
2010 VERMONT HOUSING NEEDS ASSESSMENT
Demographic Trends Among Vermont Households

This assessment was conducted by Vermont Housing 
Finance Agency for the Vermont Department of 
Economic, Housing and Community Development,
with financial and technical support from the Vermont 
Housing & Conservation Board, Vermont Agency for 
Human Services, and Vermont State Housing Authority.

Based on national and state data, this assessment 
estimates current housing needs in Vermont and 
projects trends for the next five years. Results focus on 
housing needs among the state's 55,000 lower income 
households that have incomes at or below $41,000, 
approximately 80% of the state median.

An explanation of the study’s methodology is online.  

Prepared by staff of
VERMONT HOUSING
FINANCE AGENCY 

Written by
Leslie BLACK-PLUMEAU

Reviewed by
Maura COLLINS

Designed by
Craig BAILEY

Cover photo: Sam Falzone
December 11, 2009

RACE/ETHNICITY

SPECIAL NEEDS

ELDERS

RENTERS

HOMEOWNERS

HOUSING STOCK

DEMOGRAPHICS

HIGHLIGHTS

RACE/ETHNICITY

SPECIAL NEEDS

Download all
8 CHAPTERS
at www.vhfa.org 

ELDERS

RENTERS

HOMEOWNERS

HOUSING STOCK

DEMOGRAPHICS

HIGHLIGHTS

http://www.vhfa.org/resources/publications.php#hna2010
http://www.vhfa.org/documents/hna2010/methodology.pdf


2010 Vermont Housing needs Assessment
Demographic Trends Among Vermont Households II-1

 Demographic trenDs among 
Vermont householDs

  
 summary 
n	The number of  households living in Vermont continues 

to expand, but at a slower rate than the national average. 
Vermont’s annual average growth rate now (1,400 households) 
is less than half  that experienced during 1980-2000

n	All of  Vermont’s household growth is due to expansion in 
the number of  households headed by people who are at least 
55 years old. The number of  households headed by younger 
people is expected to fall slightly between 2009 and 2014. 

n	Vermont’s high homeownership rate is expected to continue 
with the addition of  an estimated 4,700 owner households 
between 2009 and 2014. An estimated 1,100 additional 
renter households are expected during this period.

n	A persistent number of  Vermont households have lower 
incomes (that are less than 80% of  the median). An 
estimated 57% of  the new households expected in Vermont 
between 2009 and 2014 will have lower incomes. This rate is 
likely to be even higher when focusing solely on new renter 
households. An estimated 84% of  these new households are 
likely to have lower incomes. 

n	Vermont households are smaller than the national average 
by several measures. Fewer Vermont families are large and 
slightly more of  the state’s households are comprised of  a 
single person.
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slow growth in the 
number of Vermont households 
As of 2009, an estimated 253,344 
households live in Vermont. This 
represents about 1,400 new households 
in the state each year since 2000, or an 
average annual growth rate of  0.6% — 
slower growth than that experienced 
in the U.S. as a whole.1 Prior to 2000, 
Vermont’s population and number of  
households had been growing at a faster 
pace. Between 1980 and 2000, the number 
of  households grew at an average annual 
rate of  1.5%. New households occur when 
grown children leave their parents’ homes, 
through separations and divorce, and as 
households move into the state. Vermont’s 
average household size decreased from 
2.6 in 1990 to 2.4 in 2000.2

Vermont’s growth 
is due to older households
Between 2009 and 2014, an additional 
5,800 households are expected in 
Vermont. Householders aged 55 are 
fully responsible for this growth. The 
number of  these households is expected 
to continue increasing in Vermont 
between 2009 and 2014. This trend is 
occurring nationwide, as the Baby Boom 
generation (born in 1946-64) approaches 
its senior years.

By contrast, the number of  households 
led by someone younger is expected 
to decline between 2009 and 2014. By 
2014, only an estimated 84,705 Vermont 
householders (33%) will be younger than 
45 years old, as shown in the bottom tier 
of  the graph on the following page. 

Source: VHFA AnAlySIS bASed on InFormAtIon From u.S. cenSuS bureAu — cenSuS oF 
PoPulAtIon & HouSIng 2000 And AmerIcAn communIty SurVey 2005 And eStImAteS ProVIded 
by nIelSen clArItAS.

Vermont households, by age of householder

55+ years 15-54 years

2000 2005 2009 2014

83,547

157,087

93,941

154,884

105,370

147,974

120,509

138,613

Source: VHFA AnAlySIS oF u.S. cenSuS bureAu cenSuS 2000 SF1 tAble P-21; AmerIcAn com-
munIty SurVey 2005 tAble 25007; And nIelSen clArItAS eStImAteS (2009, 2014).

Rate of household growth in Vermont slowed in 2000
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The convergence of  these trends combined 
with other unique characteristics of  the 
state’s population have led Vermont 
to have lowest birth rate in the nation. 
Vermont’s birth rate is 10.4 births per 
1,000 of  population, compared with 
14.2 for the U.S.3

Vermont’s high homeownership 
rate to continue
Since 2002, the portion of  Vermont 
households owning their homes has 
remained above 70%. As with many 
rural states, Vermont’s homeownership 
rate is consistently higher than the 
national average.

According to projections provided 
by Nielsen Claritas, most growth in 
Vermont between 2009 and 2014 will be 
among the state’s home owners. By 2014, 
an estimated 4,680 new homeowners 
will live in Vermont. By contrast, the 
number of  new renter households will 
be an estimated 1,100. An estimated 
38% of  these new owner households 
and 84% of  these new renter households 
are expected to have lower incomes (less 
than 80% of  the median).

The recent surge in foreclosures may 
propel some homeowners back to the 
rental market if  they lose their home. 
Despite this uncertainty, the overall 
homeownership rate in Vermont is 
unlikely to change dramatically because 
the overall number of  residential 
foreclosures is relatively small. For 
example, in 2006-2008, Vermont had 
1,235 foreclosures per year on average 
(including homes and commercial 
properties). Assuming that:

SourceS: VHFA AnAlySIS oF u.S. cenSuS bureAu cenSuS 2000 SF1 tAble P-21, AmerIcAn 
communIty SurVey 2005 tAble 25007, And nIelSen clArItAS eStImAteS (2009, 2014).

Vermont and national homeownership rates

Vermont U.S.

60%

70%

80%

Source: u.S. cenSuS bureAu, HouSIng And HouSeHold economIc StAtIStIcS dIVISIon, 
HouSIng VAcAncIeS And HomeownerSHIP eStImAteS.

Note: Point estimates are marked with a symbol. For 1995-2008, 90% confidence 
intervals are shown by lines immediately above and below the point estimates for 
both Vermont and the U.S.

Vermont households, by age of householder

45-54

15-44

65+

55-64

2000 2005 2009 2014

49,597 50,189 55,012 63,474

240,634
248,825 253,344 259,122

53,929 58,430 57,975
53,908

103,158 96,454 89,999 84,705

33,950 43,752 50,358 57,035

http://www.census.gov/hhes/www/housing/hvs/hvs.html
http://www.census.gov/hhes/www/housing/hvs/hvs.html
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n	All of  these households switched 
from ownership to renting;

n	Almost all foreclosures were 
residences; and

n	This high level of  foreclosure activity 
continues through 2011…

Vermont’s homeownership rate would 
drop but not below 70% as an estimated 
2,000 additional households shift to 
the rental market.4 If  foreclosure rates 
begin to decline before 2011, even 
fewer homeowners will return to the 
rental market.

New Vermont households, projected

Owners
<=80% median income

Owners
>80% median income

Renters
<=80% median income

Renters
>80% median income1,000

2,000

3,000

4,000

5,000

6,000

1,770

2,909

917

180

Source: VHFA AnAlySIS oF eStImAteS ProVIded by nIelSen clArItAS.

One way to identify lower income 
households is by comparing a household’s 
income to the median income of all 
households in an area.5

Many housing programs restrict eligibility to 
households with total incomes of no more 
than 80% of the median income in the area. 
Other programs target households with 
even lower incomes by limiting eligibility to 
households with total incomes of no more 
than 50% or 30% of the area median.

For 2009, the median income of Vermont 
households is $51,000, according to 
estimates provided by Nielsen/Claritas. 

median income $51,000
<=30% of median $0-15,000

31-50% of median $15,001-25,000

51-80% of median $25,001-41,000

81-95% of median $41,001-48,000

>95% of median $48,001+

The following chart defines the income categories referred to 
throughout this fact sheet:

Unlike the income ranges listed above which are based on the 
overall median income among all Vermont households, eligibility 
for HUD programs is computed using median income estimates 
that reflect the size of the household and the county in which the 
household is located. For this reason, the income ranges shown 
above do not directly mirror HUD program eligibility dollar limits.

identifying HouseHolds witH lower incomes 
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a persistent number of Vermont 
households have lower incomes
As of  2009, an estimated 99,000 Vermont 
households have lower incomes, i.e. 
incomes at or below 80% of  the state 
median. This number is expected to 
increase to almost 101,700 by 2014. 

The higher a household’s income, 
the more likely it is to own a home. 
Nevertheless, Vermont’s high home 
ownership rate is also evident among 
lower income households. More lower 
income households (58%) in Vermont 
with incomes less than 80% of  the 
median own rather than rent their 
homes. A substantial portion (44%) of  
these lower income owners are 65 or 
older. A total of  55,000 Vermont lower 
income households own their homes. 

The remaining 44,000 Vermont low-
income householders are renters. The 
majority (80%) of  these households are 
headed by someone younger than 65.

Persistent number of lower income households in Vermont

2000 2005 2009 2014

Other households Low-income households

94,709

240,634 248,825 253,344 259,122

145,925 149,704

99,121 98,976

154,368 157,458

101,664

Source: VHFA AnAlySIS oF eStImAteS From tHe u.S. cenSuS bureAu’S cenSuS 2000 And 
AmerIcAn communIty SurVey 2005 tAble b19013, And From nIelSen clArItAS (2009, 2014). 

Note: Includes households with incomes at or below 80% of the state median 
income level.

Source: VHFA AnAlySIS oF eStImAteS ProVIded by nIelSen clArItAS

Estimated number of lower income Vermont households,
by tenure and age

2009

35,21935,554

8,713 9,967

30,591

98,976

29,525

101,664

24,118 26,954

2014

Owner
Aged 65+

Owner
Aged <65

Renter
Aged 65+

Renter
Aged <65
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Fewer large families and more 
single-person households
Vermont households are smaller than 
the nationwide average, according to 
several indicators. An estimated 6% 
of  all Vermont households are large 
families, compared to 10% in the U.S. A 
“large family” has 5 or more members, 
at least one of  whom is related to the 
householder by birth, marriage, or 
adoption. About 28% of  Vermont 
households are comprised of  a single 
member, compared to 27% for the U.S.

Prevalence of large families and single-person households

Vermont U.S.

5%

10%

15%

20%

25%

30%

Large families Single-person households

6%

28% 27%

10%

 1 State and County Quickfacts and 2007 American Community Survey, uS census bureau. the number of households in the u.S. grew by 
0.9% annually between 2000 and 2007. 

 2 Census 2000, Summary File 1, Table H12 and 1990 Census. uS census bureau.
 3 Number of Births per 1,000 Population. centers for disease control and Prevention, national center for Health Statistics. 2006.
 4 VHFA’s analysis of Vermont bISHcA foreclosure data through 2008 and household growth projections provided by nielsen claritas.
	 5	 The	median	is	the	figure	that	occurs	halfway	down	a	list	of	figures	that	are	sorted	from	smallest	to	largest,	so	that	half	of	all	the	figures	

are higher than the median and half are lower. 

Source: u.S. cenSuS bureAu, AmerIcAn communIty SurVey 2007, tAbleS b25009 And b11016. 
A FAmIly oF 5 or more IS conSIdered “lArge.”

Change in number of lower income households expected 
between 2009-2014, by age of householder
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Aged 75+
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699

Source: VHFA AnAlySIS oF eStImAteS ProVIded by nIelSen clArItAS

Change in number of lower income households expected 
between 2009-2014, by age of householder

Aged <65

Aged 65-74

Aged 75+
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Note: Includes households at or below 80% of median income 

www.statehealthfacts.org/comparetable.jsp?ind=35&cat=2&sub=11&yr=17&typ=3&sort=a
www.bishca.state.vt.us/BankingDiv/Foreclosures/Foreclosures_08-07.pdf

