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RVARC Housing Study - Purpose
• Identify housing needs and provide both a region-wide and locality-specific
housing market analysis.
• Identify housing supply and demand issues and opportunities within the
region and within each of the four sub-geographies.
• Advance economic development opportunities by addressing housing
concerns.
• Develop regional and locality-specific recommendations to address housing needs.
• Engage stakeholders to help understand housing needs/challenges and create a
shared understanding of that need.
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Regional Overview

The Roanoke-Alleghany Region provides a range of
community types and living environments that can
appeal to residents across various life stages and
incomes. The Region offers downtown city living,
suburban neighborhoods, rural homesteads, and
waterfront seasonal escapes.
Over the last 40-50 years growth began to shift outward
from city centers to adjacent county land spreading new
residents and housing out across the region. This
movement to newer housing with more space and land
shifted historic population growth which was primarily
concentrated in places with jobs, infrastructure, and
amenities to support everyday life.
This outward movement dispersed market demand
slowing growth in the cities and towns across the region.
The region has been growing much slower than the state
and the nation creating a situation where each locality in
the region is vying for a share of the limited growth. This
has direct implications for new housing investment and
where it should be directed.
With limited population growth projected for the region,
localities should work together to market the region and
direct new growth and investment toward the best, most
suitable locations. A true regional approach would
greatly benefit the Roanoke-Alleghany Region going
forward.
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HOUSING
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Housing Market Conditions

Housing Units

Change in Housing Units by Category 2013 & 2018

THE SHARE OF Renter units HAS DECLINED.
Since 2013, the percentage of housing in that is renter-occupied
dropped from 18% to 16%. This could be driven by higher seasonal
vacancy or the conversion of rental housing units to owner units as
demand for second homes has increased across the County.

Source: ACS 2013, 2018
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In all other localities studied, owner housing dropped while renter
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Housing Market Conditions

Housing Units

Units in Structure, 2018
Source: ACS 2018

90%

Most housing units across the region are
single-family structures.
Franklin County and Roanoke County have
over 80% of the housing stock comprised
of single-family units.
Across the region, larger buildings with 20
or more units comprise a very small share
of the region’s housing units. Buildings
with 50 or more units have a similar
composition.
In Franklin County however, 15% of all
housing units are mobile homes. These
provide more affordable options for both
owner and renter households.
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Housing Market Conditions

Vacancy

Vacancy, 2018

Vacancy is relatively low across the region.
Renter and owner unit vacancy is low
across the region, particularly for ownership
units, ranging from 1% - 2%. There is a bit
more variability in rental unit vacancy, but
still within the healthy market range of 3% 5%.
Franklin County is the one outlier regarding
vacancy, but it is driven by the high number
of seasonally vacant units. As more yearround housing units are converted to
seasonal use, vacancy will continue to
climb in Franklin County and will likely
tighten the market for other types of yearround housing, particularly single-family
owner-occupied units.

Source: ACS 2018
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Housing Market Conditions

Owner-Occupied Sale Prices

RVARC Housing Study

30

Housing Market Conditions

Renter-Occupied Housing

Renter-Occupied Units in Structure, 2018

Renter-Occupied Units primarily in two
structure types in franklin county.
Franklin County has the lowest number of
rental units and the least diversity by
structure type with 76% of all rental units in
single-unit structures and mobile homes.
Roanoke City and Roanoke County have the
highest number of rental units in structures
over 20 units, particularly in Roanoke
County with 15% of all rental units in
structures housing 20 units or more.

Source: ACS 2018
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AFFORDABILITY
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Affordability

Aggregate Supply and Demand Analysis

Franklin County Affordable Ownership Supply and Demand
Source: HUD 2020, ACS 2018, RKG Associates
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THERE ARE MORE POTENTIAL BUYERS IN HIGHER INCOME
BRACKETS THAN THERE ARE HOUSING UNITS THAT MATCH
THEIR PRICE POINTS.
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In Franklin County, there are more owner households at
or above 100% of AMI than there are units priced to
those incomes suggesting higher income households
are buying down in the market. This can have the result
of creating stiffer competition for middle market
housing units where higher income buyers can bring
better financing, credit scores, or cash to the table
compared to a middle-income household.
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Affordability

Aggregate Supply and Demand Analysis

Franklin County Affordable Rental Supply and Demand
Source: HUD 2020, ACS 2018, RKG Associates
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THE MARKET FOR AFFORDABLE RENTAL UNITS IS TIGHT AT
THE LOW END OF THE INCOME SPECTRUM.
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A similar trend can be found in the rental market
where higher income renter households may be
renting units at prices more affordable to middleincome households.
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There is also an identified shortage of units priced
affordably to those households at or below 30% of
AMI in Franklin County.

1,600

1,734

1,301

1,200

1,094

1,000
800

712

698

600
400

286

200
0

135

30% AMI

50% AMI

80% AMI

Renter Households
RVARC Housing Study

100% AMI

133

60

120% AMI

51
Above 120% AMI

Units Affordable at AMI
39

Affordability

Projections

Franklin County Housing Projections by Household Size, 2025
Source: ESRI 2020, RKG Associates
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HOUSING DEMAND IS PROJECTED TO Continue,
BUT MOSTLY FOR SMALLER HOUSEHOLDS.
Looking forward through the year 2025,
Franklin County is projected to add an
additional 760 households with 69% of those
as 1- or 2-person households.

The continued aging of the population and
an influx of younger workers will drive
demand for downtown and town center
living, nearby amenities, walkable
neighborhoods with a mix of housing types.
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The smaller household sizes will drive
housing demand for smaller units and a mix
of housing types from multi-family rental
apartments, to smaller-scale rental and
owner units in buildings with less than 20
units that can easily be integrated into the
existing built fabric of neighborhoods or
seed the creation of new neighborhoods on
parcels/areas identified in the land suitability
analysis.
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Land suitability
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Land Suitability Assessment

LAND SUITABILITY ASSESSMENT
Perform a housing land suitability assessment to:

• Identify sites with potential for housing.
• Assess the housing potential of selected sites (to include housing types that could
potentially be constructed on site).
• Determine barriers to development.
• Estimate when sites could reasonably be developed given current constraints; and
• Rank the top three locations to focus on.
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Land Suitability Assessment

DATA COLLECTION
AND PROCESSING

SUITABILITY
MODEL SETUP

CALCULATION OF
SUITABILITY

IDENTIFICATION OF
TOP 3 SITES

SITE-SPECIFIC
RECOMMENDATIONS

Land use and
local resources

Identification of
candidate
sites/areas

Selection of
highly-suitable
sites/areas

Consultation with
local staff

Housing type

Development and
infrastructure

Selection of
scoring criteria

Summary of
suitability factors

Mapping of final
sites

Infrastructure
needs

Planning and
local bylaws

Weighting of
scoring criteria

Indicates where planning staff was consulted
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Land Suitability Assessment

Suitability Model
1. Data Collection
and Processing

2. Spatial Analysis
and Weighting

3. Final Suitability, Constraints,
and Estimated Yield

ZONING
TABLES
&
MAPS

TERRAIN,
LAND
COVER,
& WATER
RESOURCES

ROADS,
NATURAL
GAS,
WATER &
SEWER
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Land Suitability Assessment

Franklin County Potential Development Areas
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BARRIERS AND ISSUES
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Barriers & Issues

Market, regulatory, financing, and coordination barriers
• Decline of households headed by residents ages 35 to 44 may limit demand from households at peak family formation years
and a potential buyer pool for owner-occupied housing.
• Population continues to age driving potential need for different product types.
• Single-family home and mobile homes dominate Franklin County’s housing mix. There is a need and desire for more housing
options, including multi-family units, patio homes, townhomes, and potentially condos.
• Multi-family housing is only allowed in two zoning districts by-right. Mixed-use is allowed in some business and industrial
districts as well. Look for ways to encourage/allow more housing types to diversify product types.
• Costs of construction continue to rise making new construction more challenging, particularly on parcels/locations with
environmental challenges, ledge rock, or other site suitability issues.
• Consider partnerships with regional entities to advance housing production, resident/employee attraction, and boosting the
capture rate for new households in Franklin County.
• To address housing issues, additional funding sources are likely to be needed. There may be opportunities to use subsidies to
prime the market or support the construction of housing at different levels of affordability.
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STRATEGIES
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Strategies

Market, regulatory, financing, and coordination Strategies
•

Use zoning as a tool to incentivize housing diversity and choice. Broaden allowable residential uses across more residential zoning districts and
integrate typologies like missing middle housing in more areas. Look for opportunities to incorporate creative residential uses like upper-story
activation in downtowns, accessory dwelling units, vertical mixed use, and cluster zoning as an infill strategy. Housing typologies such as twofamilies, three-families, patio homes, and townhomes are only allowed in the RC1, RMF, and RPD districts today.

•

Review cluster zoning to determine if it can be applied in different ways elsewhere in the County, possibly using it as a tool to encourage affordable
housing.

•

Look for ways to ease restrictions on accessory dwelling units where possible, particularly the requirement of an ADU serving as a family unit only.

•

To balance goals of land preservation and development, the County may wish to consider a Transfer of Development Rights (TDR)) program.

•

Leverage county-owned land for housing production, particularly mixed-income and affordable housing as a way to partner with the development
community.

•

Incentivize affordable housing production through zoning, fast-tracked permitting, reduced permit or utility fees, or even property tax abatements.

•

Create affordable housing trust funds to collect, leverage, and distribute money toward affordable housing projects. Focus resources on owner and
renter residential rehabilitation programs. Older housing needs modernization to help existing households and those who may be looking to move to
the region.

•

Create a regional housing coordinating body that can meet regularly to discuss housing issues and opportunities, advocate for funding and grants,
weigh in on legislation, market to developers, coordinate funding resources, and educate the public.

•

Prioritize the best locations for housing development in the near-term. Focus efforts on unlocking those sites, particularly ones already served by
public infrastructure.

•

Coordinate regional investments in infrastructure to both open up new sites for residential development and strengthen the market position of
existing developed areas that could accommodate more housing.

RVARC Housing Study

49

