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FAITH
Thank you so much for coming today.  I’m Faith, and this is Jacob, and we’re here to talk about updating our zoning and land use regulations to achieve great neighborhoods.




Community Planning + 
Revitalization

Presenter
Presentation Notes
As part of this discussion we also want to have a have a broader conversation with you about the current changes we face in Vermont and how we might meet the challenges, adapt and thrive.

Let’s start with introductions: Name, town/org, role.  





Community Planning + 
Revitalization

Providing tools, training, grants, and incentives for local 
leaders to plan and implement projects that support thriving, 
walkable communities.

Presenter
Presentation Notes
Jacob Intro:

Faith Intro:  
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As you can see, we have about a foot difference in height and are a generation apart.  Jacob is ramping up his life and I’m winding down.

But we have a lot in common in the types of homes we want for the life stages we are in.  And it turns out, the needs and preferences we have are becoming increasingly common in VT and around the country.
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Both of us have been fortunate enough to be able to purchase these fixer-upper homes in walkable neighborhoods during the past few years.  We feel fortunate because:
Faith has been able to get rid of one car and staying healthy, with lot more walking & biking and being more connected to the community.
Jacob can walk to the grocery store or to City Hall where he as a local Planning Commissioners.
We’re both enjoying opportunities to meet, help, and be helped by neighbors.
It was tough to find homes we could afford in the places we wanted to live …  (I for one, wanted a house and property that were much smaller)
As we’ve tackled repairs, we’ve learned first-hand:
Just how tight Vermont’s labor market is for tradespeople, 
Just how expensive building materials have become, and 
The extent to which state and local regulations can exacerbate the feasibility of affordable housing.  
We’ll come back these points later
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We represent two generations looking for the same kind of homes in the same places, often referred to as Missing Middle homes.  These are smaller, moderately priced units in walkable places suitable for small households including first time home buyers and downsizers and easily tucked into single family neighborhoods. And these types of homes are increasingly hard to find these days, because they generally aren’t being built.

But why should these types of consumer preferences matter to those of us in government?




Statewide 
Planning 

Goal #1

To plan development 
so as to maintain the 
historic settlement 
pattern of compact 
village and urban 
centers separated by 
rural countryside.

24 V.S.A. § 4302 (c) (1) 
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I began working as a planner in VT in 1988 – the year the statewide planning goals were enacted and this planning goal was established for all levels of government, to coordinate our land use planning efforts.  The reasons are many:

To maintain the special scenic character of Vermont – in 1988, this might have been the primary reason for many of us 
But increasingly over the decades, we’ve become aware of the wastefulness of auto-oriented development and the need to:
Protect farm, forest and conservation land and the economies they support.
More efficiently use the public services we have in our settlements – water, sewer, streets, sidewalks, parks and schools. These investments are expensive and need to be maintained long term – and we need redevelopment and infill investments to make it work.
Land in compact places has value and how reinvestment helps build community wealth 
Our biggest energy hog in VT is all the driving we do and people drive less when they can live in close proximity to services.
Reusing the embodied energy in existing buildings also saves energy
This also helps us reduce our carbon footprint 
We can improve public health people can get the exercise they need from daily walks or biking to destinations and
Social isolation, especially when we have to give up our cars are a major health concern for elders.

For the first time in my professional life, market forces are reinforcing this statewide goal.  A critical mass of people now actually want to live in compact village and urban centers.  This was not the case earlier in my career, when the ideal for many was to live on a large rural property.



What’s Changed?

1960 – 2000’s

Auto-oriented growth
Baby-boomers drive change
Planning focused on resource protection 

Low or no growth, even decline
Aging population
Young people less interested in cars 
Communities re-investing in walkable places

2000’s +
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Here are a few observations about how things have changed through the course of my career in Vermont.  

Let’s look at the data to make sure we have a good handle on what the numbers show.  This is also the data that tells us something about why we have a housing crunch.



POPULATION IS SLOWING

https://vtfuturesproject.org/vermonters-visitors/forces-of-change/#1447445211205-e1a4e524-8b8b
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We know that Vermont’s population growth is slowing.
Which in many communities throughout Vermont, means fewer people in the local economy to support the local general store, pay taxes, or keep a student in a local classroom.
It also shows we are in a very different place concerning development, than we were 20 years ago.




PEOPLE ARE MOVING

https://vtdigger.org/2019/10/03/as-vermonters-leave-small-towns-they-flock-to-burlington-region/
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But it’s not slowing for all communities.
Because our population is shifting – mostly from rural places to urban places – but also out of state.
In September, Vermont Digger reported that from 2010 to 2018, 10,000 more people left Vermont than moved here from elsewhere
Recent research by the legislature’s Joint Fiscal Office suggests that working and middle-class Vermonters are most likely to leave.

VT Digger:  https://vtdigger.org/2019/09/13/people-are-leaving-vt-in-droves-where-are-they-going/





TOTAL HOUSEHOLDS INCREASING

https://www.housingdata.org/profile/population-household/households-by-tenure
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At the same time population is decreasing in many parts of Vermont, 
Our total households (or housing units) are going up.
Why is that?





INDIVIDUAL HOUSEHOLDS ARE 
SHRINKING

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

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



HOUSEHOLDS ARE GRAYING

https://www.housingdata.org/profile/population-household/tenure-by-age
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Vermont’s households are also graying.
Half are over 55.




AGE COHORTS ARE SHIFTING

https://vtfuturesproject.org/vermonters-visitors/forces-of-change/#1447445211145-399b2ab9-0157 https://en.wikipedia.org/wiki/File:CamelsHumpMT_20060728.jpg
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Millennials and Boomers dominate Vermont’s population.




AGE COHORTS ARE SHIFTING

https://vtfuturesproject.org/vermonters-visitors/forces-of-change/#1447445211145-399b2ab9-0157 https://en.wikipedia.org/wiki/File:CamelsHumpMT_20060728.jpg
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There’s something about this curve that looks familiar.
If they say in Vermont, the next big wave is millennials.
We might expect that Millennials would be ready to swoop in and buy the houses Boomers have diligently invested in.
But they aren’t.





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



BOOMERS & MILLENNIALS WANT THE 
SAME THINGS 

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




What kind of homes are 
needed in your community?



Most Needed Housing Types
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We recently did a survey of 212 planning and development officials on the most needed housing types, and this is what we saw.
What really stands out is how much downtown and village centers came through.  Also just the variety of housing types.




Survey Results

High Construction Costs

1
Difficulties  (Top 4 out of 8)

Resistance to Neighborhood Change

2
Municipal Zoning/Land Use Regulations

3

Lack or High Cost of Real Estate

4
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We also asked about the difficulties in meeting those housing needs.  

Costs definitely rose to the top of the list.   Cost  and availability of land and construction cost.  Many also listed people’s resistance to development – this is huge.  People’s fear of change and development is a big complex topic but 

Outdated municipal land use regulations are a factor also.  
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We’ve zoned our neighborhoods for households like this – family types that are increasingly rare - in neighborhoods with lots of space and cars
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But now we households actually look like this.  And many of in these smaller households want smaller homes in places where they can opt out of driving.



Not Just in Vermont
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This mismatch between the homes we need and what our zoning regulations allow is occurring throughout the country.

This offers a huge opportunity now to fix what’s broken in our local regulatory systems as the National Press is helping to elevate issue, bringing the issue forward in the public mind.  But where do we start in Vermont?




How to we start?
1. Allow what exists
2. Allow infill units
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Presentation Notes
What can you do?
If you like your existing neighborhoods,  fix your zoning so those homes are legal.  Remove the unnecessary non-conformities.
And let people add additional units in a way that fits in with the neighborhood.



0% of existing principal structures/lots fully conform

Allow what exists
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On my own street in Barre, 0% of the existing development conforms.
This after an amendment that halved the prior dimensional requirements this year.
And few communities have done as good a job.
Even in places where you don’t have a housing shortage or not much growth, recognizing the existing pattern will make better use of zoning administration and support the historic character of your community.



Right-size dimensional requirements to what exists

Measure what exists
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Take the time to measure your existing parcels and structures to see if the minimum lot sizes, setbacks and lot coverage requirements in your zoning regulations make sense.  The data and tools for measuring are readily available online and easy to use.  You can also take a tape measure outside and measure dimensions on the ground. 

It makes no sense to have rules that make your existing historic neighborhoods non-conforming, unless you want them to no longer exist.



Allow infill

Make ADU’s easier, allow multi-units on a lot, etc.
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One easy thing all communities can do is make it easier to build another unit on existing residential lots, which both Faith and I are considering at our own homes.
For Faith as a way to downsize into something more manageable and rent out the house so she can afford to age in place, 
For Jacob, to have extra income or welcome a parent.
Another term cropping up for this kind of low-key development is gentle density.
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So let’s take a walk down gentle infill street.  
Demographics – 2X population 50 years ago.  But we still think about density the same way – that more units will equal more negative impacts.  



Rear Easement Lots

Panhandle/Flag/Corridor Lots
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Here, the bylaws allow rear lots accessed by an easement of flag lots.



Rear Easement Lots

Panhandle/Flag/Corridor Lots

Small Lot 
Duplex 
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Duplexes can go on the same sized lot as a single-family home.



Rear Easement Lots

Panhandle/Flag/Corridor Lots

Small Lot 
Duplex 

Small-Lot Fourplex 
By -Right
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Fourplexes don’t need a huge lot and can be reviewed by-right with clear site plan standards.



Rear Easement Lots

Panhandle/Flag/Corridor Lots

Small Lot 
Duplex 

Small-Lot Fourplex 
By -Right

Small Lots
(this is 1/8 acre)
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Minimum lot sizes are small enough to allow opportunities for conventional subdivision, many of which can be approved administratively.
Like this 1/8 acre lot.



Rear Easement Lots

Panhandle/Flag/Corridor Lots

Small Lot 
Duplex 

Small-Lot Fourplex 
By -Right

Small Lots
(this is 1/8 acre)

Detached ADU

Large ADU

Small ADU

Attached ADU

Presenter
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Accessory dwelling units can be attached, detached, small, or large, in front or back, above or below.



Rear Easement Lots

Panhandle/Flag/Corridor Lots

Small Lot 
Duplex 

Small-Lot Fourplex 
By -Right

Small Lots
(this is 1/8 acre)

Detached ADU

Large ADU

Small ADU

Attached ADU

Reduced Frontages

Reduced 
Setbacks

Reduced Parking

Presenter
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Frontage, setback, and parking requirements have been reduced to recognize the existing pattern.




Rear Easement Lots

Panhandle/Flag/Corridor Lots

Small Lot 
Duplex 

Small-Lot Fourplex 
By -Right

Small Lots
(this is 1/8 acre)

Detached ADU

Large ADU

Small ADU

Attached ADU

Reduced Frontages

Reduced 
Setbacks

Reduced Parking

Supportive 
Housing

Small Lot 
Adaptive Re-Use 
Condos

Cottage Cluster
Increased Density

Presenter
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Use tables invite diverse housing types: from fourplexes, to pocket cottage neighborhoods, to adaptive condominiums.




Small Lots
(this is 1/8 acre)

Rear Easement Lots

Panhandle/Flag/Corridor Lots

Small Lot 
Duplex Cottage Cluster

Reduced Frontages

Reduced 
Setbacks

Detached ADU

Large ADU

Small ADU

Attached ADU

Reduced Parking
Small Homes & Units
(this is 1,000 s.f.)

Small-Lot Fourplex 
By -Right

Increased Density

Multiple Principal Buildings 
on a Lot w/o PUD

Supportive 
Housing

Small Lot 
Adaptive Re-Use 
Condos

Presenter
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Small homes are permitted, like this 1,000 s.f. footprint.
As well as multiple principal building on a lot without having to do a PUD.




Small Lots
(this is 1/8 acre)

Rear Easement Lots

Panhandle/Flag/Corridor Lots

Small Lot 
Duplex Cottage Cluster

Reduced Frontages

Reduced 
Setbacks

7 NEW LOTS  +  25 NEW UNITS

Detached ADU

Large ADU

Small ADU

Attached ADU

Reduced Parking
Small Homes & Units
(this is 1,000 s.f.)

Small-Lot Fourplex 
By -Right

Increased Density

Multiple Principal Buildings 
on a Lot w/o PUD

Supportive 
Housing

Small Lot 
Adaptive Re-Use 
Condos
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On just one block of single street, welcoming regulations could allow 7 new lots and 25 new units within walking distance of a library, park, transit, restaurants, jobs, train station, and more.

What can this mean for your community- more people paying for infrastructure, grand list growth, keeping school open, existing landowners build more wealth (not outside developer)



Could this work in your 
community?



Zoning for Great Neighborhoods
https://accd.vermont.gov/content/zoning-for-
great-neighborhoods

How we can help

Neighborhood Development Area 
Designation
https://accd.vermont.gov/community-
development/designation-
programs/neighborhood-development-areas

Presenter
Presentation Notes
FAITH
These are some of the solutions we expect to see come out of the Zoning for Great Neighborhood project, and things that we hope you’ll consider.

Updating regs is necessary for most towns to achieve NDA.

We have two programs available to help your community update your regulations to 

Stay tune for Z4GN.  Pick up phone and call us about NDA.

https://accd.vermont.gov/content/zoning-for-great-neighborhoods
https://accd.vermont.gov/community-development/designation-programs/neighborhood-development-areas


Discussion

Contact Us
Jacob.Hemmerick@Vermont.gov

802-828-5249

Faith.Ingulsrud@Vermont.gov

802-828-5228
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Now we want to hear your questions and comments.  

mailto:Jacob.Hemmerick@Vermont.gov
mailto:Faith.Ingulsrud@Vermont.gov
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