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Purpose and Scope of Work
Purpose

➢ Assess the existing and future housing needs of the Mount Rogers Planning
District

➢ Focus on opportunities to attract developers
➢ Not a “traditional” housing gaps analysis. Provides an analysis of the realistic

level of demand that could be generated in the near term to “get the ball
rolling”

Scope of Work
➢ Analyzed economic conditions, including at-place jobs, employment and new 

job-generating developments
➢ Evaluated demographic trends
➢ Surveyed competitive housing markets
➢ Identified pipeline proposals
➢ Demand analysis and conclusions



Mount Rogers Planning District Housing Markets 



Why Are We Here?



The Past: At-Place Employment

▪ Pre-pandemic net loss of jobs across region

▪ Steady job growth in Grayson County, offset by losses in Galax and Carroll County

▪ Somewhat stagnant economy, in terms of local jobs



The Past: At-Place Employment

▪ At-place employment 
remains below pre-
pandemic levels

▪ Wythe County is the 
exception, where 
employment already 
exceeds pre-pandemic 
levels

▪ Despite stagnant level 
of housing growth.



Today: Jobs, Jobs, Jobs

▪ Improvements in employment landscape

▪ As of February 2023, over 1,000 additional 
residents of the region are employed 
compared to January 2020 and prior the 
pandemic-induced job losses

▪ Grayson County and Wythe County have the 
sharpest level of employment growth

▪ Bottom line: Strong job recovery despite 
limited new housing to support growth.



Fewer Unemployed Residents

▪ While the number of employed residents 
of the region has increased, the number 
of unemployed has fallen

▪ Fewer than 1,800 unemployed residents 
across region, down nearly 270 compared 
to January 2020.

▪ Strains ability of local employers to hire



Low Unemployment Rate

▪ Unemployment rate is low, remaining 
below 4.0% since September 2021

▪ Job growth has reduced the 
unemployment rate to a low 3.2%. This is 
compared to an unemployed rate of over 
15 percent during the peak of the 
pandemic

▪ Low unemployment rate denotes need to 
attract new residents to fill vacant 
positions

▪ Limited housing options makes this a 
challenge



Employers Need People

▪ Indeed.com provides an imperfect, undercount of total available jobs.

▪ However, the key data point is that there are not enough residents 
seeking employment compared to the number of available jobs.

▪ Requires new residents in region, which necessitates housing



Employment Prospects are STRONG
▪ Sharp increase over past trends (8.3% over current level)

▪ Primarily industrial employment

▪ New and expanding businesses

▪ Local, national and international businesses

▪ Wages of $35,000+

▪ Hiring is occurring today



Housing has not supported growth

▪ Decline in total housing units over past decade

▪ More homes demolished than built



For-Sale Housing: Wythe County

Washington Commons Washington Commons

Deerfield PH II College Park Fairfield Glade

Kings Hill

▪ Only five active subdivisions with 102 lots 
available, all in Wytheville

▪ Limited new home sales activity

▪ Majority of new home construction involves lot 
sales and owner-built homes

▪ Speculative construction is not occurring

▪ Most available homes are either high priced or 
require initial renovations



Market Rate Rental Housing: Wythe County

▪ Very few apartment communities in Wythe County

▪ Vast majority of rental units are scattered single-family 
homes, townhomes and factory-built homes. Not 
appealing to all renters

▪ Very few vacancies ever

East End Condos Birchwood Apts

S & K Wytheville S & K Rural Retreat

Ron Hughes Apts



Affordable Rental Housing: Wythe County

▪ Fewer than 150 LIHTC units

▪ Routinely at near full occupancy

▪ Primarily managed by the Wytheville Redevelopment & Housing 
Authority (WRHA) which maintains a waitlist of over 660 people.

▪ Many qualified renters reside on older 
market rate units of varied quality

Freedom Lane Jefferson Union Southridge (Motel)

Southridge (SFH)High Meadows Cassell Pines



For-Sale Housing: Bland County

▪ Only one subdivision in Bland County with available lots (Rolling Meadows)

▪ 44 lots total, 13 sold to date

▪ No speculative construction occurring in Bland County

▪ Prospective homebuyers must acquire lots and build privately

Rolling Meadows Rolling Meadows



Rental Housing: Bland County
▪ No affordable apartment units in Bland County

▪ No professionally managed apartment communities

▪ Only eight renter occupied structures with 27 units in Bland County, built in 1970s and 1980s

▪ Most rentals are scattered single-family homes built for owner occupancy.



For-Sale Housing: Smyth County

▪ No active townhome subdivisions

▪ Stagnant development pace in recent years

▪ Primarily lot sales

▪ Available home are either high-priced or 
require initial renovations prior to move-in

Hungry Mother Estates St. Johns Crossing

Chestnutwood II Windhaven



Market Rate Rental Housing: Smyth County

▪ Over 300 apartment units, at near full occupancy

▪ Most units are mature

▪ Several adaptive-reuse developments in Marion, driven by 
student demand at Emory & Henry School of Health 
Sciences

Callan Drive Apts 137 E Main St Center Building Apts

Francis Apartments 703 North Apartments Presidential Apartments



Affordable Rental Housing: Smyth County

▪ Only one LIHTC Community in Smyth County

▪ Few vacancies

▪ Over 80 percent of affordable apartment 
units target households with low or very low 
incomes

▪ Many income-qualified renters live in older 
market rate units or are forced to commute

Marion Manor



For-Sale Housing: Twin County Region

▪ No active subdivisions in City of Galax or Carroll County

▪ Only seven subdivisions in Grayson County with unbuilt 
lots

▪ Only 12 lots sold since 2012

▪ All are for single-family homes

▪ Most homes priced well above what is affordable to most 
prospective homebuyers

▪ Most available homes are priced to high for most 
prospective homebuyers or require substantial work prior 
to move-in.



Rental Housing: Twin County Region

▪ Only nine market rate apartment buildings with 140 units. All full.

▪ 282 scattered rental units. All full.

▪ 195 affordable apartment units in five communities. All full.

▪ Most units are mature. Most newer units are conversions of older 
homes.

Woodlawn School Brookstone Court Chestnut Apartments Ivywood Apartments

Larksuper Apartments Walnut Hill Apartments Madison Street Apts Melton’s Run



Primary Regional Housing Conclusions

1: Demand is being generated primarily from area employers

➢ Nearly 3,300 jobs in the pipeline
➢ Hiring is occurring TODAY
➢ Very low unemployment rate of 3.2 percent
➢ Employment already up by 1,100 since January 2020
➢ Growth is straining the housing market
➢ As far as employment is concerned, the pandemic is behind us

Bottom Line: For employers to attract talent, the region 
must add new housing units



Primary Regional Housing Conclusions

2: Demand for rental housing as an immediate focus

➢ Given the wages of most new hires, rental housing is the most pressing 
need for the region

➢ Wages are strong compared to the past (region needs to be competitive)
➢ High interest mortgage rates
➢ Most new jobs will pay wages that will support market rate housing, 

however there is a strong need to expand the affordable housing stock in 
all parts of the region

➢ There are many renters who can afford better options, but none are 
available

Bottom Line: For employers to attract talent, the region 
must add new housing units



Primary Regional Housing Conclusions

3: A significant number of employees in the region prefer alternative 
housing options but have limited or no options. This results in employee 
turnover.

Lack of availability leading to doubling up and living in undesirable units.

Bottom Line: For employers to attract talent, the region 
must add new housing units



Primary Regional Housing Conclusions
4: Stagnant For-Sale Market

➢ For-sale housing market is dominated by re-sales.

➢ Most new construction homes are built privately through lot sales. 
This option does not appeal to most first-time homebuyers and 
those with more modest incomes.

➢ Demand exists for for-sale homes at various price points, but entry 
level homes have the highest level of demand with limited supply. 
Most “affordable” homes are mature and unappealing. 

➢ Not enough diversity of housing types

Bottom Line: For employers to attract talent, the region 
must add new housing units



Primary Regional Housing Conclusions
5: Senior households are not being adequately served

➢ All parts of the region have an expanding senior population.

➢ Many seniors are living in adequate homes (two levels, too large, maintenance 
requirements, etc.)

➢ Many seniors with home equity would be willing to relocate, if options were available

➢ Single-level patio homes provide an excellent option

Bottom Line: For employers to attract talent, the region 
must add new housing units

Berkely Commons
(Botetourt County)

Medallion Hills
(Botetourt County)



Primary Regional Housing Conclusions
6: Housing sites are available in all jurisdictions

➢ Multiple vacant sites were identified

➢ Region has several quality adaptive-reuse properties that could be very 
attractive for new housing, including affordable and market rate

Bottom Line: For employers to attract talent, the region 
must add new housing units

Vaughan Furniture Building
(Galax)

Baywood School Building
(Grayson County)

Cassell Property
(Wytheville)

Callen Drive Property
(Marion)



Primary Regional Housing Conclusions
7: Revisit land use regulations

➢ Many jurisdictions have land use regulations that increase costs and 
uncertainty.

Bottom Line: For employers to attract talent, the region 
must add new housing units



Primary Regional Housing Conclusions

8: Demand exists, and sites are available. 
The existing housing need is immediate.

Bottom Line: For employers to attract talent, the region 
must add new housing units



Questions?

www.spatzandassociates.com

703-421-8101
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