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Housing Affordability is an Issue for Average Families

The National Association of Realtors and the New Hampshire Association of Realtors‘ Housing Affordability Index’ measures whether a
typical family could qualify for a mortgage loan on a typical home based on the most recent price and income data. In 2022, the
affordability index dropped below 100, meaning that the typical family can no longer qualify for a mortgage on the typical house.

Source: https://nhar-public.stats.showingtime.com/docs/mmi/x/MonthlyIndicators?src=map



First-Time Homebuyers are in a Worse Position

Nationally, the index for first-time homebuyers, who typically have lower incomes than average
homebuyers, has dropped more rapidly as homes have increased in value, with 2021 being the last
time the typical first-time homebuyer could qualify for a mortgage on a typical home.

Source: https://cdn.nar.realtor/sites/default/files/documents/hai-q2-2023-first-time-homebuyer-affordability-2023-08-10.pdf



What is “Affordability” Anyway? A 
Comparison of Home Prices Against Income

• The Federal Reserve tracks three different home price 
indices: the S&P/Case-Shiller U.S. national home price 
index (produced by Standard and Poor’s Dow Jones 
Indices), the all-transactions house price index for the 
United States (produced by the U.S. Federal Housing 
Finance Agency), and the Zillow home value index for 
all homes including single-family residences, condos, 
and co-ops in the United States (produced by Zillow). 

• All three give slightly different valuations, but all three 
report that existing home values in January 2021 were 
between 251-284% of their value in January 2000. 

• Meanwhile, Federal Reserve data shows that median 
household income in January 2022 was 177% of its 
January 2000 valuation.



“The monthly 
payment matters 

more than anything 
else and builders 

have responded with 
smaller, more 

efficient homes.” 
John Burns Research 

and Consulting

Source: https://eyeonhousing.org/2023/08/single-family-home-size-moves-lower-to-more-than-a-decade-low/



Why Have Home Values 
Increased So Much?

Demand Has Outpaced Supply



Existing Home Supply Shortage: 
Driven By Mortgage Rate Lock-In



#1 Reason: 
Mortgage Rate 

Lock-In

• Mortgage Rate Lock-In: The difference in cost between a homeowner’s 
existing mortgage rate and a new mortgage at the prevailing market interest 
rate.

• To enjoy the benefit of the value of their low mortgage rate, the borrower must 
continue to live there, maintain it as second home, let it sit vacant or rent it out. 

• The homeowner is only going to be willing to sell their current home, and thus 
give up their low mortgage rate, if the net benefit of a move is worth at least the 
difference between their existing mortgage rate and a new mortgage at the 
prevailing market interest rate. 

Source: https://www.freddiemac.com/research/forecast/20230724-the-economy-though-volatile-has-shown-
resilience-in-the-face-of-rising



Mortgage Rate 
Lock-In Effect Is 

Significant

• Freddie Mac has calculated that about 
25% of the outstanding unpaid 
principal balances in Freddie Mac’s 
single-family mortgage portfolio have 
locked-in savings.

• That translates to a national average 
mortgage rate lock-in effect for 30-
year and 15-year fixed rate loans of 
$66,000, and affects 60% of loans.

• In comparison, the mortgage rate lock-
in effect seen in the early 1980s 
affected only about 5% of mortgages 
and the average mortgage rate lock-in 
effect was only $1,800.

Source: https://www.freddiemac.com/research/forecast/20231220-us-economy-expanded-in-2023



New Home Supply Shortage: 
Driven By The Great Recession



Since the Great Recession, 
Building Starts Have Been 
Below the Historical Average

• Homebuilding collapsed during the housing market crash preceding the Great 
Recession, with construction falling from over 2 million homes in 2005 to 550,000 in 
2009.

• Since 2012, housing starts have been increasing, but remain significantly below their 
peak level and research by the Urban Institute & Moody’s suggests that new housing 
construction is below the levels necessary to meet demand. 

Source: https://www.moodysanalytics.com/-/media/article/2021/Overcoming-the-Nations-
Housing-Supply-Shortage.pdf



New Hampshire 
Homebuilding Follows 

National Trends

• New Hampshire has seen a slower homebuilding recovery than nationally, with 
homebuilding rates still below the historical average.

• The 2023 New Hampshire Housing Needs Assessment estimates that 23,500 
additional dwelling units are needed to meet current needs. 

• U.S. Census data indicates that, between 2007 and 2022, an estimated 22,910 
fewer private housing structure permits (or 19,462 without 1988 data) were 
built than the historical average of 4,771 units (or 4,556 without 1988 data). 



Single Family Home 
Construction Saw the 

Biggest Drop

“The main driver of the housing shortfall has been the long-
term decline in the construction of single-family homes and 
that decline has been exacerbated by an even larger decrease 
in the supply of entry-level single-family homes, or starter 
homes.”  - Freddie Mac

Source: https://www.freddiemac.com/research/insight/20210507-housing-supply



What Do The 
Economic 
Indicators Tell Us 
About Future 
Housing?

Hint: Smaller Units



Profit Margins Drive Construction
After the Great Recession, construction of high-end homes and apartments recovered first, with builders responding to the quicker 
rebound in demand by well-to-do households and the stronger profit margins, with supply beginning to meet demand by the middle 
of the 2010s. 

However, construction of affordable housing—homes that low and moderate-income households could afford to rent or buy—was 
been much slower to bounce back, with low- and moderate-income households much slower to recover from the recession. The 
margins that builders could get from building affordable housing have been too low to incent the investment, with pricing too low to 
adequately clear the high fixed costs of building.

The primary causes of the affordable housing shortfall, from least to most important, are materials and labor, lending, and land, 
according to research done by the Urban Institute and Moody's Analytics. Source: https://www.moodysanalytics.com/-/media/article/2021/Overcoming-

the-Nations-Housing-Supply-Shortage.pdf



Materials Costs Have Skyrocketed Since 2020

• As of June 2023, the Producer Price 
Index, the prices of inputs to residential 
construction less energy (i.e., building 
materials) has gained 0.3%, year-to-
date, a stark contrast from the 10.2% 
and 4.9% YTD increases seen in 2021 
and 2022, respectively.

• In total, although the PPI including 
energy has begun to decrease since its 
high in 2022, the overall index is still 
36.0% higher than in January 2020.



Construction 
Employment

• “Employment losses [in construction] easily exceeded 
the declines observed during past recessions ... 
represent[ing] 19.8 percent of total nonfarm 
employment losses.” - Bureau of Labor Statistics

Source: https://www.bls.gov/opub/mlr/2011/04/art4full.pdf



Construction Industry Productivity Has Dropped Over Time
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Sources: U.S. Bureau of Labor Statistics; Census; HUD



Lending Has Become Tighter, Driving Up Costs

• The National Association of Home Builders 
generates a net easing index, similar to the 
net easing index constructed from the 
Federal Reserve’s survey of senior loan 
officers, that uses information from builders 
and developers about changes in credit 
conditions as compared to the previous 
quarter.

• Notably, the NAHB net easing index reported 
credit tightening in the post-Great Recession 
period - driving higher building costs - and 
since the Federal Reserve began increasing 
interest rates in 2022.

• The most common ways in which lenders 
tightened credit since 2022 has been 
increasing the interest rate on the loans 
provided to builders and developers.

Source: https://www.nahb.org/-/media/NAHB/news-and-economics/docs/housing-economics/adc-
survey/adc-survey-report.pdf



Zoning’s Impact on Housing Supply and Costs is Minimal

• Zoning is often cited as an impediment to housing construction, but there is little evidence that zoning has 
a significant impact on housing construction.

• A study of local regulations that could affect housing production and availability spanning 1,136 cities 
across 19 years found that increases in the number of units preceded zoning reform. An overall increase in 
the number of units occurred regardless of whether the regulations more or less restrictive, but no such 
increase occurred in cities that never instituted land-use reforms. 

• Similarly, in Houston, which famously lacks zoning, market-driven development is the reality. Nevertheless, 
Houston is experiencing the same affordability problems as the rest of the nation, including New 
Hampshire. 

• In Houston, for example, the median home sales price is $315,095, but a median renter household can 
afford a $143,028 home—representing an affordability gap of $172,067. In New Hampshire, the median 
sales price is $415,000, but a median renter household can afford, approximately, a $250,000 home—
representing an affordability gap of $165,000.

Sources: https://www.urban.org/research/publication/land-use-reforms-and-housing-costs ; 
https://kinder.rice.edu/urbanedge/houston-doesnt-have-zoning-there-are-workarounds ; 
https://kinder.rice.edu/research/2022-state-housing-harris-county-and-houston 



Houston vs New 
Hampshire Home Values

Indexed to 1995, home values in Houston 
increased at nearly the same pace as home 
values in New Hampshire, except during the 
Great Recession.



Land Use Reforms Have a Small Impact on 
Housing Units, Regardless of Direction of Reform

• Cities that institute reforms that increase 
restrictiveness and those that reduce restrictiveness 
appear to institute land-use reforms in response to 
observed changes in their housing supply.

• Land-use reforms that loosen restrictions are 
associated with a statistically significant 0.8% increase 
in housing supply within three to nine years of reform 
passage, accounting for new and existing stock. 

• However, the increase in housing supply occurs 
predominantly for units at the higher end of the rent 
price distribution with no statistically significant 
evidence that additional lower-cost units became 
available or became less expensive in the years 
following reforms. 

Source: https://www.urban.org/research/publication/land-use-reforms-and-housing-costs



Land Values Appear to Increase 
If Zoned For Residential Use

• Verifying the effect of zoning on land values has proved 
extraordinarily difficult for two reasons: (1) the competitive 
market may already have separated land use; (2) zoning may 
be flexible, mimicking the competitive market (although 
probably with a lag).

• Chicago is unique among American cities in having readily 
available land use and value data stretching back to 1913, 
before the enactment of zoning in 1923.

• Comparative analysis of Chicago's data proves that residential 
zoning led to higher land value growth rates than commercial 
zoning, and that, in line with economic theory, there is a 
positive correlation between structural density and land 
values.

Sources: https://www.lincolninst.edu/sites/default/files/pubfiles/2378_1718_Land_Values_in_Chicago_1913-
2010_0414LL.pdf ; https://mcdonald.people.uic.edu/ftp/08%202002%20restat%20land%20value%20after%20zoning.pdf 



That’s Why The New 
Focus is on 

Smaller/Affordable/ 
Starter Homes

• Construction of affordable housing—homes that low-and moderate-income 
households can afford to rent or buy—which includes but is not limited to 
“entry-level single-family homes,” has dropped since the late 1970s.

• Between 1976 and the mid-1980s, construction of new entry-level single-family 
homes averaged between 30% and 40% of all new homes completed, but 
steadily declined throughout the '80s, '90s, '20s, and '10s, with construction of 
new entry-level single-family homes dropping to less than 20% of all new 
homes completed by 2020.

Sources: https://www.freddiemac.com/research/insight/20210507-housing-supply ; 
https://www.moodysanalytics.com/-/media/article/2021/Overcoming-the-Nations-Housing-Supply-Shortage.pdf 



CURRENT ESTIMATES AND TRENDS IN NEW 
HAMPSHIRE’S HOUSING SUPPLY

Update: 2023

NH Office of Planning and Development

2023 Housing Supply Report
February 15, 2024 27



• RSA 78-A:25 directs the Office of Planning and Development (OPD) to 
“estimate annually the resident population for all cities and 
towns…as of July 1 of the preceding year”

• Two components:
• Group quarters
• Housing units – calculated from annual dwelling unit survey

• Towns and cities report all building permits issued in previous year and 
resulting number of permitted dwelling units

Background

2023 Housing Supply Report
February 15, 2024 28



Sample Dwelling
Unit Survey

29

• Permits issued during 
Calendar Year 2022

• Assume constructed by July 
1, 2023

• Categories: single family, 2 
family, 3-4 family, 5+ family, 
conversions, and 
manufactured housing

• Conversions are assigned to 
2-family category for 
consistency

2023 Housing Supply Report
February 15, 2024



• It is not a comprehensive housing survey

• Does not gather assessed value

• Does not gather physical attributes (size, materials, rooms, etc.)

• Does not split out ADUs

• No addresses are collected; only gathers total numbers per 

municipality

• Not all permitted units might be built

Limitations of the Dwelling Unit Survey

2023 Housing Supply Report
February 15, 2024 30



• 17.6% increase in total units permitted from preceding year

• Previous low point was in 2011; high point before that was in 2004; current year’s 
number is 62% of the number permitted in 2004

Results

2023 Housing Supply Report
February 15, 2024 31

2,101

4,867

5,726

9,263



• 2022 – Permits issued for 5,726 dwelling units:
• Single-family: 2,495 (43.6%)

• Multi-family: 3,098 (54.1%)

• 2 units: 348

• 3-4 units: 161

• 5+ units: 2,084

• Conversions: 507

• Manufactured housing: 131 (2.6%)

• 2021 – Single-family 52.7%, Multi-family 44.6%, Manufactured 2.6%

• 2020 – Single-family 59.2%, Multi-family 36.8%, Manufactured 4.0%

Permits issued – State totals

2023 Housing Supply Report
February 15, 2024
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• In 2022, the largest communities in the state continued to permit a greater share 
of the total housing units than their percentage of the population

• 13 communities (34% of NH population) permitted 50% of total housing units
• In 2021, 17 communities (38.3% of NH population) permitted 50% of total 

housing units

• All 13 communities permitted 100 or more units:

Patterns of permitting

2023 Housing Supply Report
February 15, 2024 33

• Salem (470)

• Portsmouth (404)

• Londonderry (321)

• Rochester (287)

• Manchester (263)

• Lebanon (262)

• Merrimack (203)

• Laconia (135)

• Conway (131)

• Concord (110)

• Dover (102)

• Nashua (101)

• Swanzey (100)



2023 Housing Supply Report
February 15, 2024

34

State 
Overview



Permitting patterns, contd.

2023 Housing Supply Report
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• Most single-family units permitted:
• Rockingham (487), Hillsborough (419), Carroll (285), Merrimack (276)

• Most multi-family units permitted:
• Rockingham (1,255), Hillsborough (580), Grafton (356), Strafford (335)

• Six counties (Cheshire, Grafton, Hillsborough, Rockingham, Strafford, 
Sullivan) issued more permits for multi-family than single-family housing

• Seven counties (Carroll, Cheshire, Coos, Grafton, Rockingham, Strafford, 
Sullivan) issued more permits for multi-family than in previous year

• Five counties (Belknap, Carroll, Coos, Grafton, and Sullivan) issued more 
single-family permits than in previous year

Differences by county

2023 Housing Supply Report
February 15, 2024
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County 
Overview

2023 Housing Supply Report
February 15, 2024 37

More permits were 
issued than 2021 in 
Belknap, Carroll, 
Cheshire, Coos, 
Grafton, Rockingham, 
Strafford and Sullivan 
counties



• Most single-family units permitted:
• Laconia (105), Londonderry (76), Hooksett (58), Moultonborough (53), Manchester (50)

• Most multi-family units permitted:
• Salem (421), Portsmouth (365), Lebanon (257), Londonderry (244), Rochester (222), 

Manchester (213), Merrimack (167)

• Greatest percentage increase in total housing stock:
• Salem (470 units, 3.65%), Portsmouth (404, 3.58%), Lebanon (262, 3.44%), Londonderry 

(321, 3.16%), Swanzey (100, 2.95%)

Municipalities

2023 Housing Supply Report
February 15, 2024
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Measuring Progress

2023 Housing Supply Report
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Region
’20 – ’22 Housing 
Units Permitted*

‘20 – ‘24 Year-Round 
Housing Units Needed

Central New Hampshire Regional Planning Commission 1,009 3,028

Lakes Region Planning Commission 1,621 2,815

Nashua Regional Planning Commission 2,502 5,143

North Country Council 1,376 1,782

Rockingham Planning Commission 2,606 5,352

Southern New Hampshire Planning Commission 2,208 7,212

Southwest Region Planning Commission 767 1,873

Strafford Regional Planning Commission 1,634 3,289

Upper Valley Lake Sunapee Regional Planning Commission 1,316 2,210

New Hampshire 15,039 32,704

*including seasonal units
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Example of 
Housing 
Units 
Permitted by 
Region



Takeaways

41

• 17.6% increase in residential building permits issued from 2021 to 2022 is the highest year-
over-year percentage increase since 2014

• Increased permitting levels are encouraging, but additional work is needed to meet the 2025 
housing unit projections 

• Multi-year trend towards a smaller number of communities, mainly cities and large towns, 
accounting for a majority of housing units permitted

• Multi-year trend of number of multi-family (2 or more units) units permitted increasing and 
number of single-family units permitted decreasing

• InvestNH program contributed to a 41% increase in multi-family units permitted from 2021 
to 2022

• While the report assumes all units permitted in 2022 were built by July 1, 2023, it is difficult 
to know how many units permitted in 2022 have been completed or are under construction. 
Anecdotally high interest rates, materials shortages, and increased material and labor costs 
have led some developers to delay construction.

2023 Housing Supply Report
February 15, 2024



42



43

https://nhhousingtoolbox.org/ 

https://nhhousingtoolbox.org/


• NH State Data Center: Housing and Household Data
• Current Estimates and Trends in New Hampshire’s Housing Supply – 2023 Update
• Source data for report

• Maps of Housing Units Permitted in 2022 by state, counties, regions, and municipalities

• Ken Gallager, Principal Planner, NH Office of Planning and Development

• kenneth.r.gallager@livefree.nh.gov
• (603) 271-1773

• Noah Hodgetts, Principal Planner, NH Office of Planning and Development

• noah.d.hodgetts@livefree.nh.gov
• (603) 271-2157

Contact Info. and Links

2023 Housing Supply Report
February 15, 2024
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https://www.nheconomy.com/office-of-planning-and-development/what-we-do/state-data-center-(census-data)/housing-and-household-data
https://www.nheconomy.com/getmedia/5c5aa689-e03f-459e-bd1f-f82ceba2c668/2023-Housing-Report.pdf
mailto:kenneth.r.gallager@livefree.nh.gov
mailto:noah.d.hodgetts@livefree.nh.gov


Local Solutions to the State’s Housing Crisis Webinar Series

February 22 - The Intersection of Development and Clean Water

February 29 - YIMBYism:  A Different Approach to Development

March 7 - Transfer of Development Rights 101:  A Primer

March 14 - Attracting Developers

WEBINAR DESCRIPTIONS AND LINKS

Please Join Us for these Upcoming Webinars

https://nam04.safelinks.protection.outlook.com/?url=https%3A%2F%2Fapi-internal.weblinkconnect.com%2Fapi%2FCommunication%2FCommunication%2F19576%2Fclick%3Furl%3Dhttps%253a%252f%252fus06web.zoom.us%252fwebinar%252fregister%252fWN_TJO9k5zHRjKckPZQACH-7Q%2523%252fregistration%26x-tenant%3Dnhmunicipal&data=05%7C02%7C%7Cff02245874e14e2b3d2708dc27ea5145%7C26291d41fe344e6ba3102f5bdf84590c%7C0%7C0%7C638429135643332610%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C0%7C%7C%7C&sdata=7V4J4KOL06Py55n%2Fj3CQztQsg6EjqlFhF5MI7BmU8Rw%3D&reserved=0
https://nam04.safelinks.protection.outlook.com/?url=https%3A%2F%2Fapi-internal.weblinkconnect.com%2Fapi%2FCommunication%2FCommunication%2F19576%2Fclick%3Furl%3Dhttps%253a%252f%252fus06web.zoom.us%252fwebinar%252fregister%252fWN_JD1ZDz_vTp2DMl89ZAirJQ%2523%252fregistration%26x-tenant%3Dnhmunicipal&data=05%7C02%7C%7Cff02245874e14e2b3d2708dc27ea5145%7C26291d41fe344e6ba3102f5bdf84590c%7C0%7C0%7C638429135643338552%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C0%7C%7C%7C&sdata=QLsVJZguwCld0na1Z9ClA8YJ5%2BQOVLwqN7vmX%2BoS3fU%3D&reserved=0
https://nam04.safelinks.protection.outlook.com/?url=https%3A%2F%2Fapi-internal.weblinkconnect.com%2Fapi%2FCommunication%2FCommunication%2F19576%2Fclick%3Furl%3Dhttps%253a%252f%252fus06web.zoom.us%252fwebinar%252fregister%252fWN_az8BuPFXSnq7rz6pxw2Ntw%2523%252fregistration%26x-tenant%3Dnhmunicipal&data=05%7C02%7C%7Cff02245874e14e2b3d2708dc27ea5145%7C26291d41fe344e6ba3102f5bdf84590c%7C0%7C0%7C638429135643344543%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C0%7C%7C%7C&sdata=Wyv0Fti5pjwhJJZFL6or%2BItj7GVA5df7f6zmcipT1v4%3D&reserved=0
https://nam04.safelinks.protection.outlook.com/?url=https%3A%2F%2Fapi-internal.weblinkconnect.com%2Fapi%2FCommunication%2FCommunication%2F19576%2Fclick%3Furl%3Dhttps%253a%252f%252fus06web.zoom.us%252fwebinar%252fregister%252fWN_T-ecWit3TNe3q7YgYpFyIQ%2523%252fregistration%26x-tenant%3Dnhmunicipal&data=05%7C02%7C%7Cff02245874e14e2b3d2708dc27ea5145%7C26291d41fe344e6ba3102f5bdf84590c%7C0%7C0%7C638429135643350458%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C0%7C%7C%7C&sdata=U1sKk9%2BPfLr6FXaf2K90tyOrpIHj8N12GkModQwQu5g%3D&reserved=0
https://nam04.safelinks.protection.outlook.com/?url=https%3A%2F%2Fapi-internal.weblinkconnect.com%2Fapi%2FCommunication%2FCommunication%2F19576%2Fclick%3Furl%3Dhttps%253a%252f%252fwww.nhmunicipal.org%252fsites%252fdefault%252ffiles%252fuploads%252fhousing_webinars.pdf%26x-tenant%3Dnhmunicipal&data=05%7C02%7C%7Cff02245874e14e2b3d2708dc27ea5145%7C26291d41fe344e6ba3102f5bdf84590c%7C0%7C0%7C638429135643356563%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C0%7C%7C%7C&sdata=Vncte0KuW%2B0QS0wwnus%2BZ%2FXA4ar1x7FyBiCglpw0Nw4%3D&reserved=0
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