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4. Housing  

4.A Overview  

Housing is one of life’s necessities, yet safe, affordable housing and the American dream of 

home ownership are increasingly beyond the reach of many Vermonters, including many 

local residents. Waitsfield has long recognized the need for a variety of housing alternatives 

to support a socially and economically diverse community.  

 

The 1991 report, A Future for Affordable Housing in the Mad River Valley, documented a 

variety of housing issues, including the need for more affordable, elderly and employee-

assisted housing. This report has been revisited periodically, with the most recent update by 

the Mad River Valley Planning District in 2017 entitled “Mad River Valley Housing Study 

2017,” which documents successes but also the fact that, despite all efforts, housing remains 

unaffordable for many Valley residents and employees of Valley businesses. This study 

involved extensive community outreach and data analysis as part of the planning process 

and identifies trends in the market and the gap between what people can afford and current 

housing costs in the Valley. It also includes a number of key recommendations, which the 

Town should reference in its future planning efforts. 

4.B Current Housing Situation  

In 2001, the Mad River Valley was beginning to see the effects of escalating house values, 

which continued to rise through 2006 and remain high still today. One of the primary 

factors driving this sharp increase in prices iswas the fact that housing development iswas 

not keeping pace with population growth and the rate of household formation. Housing 

prices havehad also been pushed upward by the in-migration of new year-round and 

vacation home buyers from outside of The Valley who havehad the financial resources to 

outbid would-be buyers dependent on local wages, which are generally lower than regional 

and national norms.  

 

Between 2000 and 2010, Waitsfield’s year-round population increased by 60 people per year 

(around 6 people per year), and the number of households increased by 4 per year.  As 

shown in Table 4-1 below, population growth was very strong in the 90s, but has stabilized 

in the last several years. Population projections prepared by the Vermont Agency of 

Commerce and Community Development, and compiled in the Mad River Valley Planning 

District 2016 Report, indicate that growth is expected to remain stable, in the 3-5% range. 

Following national and statewide trends, the average household size in The Valley has 
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continued to decline over the years, due to an aging population and changing household 

composition. Waitsfield continues to have the lowest average household size in The Valley.  

 

Table 4-1: Population 

Year Waitsfield % Change 
Washington 

County % Change Vermont % Change 

1990 1,422 10% 20,948 12% 21,0650 18% 

2000 1,659 17% 23,659 13% 24,0634 14% 

2010 1,719 4% 25,027 6% 25,6442 7% 

Source: US Census Bureau, American Community Survey, VT Housing Data 

Table 4-2: Total Housing Units and Number of Households 

 
 

Housing Projections. Comparing projections prepared for Waitsfield by the Census (see Table 

4-3), the town’s year-round housing stock could grow as much as 17 dwellings per year 

between 2010-2040, using high end estimates, to as little as 2 units per year, using low end 

estimates. (Note: this would translate into 1,020-1,530 new people given average family size 

of 3). The Central Vermont Regional Planning Commission predicted calls for Waitsfield 

would need to plan for the construction of 312 additional year-round homes between 2000 

and 2020. However, between 2000 and 2015, 133 permits for single-family homes permits 

were issued in town, and only 35 since 2010, indicating a decreasing trend. In order to meet 

the CVRPC target, the rate of housing development would need to increase significantly over 

the next few years (to an average of more than 35 dwellings per year), which is not feasible 

given the realities of population and household size as well as capacity.  

 

Policies promoting increased residential development in Irasville Village, the Village 

Business District, the Village Residential District, and residential hamlets, particularly if 
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supported through new infrastructure, could dramatically alter both the rate and pattern of 

local housing development.  

 

Table 4-3: Housing Unit Projections 

 
 

Policies promoting Irasville growth center development and regional economic expansion, 

particularly if supported through new infrastructure, could dramatically alter both the rate 

and pattern of local housing development. However, it is not realistic that Waitsfield will 

meet regional expectations for new year-round homes given the fact that the Waitsfield 

voters would not support the creation of a municipal wastewater system.  

4.C Housing Characteristics  

At the start of the 2000s, the shortage of year-round housing was spurring both the 

construction of new homes and the conversion of seasonal units to year-round homes. 

During the 1990s, around 60 percent of the new homes built in Waitsfield were single-family 

detached units and 40 percent were attached or multi-family units. The Ccensus also showed 

a decrease in the number of seasonal and vacant homes in town.  

 

Single-family detached homes currently comprise more than two-thirds of the town’s 

housing stock, but Waitsfield does have a relatively higher percentage of attached or multi-

family units than the surrounding area. Such units have been developed over the years 

through new construction, including mixed-use development, the adaptive reuse of historic 

structures such as the old high school, and the conversion of older single-family homes into 

multi-family units.  

 

2020 2030 2040

Average Growth Rate 1068 1128 1191

Linear Regression 1098 1098 1076

Exponential Growth 1151 1395 1512

Overall Average 1106 1207 1260
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Local permit data indicates that most of the housing built in Waitsfield since 2010 has been 

single-family detached homes. Waitsfield’s 20167 Ggrand Llist included 6812 residential 

properties year-round homes, an increase of 24 dwellings from 200911. There were 136 

fewer seasonal and vacation homes on the 2016 Grand Listgrant list in 2017 than in 200911., 

suggesting continued conversion of seasonal units to year-round occupancy.  

 

The number of mobile homes, generally considered a relatively affordable housing 

alternative, decreased during the 1990s, and in 2000 they accounted for slightly less than 

five percent of the town’s housing stock. This was a relatively high percentage for the Mad 

River Valley, but is less than that for the county or state. There were 8138 mobile homes 

listed in the 2017 grand list2016 Grand List, and this number has remained relatively steady 

for nearly a decade.  

 

There has been a recent interest in utilizing tiny houses as a way to add affordable housing 

stock to Waitsfield.  Tiny houses have a smaller environmental footprint , allow owners 

additional flexibility in terms of employment options, and do not require the same amount 

of maintenance as a large home. One of the biggest challenges to increasing the supply of 

affordable tiny houses is acceptance into the International Code CouncilICC Building Code, 

set to happen in 2018, and how they are treated relative to local zoning bylaws and state 

wastewater regulations. Access to shared water and wastewater systems might also be 

necessary to achieve a significant improvement in cost savings when compared to normal, 

small accessory dwellings. 

4.D Housing Affordability Gap  

Income and Housing Costs. A tight housing market typically results in escalating housing costs 

for both buyers and renters. Since the mid-1990s, incomes have not been keeping pace with 

rising housing costs for many households. During the ‘90s, median household income in 

Waitsfield grew by 11 percent after adjusting for inflation. The median sale price of a primary 

residence increased by approximately 20 percent after adjusting for inflation during the 

same period. In the early 2000’s, this trend intensified.  However, recent Ccensus data 

shows a slight reversal, supported primarily by an increase in median household income, 

which between 2006 and 2016, grew by eleven percent, while home sale prices fluctuated 

significantly with market trends in a similar 10-year period. The comparison between the 

2005 sale price and the 2015 sale price actually shlows a slight decrease, down by 2%, but 

still remain 40% higher than state averages, and 54% higher than the county average.  

 

Income levels in Waitsfield have historically been, and continue to be, higher than county 

and state averages. The median reported value of an owner-occupied home in 2000 at 

$157,800 was the highest in the Mad River Valley and 42% above the state median.  Current 

data shows that the median value of owner-occupied homes has increased significantly to 
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$341,500, and still remains the highest in the Valley. The table below shows the comparison 

of median household income to median value of owner-occupied housing unit price to 

median gross rent, and the widening affordability gap. 

 

  2000 2009-20131 % Change 

Median Household Income $52,350 $70,139 34% 

Median Value of Owner-occupied Housing Units $157,800 $341,500 116% 

Median Gross Rent $615 $888 44% 

Source: US Census Bureau, American Community Survey, VT Housing Data 

The trend of higher income levels, but even higher housing values continues. According to 

data from the Vermont Department of Taxes, the median family adjusted gross income in 

Waitsfield in 2013 was 20% higher than the state median. The median sale price of a 

primary residence in Waitsfield in 2015 was 39% higher than the median price statewide.  

 

Renters have experienced significant challenges in the housing market over the past decade. 

The 2006 housing study found that one-bedroom apartments were renting for $450 to $800 

per month, while two-bedroom apartments and condos were asking $725 to $1,000 per 

month. The 2017 housing study, in comparison, found that studios are renting for $650, 

one-bedroom apartments are now renting for $1,155, while two- and three-bedroom 

apartments are $1,000 and $1,224, respectively.  In addition, the number of units available 

for rent remains limited. The study concluded that the “biggest change has been the 

significant decrease in the percentage of units available for under $500-749, as well as the 

corresponding increase in units for rent over $1,000.” 

 

Affordability. A common definition of “affordability” assumes that a household should not pay 

more than 30 percent of its gross income on housing costs. Data suggests that home 

ownership is not a viable option for many households at or below reported incomes and 

wage levels, even under current subsidized home ownership programs. A person living in 

Waitsfield would need full-time employment earning $46,200 per year, or $22.21 per hour, 

to be able to afford a one-bedroom apartment. The Vermont minimum wage is less than half 

that rate at $10 per hour, further demonstrating the gap in affordability.  

 

Census data confirms that the percentage of households in town paying more than 30 

percent of their gross income on housing is high. 31.7% of local homeowners and 30.5% of 

renters are paying more than 30 percent of their household income on housing;, 10% of 

homeowners and 11.8% of renters are paying more than 50 percent of their household 

income.  

                                                        
1 http://www.housingdata.org/profile/resultsMain.php?town=023080 
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4.E Special Needs Housing  

The 2017 Housing Study identified the need for a greater range of housing options and the 

importance of increasing the stock of smaller housing units in Tthe Vvalley.  The study also 

notes the importance of affordable housing in attracting and retaining young people and 

highlights the significant decrease in the number of homes owned by people younger than 

35.  Some of the existing affordable housing options in Waitsfield include: 

 

Evergreen Place. This 18-unit apartment building offers subsidized rentals for senior housing 

and is owned and operated by Downstreet Housing & Community Development.  

 

Verd-Mont. The 29-unit Verd-Mont Mobile Home Park is owned and managed by the Central 

Vermont Community Land Trust.  

 

Mad River Meadows. The 24-unit Mad River Meadows, located in Irasville, is the town’s only 

fully subsidized housing project. It has 10 one-bedroom, 8 two-bedroom and 6 three-

bedroom units. Two of the units are handicap-accessible and 12 are designated for elderly 

residents.  

 

Seasonal employee housing issues, associated largely with ski area employment,, have not 

affected Waitsfield directly, but may affect the local rental market. Sugarbush and Mad River 

Glen have both endeavored to provide housing for their seasonal employees but relatively 

low average wages in the recreation industry and limited availability of affordable housing 

creates an on-going challenge for employers.  

 

While independent and assisted living housing is now available locally for elderly residents 

with lower incomes, there are no state licensed residential care facilities in town that provide 

personal care, limited medical care and 24-hour supervision. The nearest facilities of this 

type are located in Northfield, Montpelier and Waterbury.  

 

4.F Housing Priorities  

The Mad River Valley 2017 Housing Study outlined a wide range of initiatives that might be 

considered by towns in The Valley in order to increase the availability of lower cost housing. 

The recommendations ranged from zoning changes to infrastructure considerations, to 

identifying funding opportunities, to potential partnerships with neighboring communities, 

as well as state and federal organizations.  

 

Efforts to address affordable housing in The Valley remain ongoing.  The Mad River Valley 

Housing Coalition, a 501 (c) (3) non-profit corporation formed under the auspices of the 
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Planning District, has been actively focused on affordable housing issues in the Mad River 

Valley. In fall 2009 this group developed Open a New Door: A Guide to Creating & Renting 

Accessory Apartments in the Mad River Valley.  This resource guide provides 

comprehensive information to assist homeowners who may be considering creating an 

accessory apartment to rent. This group launched a program in February 2012 called the 

Affordable Land Initiative to help provide very low-cost land for affordable housing.  

 

There has been an on-going effort to increase the availability and support for residential 

development in Irasville and Waitsfield Village but development has been limited by the 

availability of suitable properties due to the lack of water and wastewater resources in these 

areas.  48% of respondents to the 2009 town survey by the Planning Commission indicated 

that they were supportive of municipal wastewater in Irasville and Waitsfield Village but 

only 14% would support municipal taxes or fees to subsidize affordable housing. This 

translated into the rejection of the creation of a municipal wastewater system that would 

have allowed for denser populations within Irasville and more options for affordable 

housing. Instead, the Town has utilized a funding mechanism to encourage shared septic 

systems among homeowners, and has established the Waitsfield Community Wastewater 

Loan Program. This voluntary program for local property owners provides 20-year fixed-rate 

low-interest loans for shared wastewater projects that meet specific Town criteria. 

 

The Mad River Valley 2017 Housing Study outlined a wide range of initiatives that can be 

considered by towns in The Valley in order to increase the availability of lower cost housing. 

The recommendations ranged from Planning & Infrastructure, to Regulatory, and to 

Development. 

 

4.G. Goal  

4.G-1 To ensure the availability of safe, livable and affordable housing for all Waitsfield 

residents that satisfies the diverse needs of the community, manages growth, 

encourages energy efficiency, and is compatible with the character of the 

community.  

4.H Policies 

4.H-1  Encourage a variety of housing types to meet the needs of a diversity of social and 

economic groups, particularly for Waitsfield residents of low and moderate income, 

individuals and families employed by local businesses, and local residents with 

special needs, including elders. 
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4.H-2  Plan for and accommodate Waitsfield’s fair share of regional housing growth, 

including affordable housing development. Work with non-profit partners and 

stakeholders to locate, finance, and construct new affordable housing.  

 

4.H-3 Retain the town’s existing subsidized housing in perpetuity as affordable units. 

Support the development or redevelopment of new low-cost housing including 

subsidized units and other low-market housing to meet the needs of all residents.  

 

4.H-4 Allow siting of manufactured housing in locations similar to those used for 

conventional single-family dwellings.  

 

4.H-5 Encourage Strongly encourage (or require?) upper story residential apartments in 

the Village Business and Irasville Village Dsitricts, and require upper story 

residential apartments in Village Residential District. both Waitsfield Village 

districts and in Irasville.  

 

4.H-6 Accommodate higher densities of residential development, including multi-family 

dwellings and infill development, in designated village centers and rural hamlets 

through the town’s land use regulations.  

 

4.H-7 Allow the conversion of single-family to multi-family dwellings, including rental 

units, in designated village districts, given adequate infrastructure and the 

character of historic structures is maintained or enhanced.  

 

4.H-8 Include a variety of housing types within planned unit developments. Density 

bonuses will be provided to encourage the provision of affordable units within 

these developments.  

 

4.H-9  Consider and support, as appropriate, the housing development opportunities 

identified for priority parcels in the 2017 Mad River Valley Housing Study.  These 

parcels include Munn Field, the Town Sandpit, Flemer Barn and Downstreet’s Mad 

River Meadows. 

 

4.H-10  Continue to encourage Waitsfield Village and Irasville Village as zoning-based 

Housing Priority Areas, as described in the 2017 Mad River Valley Housing Study. 

 

4.H-11  Encourage and support adaptive reuse of appropriate structures for housing, 

including, where feasible, the rehabilitation of older rental stock for workforce 

housing. 

 

4.H-12  Encourage property owners to invest in and rehabilitate their older rental units for 

workforce housing. 
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4.H-13  Encourage hamlet-type development in the Agricultural-Residential district with 

shared wastewater systems. Specific areas that have been identified for greater 

residential density hamlets include: 

 Land north of Waitsfield Village (to the Moretown town line) & west of Route 

100 

 Land between Route 100, the Warren town line and Bundy Road 

 And small-scale in-fill development in the area to the south/west of the lower 

East Warren Road  

 

4.H-14 Encourage development that is compatible with historic context, existing 

architecture, and community character. 

 

4.H-15 Encourage partnerships with non-profit housing agencies to provide assistance 

with financing affordable housing projects, as feasible. 

 

4.H-16  Collaborate with the Mad River Valley Planning District and surrounding 

communities to monitor growth trends and potential impacts, and to meet housing 

goals. 

4.I Tasks  

4.I-1  Prepare and adopt a revised master plan for Irasville, including the development of 

a decentralized wastewater system, to accommodate higher densities of residential 

and mixed-use development, that includes housing, in appropriate locations within 

Irasville. [Selectboard, Town Administrator, Planning Commission]  

 

4.I-2  Conduct an inventory of development capacity within the Agricultural-Residential 

District to determine appropriate sites for areas able to support rural hamlets. 

[Planning Commission, Conservation Commission]  

 

4.I-3 Implement the regulatory recommendations identified in the 2017 Mad River 

Valley Housing Study, including: 

 Further reducing zoning density in the Village Residential (VR) and Irasville 

Village (IV) Districts from ½ and 1 acre respectively to ¼ in both districts. 

 Reducing setbacks in Irasville where increased density and additional housing 

is desired. 

 Implementing performance standards for minimum lot size based on access to 

municipal/shared water or wastewater systems. 

 Reviewing the need to accommodate tiny homes into the zoning bylaws. 

 Regulating short-term rentals. 
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[Planning Commission] 

 

4.I-4  Consider taxing, tracking, regulating , licensing and permitting short-term rentals, 

as well as offsetting the effect of short-term rentals on the local housing market. 

[Selectboard, Planning Commission] 

 

4.I-5  Apply for a Neighborhood Development Area designation from the Agency of 

Commerce and Community Development if minimum lot sizes are reduced in 

Waitsfield Village (existing Village Center designation) or in conjunction with a 

future Growth Center designation for Irasville. 

 

4.I-6  Identify and maintain an inventory of substandard rental housing and seek 

opportunities (financial or otherwise) for improvement. [Selectboard, Town 

Administrator, Planning Commission] 

 

4.I-7  Enforce the Vermont Department of Health minimum health and safety standards 

as they apply to rental residential units. [Selectboard, Town Administrator, 

Planning Commission] 

 

4.I-8  Identify opportunities for Dual Purpose Projects (as identified in the 2017 Housing 

Study), particularly conservation projects that set aside acreage for development in 

the future or convey acreage for affordable housing. [Planning Commission, 

Conservation Commission] 

 

 

 


