2003 - 2004
Montpelier Housing Task Force
Report to City Council

May 21, 2004

To:  Montpelier City Council
From: James M. Libby, Jr., Chair
Montpelier Housing Task Force

“The American city should be a collection of communities
where every member has aright to belong.”
Lyndon B. Johnson
Introduction

The Montpelier Housing Task Force was organized in 1999 in order to (1) gather and
evaluate information regarding housing trends in the City, (2) to develop responses to
housing concerns that are identified, and (3) to recommend housing policies to City
Government. The Task Force in the following Goal Statement further elaborated these
basic purposes:

Montpelier is experiencing the loss of residential opportunities and the lack of
safe, decent, and affordable housing. We seek to preserve and enhance
residential opportunities in Montpelier for households of all income levels.
Working with community residents, City staff and elected officials, landlords and
financial institutions, and community organizations we will (1) inventory existing
housing stock and document changes in the supply and demand in the city,
keeping in mind that office and retail space is limited as well. (2) Gain a better
understanding of the complex issues affecting the quantity and quality of the
city’s housing. (3) Recommend activities to increase housing in the city; (4)
recommend strategies that protect against the loss of housing in the city; and (5)
increase the public’s participation in city housing issues.

The last Housing Task Force presentation to the Council took place on June 12, 2002.
Since then, there has been some exciting progress on raising awareness among
residents on why Montpelier has a housing shortage as well as in-depth discussions
about how, where and when to respond. Since housingis a long-term investment in the
land and people of Montpelier, it takes time to create solutions that are effective.
However, since our last report, there has been significant progress, a few exciting
projects and a great deal of community conversation concerning affordable housing and
its first cousins, property taxation and municipal spending.



Housing Task Force 2004 Recommendations to City Council

Adopt Permanent Zoning for Sabin’s Pasture and Amend Montpelier's Zoning Districts to
Increase Density in Development Areas Identified in 2005 Master Plan;

Adopt an Apartment Registration and Inspection Ordinance;

Adopt a Housing Replacement Ordinance that Requires Owners who Remove a Residential
Unit to Replace it or Contribute Money to a Housing Replacement Fund;

Adopt an Inclusionary Zoning Ordinance Requiring Newly Constructed Housing Projects to
Include Affordable Units;

As the City addresses parking downtown, keep the needs of neighborhood residents and
workers in mind;

Support the HTF “One More Home Campaign” and implement Chapter 117 as soon as
possible;

Continue to seek federal and state grantsto support affordable housing projects consistent
with the Master Plan and work with CVCLT toincrease options for first-time homebuyers
in Montpelier; and

Continue to encourage residential use in all new projects, including the proposed transit
center on the Carr Lot and any other that includes public input and funds.

Montpelier's Housing Market in 2004

Between June 2002 and May 2004, Montpelier’s housing market has continued to tighten
and, throughout Vermont, the gap between wages and housing cost has widened for most
Vermonters. According to a recent Vermont Housing Awareness Campaign report and an
article in the Times Argus, the housing market is very tight, with little supply and big
demand, for households seeking to purchase or rent homes in Montpelier. This is similar
to the situation described inrecent studies calculating the hou sing wage need to rent or own
a home.

The Times Argus says:

“Theaverage selling price of asinglefamily homeinthe capital ismorethan $158,000, while
theaverage appraisal of housesthat sold inthelast year wasjust over $132,000. Liberty Street
propertiesfetched the highest prices, with four houses selling at an average priceof $316,250.
The highest price was $425,000 for a house at 27 Liberty Street. ‘ Thisis classic supply and
demand,” said TimHeney. ‘The supply isvery limited and the City isvery desirable. A lot
of people are moving here and dliding into rentds that are probably substandard to their
expectations, but you really have to be hereto get a house.”



According to City permit data, in 2003 Montpelier lost 9 apartment units and realized a net
gain of one single-family home in 2003. The City has lost a total of 46 apartments since
1980. In 2003 the median sales price of a single family home increased by 9% to $145,000.
The median sales price of a single family home has seen a 56% increase since 1996.
During this same time period the county median income increased by 46% (HUD data).

Ongoing Task Force Projects (2004 - 2005)

Apartment Registration and Inspection Ordinance - The Task Force supports
mandatory and systematic City inspections of all rental units in Montpelier and hopes
that the Council continue to support this concept, hire qualified staff to run the program
and adopt and ordinance in 2004 or early 2005. The City of Barre adopted an ordinance
last year; we assume that many of the same issues will come up in Montpelier.

Inclusionary Zoning & Replacement Housing Ordinances - Similar to ones adopted
by Burlington in the late 1980s, these ordinances are intended to protect the housing
stock that exists and foster economic and social opportunities in new housing projects. A
replacement-housing ordinance would be a disincentive for owners of commercial and
residential buildings to remove housing units. An inclusionary zoning ordinance would
be an incentive for developers to include houses and apartments perpetually affordable
to working Vermonters in newly permitted projects. Implementation of both would
involve a partnership among the city, owners/developers and affordable housing groups
like the Central Vermont Community Land Trust, Habitat for Humanity and Montpelier
Housing Authority.

Permanent Zoning for Sabin’s Pasture - Sabin’s Pasture is one of the last tracts of
developable land within walking distance of downtown Montpelier as well as an
important open space resource. It is a good place for a well-designed residential
neighborhood; there is conceptual agreement that part of the property is suitable for
conservation and public recreation while other parts, especially the lower pasture, is
suitable for residential development. The Task Force Alternative reduces the
maximum potential build-out on Sabin’s Pasture to 46% of what was permitted
under zoning without including potential density bonuses or site limitations (652
to 302 units) while the Friends of Sabin’s Pasture, a private nonprofit group, has offered
different proposals, the most recent allowing 70 residential units (11% of what was
permitted). The HTF believes that the Zorzi/Chase proposal is effectively stalled until
the City adopts permanent zoning.

One More Home Campaign - This effort encourages the creation of additional housing
units within Montpelier’s existing neighborhoods and buildings - in other words,
increasing housing and population density. The major focus of the campaign is to
highlight or promote accessory apartments (also referred to as “mother-in-law”
apartments) within the City’s existing stock of single-family homes. There have been
two important developments related to this work. Chapter 117 will enable owners to add
accessory units in owner-occupied single family homes and accessory buildings
(homes, garages, barns and carriage houses). And we have been successful in our



grant application to the Vermont Smart Growth Collaborative. Thanks to Valerie Capels,
Montpelier received an award of $3,500 on behalf of the Task Force for promotion of the
One More Home Campaign. The Task Force is now engaged in market and other
research and plans to launch the Campaign late in 2004.

Master Plan and Zoning Bylaws - The 2005 Master Plan should promote the
preservation and development of housing in Montpelier that will not produce sprawl and
will maintain the character of the city and Zoning Bylaws should incorporate incentives
and tools so that private, public and nonprofit developers will include housing in
their new developments. HTF will continue to work with the Planning Commission on
these tools and incentives. Such tools include inclusionary zoning, density bonuses and
a replacement-housing ordinance as well as increasing density and discouraging
conversion in certain zoning districts.

Education & Outreach - The Task Force continues to offer outreach and education to
the Montpelier community regarding important housing issues. The series of articles on
housing in The Montpelier Bridge raised issues and offered solutions to many housing
topics. We may develop another seriesin the future to educate and inform residents
about important local housing issues. In cooperation with the CV Regional Planning
Commission and CV Economic Development Corporation, the Task Force is about to
begin work on a Housing Resource Guide for Washington County. The Guide will
offer renters and homeowners useful information regarding financial assistance, service
providers and housing standards. The Task Force has invited members of the Central
Vermont Regional Planning Commission and the Mad River Valley Housing Coalition to
attend Task Force Meetings. Since housing is a regional problem this outreach is key.
The Task Force plans to continue work on the Montpelierhousingtaskforce Yahoo
Group, a moderated group to record and share the work of the Montpelier Housing Task
Force with additional Vermonters. The Group provides a forum for people who are
advocating for affordable housing throughout the region and allows for the organizing of
open, effective, efficient and “people-powered” network of groups (both governmental
and private) and individuals.

Accomplishments since June 2002

The Task Force has suggested housing alternatives and worked closely with City staff
on articles, workshops, grant proposals, studies, ordinances, zoning and subsidies
related to the cost, condition, availability, location, and safety of homes in Montpelier,
consumer choice, health and protection. In addition, for the first time in many years,
there has been real progress on newly constructed, multi-family housing. Among the
many actions taken by the City, we highlight the following:

1. Development - New Homes and Housing Options

HTF (Elmo Cecchini) proposes HomeShare Program for Central Vermont; HTF
writes proposal and Montpelier application funded by CDBG , 2003, Homeshare
funded by Legislature in 2004.



HTF and City encourage local private, public and nonprofit developers to commence
important housing and community development projects (Dickey Block, River
Station & CVCLT homeownership and scattered site)

HTF supports (higher density) zoning amendment for lower Barre Street, GB to CB
I, Letter to Planning Commission July 7, 2003.

HTF meets with Union Institute to encourage partnership with CVCLT on sale of
buildings near College Green, February 26, 2004.

HTF facilitates successful grant application to Smart Growth Collaborative for HTF
‘One More Home Campaign’ spring 2004.

HTF supports CDBG Grant for River Station Project (now involving CVCLT), spring
2004.

Housing Preservation Loan Program. In September of 2002, the City was
awarded a $50,000 grant from Rural Development providee early 100 renovation
loans to low and moderate income Montpelier homeowners. Another application for
additional Rural Development funding was submitted in May 2004.

Westview Meadows - 52 units elders (36 independent,16 assisted) nearing
completion, 2003-04. HTF heard a presentation from the developers but was not
called upon to participate in permitting of this project.

Outreach, Education & Housing Reports

HTF Breakfast with Business Leaders to Discuss Housing in Montpelier, New
England Culinary Institute, April 2003.

HTF Member writes Times Argus Commentary, “Solving Area’s High Cost of
Housing is Crucial to Keeping Economy Going” April 2003.

HTF Works with Housing Awareness Campaign in Central Vermont, 2003

HTF Agenda Posted on City of Montpelier Web Page, 2003.

HTF Presentation to Central Vermont Regional Planning Commission, 2003.
CVCLT AmeriCorps member Clare Bootle continues good work in 2003-04.
HTF presents Affordable Housing 101 Workshop, January 20" 2004.

HTF meets with Mayoral Candidate Marge Powers and Progressive Coalition,
January 28, 2004.

HTF Creates Listserv “Montpelierhousingtaskforce”, Yahoo Group, March 2004.
HTF writes Housing Series for Montpelier Bridge, March - April 2004.

City of Montpelier completes Housing Inventory and Needs Assessment, 2003.



Planning and Zoning

HTF Presented Sabins Pasture Alternative Zoning Amendment Proposal to
Planning Commission (on city WebPages) April 17, 2003.

HTF Testifies before City Council on Sabins Pasture Interim Zoning, May
2003.HTF supported density for Lendway Project, discussed above, July 20,
2003.

HTF participates in affordable housing roundtable at city hall

HTF presents to Montpelier Planning Commission, October 14 & 17, 2003.
HTF writes to Washington County Senators positive changes to Chapter 117,
conditional use, ancillary apartments and inclusionary zoning, February 2004.

Homelessness Prevention & Consumer Protections

HTF writes Fire Safety Inspection Program Brochure, City mails, 2002.

HTF proposes and finds sponsor for Rental Opportunity Center - Central Vermont
Community Action Council, July 20, 2003.

HTF talk to Fire Chief about cost impact of Sprinkler Ordinance on affordability of
single-family homes, February 2004.

HTF writes letter to City Council proposing revolving fund for lower income
homeowners unable to afford the cost of sprinklers, (unfinished), March 2004.

5. Property Taxation, Municipal Spending & Governance

HTF writes “Property Taxes, Rebates and Prebates - Q & A about Municipal and

School Taxes” for The Montpelier Bridge, November 2003.

HTF supports City Council funding for the Department of Planning and
Community Development, January 2004.



Future Challenges

Montpelier's housing situation is critical. How city leaders address the housing situation
will determine who is able to live here well into the future. Random conversations
frequently produce stories of apartment dwellers who have been evicted because
their apartments have been converted to office space or lost to the expansion of a
single family home. Or stories of homes selling so quickly and prices so high they
were unimaginable only a year or two ago.

Tools exist that Montpelier can use to solve this problem. But there has to be strong
leadership and will on the part of the city officials to counter those who say “Not in My
Backyard”. The Montpelier Housing Task Force remains an active partner in this
effort.

If the City of Montpelier fails to take bold steps to address the housing situation now, the
opportunity may be lost.

This is our challenge. Thank you.

" All people shall have theright to live where they choose, to be
decently housed, and to bring up their familiesin comfort and security."

African National Congress Freedom Charter



Appendix 1- Housing Task Force Members& Terms

Brian Abbott 2 years Until August 2005
Richard Angney 1 year Until August 2004
Rick DeAngelis 2 years Until August 2005
Vacancy 1lyear Until August 2004
Dot Helling 2 years Until August 2005
Jm Libby 1lyear Until August 2004
NoraLoveldte 2 years Until August 2005
Jack McCul lough 2 years Until August 2005
Polly Nichol 1 year Until August 2004
Eric Seidel 1 year Until August 2004
Jim Sheridan (to 2/2004) City Council Appointee
Chris Smart (3/2004) City Council Appointee
Paula Smyrski 2 years Until August 2005
JoAnn Troiano 1 year Until August 2004
Ellen Tyrdl 2 years Until August 2005

Chris Wood 1 year Until August 2004



Appendix 2

HTF Presentation to Montpelier Planning Commission
Tuesday, October 14, 2003

6.4 Montpelier Master Plan Housing Goals (2000)

Goal 1. Provide clean, safe and affordable housing for current and future
Montpelier residents

Goal 2. Create opportunities for new housing development that respects the
city’s existing settlement patterns and allows for a diversity of types
of housing

Goal 3. Ensure that the city’s housing stock is safe and increasingly healthy,

energy efficient and accessible

Vision for Montpelier

Cornerstones/Housing Philosophy - Preserve Existing Housing, Produce New
Housing, Promote Mobility and Protect Vulnerable

Economic diversity - a livable city with decent housing opportunities affordable to
families with a range of household incomes

Residential growth - residential development according to smart growth principles:
higher density housing in existing neighborhoods, near downtown, infrastructure,
sidewalks & services. Protect public green space, (not large residential lots), create
pocket parks, discourage sprawl.

Design - replicate traditional neighborhoods: pedestrian friendly, functional
approach, connecting streets, variety of design, replicate setbacks, frontage, height,
style, location, lot size

Flexibility - range of type and design of housing to meet changing needs over time
(aging population, smaller households)

Community Image - recognize role as economic hub, growth center, downtown with
a mixture of commercial and residential uses, livable

Impediments to Increasing Housing Options

Price of Housing - Principle of supply and demand evident; seller’'s market for
guality single family homes (buyers have few options); strong demand for quality
rental units (tenants have few options); aggravated by limited public resources and
increases in wages have not kept pace with increases in the cost of housing
Attitudes - Residents unwilling to accept change, in or near existing neighborhoods,
strong neighborhood opposition, zoning appeals

Zoning Bylaws - Some setbacks and lot size requirements are not compatible with
existing residential neighborhoods. “Conditional use” can be an impediment to
creation of housing. Designed to protect against unwanted uses (i.e. manufacturing)



in residential neighborhoods yet the subjective criteria, such as “character of the
neighborhood” are used throughout Vermont to stop residential development,
especially high-density development. In addition, the Planning Commission should
take another look at what is classified as a conditional use - i.e. accessory
apartments. Some zoning districts promote sprawl - large lots and low density.
Need to recognize that Montpelier has very limited land area upon which to build and
it could be used up very quickly in large lots.

Parking - Solutions to parking problems need to be implemented, especially to
promote downtown residential development

Infrastructure may not be an Impediment - Residents believe that infrastructure
capacity is limited. HTF contends that Montpelier has capacity for growth (water,
sewer, and school capacity) and it is important for the Council to continue to clarify
this issue.

Master Plan Recommendations

Update Findings - Abundance of Current Data on Housing Need

Translate Vision into Language for Master Plan & Implement through
Regulatory Changes - Task Force would like to suggest specific language at later
date

Encourage infill, accessory apartments, adaptive reuse of existing historic buildings,
develop underutilized space in an efficient fashion (density)

Expand the regulatory toolbox - consider housing replacement, inclusionary zoning
combined with density bonuses, regulatory relief and financial incentives. Stem the
incremental loss of residential units by preserving and improving the existing stock.
Protect public investment by requiring perpetual availability and affordability of
homes

Revisit zoning districts - change boundaries and up zone certain areas of city -
redraw lines, increase density and allow more permitted residential uses with clear
standards

The language of the Section 6.4 is fairly good but needs to be updated given the wealth
of information that now exists concerning the scarcity of affordable housing in
Montpelier. ... the Master Plan should encourage housing development or
rehabilitation ... .
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Organized in Fall 1999, the Montpelier Housing Task Force was recognized by
the City Council in June 2000 and has issued a number of reports on
Montpelier’s housing needs. The Task Force meets at 5:15, the 3 Thursday of
each month, September to June, at the Police Station. Agendas are posted on
the City website, www.montpelier-vt.org/mhtf/index.cfm.



