MEMORANDUM

TO: Glastonbury Town Council

FROM: Hinckley Allen & Snyder

DATE: July 2026

RE: Affordable Housing Need in Glastonbury and Surrounding Towns

This memorandum and the accompanying exhibits provide the Commission with data
that will help it evaluate the need for affordable housing in Glastonbury and surrounding towns.

1. Current Demand for Affordable Rental Housing

According to “The State of the Nation's Housing,” a 2026 study by the Joint Center for
Housing Studies at Harvard University, “persistent affordability challenges and rising economic
uncertainty are hurting housing markets.” Tab A at 1. The pandemic-era surge in rental costs
have remained inflated, “[t]he number of cost-burdened renters hit a record high for the fourth
consecutive year in 2024 at 22.7 million renter households.... The rapid rise in rents in the early
2020s has driven up the share of cost-burdened renters.” /d. at 32. While rental prices have risen
across the nation, renters in New England have been particularly impacted, “since 2020, home
prices have increased by 54 percent nationwide.... Prices in smaller markets in the... Northeast
remain most elevated relative to 2020 levels....” Id. at 4. “In 12 states, more than half of renters
are cost burdened, led by...Connecticut (52 percent).” Id. at 32-33.

While development of market-rate rental housing has increased to meet demand in recent
years, production of affordable rental housing has not kept pace. “Although rising vacancy rates
suggest some progress in reducing the housing shortage overall, a massive deficit remains of
units affordable to low-income households.... To make matters worse, the number of low-rent
units is dwindling as units are lost to demolition or converted to higher rents.... Together, the
trends have yielded a dramatic shift in the rental housing stock toward higher-rent units.” Id. at
12.

Obstacles to constructing more multifamily housing will further constrain housing
opportunities for lower-income renters in the future. “Absent subsidy, most new construction is
too expensive to produce low-cost housing.... And the cost to build new housing is only
increasing. The price of combined inputs to residential construction has jumped 40 percent since
January 2020.... In some instances, costs skyrocketed during the pandemic and have held steady
ever since. In others, new tariffs drove up prices in 2025. The price of land has also risen sharply.
Standardized lot values increased 52 percent between 2020 and 2024.... Construction workers’
wages and availability are also increasingly uncertain.” /d. at 13.
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11. Current Affordable Rental Housing Situation

A. In Glastonbury:

The Affordable Housing Appeals List is a report of the percentages of deed-restricted and
governmentally-assisted affordable housing units for all of Connecticut's municipalities that is
issued by the Connecticut Department of Housing (“DOH”). (It is not, strictly speaking, a
measure of affordable housing need, but the legislature’s criterion for exemption from § 8-30g.)
The 2025 list shows that only 5.45% of the 14,481 dwelling units in Glastonbury were counted
as government subsidized or restricted in compliance with § 8-30g. See Tab B-1. As of 2005,
5.53% of Glastonbury’s 12,614 dwelling units counted. See Tab B-2. As of 1994, 5.61% of
Glastonbury’s 11,578 dwelling units counted. See Tab B-3. Overall, the number of dwelling
units in Glastonbury has increased nearly 25% in the past thirty years, yet the percentage of
dwellings units with restricted rents or prices in compliance with § 8-30g has decreased 0.16%.
See Tab B-3.

The Town of Glastonbury issued its Plan of Conservation and Development (“POCD”) in
2018. See Tab C-1. The Plan acknowledges the need for more affordable multifamily housing;
one of the POCD’s primary policy objectives is to "[p]rovide affordable housing for individuals
and families...." Id. at 21. The POCD also acknowledges that Glastonbury needs a variety of
“non-traditional” housing types to meet demand, including duplexes and townhomes. /d. at 27,
30. Additionally, the POCD states that Glastonbury is aligned with state and regional goals to
revitalize regional centers; "expand housing opportunities to accommodate a variety of
household types and needs;" and "[i]ncrease the range of choice of housing for people of all
incomes and ages, but especially for those who have the least choice in achieving their locational
preference." Id. at 81. Finally, the POCD encourages multifamily development on property like
the one proposed here, large (>10 acres) parcels with available public water and sewer utilities.
See id. at 30.

Glastonbury adopted its Affordable Housing Plan in 2022. See Tab C-2. As stated
therein, Glastonbury needs more affordable housing units, “The prevalence of larger housing
units may no longer adequately serve the older, smaller households in Town or those who work
in the community and may wish to live closer to their jobs”. Id. at 4. The plan lays out goals to
encourage housing diversity and streamline housing development. Id. at 14-15.
Recommendations include removing regulatory hurdles that prevent development of different
types of housing options. /d. at 15. With scores of workers who commute into Glastonbury
making less than $40,000, "[a] significant portion of Glastonbury’s workforce appears to be
priced out of renting or owning a home [there]." /d. at 4. The plan acknowledges that, "[s]maller
household sizes, more senior households, younger households carrying high student debt,
households seeking low- maintenance housing, and those seeking housing with more amenities
and services have all resulted in a market for other housing options besides the single-family,
detached units which dominate Glastonbury’s current stock." /d. at 14. Above all, Glastonbury's
stated community goal is to "increase housing diversity and affordability throughout Glastonbury
to meet the housing needs of households of all ages, sizes, incomes, and characteristics." /d. at 9.
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The report explains how the affordability crisis is impacting Connecticut renters, “[w]hen
most of a household’s income goes toward rent, basic needs such as food, health care, and
utilities often go unmet.” /d. at 83.

I11. The Myth of Fiscal and Value Impacts

2020 and 2022 studies have documented that mixed-income developments and
affordable housing have no impact on home values in the communities where they are built.
See Tabs G-1 — G-2.

In addition, recent findings show that one- and two-bedroom rental apartments have
negligible impact on municipal and school expenditures. See Tab H.

IV. What Affordable Housing Looks Like

Local officials from Kent, Avon, Darien, West Harford, and Wallingford assessed mixed-
income housing developments built in their communities. See Tab I. For photographs of
affordable housing built across the country, see Tab J.

V. “House Poor” American Homeowners

The New York Times published a June 2023 article outlining how the number of “house
poor” Americans now exceeds 27%. This means that 27% of US households are spending in
excess of thirty percent (30%) of their income solely on housing. See Tab K.

VL Don’t Call This Affordable Housing

The New York Times published an August 2023 article showing that affordable housing
does not need to have the stigma of being labeled as “affordable.” See Tab L.

VII. Rework Regulations to Ease Housing Shortage

The Day published an April 2024 opinion letter stating that the inconsistency in zoning
regulations, which vary greatly town by town, contributes to the shortage of affordable housing.
Commission members may also not be trained in the complex nuances of land use and
development. The article suggests that the State of Connecticut should prepare uniform
regulations by region, with assistance from land use professionals, such as engineers. The letter
argues that doing so will make it easier to build more affordable housing. See Tab M.

VIII. A Unique Stand on Affordable Housing

The Hartford Courant published a May 2024 article reporting on a recent affordable
housing development in Orange, CT. The development not only benefited those residents with
lower incomes, it also benefited elderly and physically disabled individuals. The article submits
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that more towns should contribute their “Fair Share” of affordable housing for the benefit of
those individuals who require it. See Tab N.

IX. CT Ranks Worst State in the U.S. for Renters, Study Finds

The CT Mirror published a June 2024 article reporting that Connecticut has the worst
environment for renters due to an unemployment rate higher than the national average, lower
number of available rental units, and the advanced age of available rental units. See Tab O.

X. Studv: CT Homeownership Costs Among Highest in U.S. What to Know

The Hartford Courant published a June 2024 article reporting that Connecticut ranks
among the highest in terms of homeownership costs. Specifically cited are large increases in
homeowners’ insurance and taxes. See Tab P.

XI. Memo to Interested Parties re General Statutes 8-30g Housing Units Produced

Attorneys Timothy Hollister and Andrea Gomes in 2022 authored a memo providing an
updated number of housing units that have been built pursuant to § 8-30g since its enactment in
1990. The memo concludes that “in total, conservative and reasonable estimates are that § 8-30g
has spurred the creation of about 8,500 units that are affordable in compliance with § 8-30g or an
applicable government assistance program, and about 18,000 market-rate units in set aside
developments constructed pursuant to § 8-30g.” See Tab Q at 2.

XII. 122 Wilton Road: Affordable Apartments “Life-Changing” For Local Residents

A recent September 2024 post in the local Westport blog “06880 Where Westport meets
the word” captured the reactions of Westport residents to a recent affordable housing
development. See Tab R. While many were initially apprehensive, their opinions changed once
the tenants moved in, “Every resident of 122 Wilton is a ‘productive member of society’.... They
have at least one job. They work hard, serve employers and customers, pay taxes, and have hopes
and dreams for the future. ‘This building will allow these people an opportunity to live in this
wonderful town,” where some already work.” /d. at 2. Tenants that moved there stated the
opportunity was “life-changing,” including a young family that was able to give their two-year-
old daughter her own room by moving from a one-bedroom to a two-bedroom apartment; and an
older, disabled Westport resident who feared having to leave his local job due to the increased
cost of housing. /d. at 3-4.

XIII. America Needs to Build More Housing

A May 2026 New York Times article explains why young Americans are having more
difficulty purchasing a home than their mid/late 20" century counterparts; the nation’s
population has kept increasing but housing development has not kept pace. See Tab S. The result,
“high prices prevent families from buying homes, feeling fully invested in their communities and
building wealth.” Id. The article suggests two remedies; municipalities amending their zoning
regulations to allow more multi-family housing and clearing bureaucratic hurdles to construction
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in areas it is already permitted. Difficult permitting processes increase developer costs and
prevent multi-family housing from being built, “[o]btaining permits can be so labyrinthine that
builders hire consultants whose sole job, for months or years, is to navigate the process....
permitting can raise the cost of development more than 30 percent and extend construction
time.... Another example of a well-meaning mandate that can raise housing costs [is] [w]hen
officials insist that a development include too many affordable units, it can become unprofitable
and never get built.” See id.

XIV. Upward Mobility May Begin In a Smaller Backyard

A May 2026 New York Times article notes that while incomes have steadily increased in
the past decade, they have not kept pace with the home prices. See Tab T. A contributing factor
is that the supply of homes being built has not kept pace with demand; restrictive local zoning
policies are to blame, “municipalities tightly limit new home construction through a combination
of onerous zoning and permitting rules. For decades, the state government has ceded control over
housing policy to its 351 cities and towns. When it comes to housing policy, the state...is often a
bystander, allowing town governments to impose classic ‘not in my backyard’ policies.” The
article suggests municipalities should amend policies that effectively block development of
multi-family housing, such as needlessly large lot size minimums and those precluding
development on properties without public sewer and water access.
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EXECUTIVE SUMMARY

Across the US, persistent affordability challenges and rising economic uncertainty are hurting housing

markets. Weakening labor markets and plummeting immigration have dampened household growth

and mobility. Sales of existing homes sit at three-decade lows and inventories are rising in the face of high

homebuying costs. In the multifamily segment, rents fell, demand slipped, and vacancies rose. Although

markets are struggling to absorb a wave of new deliveries, cost burdens have hit another record high for

renters and worsened for homeowners, and assistance remains profoundly underfunded. In response to

federal retrenchment on numerous housing policies, states and localities are seeking new tools to bring

down costs and protect their most vulnerable residents.

Drivers of Housing Demand
Are Weakening

Household growth, a key driver of housing demand,
slowed for the third consecutive year in 2025. After
surging to an annual average of 2.0 million house-
holds in 2020 and 2021, household growth was just 1.1
million in 2025, consistent with the more modest levels
averaged across the 2010s.

Figure1

The slowdown in household growth reflects reduced
household formation among young adults amid a
weakened job market, burdensome student debt
and low consumer sentiment (Figure 1). In 2025, the
US added 116,000 jobs. This is the smallest amount in
a non-recession year since 2002, according to the
Bureau of Labor Statistics (BLS), and contributes to an
increasingly stagnant, “low-hire, low-fire” economy.
At the same time, student debt obligations have

Consumer Sentiment Remains Near Historic Lows in Early 2026
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returned in force since the pandemic-era pause on
federal student loan payments was lifted. The share
of student loan debt that is at least 90 days overdue
jumped from less than 1 percent in the fourth quarter of
2024 to 10 percent at the end of 2025, according to the
New York Federal Reserve. Many young adults cannot
afford to form new households, instead doubling up
or living with family.

Other young adults may be reluctant to form
households due to uncertainty. Confidence in the
financial prospects of both households and the
broader economy was nhear a record low in 2025,
according to the University of Michigan’s Consumer
Sentiment Index, and has declined further this year
amid worsening expectations of inflation with the onset
of the conflictin Iran.

Uncertainty and slowing job markets also affect resi-
dential mobility, another driver of housing demand
that is also falling. The share of households that relo-
cated dropped to a record low of 11.2 percent in 2024,
according to the American Community Survey (ACS).
This decline was driven by homeowners, whose mobility
rates fell from 5.5 to 5.1 percent between 2023 and
2024, though renter mobility was also very low, just

Figure 2

22.6 percent in 2024. Households must contend with
not only economic uncertainty but also persistently
high housing costs. Homeowners with below-market
mortgage rates face an added disincentive to relocate.

The decline in mobility is echoed by a decline in
interstate moves. As a result, population gains from
domestic migration are down in states where growth
has been heavily supported by net inflows, like Texas
and Florida, as are population losses from migration
in states with perennial outflows, like California and
lllinois. Meanwhile, the Midwest recorded net inflows in
2025 for the first time in at least 20 years. Net domestic
migration into rural, non-metropolitan counties has
produced population gains in these areas as well.

Housing demand is further threatened by severely
restricted immigration and increased deportations.
Net international migration halved in 2025. The Census
Bureau projects that it will plummet another 75 percent
in 2026 to just 321,000 people, roughly a third of the
900,000 averaged annually from 2001 to 2019. The
impact of plunging immigration on household growth
will likely be substantial and increasingly evident over
time, further slowing population growth and damp-
ening household formation.

Construction Slows as Single Family Ticks Down and Multifamily Remains Below Past Peaks

Housing Starts (Thousands of units)
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Construction Activity Stalls as
Vacancy Rates Rise

New housing construction softened again in 2025,
reflecting weakening demand and rising inventories.
The slight 1 percent dip in total housing starts masked
divergent trends in the single- and multifamily markets
(Figure 2). Single-family starts fell 7 percent as high
homebuying costs stifled demand and unsold new
homes accumulated. Builders responded by cutting
prices, buying down interest rates, and pivoting toward
smaller homes, townhomes, and smaller lots to reduce
costs. Still, new home sales slipped 1 percent, reducing
the need for development. In this environment, builders
increasingly found customers in the build-to-rent
single-family market, a segment that constituted 11
percent of completions in 2025, nearly three times its
historical average.

Multifamily construction was stronger than expected
in 2025 but failed to overcome the sharp decline in
2024. Starts remained below recent peaks, as markets
strain to absorb the high numbers of new multifamily
units that are coming online. But the numbers of
completions and units under construction fell sharply,

Figure 3

signaling that the recent wave of additions is receding
and the near-term pipeline is narrowing.

Slowing construction threatens recent progress toward
bolstering the nation’s housing supply. After more than
a decade of underbuilding following the Great Reces-
sion, higher completion levels since 2023 have helped
to push up vacancy rates from record lows (Figure
3). The degree of relief, however, varies by region
depending on local construction levels, and the market
remains tight overall. The nationwide homeowner and
renter vacancy rates are still below historic averages,
at 1.1 percent and 7.3 percent, respectively, implying
that at least several hundred thousand additional
units are needed to overcome shortages.

AFailure to Provide Low-Cost Housing

The most serious and intractable housing shortage
involves units affordable to households with low and
moderate incomes. According to the National Low
Income Housing Coalition (NLIHC), 11.0 million house-
holds with extremely low incomes competed for 3.8
million affordable and available rental units at last
measure in 2024.

Vacancy Rates Have Rebounded from Historic Lows, Particularly for Rental Units
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New construction can slow rent increases by easing
supply pressures in tight markets. But because
construction costs like land and materials are so
high, new market-rate units are too expensive for
the lowest-income households facing the greatest
shortages. With a median asking rent of $1,900 for new
multifamily units and a median new single-family
home price of roughly $417,400 in 2025, most new
housing is unaffordable to even the median-income
household at the standard affordability threshold of
30 percent of income, and is unattainable for lower-
income households.

Meanwhile, rather than being replenished by units
filtering down to lower rents, the existing stock of
low-rent units is shrinking. The number of units renting
for less than $1,000 per month in inflation-adjusted
terms dropped by more than 30 percent between
2014 and 2024, reducing the low-rent stock by more
than 7 million units. The supply of higher-rent units
grew by 46 percent during the same period, espe-
cially those renting for more than $2,000 per month.
And many more units are at risk, as rent restrictions
on over half a million units financed with Low-Income
Housing Tax Credits (LIHTC) are slated to expire in the
coming decade.

Because private markets are not producing enough
low-cost units, pressure is mounting on governments
atall levels to intervene more aggressively to help bring
down housing costs. Many states and cities are loos-
ening zoning and land-use rules to enable denser, more
cost-efficient projects. Yet more resources are needed.
While increasing the housing stock may help slow rent
growth and improve market affordability over time,
significant public subsidies are essential for generating
the deeply affordable units in shortest supply.

Many of the lowest-rent units carry some form of
rent assistance, yet federal support falls gapingly
short of need. The LIHTC expansion included in the
One Big Beautiful Bill Act of 2025 will help somewhat.
But most relevant programes, like public housing, are
not expanding and instead have had their budgets

cut under the current Trump administration. States
and localities are innovating financing models to
fill some of these gaps, but the affordability crisis is
nationwide, and only the federal government has the
scale of resources needed to meaningfully reduce
the shortage of housing affordable to those with the
lowest incomes.

High Costs Impede Homeownership

The high cost of homeownership is constraining home
sales and suppressing homeownership rates, despite
a slowdown in home price growth. Annual home price
appreciation dropped to just 0.7 percent in February
2026, down from 4.0 percent last year and a far cry
from the record-high 20.7 percent in 2022. The slow-
down was widespread. Indeed, 41 of the top 100 metros
experienced outright price declines in early 2026.

Still, since 2020, home prices have increased by 54
percent nationwide and more than 50 percent in 73
of the nation’s 100 largest markets. Prices in smaller
markets in the South and the Northeast remain most
elevated relative to 2020 levels, led by Knoxville (84
percent), Fayetteville (82 percent), and Syracuse (81
percent), but all top markets have seen prices rise by
at least 18 percent. As a result, the median sales price
in 2025 for an existing single-family home was nearly
five times the median household income, dramatically
exceeding the price-to-income ratio of 3.2 averaged
throughout the 1990s.

With these prices, last year's modest decline in interest
rates provided scant relief for would-be buyers. The
interest rate on a 30-year fixed-rate mortgage hit
7.04 percentin January 2025 and edged down to 6.23
percent by the fourth quarter. Despite this decrease,
mortgage payments on the median-priced home
remained elevated at $2,420, assuming a 3.5 percent
downpayment and a 30-year fixed-rate mortgage.
This payment is a tick below the $2,480 of a year earlier
but still nearly double the $1,240 at the end of 2020,
when interest rates were near record lows and before
home prices surged.

4 THE STATE OF THE NATION’S HOUSING 2026

JOINT CENTER FOR HOUSING STUDIES OF HARVARD UNIVERSITY



Such payments price out many potential homebuyers.
Nationwide, renter households had a median income
of $53,700 at last measure in 2024. Just 16 percent
earned at least $120,800, the minimum required to
afford the median-priced home. Even fewer possess
the $14,300 needed for a 3.5 percent downpayment,
let alone the $81,700 required to put down 20 percent.
Buyers would have needed to earn more than $100,000
to afford payments on the median-priced home in 169
of the 387 metro areas across the US in the last quarter
of 2025, up from 31 markets at the end of 2020.

Home sales have stagnated, homeowner household
growth is sluggish, and homeownership rates are
falling. In 2025, existing home sales were unchanged
from 2024 at 4.1 million, stuck at a 30-year low that is
two-thirds of the 6.1 million sales in 2021. Increasing
by just 234,000 in 2025, the number of homeowner
households experienced its slowest rate of growth ina
decade. The US homeownership rate fell for the second
year in a row to 65.2 percent last year.

The largest decrease in the homeownership rate has
been among younger adults. In 2025, 37.0 percent of
households under age 35 were homeowners, down
from 39.0 percent in 2022. Households of color also
saw larger than average declines during this time,
widening long-standing racial homeownership gaps.

Homeowner Cost Burdens Rising
Alongside Expenses

For many homeowners, increases in non-mortgage
expenses, including insurance premiums, energy bills,
and property taxes, are straining household budgets.
According to the ICE Mortgage Monitor report for
March 2026, property taxes rose 31 percent nation-
wide between 2019 and 2025. During the same period,
average monthly insurance premiums increased
72 percent to $201. In markets most susceptible to
natural disasters, like Texas and Florida, premiums
were even higher.

Homeowner cost-burden rates have subsequently
increased. According to the ACS, 20.7 million home-
owner households (24 percent) were cost burdened at
last measure in 2024, spending more than 30 percent
of income on housing. This is an increase of 4.0 million
households since 2019 and includes an additional 2.5
million severely burdened homeowners, bringing the
number that spend more than half their income on
housing to 9.6 million households.

A large share of the increase in burdens was among
homeowners earning under $30,000, who were
burdened at a record-high rate of 75 percent in
2024. Because many of these are older adults in
retirement and living on fixed incomes, households
headed by someone age 65 and over had the highest
cost-burden rates of any age group at 28 percent.
Homeowners of color are also burdened at especially
high rates. Nearly a third of homeowner households
headed by a Black person (32 percent) and a quarter
or more of Hispanic (29 percent), Asian (27 percent),
and Native American (25 percent) homeowner house-
holds were burdened, compared to about one in five
(22 percent) white homeowners.

More encouragingly, many homeowners have expe-
rienced substantial home equity gains in recent
years. Aggregate homeowner equity totaled $34
trillion in the fourth quarter of 2025, up 88 percent
and an astounding $16 trillion since 2019. According
to Cotality, the average homeowner has $295,000 in
home equity. Given this potential upside, increasing
access to homeownership for more moderate-
income households is a public policy priority. Evenin the
difficult homebuying conditions of the past year, thou-
sands of moderate-income households purchased
homes through housing counseling and homebuyer
assistance programs that could be extended with
additional resources and funding.
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Rents Tick Down, yet Affordability
Challenges Persist

After two years of stagnant growth, apartment rents
declined nationally, down on an annual basis by
0.5 percent in the first quarter of 2026, according to
RealPage. Rents fell in many, but not all markets. The
strongest decreases were in Sunbelt markets that
previously had rapid rent increases and substantial
new apartment construction. Rents continued to rise
fastest in supply-constrained places like San Francisco
(up 9 percent) and Honolulu (7 percent) and in smaller
markets in the Northeast and the Midwest.

As new rental units continue to come online, weakening
demand has also contributed significantly to declining
apartment rents. After renter household growth peaked
in the second quarter of 2025, the annual rate dropped
61 percent nationally through the first quarter of 2026.
All regions saw a steep deceleration, with the slow-
down ranging from 54 percent in the Northeast to 63
percentin the South.

Rents, however, have remained elevated since the start
of the pandemic. In the first quarter of 2026, asking
rents for professionally managed apartments were
29 percent higher than in 2020. And these substantial
increases are widespread. During this period, apart-
ment rents rose 23 percent in the West, 28 percent in
the South, 38 percent in the Northeast, and 41 percent
in the Midwest.

Against this backdrop, renter cost burdens reached a
new high. In 2024, 22.7 million renter households (49
percent) were cost burdened, including 12.1 million (26
percent) with severe burdens. Nationwide, the number
of cost-burdened renters is up by 2.3 million since
2019. Affordability challenges disproportionately affect
Black, Hispanic, and multiracial renters, due in part to
a history of discrimination in housing, employment,
and education.

Consistent with long-standing trends, affordability
pressures remain most severe for lower-income
renters (Figure 4). Fully 83 percent of renters earning

less than $30,000 are cost burdened, and 67 percent
are severely burdened. Cost-burden rates for this
group exceed 70 percent in every state, reaching
over 90 percent in some. Residual incomes for lower-
income renters have fallen sharply, leaving little money
to cover other needs after paying for housing. Some
renters, especially younger ones, are skipping meals or
delaying medical care to pay rent. Absent concerted
efforts by all levels of government, more households
will face overlapping material hardships that heighten
the risk of housing instability.

Rental Assistance Deeply
Inadequate Given Need

Federal rental assistance remains profoundly under-
funded. Only about one in four very low-income renter
households receive a housing subsidy. As of 2023,13.8
million income-eligible households are unassisted,
including 8.5 million with worst case housing needs.
Recent changes to the LIHTC program, including a
permanent 12 percent increase in allocations, could
support an additional 1.2 million new units by 2035.
Vouchers are still needed to make these units afford-
able to the lowest-income renters. But funding for
vouchers rose by just 7 percent in the 2026 appropri-
ations, an amount that may not be enough to cover
all renewals plus the households that were receiving
Emergency Housing Vouchers.

Additionally, the number of public housing units is
declining due to disrepair, funding cuts, and conver-
sions to other subsidies through the Rental Assistance
Demonstration program. And the stock is likely to
shrink further. The Council of Large Public Housing
Authorities estimates that $169 billion is needed to
preserve the existing public housing stock. US Depart-
ment of Agriculture (USDA) Section 515 rural rentall
stock is also dwindling as units reach maturity or exit
the program prematurely.

Contending with inadequate federal support, states
and localities are expanding their own tools to address
affordability, including issuing bonds, creating state
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Figure 4

Renter Affordability Has Worsened Across the Income Scale

Share of Renter Households with Cost Burdens (Percent)

2001 2019 2024 2001

2019 2024 2001
$30,000-44,999

Household Income

Under $30,000

H Severely Burdened H Moderately Burdened

2019 2024 2001
$45,000-74,999

2019 2024 2001 2019 2024
$75,000 and Over All Renter Households

Notes: Household incomes are adjusted for inflation using the CPI-U for All items. Moderately (severely) cost-burdened households
spend more than 30% (more than 50%) of income on housing and utilities.
Source: JCHS tabulations of US Census Bureau, American Community Survey 1-Year Estimates.

LIHTC programs, and utilizing more than 800 housing
trust funds that collectively generate over $1.6 billion
annually. Increasingly, state and local governments
are encouraging affordable and mixed-income devel-
opment through revolving loan funds and initiatives
like Chicago’s Green Social Housing Ordinance and
Seattle’s payroll tax—funded social housing devel-
oper. These efforts serve as policy laboratories that
can inform national reforms, but their patchwork
nature and limited scale cannot match the reach and
resources of robust federal intervention.

The shortfall in assistance leaves the lowest-income
households with severe cost burdens, putting them
at even greater risk of housing insecurity. Homeless-
ness has reachedrecord levels, with more than 770,000
unhoused people counted on a single nightin January
2024. This was a 33 percent increase since the start of
the pandemic. While expanded shelter capacity for
migrants in certain states temporarily inflated sheltered
homelessness, the more enduring trend is rising unshel-
tered and chronic homelessness, especially in West
Coasst states with severe affordable housing shortages.

Some jurisdictions, bolstered by a 2024 Supreme
Court decision, have responded with approaches
that criminalize unsheltered homelessness and likely
displace people rather than reduce homelessness
overall. Initiatives like Los Angeles’s investments
in supportive housing and Denver’s All In Mile High
program show that models that combine housing
with services can be effective. Yet federal policy
is moving away from such Housing First models
toward treatment for mental health or substance use
challenges as a precondition of housing.

Other Housing Challenges Are
Increasingly Urgent

Beyond affordability, housing policy must contend
with increasingly urgent issues. Discrimination in
the housing market persists, but the tools to fight
it are deteriorating. Obligations to “affirmatively
further fair housing” (AFFH) have been weakened
by recent federal rollbacks that replace structured
planning requirements with general commitments.
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HOUSING SUPPLY

Construction slowed in 2025 amid a growing number of unsold units and rising vacancy rates. Yet a
substantial shortage of low-cost housing remains, made worse by increasing unit losses and rising
development costs. Growing numbers of state and local governments are reforming zoning codes and
approval processes to promote development and lower costs, and private sector actors are innovating
new approaches. But to reduce housing costs enough to adequately serve those with the lowestincomes,
greater public assistance at the federal level is required.

In the single-family market, starts fell 7 percent in
2025 to 940,600, down from 1.0 million units in 2024

New Construction Activity Slows

Construction levels softened in 2025. Total housing
starts slipped by 1 percent to 1.4 million last year,
extending the slowdown from the 1.6 million-unit peak
in 2021 during the pandemic-era surge. This decline
reflects both weakness in the single-family market,
where construction levels dropped, and a moderate
increase in multifamily building activity inadequate
to overcome the previous year’s decline.

Figure 6

and the 1.1 million-unit peak in 2021. This falloff followed
anincrease in the number of new homes completed
but not yet sold. Unsold new home inventory has
risen 54 percent over the last two years (Figure 6). By
January 2026, unsold inventory totaled 127,000 units
nationwide, the most since 2009 and a significant
disincentive to additional construction.

Flat Sales and Rising Inventories Are Suppressing New Single-Family Construction

Single-Family Units (Thousands)

1999 2001 2003 2005 2007 2009 201

H Inventory of Completed New Units For Sale

= New Home Sales

2013 2015 2017 2019 2021 2023 2025

Note: New home sales are a 12-month rolling average of seasonally adjusted estimates converted to a monthly rate.

Source: JCHS tabulations of US Census Bureau, New Residential Sales.
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Inventories rose even as builders focused on lowering
costs to spur demand. A record-high 41 percent of
builders reported reducing prices in the November
2025 National Association of Home Builders (NAHB)/
Wells Fargo Housing Market Index (HMI). Fully 65
percent of builders in the HMI also offered buyer incen-
tives such as interest rate buydowns to lower monthly
mortgage payments.

Builders also offered more lower-cost housing options.
Homes under 1,800 square feet, which were 23 percent
of single-family completions in 2022, grew to 31 percent
in 2024. To lower land costs, builders shrank lot sizes as
well. Census data show a record-high 39 percent of new
single-family homes were on lots under 7,000 square
feet. And townhomes rose to 18 percent of single-
family completions in 2025, up from 13 percent in 2022.
However, manufactured housing production remains
suppressed despite its potential to offer low-cost
housing at scale. Just 102,700 manufactured homes
were built in 2025, barely a third of the 300,000 units
averaged annually from the 1970s through the 1990s.

Even as homebuilders sought to increase affordability,
new home sales slid 1 percent in 2025 to 678,000. With
sluggish demand from individual buyers, home-
builders have increasingly relied on demand from the
build-to-rent market. In 2025, 106,000 completed
single-family homes were built for rent, representing
1 percent of single-family completions. This was nearly
three times the 4 percent (38,000 units) averaged
annually in the 2000s and 2010s.

In the multifamily segment, starts rose in 2025 but
remained below past peaks as markets strained to
absorb the high volume of completions. Construction
starts in buildings with 2 or more units rose 17 percent
in 2025 to 416,100 units. While this is a noteworthy
increase, it followed double-digit drops in starts in the
previous two years and thus is still 24 percent below
the 547,000-unit peak in 2022. Multifamily permitting
levels suggest a more modestincrease in 2025, rising
just 4 percent after falling 30 percent between 2022
and 2024.

As in the single-family market, increased invento-
ries of new units acted as a headwind to multifamily
construction. In 2025, the multifamily market worked
to absorb the 608,000 multifamily units completed in
2024, the largest number of completions in a single
year since 1986. Completions declined sharply last
year, down 20 percent to 483,700 in 2025, and are
poised to continue falling. The number of multifamily
units currently under construction dropped 11 percent
in 2025 to 693,500, about 30 percent below the 2023
peak of 995,800.

Remodeling Activity Bolstered by
Aging Housing Stock

As construction of new units slowed, owner improve-
ments rose by just over 1 percent in 2025, supported
by an aging housing stock in need of repairs and
improvements. As of 2024, owner-occupied homes
have a median age of 42 years, up from 33 years in
2010. The median age of rental units is even higher, at
43 years in 2024, up from 36 years in 2010.

Typically, older homes necessitate more spending on
maintenance and improvements than newer units,
and repairing and preserving older units is both a
growing priority and a growing share of construction
spending. According to the 2023 American Housing
Survey, owners living in homes built before 1940 spent
an average of $6,700 per year on improvements and
repairs, about 50 percent more than those occu-
pying homes built in 2010 or later. Consequently, as
the median age of the housing stock has increased,
so, too, has spending on improvements. Over the last
10 years, owner improvement spending grew by 153
percent, far outpacing growth in spending on new
multifamily (84 percent) and single-family develop-
ment (90 percent), according to Census data. This
outsized increase raised the share of total construc-
tion spending on owner improvements to 41 percent
in 2025 from 34 percent in 2015. Last year, owner
spending on improvements ($376 billion) rivaled that
on single-family development ($419 billion).
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Progress Toward Reducing the
Housing Shortage Varies by Market

The pandemic-era construction surge produced a
wave of supply additions, particularly of multifamily
units, that is now helping to lift vacancy rates from
historic lows. Nationwide, the homeowner vacancy
rate was 1.1 percent in the first quarter of 2026, up from
a 70-year low of 0.7 percent in the second quarter of
2023, according to the Housing Vacancy Survey (HVS).
Meanwhile, the renter vacancy rate rose to 7.3 percent
in the first quarter of 2026 from a 40-year low of 5.6
percentin the second quarter of 2022.

Vacancy rates are up from pandemic-era lows in
all regions, though the size of the increase varies by
areq, depending largely on supply growth. The largest
rebounds for both homeowner and rental vacancy
rates are in the South and the smallest are in the
Midwest, mirroring regional production levels.

On the one hand, the nationwide rise in vacancy
rates signals progress in alleviating supply shortages.
Indeed, abnormally low vacancy rates in recent years
have been a key indicator of the housing shortage.

Figure 7

Throughout the 1990s (the last relatively stable period),
the for-sale and for-rent markets averaged vacancy
rates of 1.6 percent and 7.7 percent, respectively.
Assuming these rates signify a balanced market, about
700,000 additional vacant units for sale and 800,000
additional rental units would have been required in
2022 to achieve a similar equilibrium. As of the first
quarter of 2026, a more modest 400,000 additional
vacant units for sale and 200,000 for rent are needed
to match those of the 1990s (Figure 7). By this measure,
construction activity since 2022 has reduced the
shortage of vacant units by 900,000 at a time when
various organizations estimate the total shortfall to be
between 1.2 and 5.5 million units.

On the other hand, vacancy metrics are national in
scope and housing shortages are local. A new unit in
Atlanta does not help to alleviate a shortfall in Miami.
As such, national measurements obscure the situa-
tion in any single market. RealPage finds that between
2021 and 2025, the apartment vacancy rate increased
5 percent in Austin and 0.5 percent in Chicago, and
decreased 0.2 percent in San Francisco. During
the same period, the number of active for-sale
listings more than tripled in Austin while falling over

The Shortage of Vacant Units Is Easing as Vacancy Rates Rise

Excess Vacant Units (Millions)

HForRent MFor Sale

Notes: Excess vacant units is the difference between the current number of vacant units and the number of vacant units expected given
historical averages from 1990 to 1999. Vacancy rates exclude units rented or sold but not yet occupied.
Source: JCHS tabulations of US Census Bureau, Housing Vacancy Surveys.

JOINT CENTER FOR HOUSING STUDIES OF HARVARD UNIVERSITY

THE STATE OF THE NATION’S HOUSING 2026 1



Figure 8

The Low-Cost Housing Supply Is Disappearing as the Stock Shifts to Higher Rents

Rental Units (Millions)

Under $600 $600-999

H2014 W2024

$1,000-1,399
ContractRent

$1,400-1,999 $2,000 and Over

Notes: Rents are adjusted for inflation using the CPI-U for All ltems Less Shelter. Units that are occupied but do not receive payment are

excluded. Contract rents exclude utility costs.

Source: JCHS tabulations of US Census Bureau, American Community Survey 1-Year Estimates.

20 percent in Chicago, according to Realtor.com. So,
while the national vacancy rate reflects an easing of
the housing shortage, the shortfall remains substan-
tial in certain markets.

New Construction Is Not Providing
Low-Cost Housing

Although rising vacancy rates suggest some progress
in reducing the housing shortage overall, a massive
deficit remains of units affordable to low-income
households. In 2024, 11.0 million households with
extremely low incomes, defined as up to 30 percent
of area median income, competed for just 3.8 million
rental units that were both affordable and available,
according to the NLIHC. This translates to about 35 units
per 100 extremely low-income households.

To make matters worse, the number of low-rent units
is dwindling as units are lost to demolition or converted
to higher rents. After adjusting for inflation, the number
of units renting for under $600 per month, the level
affordable to the 10.8 million renters earning $24,000

per year or less, has fallen by 30 percent over the last
10 years, from 8.3 million in 2014 to 5.8 million in 2024
(Figure 8). Likewise, the number of units with monthly
rents between $600 and $999 also fell by 33 percent
during the same period. Meanwhile, the number of
units renting for $1,000 or more rose by 46 percent,
including a more than doubling of units renting for
at least $2,000 per month. Together, the trends have
yielded a dramatic shift in the rental housing stock
toward higher-rent units.

Shortages of low-cost housing options are not limited
to the rental market. Affordable homes to purchase
are also scarce, severely limiting first-time home-
buying opportunities for all but the affluent. A recent
update to a 2025 analysis published by the National
Association of Realtors (NAR) and Realtor.com found
that, assuming standard lending terms, just 23 percent
of listings in March 2026 were at a price affordable
to a household earning $75,000 or less, down from
49 percent of listings in March 2019. Based on these
data, the number of listings affordable to households
earning under $75,000 is down more than 60 percent
since March 2019.
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Figure 9

Construction Costs Continue to Rise

Indexed Construction Prices

Annual Change (Percent)
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Notes: Inputs to new residential construction exclude capital investment, labor, and imports. Indexed prices are set to equal 100 in
January 2020. Annual changes are prices from December to December.
Source: JCHS tabulations of US Bureau of Labor Statistics, Producer Price Indexes.

Costly Construction Hinders
Affordable Housing Production

Absent subsidy, most new construction is too expen-
sive to produce low-cost housing. The median asking
rent for newly built units in 2025 was $1,900 per
month, far beyond the $1,400 that a household with
the US median renter income could afford, assuming
the 30 percent of income threshold. Despite recent
efforts to lower homebuying costs, the median price
of a new single-family home was $417,400 in 2025. At
this price, a household needs anincome of roughly
$120,000 to meet the threshold, assuming a 30-year
fixed-rate mortgage, 6.0 percent interest rate, and
3.5 percent downpayment.

And the cost to build new housing is only increasing. The
price of combined inputs to residential construction
has jumped 40 percent since January 2020, according
to the BLS index of construction costs (Figure 9). Prices
for some individual inputs have grown even more,
including gypsum and steel mill products, which have

risen 47 percent and 84 percent, respectively, through
April 2026. In some instances, costs skyrocketed during
the pandemic and have held steady ever since. In
others, new tariffs drove up prices in 2025.

The price of land has also risen sharply. Standardized
lot values increased 52 percent between 2020 and
2024, according to the American Enterprise Institute’s
Land Price Indicator. And 62 percent of builders list lot
availability as a significant challenge they expect to
face this year, according to the HMI from January 2026.

Construction workers’ wages and availability are
also increasingly uncertain. Because foreign-born
workers constitute a disproportionately high share of
construction labor, restrictive immigration policies and
aggressive deportations threaten to push up costs
even further. The construction of data centers may add
competition for land and labor, further complicating
efforts to build more housing, especially low-cost units.
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Governments Must Help Increase the
Supply of Low-Cost Housing

Given the inability of private markets to provide an
adequate supply of low-cost units, federal, state, and
local governments face increasing pressure to address
supply constraints and improve affordability. Growing
numbers of state and local governments are loosening
local zoning and land-use regulations to increase
the quantity and availability of developable land
(Figure 10). In doing so, localities can make it easier for
developers to spread costs over multiple units, gain
efficiencies of scale, and bring down per unit costs.

In 2025, Cambridge, Massachusetts, joined cities like
Cincinnati and Minneapolis in voting to end single-
family zoning, and Maine followed states such as
Washington and Vermont in passing sweeping
statewide reforms allowing small multifamily build-
ings on properties zoned for single-family homes.
Other states, including Arkansas and lowa, adopted
statewide mandates that allow accessory dwelling
units (ADUs) by right on residential lots. And recently,
Kentucky joined Maine, Maryland, and Rhode Island
in allowing manufactured homes to be placed in
single-family zones.

State and local governments are also streamlining
the development process to reduce the time and
capital required to build new housing. South Bend,
Indiana, created a catalog of approved home designs
that correspond with local zoning codes to consoli-
date the approval process and reduce development
timelines. Seattle has taken a similar approach by
introducing approved ADU plans. Montana, Rhode
Island, Tennessee, and other states have passed
laws to increase predictability and clarity in land-use
processes by requiring local approvals to be linked
to clear and specific criteria rather than left to the
discretion of boards or committees.

Another potential obstacle to development is building
codes. Though critical to ensuring occupant health
and safety, among other things, building codes can

Figure 10

State Reforms in 2025 to Promote
Residential Development

Regulatory Change States

Allow accessory dwelling units Arkansas, lowa
(ADUS) in single-family zones

Allow new manufactured Kentucky

homes in single-family zones

Allow multifamily housing in Florida,

commercial zones New Hampshire,
Texas

Establish objective criteria for Tennessee

project approvals

Permit single stairwells in Colorado,

midrise buildings New Hampshire,
Montana

cause delays and complexity that increase devel-
opment costs or prohibit development altogether.
State and local governments are seeking to strike
the right balance. For example, some are considering
permitting multifamily buildings with a single stairwell,
rather than the two more commonly mandated by fire
codes. According to a 2025 report by the Pew Research
Center, single stairway buildings provide more space
for units, cost 6 to 13 percent less to construct than
similar two-stairway buildings, and may be just as safe
given today’s other mandatory fire safety equipment.
As of 2024, 11 states and five cities have changed codes
to advance single stairways for 4- to 6-story buildings,
joining the handful of cities like New York and Seattle
that already permit such designs in midsize buildings.

To fully capitalize on these public sector reforms, the
private sector must also innovate. Productivity in the
homebuilding industry has long lagged the rest of the
economy, increasing only 15 percent between 1993 and
2023. In comparison, the overall economy registered
a 49 percent productivity increase, according to a
2025 report by Ivory Innovations. Advancements in
the use of artificial intelligence by the building trades
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are progressing rapidly. However, these are largely in
sales and administration as opposed to materials and
construction practices, which drive a greater share
of development costs. In a 2005 survey of the top 200
builders, Ivory Innovations found that 71 percent of
Al innovations targeted sales and marketing tools,
followed by business software (69 percent) and digital
design (42 percent). Notably, respondents reported
that Al innovations in materials and construction
productivity were on the horizon.

The Outlook .

. - . Growing humbers
The construction slowdown is likely to continue as
the underlying drivers of affordability and economic of StCIte A nd Iocql
uncertainty linger. The conflict in Iran has pushed up
interest rates and gas prices, placing upward pressure govern me nts are
on inflation, which could increase costs for builders
and would-be renters and homebuyers, and further Ioosening zoning
dampen consumer sentiment. These increases will
also further impede efforts to address the substan- a nd Iq nd -use
tial shortage of low-cost units, which persists even as |
overall vacancy rates for market-rate units rise. As is regu Iqt|ons to ena ble
evident, the private market cannot single-handedly
provide the necessary supply of low-cost housing. more development.

Governments at all levels must continue to innovate
new ways to reduce development costs for market-
rate units, grow the supply of lower-cost housing
options, and increase subsidies for people the markets
cannot serve.
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RENTAL HOUSING

Rental markets are cooling. Demand has weakened amid growing economic uncertainty and constrained
immigration. In many parts of the US, rents are flat or falling modestly as vacancy rates have ticked up,
boosted by a wave of new construction. Meanwhile, rents continue to climb in markets with less multifamily
development. Despite slower rent growth, affordability remains a primary concern across the country.
The number of renter households with cost burdens has hit another record high. Though affordability
challenges are concentrated among lower-income households and households of color, burdens are

rising for many different groups of renters.

Rent Growth Remains Stalled

Rents have declined nationally for the first time since
early 2021. Asking rents for professionally managed
apartments started to fall modestly in the second
half of 2025 and continued falling through the first
quarter of 2026, down by 0.5 percent year over year,
according to RealPage (Figure 21). This decrease
came on the heels of two years of stagnant rent

Figure 21

Apartment Rents Have Flattened
Average Monthly Rent (Dollars)

growth as the market worked to absorb a wave of
new apartment deliveries following rapid pandemic-
era rent increases of up to 15.3 percent.

Asking rents fell in most Southern and Western markets.
Indeed, rents dropped in 65 percent of markets in the
South and 59 percent of those in the West, leading to
overall regional rent decreases of 2.1 percent and 0.4
percent, respectively. Meanwhile, rents continued to

Annual Change (Percent)

2015 2016 2017 2018 2019

2021 2022 2023 2024 2025

= Monthly Asking Rent M Annual Change in Asking Rent (Right scale)

Note: Asking rents are for professionally managed apartments in buildings with five or more units.

Source: RealPage.
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climbin the Midwest (up 1.9 percent) and the Northeast
(up 0.8 percent), increasing in more than 80 percent
of markets in each region.

The strongest rent decreases were in previously
hot Sunbelt metros where rents rose most quickly
during the pandemic. Recent declines were steepest
in Florida markets, including Cape Coral, Naples, and
North Port, where rents fell by at least 9 percent annu-
ally, and in supply-heavy markets like Austin (down
7 percent) and Denver (down 6 percent). Meanwhile,
rents continued torise fastest in supply-constrained
coastal cities like San Francisco (up 9 percent) and
Honolulu (up 7 percent), and in smaller markets like
Champaign, IL (up 6 percent).

Other metrics reveal a similar slowdown. The
Consumer Price Index for rent of primary residence,
which estimates rent changes for the entire rental
stock and is slower to reflect movement, has decel-
erated substantially. By this measure, rents increased
2.8 percent annually in April 2026, down from 4.0
percent the prior year and well below the record-
high 8.8 percent in 2023. The single-family rental
sector tells a similar story. The Cotality Single-Family
Rent Index rose just 1.1 percent annually in February
2026, down from 2.6 percentin February 2025 and its
slowest pace since 2010.

Nevertheless, rents remain persistently high relative to
pre-pandemic levels. By the first quarter of 2026, asking
rents for professionally managed apartments had
risen 29 percent since 2020, outpacing non-housing
inflation, which grew 25 percent during this period. And
these substantial increases were widespread. Apart-
ment rents were 41 percent higher in the Midwest, 38
percent higher in the Northeast, and up by 28 percent
in the South and 23 percent in the West.

Rental Vacancy Rates Are Ticking Up

Vacancy rates are rising, which has helped to place
downward pressure on rents. In the first quarter of
2026, the national rental vacancy rate hit 7.3 percent,

according to the HVS. This is up substantially from the
5.6 percent registered in 2022, the lowest vacancy
rate in over four decades.

In the professionally managed apartment sector,
vacancy rates have grown from record lows. The
national apartment vacancy rate inched up to 5.1
percent in the first quarter of 2026 from 5.0 percent
the year prior, according to RealPage. By comparison,
vacancy rates were just 2.5 percent in early 2022.
Across both professionally managed apartments
and the broader rental stock, vacancy rates are rising
in response to the higher levels of apartment deliv-
eries beginning in 2023 and, more recently, softening
demand amid mounting economic headwinds.

Apartment vacancy rates have increased in every
region except the Midwest, where vacancies were
stable. However, they are highest in the South (6.0
percent) and the West (4.9 percent), where rents
have declined the most and new supply has been
particularly concentrated. Meanwhile, vacancy rates
remain lower in the Northeast (3.8 percent) and the
Midwest (4.3 percent), sustaining upward pressure
on rents in these regions.

Vacancy rates have also climbed in an increasing
number of markets. Of the 150 large markets tracked
by RealPage, vacancy rates rose year over year in
84 in the first quarter of 2026, compared to just 16 a
year earlier.

Renter Demand Slows from
Record Highs

After record-breaking growth, apartment demand
cooled sharply in the back half of last year. From
early 2024 through mid-2025, rental demand surged
in parallel with the wave of new supply, aided by
a difficult homebuying market that forced many
would-be buyers to continue renting. After peaking
at 785,000 households in the second quarter of 2025,
annual net renter growth fell precipitously to 303,000
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Figure 22

Apartment Demand and Completions Have Cooled from Record Highs

Annual Net Change (Thousands)

2015 2016 2017 2018 2019

= Apartment Households = Completed Apartments
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Note: Estimates are four-quarter rolling totals for professionally managed apartment buildings with five or more units.

Source: RealPage.

in the first quarter of 2026 (Figure 22). This slow-
down is driven in part by restrictions on immigration,
weakness in the labor market, and near-record-low
consumer sentiment.

The slackening of renter demand in the professionally
managed segment has been felt across the country.
Between the second quarter of 2025 and the first
quarter of 2026, every region experienced a notable
slowdown in household growth. The most signifi-
cant deceleration occurred in the South (down 63
percent), followed by the Midwest (down 61 percent),
the West (down 60 percent), and the Northeast (down
54 percent).

Renter demand has also cooled substantially across
the broader rental market. According to the HVS,
though the number of renter households rose by a
robust 1.1 million year over year in the first quarter of
2025, it plunged to 460,000 by the end of the year.
The slowdown continued into 2026, with the number
of renter households increasing by just 353,000 year
over year in the first quarter.

Higher-Income Rentership Grows

Lower-income households are far more likely than
their higher-income counterparts to rent their homes.
Though just over a third (35 percent) of all US house-
holds are renters, more than half (56 percent) of all
households earning less than $30,000 are renters, as
are nearly half (48 percent) with incomes between
$30,000 and $44,999. By contrast, renters constitute
just 23 percent of households earning at least $75,000.

However, strong renter household growth in recent
years has been largely driven by higher-income
households. Between 2019 and 2024, the nation gained
2.0 million renter households. Fully 1.5 million of these
households (76 percent) had an annual income of at
least $75,000 in inflation-adjusted terms.

The growth in higher-income renters tracks with the
recentrise in the cost of homeownership. Aside from a
brief period when this cohort declined amid record-low
interest rates early in the pandemic, the population
of higher-income renters has steadily increased
since 2021 as home prices, interest rates, and non-
mortgage costs have rapidly risen. But rising numbers of
higher-income renters have also been part of a
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longer-term trend. Between 2014 and 2024, the
number of higher-income renters increased from
12.2 million in 2014 to 16.3 million in 2024, and from 28
percent to 35 percent of all renters.

Meanwhile, the cohort of lower-income renters has
shrunk as renters’ incomes have shifted upward.
Between 2014 and 2024, the number of renters with
incomes under $30,000 in inflation-adjusted terms
declined from 15.1 million to 13.0 million, and from 35
percent to 28 percent of all renters (Figure 23).

Still, in 2024, the median household income for
renters was $53,700, roughly half that of homeowners
($99,800). Renters also possess less wealth than their
homeowning counterparts, who can build home
equity. Renter households have a median net wealth
of $10,400, as compared to $396,200 for homeowners,
according to the 2022 Survey of Consumer Finances.
Absent arobust nest egg, many renters may struggle
to save for a downpayment, fund retirement, investin
education or other tools to better compete in the labor
market, build generational wealth, or pursue other
pathways to economic stability and mobility.

Figure 23

Renter Unaffordability Hits
All-Time High

The number of cost-burdened renters hit a record
high for the fourth consecutive year in 2024 at 22.7
million renter households (Figure 24). While the
annual increase was a relatively modest 170,000,
the number of cost-burdened renter households
has leaped by 2.3 million since 2019. Severely cost-
burdened renters drove most of the increase. There
were 12.1 million severely burdened renter households
in 2024, up 1.5 million since 2019.

The rapidrise in rents in the early 2020s has driven up
the share of cost-burdened renters. Fully 49 percent
of renters were burdened in 2024, up 3.1 percentage
points since 2019. Moreover, 26 percent of renters were
severely cost burdened, anincrease of 2.3 percentage
points since before the pandemic.

These affordability challenges are geographically
widespread. In 12 states, more than half of renters are
cost burdened, led by Florida (59 percent), Nevada
(57 percent), California (54 percent), and Connecticut

Higher-Income Households Constitute Most Renter Growth

Renter Households (Millions)

Under $30,000 $30,000-44,999

$45,000-74,999

$75,000 and Over

Household Income

W2014 W2019 W2024

Note: Household incomes are adjusted for inflation using the CPI-U for All items.
Source: JCHS tabulations of US Census Bureau, American Community Survey 1-Year Estimates.
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(52 percent). Rates are also high in many of the
nation’s markets, with the majority of renter house-
holds cost burdened in 48 of the 100 largest metros.
Most of these markets experienced notably steep rent
growth without a proportionate rise in incomes, such
as Miami, Las Vegas, and Orlando, where 60 percent or
more of renters were burdened in 2024. Even in lower-
rent large markets like Des Moines and Wichita, where
burden rates were lowest, 39 percent and 41 percent
of renters were cost burdened, respectively.

Cost-burden rates are also high for renters of color,
due in part to a history of discrimination in housing,
employment, and education that has depressed
wages and limited housing options for this group.
More than hallf of Black (57 percent) and Hispanic (54
percent) renters were cost burdened in 2024, as were
half of multiracial renters. These rates far exceed the
share of Asian (44 percent) and white (45 percent)
households living in unaffordable housing. Native
American renters (44 percent) also have lower burden
rates, reflecting their relatively low rents and greater
likelihood of living outside metropolitan areas and in
substandard housing.

Figure 24

The disparity between renters of color and their white
counterparts is also evident among those facing the
worst affordability challenges. The share of severely
cost-burdened renters was highest among Black (32
percent) and Hispanic (29 percent) renters. Mean-
while, Native American (26 percent), multiracial (26
percent), and Asian (24 percent) households were
also more likely to be severely burdened than white
(23 percent) households.

Unaffordability Is Worst for Lower-
Income Renters

While affordability challenges are widespread, they
are concentrated among renters with lowerincomes.
In 2024, 83 percent of renters earning under $30,000
were cost burdened, up 1.1 percentage points since
2019. Of these, more than two-thirds (67 percent)
have severe burdens, a substantial increase of 4.8
percentage points since just before the pandemic.
The share of lower-income renters with burdens has
been persistently high for over two decades, with 78
percent of renters cost burdened as far back as 2001.

The Number of Cost-Burdened Renters Hit New Record in 2024

Renter Households (Millions)

Share with Cost Burdens (Percent)

2001 2003 2005 2007 2009 201

H Severely Cost Burdened H Moderately Cost Burdened

2013 2015 2017 2019 2021 2023

= Share with Cost Burdens (Right scale)

Notes: Moderately (severely) cost-burdened households spend more than 30% (more than 50%) of income on housing and utilities.
Estimates for 2020 are omitted due to data collection issues experienced during the pandemic.
Source: JCHS tabulations of US Census Bureau, American Community Survey 1-Year Estimates.
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Lower-income renters have difficulty finding housing
they can afford in every state in the country. At least
70 percent of households earning under $30,000
are cost burdened in each of the 50 states. But cost
burdens are highest in Western and Sunbelt states,
where rents have risen most rapidly in recent years. In
Nevada, for example, a stunning 92 percent of renters
with lower incomes are cost burdened, the highest
rate in the country. Likewise, Texas, Utah, Californiaq,
and Florida have burden rates of 87 percent or more
among these households.

While cost burden rates are especially high for renters
with lower incomes, affordability challenges have
increasingly hit households up the income scale, with
cost burdens rising fastest in recent years among those
with moderate incomes. The share of burdened renters
earning between $45,000 and $74,999 increased by
9.5 percentage points to 49 percent between 2019 and
2024. For those earning $30,000 to $44,999, the share
grew by 3.8 percentage points to 72 percent. Mean-
while, just 14 percent of higher-income households
were cost burdened, up 4.1 percentage points during
the same period.

Figure 25

Asrentsrise, residual incomes—the amount remaining
each month after paying rent and utilities—are
declining. This is especially true for lower-income
households. For renters earning under $30,000, real
residual incomes plummeted by 48 percent between
2019 and 2024, to just $210 (Figure 25).

With so little remaining each month, renters are
forced to make difficult trade-offs, especially renters
with the greatest affordability challenges. Severely
cost-burdened renter households in the lowest
expenditure quartile (a proxy for lower income)
spent 50 percentless on food and 37 percentless on
healthcare than unburdened households, according
to the 2024 Consumer Expenditure Survey. A majority
of severely burdened renters are households with
children, or those headed by an older adult or an
individual with a disability. For these groups, reduced
spending carries particularly serious consequences,
whether due to the critical role of nutrition in child-
hood development or the greater care needs of older
adults and people living with disabilities.

Lower-Income Renters Have Little Left Over After Paying for Housing

Median Residual Income for Renters Earning Under $30,000 (Dollars)

400 -

300 -

200 -

100 -

0

2001 2003 2005 2007 2009 201

2013 2015 2017 2019 2021 2023

Notes: Household incomes and residual incomes are adjusted to 2024 dollars using the CPI-U for All ltems. Households that do not pay
rent are excluded. Estimates for 2020 are omitted due to data collection issues experienced during the pandemic.
Source: JCHS tabulations of US Census Bureau, American Community Survey 1-Year Estimates.
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Rising Costs Are Straining
Apartment Owners

Apartment owners are grappling with higher
operating costs amid softening rents and rising vacan-
cies. According to data from Yardi Matrix, operating
expenses in market-rate properties increased 2.0
percent annually in the 12 months ending March 2026.
While this rate of increase is down from 3.9 percent a
year earlier and a peak of 8.8 percent in 2023, oper-
ating costs have risen enormously in recent years.
Between 2019 and 2026, operating expenses jumped
nearly 37 percent, from $6,950 per unit to $9,510. Rising
costs have been driven in part by growing insurance
premiums. According to Trepp, the cost of multifamily
property insurance nearly doubled between 2019 and
2024. For operators of affordable properties, insurance
costs and other expenses can be even higher.

Simultaneously, softening rents have placed down-
ward pressure on operators’ bottom lines. According
to Yardi Matrix, expenses rose faster than incomes
for the third consecutive year, pushing down net
operating income growth. Through early 2026, net
operating income grew a modest 1.3 percent, down
from 2.3 percent in 2025 and a fraction of the 9.5
percent peakin 2023.

After declining annually for more than three years,
apartment prices are essentially flat. According to MSC],

apartment prices declined for 38 consecutive months
year over year through early 2026, the longest such
streak on record. But prices have recently stabilized,
rising a minuscule 0.03 percent in March 2026. Mean-
while, apartment capitalization rates—net operating
income divided by apartment prices—have held at 4.4
over the past year, according to the National Council
of Real Estate Investment Fiduciaries.

Years of falling prices have supported more transac-
tion activity for existing apartments. Apartment sales
volumes rose 6 percent annually to $170 billion for the
year ending in the first quarter of 2026. However, this
remains below the $195 billion recorded in 2019 and
is down steeply from 2021 levels, when sales volumes
totaled $359 billion.

The Outlook

In the near term, economic uncertainty and a stalling
labor market will place downward pressure on rental
demand, even as the high costs of homeownership
keep some more affluent households renting for
longer. Slowing household growth and rising vacancies
are likely to suppress rent growth or even force down
rent levels in some markets. At the same time, rising
apartment operating costs may place upward pres-
sure on rents. Given that cost burdens are persistently
high, unaffordability will remnain a major challenge for
many renters, especially those with lower incomes.
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2025 Affordable Housing Appeals List - Exempt Municipalities

2025
2020 2025 2025 Single 2025 2025 2025
Census Tenant . Deed Total
Town : Gov Family ; . Percent
Housing . Rental Restricted | Assisted
Stock PESEEE Assistance Gl Units Units Tkl
Mortgages

Ansonia 8104 232 825 175 0 1,232 15.20%
Berlin 8571 644 43 169 13 869 10.14%
Bloomfield 9717 645 139 354 0 1,138 11.71%
Bridgeport 58874 6,699 4428 837 8 11,972 20.33%
Bristol 27251 1,919 1010 1,190 0 4,119 15.12%
Danbury 33562 1,619 1336 368 205 3,528 10.51%
Derby 5759 296 365 131 0 792 13.75%
E Hartford 21361 1,671 741 1,160 0 3,572 16.72%
E Windsor 5348 559 41 120 0 720 13.46%
Enfield 17741 1,360 227 743 7 2,337 13.17%
Groton 18154 3,897 97 333 20 4,347 23.95%
Hartford 53259 11,771 9,159 1,578 0 22,508 42.26%
Manchester 26445 1,916 1,030 967 32 3,945 14.92%
Meriden 26177 2,354 1,461 1,095 8 4,918 18.79%
Middletown 21671 3,220 1,225 542 25 5,012 23.13%
New Britain 31510 3,195 1,650 1,273 84 6,202 19.68%
New Haven 57525 10,187 7,706 884 252 19,029 33.08%
New London 12119 1,659 502 524 180 2,865 23.64%
Newington 13219 618 130 579 36 1,363 10.31%
Norwalk 38152 2,606 1,625 397 764 5,392 14.13%
Norwich 18769 2,362 839 633 0 3,834 20.43%
Plainfield 6264 429 202 174 4 809 12.92%
Putnam 4292 465 60 57 0 582 13.56%
Stamford 56953 4,754 2,152 360 1739 9,005 15.81%
Torrington 17040 992 365 685 0 2,042 11.98%
Vernon 14761 1,537 503 386 12 2,438 16.52%
Waterbury 48392 5,675 3,328 1,776 26 10,805 22.33%
West Haven 22735 1,024 2,103 407 0 3,534 15.54%
Winchester 5405 270 141 148 0 559 10.34%
Windham 9663 1,873 633 336 0 2,842 29.41%
Windsor Lo. 5815 297 167 263 0 727 12.50%




2025 Affordable Housing Appeals List - Non-Exempt Municipalities

2025
2020 2025 2025 Single 2025 2025 2025
Census Tenant - Deed Total
Town - Gov Family ; . Percent
Housing . Rental Restricted | Assisted
Stock EETEE Assistance Cinln Units Units ATEEED
Mortgages

Andover 1324 24 0 38 0 62 4.68%
Ashford 1923 32 3 32 0 67 3.48%
Avon 7713 244 31 45 2 322 4.17%
Barkhamsted 1566 0 4 30 0 34 2.17%
Beacon Falls 2618 0 8 70 0 78 2.98%
Bethany 2039 0 1 14 0 15 0.74%
Bethel 7980 192 42 113 80 427 5.35%
Bethlehem 1605 24 0 8 0 32 1.99%
Bolton 2045 0 3 42 0 45 2.20%
Bozrah 1131 0 2 28 0 30 2.65%
Branford 14180 260 63 140 9 472 3.33%
Bridgewater 863 0 0 1 0 1 0.12%
Brookfield 7116 155 26 81 132 394 5.54%
Brooklyn 3342 205 15 50 0 270 8.08%
Burlington 3628 27 0 60 0 87 2.40%
Canaan 639 1 2 6 3 12 1.88%
Canterbury 2044 76 1 48 0 125 6.12%
Canton 4383 251 33 66 32 382 8.72%
Chaplin 955 0 2 27 0 29 3.04%
Cheshire 10401 259 17 104 17 397 3.82%
Chester 1793 23 5 13 0 41 2.29%
Clinton 6283 105 7 66 0 178 2.83%
Colchester 6441 364 49 150 4 567 8.80%
Colebrook 694 0 0 8 1 9 1.30%
Columbia 2294 24 2 51 0 77 3.36%
Cornwall 1002 28 1 5 0 34 3.39%
Coventry 5273 103 4 142 20 269 5.10%
Cromwell 6162 212 8 195 0 415 6.73%
Darien 7265 161 20 0 133 314 4.32%
Deep River 2112 44 7 29 0 80 3.79%
Durham 2828 36 0 29 0 65 2.30%
East Granby 2183 72 2 49 0 123 5.63%
East Haddam 4477 73 3 64 0 140 3.13%
EastHampton 5637 70 5 115 25 215 3.81%
East Haven 12394 613 182 311 0 1,106 8.92%
East Lyme 9080 452 26 83 19 580 6.39%
Eastford 806 0 0 12 0 12 1.49%
Easton 2756 0 0 4 6 10 0.36%
Ellington 7054 260 8 130 0 398 5.64%
Essex 3329 75 1 15 16 107 3.21%
Fairfield 21982 254 172 75 295 796 3.62%







2025 Affordable Housing Appeals List - Non-Exempt Municipalities

2025
2020 2025 2025 single 2025 2025 2025
Census Tenant - Deed Total
Town . Gov Family ; : Percent
Housing . Rental Restricted | Assisted
Stock P Assistance Siala Units Units AT Elelle
Mortgages

NoStonington 2226 0 3 20 8 31 1.39%
Old Lyme 4988 64 1 13 3 81 1.62%
Old Saybrook 5870 52 11 19 78 160 2.73%
Orange 5480 92 22 13 6 133 2.43%
Oxford 5022 36 8 35 42 121 2.41%
Plainville 8045 242 50 327 22 641 7.97%
Plymouth 5151 178 23 218 0 419 8.13%
Pomfret 1686 32 2 10 0 44 2.61%
Portland 4128 120 95 71 0 286 6.93%
Preston 2049 40 6 37 0 83 4.05%
Prospect 3762 0 4 64 55 123 3.27%
Redding 3664 0 2 14 0 16 0.44%
Ridgefield 9506 175 6 24 88 293 3.08%
Rocky Hill 9319 235 82 153 0 470 5.04%
Roxbury 1163 19 0 4 0 23 1.98%
Salem 1719 0 2 29 0 31 1.80%
Salisbury 2519 34 1 1 14 50 1.98%
Scotland 650 0 0 22 0 22 3.38%
Seymour 7112 262 32 119 0 413 5.81%
Sharon 1724 32 1 2 0 35 2.03%
Shelton 17174 452 73 154 82 761 4.43%
Sherman 1834 0 0 6 0 6 0.33%
Simsbury 10057 289 69 110 28 496 4.93%
Somers 3622 146 8 44 0 198 5.47%
So Windsor 10804 443 58 198 12 711 6.58%
Southbury 9270 90 7 40 0 137 1.48%
Southington 18145 499 57 409 66 1,031 5.68%
Sprague 1268 20 13 25 1 59 4.65%
Stafford 5237 226 25 140 0 391 7.47%
Sterling 1479 0 5 24 0 29 1.96%
Stonington 9447 484 19 71 14 588 6.22%
Stratford 21643 524 448 387 33 1,392 6.43%
Suffield 5879 296 6 78 4 384 6.53%
Thomaston 3340 104 7 111 0 222 6.65%
Thompson 4143 151 11 38 0 200 4.83%
Tolland 5630 127 7 138 3 275 4.88%
Trumbull 13159 315 17 88 293 713 5.42%
Union 377 0 0 3 0 3 0.80%
Voluntown 1135 20 2 24 0 46 4.05%
Wallingford 18938 482 148 310 35 975 5.15%
Warren 790 0 0 1 0 1 0.13%




2025 Affordable Housing Appeals List - Non-Exempt Municipalities

2025

2020 2025 2025 Single 2025 2025 2025
Census Tenant - Deed Total
Town . Gov Family ; . Percent
Housing . Rental Restricted | Assisted
Stock Pl Assistance Gl Units Units Auilizklole
Mortgages

Washington 2056 17 1 3 28 49 2.38%
Waterford 8873 253 39 251 16 559 6.30%
Watertown 9137 205 34 255 0 494 5.41%
W. Hartford 27240 885 861 342 275 2,363 8.67%
Westbrook 3976 140 7 29 29 205 5.16%
Weston 3671 0 1 6 0 7 0.19%
Westport 10567 284 73 1 86 444 4.20%
Wethersfield 11809 748 110 291 0 1,149 9.73%
Willington 2685 184 4 38 0 226 8.42%
Wilton 6567 159 11 14 67 251 3.82%
Windsor 12038 154 250 521 26 951 7.90%
Wolcott 6408 313 8 226 0 547 8.54%
Woodbridge 3476 30 8 5 0 43 1.24%
Woodbury 4584 60 2 44 0 106 2.31%
Woodstock 3669 24 1 27 0 52 1.42%
Totals 1,530,197 99,255 50,403 30,180 6,332 | 186,170







Effective April 13, 2006
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2000 CENSUS GOVERNMENTALLY CHFA/FmHA

DEED

TOTAL

TOWN HOUSING UNITS ASSISTED UNITS MORTAGES RESTRICTED ASSISTED PERCENT
Towns which are exempt under Section 8-30g CGS
1|Ansonia 7,937 1,489 103| 1,592 20.06%
2|Bloomfield 8,195 753 265 1,018 12.42%
3|Bridgeport 54,367 5,532 993 4 6,529 12.01%
4|Bristol 26,125 3,421 909 6 4,336 16.60%
5|Brooklyn 2,708| 420 66 486 17.95%
6|Danbury 28,519 2,462 290 118 2,870 10.06%
7| Derby 5,568 525 57 582 10.45%
8|East Hartford 21,273 2,222 823 3,045 14.31%
9|East Windsor 4,356 591 80 14 685 15.73%
10| Enfield 17,043 1,552 480 7 2,039 11.96%
11|Groton 16,817 3,318 271 10 3,599 21.40%
12|Hartford 50,644 17,179 1,499 18,678 36.88%
13|Killingly 6,909 571 282 853 12.35%
14|Manchester 24,256 2,797 733 44 3,574 14.73%
15|Mansfield 5,481 568 70 638 11.64%
16|Meriden 24,631 2,710 1,016 4 3,730 15.14%
17|Middletown 19,697 2,916 500 3,416 17.34%
18|New Britain 31,164 4,164 1,125 3 5,292 16.98%
19|New Haven 52,941 14,330 1,099 384 15,813 29.87%
20|New London 11,560 2,034 384 22 2,440 21.11%
21|Norwalk 33,753 3,081 245 538 3,864 11.45%
22|Norwich 16,600 2,751 505 3,256 19.61%
23| Plainfield 5,676 550 271 821 14.46%
24|Putnam 3,955 418 128 546 13.81%
25| Stamford 47,317 5,064 220 104 5,388 11.39%
26| Torrington 16,147 1,232 563 1,795 11.12%
27|Vernon 12,867 1,971 293 25 2,289 17.79%
28|Waterbury 46,827 7,185 2,349 9,534 20.36%
29|West Haven 22,336 2,279 405 2,684 12.02%
30|Winchester 4,922 492 117 609 12.37%
31|Windham 8,926 2,076 403 2,479 27.77%
Towns which are not exempt under Section 8-30g CGS

32|Andover 1,198 24 15 9 48 4.01%
33| Ashford 1,699 43 37 80 4.71%)
34{Avon 6,480 86 17 103 1.59%
35| Barkhamsted 1,436 1 10 11 0.77%)|
36|Beacon Falls 2,104 5 18 23 1.09%
37|Berlin 6,955 202 49 21 272 3.91%
38|Bethany 1,792 0 3 3 0.17%
39|Bethel 6,653 313 62 46 421 6.33%
40|Bethlehem 1,388 24 0 24 1.73%
41|Bolton 1,969 1 12 13 0.66%)
42|Bozrah 917 4 19 23 2.51%
43|Branford 13,342 348 124 472 3.54%
44{Bridgewater 779 0 1 1 0.13%
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97|Middlefield 1,740 30 11 41 2.36%

98| Milford 21,962 1,097 173 107 1,377 6.27%

99|Monroe 6,601 31 6| 37 0.56%
100{Montville 6,805 101 174 275 4.04%
101{Morris 1,181 20 1 21 1.78%
102|Naugatuck 12,341 808 299 1,107 8.97%
103{New Canaan 7,141 145 1 31 177 2.48%
104{New Fairfield 5,148 0 20 4 24 0.47%
105|New Hartford 2,369 21 37 58 2.45%
106|New Milford 10,710 146 111 257| 2.40%
107|Newington 12,264 390 307 1 698 5.69%
108|Newtown 8,601 136 12 15 163 1.90%
109|Norfolk 871 29 2 31 3.56%
110[North Branford 5,246 67 42 109 2.08%
111{North Canaan 1,444 102 7 109 7.55%
112|North Haven 8,773 369 65 434 4.95%
113{North Stonington 2,052 4 11] 15| 0.73%)
114{OIld Lyme 4,570 63 4 3 70 1.53%
115|0ld Saybrook 5,357 52 12 64 1.19%
116|Orange 4,870 46 5 51 1.05%
117|Oxford 3,420 34 6| 40 1.17%
118 Plainville 7,707| 238 286 32 556 7.21%
119|Plymouth 4,646 181 141 322 6.93%
120|Pomfret 1,503 34 13 47 3.13%
121{Portland 3,528 274 25 299 8.48%
122|Preston 1,901 41 23 64 3.37%
123|Prospect 3,094 1 12 13 0.42%
124{Redding 3,086 0 0 0 0.00%
125|Ridgefield 8,877 148 11 159 1.79%
126{Rocky Hill 7,962 238 145 383 4.81%
127|Roxbury 1,018 18 0 18 1.77%
128|Salem 1,655 1 15 16 0.97%
129|Salisbury 2,410 16 3 19 0.79%
130|Scotland 577 2 8 10 1.73%
131 Seymour 6,356 278 82 360 5.66%
132[Sharon 1,617 20 4 24 1.48%
133|Shelton 14,707 320 49 82 451 3.07%
134|Sherman 1,606 0 1 1 0.06%
135{Simsbury 8,739 260 39 299 3.42%
136|Somers 3,012 56 8| 64 2.12%
137|South Windsor 9,071 387 156 543 5.99%
138|Southbury 7,799 85 11 96 1.23%
139|Southington 15,557 663 240 11 914 5.88%
140|Sprague 1,164 30 19 49 4.21%
141{Stafford 4,616 191 126 317 6.87%
142|Sterling 1,193 3 34 37 3.10%
143 Stonington 8,591 317 49 366 4.26%
144]Stratford 20,596 833 206 33 1,072 5.20%
145 Suffield 4,853 134 35 15 184 3.79%
146 Thomaston 3,014 98 94 192 6.37%
147|Thompson 3,710 166 59 225 6.06%
148| Tolland 4,665 94 55 149 3.19%
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149| Trumbull 12,160 307 23| 130 460, 3.78%)
150]Union 332 1 3 4 1.20%)
151|Voluntown 1,091 21 28| 49 4.49%
152|Wallingford 17,306 653 292 40 985 5.69%
153|Warren 650 0 1 1 0.15%)
154|Washington 1,764 14 2 23 39 2.21%)|
155|Waterford 7,986 128 136 264 3.31%
156|Watertown 8,298 227 112 339 4.09%
157|West Hartford 25,332 1,189 280 132 1,601 6.32%
158|Westbrook 3,460 143 9 24 176 5.09%
159|Weston 3,532 0 0 0 0.00%)
160|Westport 10,065] 210 7 3 220 2.19%)
161|Wethersfield 11,454 693 161 854 7.46%
162|Willington 2,429 132 32 164 6.75%)
163|Wilton 6,113 90 3 69 162 2.65%
164|Windsor 10,900, 335 300 635 5.83%
165|Windsor Locks 5,101 267 152 419 8.21%
166|Wolcott 5,544 315 112 427 7.70%)
167|Woodbridge 3,189 34 4 38 1.19%
168|Woodbury 3,869 62 18 80 2.07%)
169|Woodstock 3,044 29 29 58 1.91%

1,385,978 119,008 24,080 2,569 145,657  10.51%
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32,296
sS4, 247
11,946
32,535
16,532
5,471
3,836
45,071
15,501
12,797
47,583

5,137

8,778

1,031
1,664
5,888
1,381
2,076
6,539
1,672
4,552
1,318
1,754
908
13,441
761
5,505
2,620
595
1,616
3,385
823
8,966

1994 AFFORDABLE APPEALS PROCEDURE LIST

Fam{ly

Eldlery

CHFA
Mortgagce

Decd
Restrictions  Percentages

.........................

TOWNS WHICH ARE EXENPT UNDER SECTION 1(f) OF P.A. 89-311

965
218
6,544
1,25%
102
1,670
368
859
2,754
12,413
1,610
2,066
2,261
501
3,381
8,867
1,249
1,883
1,302
271
231
3,910
758
1,437
5,059
352
1,308

166
406
3,082
1,021
109
872
124
377
.89
3,257
393
874
827
361
1,201
3,962
605
787
835
175
225
1,621
509
624
2,241
166
413

119
268
1,981
771
52
&03
75
672
273
1,623
572
828
762
370
911
1,600
329
436
440
163
54

379.

469
283
1,848
94
144

TOUNS WHICH ARE NOT EXCMPT UNDER

159

18

54
15

20

24
32
39

0

70
0
1264
24
0

o]
172

35
.35
14
20
25
73
4L
89
[v
23
16
Q9
1
57
29

16.35%
11.13%

42 20.51%
24 12.06%
10.49%

14.72%

13.59%

7 11.43%
20.88%

30.85%

11.65%

4 15.08%
18.63%

10,08%

17.01%

64 26.68%
18.27%

149 10.00%
15.59%

11.13%

13.30%

13.11%

11.20%

18.32%

19.23%

11.91%

13 21.39%

SECTION 1(f) OF P.A. 89-311

5.72%
4.15%
0.99%
2.46%
1.40%
2.29%
0.30%
3,804
2.12%
1.43%
1.98%
3.20%
0.13%
1.71%
1.79%
1.85%
6.93%
6.61%
1.36%
2.32%



1994 AFFORDABLE APPEALS PROCEDURE LIST

1994 EsC. CHFA Deed
Municipality Hsg Units Famity Eldlery Mortgage Rcstrictiong Percentages
Chester 1,459 1 23 1 - 2.40%
¢linton 5,529 18 78 S5 2.73%
Colchester 4,679 172 &8 91 ) 7.50%
Calebrook &35 1 0 1 1.89%
Columbia 1,848 0 24 3Q 2.92%
Cornwall . 860 18 o 1 2.21%
Coventry 4,174 10 80 161 6.01%
Cromett S, 164 3 147 92 : 4, 49%
Danbury 26,332 1,180 963 410 24 $.79%
parien 6,726 53 30 1 1.25%
Deep River 1,857 9 26 17 2.80%
berby 5,355 233 167 34 8.10%
purham 2,087 g 0 20 0.96%
East Granby 1,779 Q 72 2h 5.40%
£ast Haddom 3,517 2 36 46 2.39%
East Hampton 4,382 4 70 59 3.04%
" East Haven 10,905 270 120 318 6.49%
East Lyme 7,122 95 94 85 3.85%
gastford 645 0 8] 3 0.4T%
Easton 2,307 0 a 0 Q.00%
Ellington 4,704 216 42 129 8.23%
€ssex 2,813 2 36 18 1.99%
Fairficld 20,505 165 223 53 2.15%
Farmington 9,023 149 131 S5 6 4,00%
Franklin 683 ’ 1 Q 11 1.76%
Glastonbury 11,578 - 280 295 (4 5.61%
Goshen 1,334 0 o} 3 0.22%
Cranby 3,634 24 81 21 3.4T%
Greenwich - 23,782 519 528 3 33 4.55%
Griswold 4,346 82 40 139 6.47%
Gui lford 8,057 19 90 19 ' 1.56%
Haddam 2,704 2 22 12 1.33%X
Hamden 22,826 . 883 561 251 2 7.63%
Hampton 625 0 - 0 Q 1.44%
Hartland 722 12 0 8 2,774
Harwinton 1,¥27 ) 20 17 1.92%
Hebron 2,710 8 25 A 2.734
Kent 1,462 5 24 3 2,194
Killingly §,728 231 237 92 8.32%
Kitlingworth 2,039 1 0 A 0.15%
Lebanon 2,566 14 24 47 3, 3%
Ledyard 5,345 9 30 206 4.58%
L isbon 1,460 2 0 58 4.11%
Litchfield 3,530 21 14 17 4,314
Lyme 1,038 0 Q 3 4 0.68%
Madison 6,897 1 30 [} 1.61%
Hansfield 5,344 143 166 62 6.94%
Marlborough 1,984 1 24 21 2.32%
Middlebury 2,403 v 0 1 0.46%
Middletield 1,633 0 320 18 2.964%
Milford 20,870 274 477 186 4,49%
Monroe 5,883 1 30 12 0.73%
Montville 6,59% 2 80 257 5.17%
Morris 1,121 0 20 3 2.05%



Municipality

1004 Est.
Hsg Units

1994 AFFORDABLE APPEALS PROCEDURE LISY

Family

Eldlery

CHFA

Deed

Mortgage Restrictions

Percents

ges

............................................................................................

New Canaan
New Fafrfield
New Hartford

New Milford

Newington
Newtown
. Norfalk
North Branford
Narth Canaan
. Noerth Raven
North Stonington
old Lyme
old Saybrook
Orange
Oxford
plainville
Plymecuth
Pomfret
Portland
Preston
Prospect
Redding
Ridgefield
Rocky Hill
Roxbury
Salem
Salisbury
Scotlend
Seymour
sharon
Shelton
Sherman
Simsbury
soners

South Windsor

Southbury

South{ngton

Sprague
Stafford
Sterling
Stonington
Stratford
Suffield
Thomaston
Thompson
Tolland
Trumbull
union
Voluntown
Watlingford
Warren
Washington
Waterford’
Watertown

—

41

168

21

80

21

41

31

452

91

71
8sa

U NI - T

129

24
36

34
144
P

70
40

185

40
161

129
225
32

43

43
24
14
29

~N W

263

150
12
256
14
119
20
128
299
39
70
29
107

32
284

190
167

[

.80%
163
1%
147



1994 Est.

Hunicipality Hsg Units
«est Hartford 25,177
Jest Haven : 22,765
Westbrook 3,259
Wegtan 3,362
Westport 9,877
Jethersfield = 10,913
Witlington 2,367
witton 5,945
Windsor 10,532
Windsor Lacks 4,978
Wolcott 5,115
Woodbridge 2,930
Woodbury 3,587
Woodstock 2,742

Connecticut Totals 1,349,951

1994 AFFORDABLE APPEALS PROCEDURE LIST

Fomily

Eldlery

........................................................................................

547

85
152
131
108

30

48

26

38,420

CHFA
Mortgage

M
30

223
164
109

20

24,512

Deed
Restrictions Percentages

44 2.04%

632 10.17%
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