridge Economics’ Population and Housing Model

Note: This table shows the total homes required by 2035 and 2050 and does not include additional homes needed to replace lost homes



Taple Al Total and Addtional Homes Reguired by 2085 in the Baselne and Growth Scenarios

Community

Addison County
Ferrisburgh
Middlebury
Vergennes
Chittenden County
Essex Junction
Milton

Franklin County

St. Albans Town
Rutland County
Rutland City
Washington County

Existing
Housing

Stock
(2022)

Total Homes Required by

Baseline

2035

Low

High

Baseline

2035
Low

Additional Homes Needed For
Population & Deficit, 2022 to

High

Replacement Homes
Required, 2022 to 2035

Baseline

Low

High

Total Additional Homes
Needed, 2022 to 2035

Baseline

Low

High

1,034
1521 | 1753 | 1837] 2,033 232 316 512 32 33 35 264 349 547
3287 | 4022| 4288] 4,910 735 1,001 1623 72 75 81 807 | 1,076 1,704
1153 | 1462 | 1575| 1836 300 422 683 26 27 30 335 449 713
73,209 | 86,084 | 85440 | 92,392 | 12,875 | 12,231 | 19,183 | 1,695| 1,674 | 1,751 | 14,570 | 13,905 | 20,934
4970 | 6,129 6071 6696| 115 | 1101| 1,726 109 108 15| 1268 | 1209] 1,842
4213 5050| 5008] 5,460 837 795 | 1247 91 01 95 928 886 | 1342
22714 | 25290 | 26,164 | 28,293 | 2,576 | 3450 | 5579 506 514 538 | 3,082 3,964 6,117
3,198 | 4,100 4406 | 5,151 902 | 1208 1953 72 75 83 074 | 1,283 2,036
33,906 | 33,564 | 39,022 | 42,198 (342)] 5116 | 8,292 713 766 802 371| 5883 9,003
10,367 | 10261 | 11953 | 12,937 (106)] 1586 | 2570 201 219 229 95| 1805| 2,800
30,697 | 32,715 | 35288 | 38,158 | 2,018 | 4,591 7,461 668 693 725| 2,686 | 5284 8,186
4088 | 4492| 5006] 5580 404 918 | 1492 84 89 05 488 1,007 | 1588
1204 | 1365| 1571] 1,801 161 367 507 25 27 30 187 395 627
2029 2231| 2488 2775 202 459 746 42 44 A7 244 503 794

Source: Cambridge Economics’ Population and Housing Model



Taple A2 Total and Additional Homes Reguired oy 2050 in the Baselne ond Growth Scenarios

Community

Addison County
Ferrisburgh
Middlebury
Vergennes
Chittenden County
Essex Junction
Milton

Franklin County

St. Albans Town
Rutland County
Rutland City

Existing
Housing

Stock
(2022)

Total Homes Required by

Baseline

2050

Low

High

Baseline

2050
Low

Additional Homes Needed For
Population & Deficit, 2022 to

High

Replacement Homes
Required, 2022 to 2050

Baseline

Low

High

Total Additional Homes
Needed, 2022 to 2050

Baseline

Low

High

26,763 | 1,655 2,484
1521 | 1720] 2234| 2638 109 713 1117 71 79 88 270 792 | 1,205
3287 | 3916| 5544 | 6,824 629 2257 | 3537 161 186 215 790 | 2443 3752
1153 | 1418] 2103| 2642 265 950 | 1,489 58 69 81 323 1019 1570

73,209 | 91,549 | 99,489 | 113,816 | 18,340 | 26,280 | 40,607 | 3,714 | 3,760 | 4,078 | 22,055 | 30,041 | 44,685
4970 | 6621 | 7335| 8625| 1651 2365| 3655 253 260 289 | 1904 | 2625| 3944
4213 | 5405| 5921| 6852] 1192 1708| 2630 209 214 235 | 1401 | 1922| 2874

22714 | 26,014 | 30466 | 34,854 | 3300| 7,752| 12,140| 1,089| 1,153 | 1,250 | 4,389 | 8,905| 13,390
3198 | 4353| 5911| 7447] 1155 2713| 4249 167 192 26| 1322| 2906| 4475

33,906 | 29,555 | 45438 | 51,982 | (4,351)| 11,532 | 18,076 | 1,426 | 1,720| 1,865| (2,925) 13,252 | 19,941

10367 | 9018 | 13942 15971 | (1,349)| 3575| 5604 417 512 557 932)] 4,087 6,160

30,697 | 31,462 | 41,089 | 47,006 765 | 10,392 | 16309 | 1,398 | 1555| 1,686 | 2,162 | 11,948 | 17,995
4088 | 4241| 6166| 7,350 153 | 2078] 3262 182 216 242 335 2204 3504
1204 | 1265| 2035| 2509 61 831 1305 55 68 79 116 900 | 1,383
2029| 2105| 3,068| 3,660 76| 1039 1631 90 107 120 167 | 1,147 | 1,751

Source: Cambridge Economics’ Population and Housing Model



Figure 211 Household Population Growth Index oy County
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Source: Cambridge Economics’ Population and Housing Model
Note: Household population is a subset of the total population, referring to residents who live in households, apartments, or other similar dwelling
units (i.e., not group quarters). The household population values are indexed to 2022, the most current year of data available at the time of this

analysis.



Figure 212 Components of Change In Housenold Population by County
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Source: Cambridge Economics’ Population and Housing Model
Note: Natural change includes births and deaths and net migration is the sum of in and out migration, including both foreign and domestic. The values

shown in the figure are the cumulative change over the specified time period.



Figure 21.8. Age Distrioution of Household Population by County
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Source: Cambridge Economics’ Population and Housing Model
Note: The figure shows the share of the household population in each county within the specified age band.



Figure 215, Total Homes Reguired by County to 2080
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Source: Cambridge Economics’ Population and Housing Model
Note: This figure shows the total homes required by 2035 (i.e., between 2022 and 2035) and 2050 (i.e., between 2035 and 2050) and does not include

additional homes needed to replace lost homes.



Figure 2.1.6. Additional Homes Reguired by 2085 and 2050 by Demand Type
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Source: Cambridge Economics’ Population and Housing Model
Note: Additional homes reflect the difference between the number of homes required in 2035/2050 and the homes in the start year of 2022 as well as the

replacement homes needed over the period. The data labels reflect the cumulative additional homes required by 2035 and 2050.



Figure 8.2.1. Total Households in the Baselne and Growth Scenarios by County
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Figure 8.2.2 Household Population in the Baseline and Growth Scenarios oy County
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Note: Household population is a subset of the total population, referring to residents who live in households, apartments, or other similar dwelling units (i.e., not group

quarters).
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Figure 4.2.8 Components of Change in Household Population in the Baseline and Growth Scenarnos
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Figure 3.24. Age Distrioution of Household Population in 2050 in the Baselne and Growth
scenarnios by County

Addison Chittenden Franklin
100 100 100
80 80 80
60 60 60
40 40 40
20 20 20
0 0
Baseline Low High Baseline Low High Baseline Low High
Rutland Washington
100 100
80 80
60 60
40 40
20 20
0 0
Baseline Low High Baseline Low High

W Under 25 mw 25-44 ww 45-64 wm g5 and Over

Source: Cambridge Economics’ Population and Housing Model



Figure 3.25. Additional Homes Required by 2085 and 20580 in the Baseline and Growth
scenarnos by County
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Source: Cambridge Economics’ Population and Housing Model
Note: Additional homes reflect the difference between the number of homes required in 2035/2050 and the homes in the start year of 2022 as well as the

replacement homes needed over the period.



Figure 8.5.1. Additional Homes Reqguired by 2085 and 2050 In the Baseline and Growth
scenarnos by Community
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Source: Cambridge Economics’ Population and Housing Model
Note: Additional homes reflect the difference between the number of homes required in 2035/2050 and the homes in the start year of 2022 as well as the
replacement homes needed over the period.
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