
American Housing:
An Assessment of the National Housing Crisis, Policy, and Potential Solutions

Introduction:

This working paper aims to explain and contextualize the housing crisis in Teton
Valley, Idaho within the broader scope of national housing policy. It is the first step in a
comprehensive exploration of housing insecurity on a national, regional, and local level.
This document is designed to provide background and lay the groundwork for
discussions on affordable housing and the current housing crisis.

Terminology:

There are several terms that are important for understanding the housing crisis.
These terms are defined below with the goal of providing a much needed, and often
overlooked, foundation for the discussion of housing issues both nationally and locally.

Housing Insecurity: The federal government defines, “housing insecurity as
high housing costs in proportion to income, poor housing quality, unstable
neighborhoods, overcrowding, or homelessness.”1 While there are many factors that
contribute to housing insecurity, the term broadly indicates high barriers to entry into the
housing market. These barriers include, but are not exclusive to, “increasing rent and
home prices, decreasing vacancy rate, household income and the amount of household
income spent on housing.”2 Housing insecurity has been shown to impact the job
performance, health, and stability of those experiencing it. Housing insecure families
and individuals are more likely to face unemployment, eviction, and homelessness than
those who are housing secure. Homeowners are less likely to face housing insecurity
than renters.3

Homelessness: The federal government defines homelessness a number of
different ways. In 2012, the Department of Housing and Urban Development updated
their definition and established four categories of homelessness. These four categories
are as follows:
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1. Literally Homeless: “Individual or family who lacks a fixed, regular, and
adequate nighttime residence.”4

2. Imminent Risk of Homelessness: “Individual or family who will imminently
lose their primary nighttime residence.”5

3. Homeless under other Federal Statutes: Individuals or families who do not
have stable housing and who qualify as homeless under other federal
definitions of the term.6

4. Fleeing/ Attempting to Flee Domestic Violence: Individuals or families
escaping domestic violence who do not have access to stable housing or
the resources to fund stable housing.7

Cost Burdened: The Department of Housing and Urban Development (HUD)
considers households cost burdened if they spend more than 30 percent of their income
on housing. Severely cost burdened households spend at least 50 percent of their
income on housing.8

Affordable Housing: Given the definition of cost burdened, affordable housing is
any “housing that costs less than 30 percent of household income, including utilities.”9

However, it is important to keep in mind that the 30 percent metric is calculated based
on the “relative cost of shelter compared to other necessities like food, clothing, and
durable goods.”10 One common critique of the 30 percent standard is that it does not
account for changing economic realities and has not adapted as costs of necessities
have increased.11

Income: Income is the amount of money earned by an individual or a household.
This can include investments.

Median Household Income: The national median household income in 2020
was $67,521 dollars.12 Median household income is calculated by finding the middle
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value in a complete set of household incomes. This is the most widely used metric for
measuring income.

Very Low Income: Very low-income households are those, “whose incomes do
not exceed 50 percent of the median family income for the area.”13 Based on the
national median household income for 2020, very low-income households make
$33,760 or less a year.

Low Income: Low-income households are those, “whose incomes do not exceed
80 percent of the median family income for the area.”14 Based on the national median
household income for 2020, low-income families make $54,016 or less a year.

Middle Income: The Pew Research Center defines middle income households,
“as those with an income that is two-thirds to double that of the U.S. median household
income.”15 Based on the national median household income for 2020, middle income
ranges from $45,014 to $135,042.

Upper Income: The Pew Research center defines upper income households as
those whose income exceeds double the U.S. median.16 Based on the national median
household income for 2020, upper income is anything over $135,042.

Wealth (Net Worth): Wealth is a measurement of all assets, such as houses,
property, or savings, owned by an individual or a family with all debts subtracted.

Short-term Rentals: In the United States, short-term rental regulation, and
therefore definition, is mainly left to the discretion of individual states. In Idaho,
“‘Short-term rental” or “vacation rental” means any individually or collectively owned
single-family house or dwelling unit or group of units in a condominium, cooperative or
timeshare, or owner-occupied residential home that is offered for a fee for thirty (30)
days or less.”17 Some examples of short-term rental companies include Airbnb and
VRBO.

Gentrification: In general, gentrification refers to the “process in which a poor
area (as of a city) experiences an influx of middle-class or wealthy people who renovate

17 Idaho State Legislature, Idaho Statutes: Title 63 Revenue and Taxation, 2017. https://legislature.idaho.gov/statutesrules/idstat/title63/t63ch18/sect63-1803/

16 Rakesh Kochhar, “The American middle class is stable in size, but losing ground financially to upper-income families,” Pew Research Center, last modified September 6,
2018, https://www.pewresearch.org/fact-tank/2018/09/06/the-american-middle-class-is-stable-in-size-but-losing-ground-financially-to-upper-income-families/

15 “The American Middle Class is Losing Ground: No Longer the Majority and Falling Behind Financially,” Pew Research Center, last modified December 9, 2015, 2.
https://www.pewresearch.org/social-trends/wp-content/uploads/sites/3/2015/12/2015-12-09_middle-class_FINAL-report.pdf

14 U.S. Department of Housing and Urban Development, Methodology for Determining, n.d., 1.
https://www.huduser.gov/portal/datasets/il/il19/IncomeLimitsMethodology-FY19.pdf

13 U.S. Department of Housing and Urban Development, Methodology for Determining Section 8 Income Limits, n.d., 1.
https://www.huduser.gov/portal/datasets/il/il19/IncomeLimitsMethodology-FY19.pdf
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and rebuild homes and businesses, and which often results in an increase in property
values and the displacement of earlier, usually poorer residents.”18

Vacancy Rates: Vacancy rates are the “proportion of housing inventory that is
vacant and available for rent or sale. A healthy vacancy rate is 5-6%.” 19 Vacancy rates
are a metric for determining the health of a housing market. A market with a 5-6 percent
vacancy rate demonstrates a balance between supply and demand. If a market falls
below the 5-6 percent benchmark, both the cost of rent and housing prices will likely
increase as housing supply becomes limited.20 On a national scale, Freddie Mac has
estimated the average national vacancy rate to be roughly 13 percent.21

National Housing Crisis:

Homeownership: For decades, if not centuries, the goal of owning a house has
been inscribed into the American psyche. It is a dream that most Americans work
towards over the course of their adult lives. Homeownership provides not only stability,
but also a way of accruing and distributing generational wealth.22 Owning a home is
often key to breaking cycles of poverty and allowing for upward mobility.23 However, the
current housing crisis in the United States threatens to upend that path towards
economic stability for millions of American households. While housing insecurity is not a
new issue in the United States, it is an increasingly widespread one. The goal of this
section is to provide context and data that illuminates the current moment and
demonstrates the severity of the issues at hand.

High Demand, High Prices: Across the nation, housing demand is rising
while supply has reached historic lows. This combination has pushed home
prices up quicker than at any other time in the past ten years.24 According to the
Pew Research Center, “the number of active housing listings in the U.S. was at
its lowest in at least five years in January 2022, with 408,922 active listings on
the market. That’s a 60% drop from about 1 million listings in February 2020.”25

25 Katherine Shaeffer, “Key Facts about Housing Affordability in the U.S.,” Pew Research Center, last modified March 23, 2022.
https://www.pewresearch.org/fact-tank/2022/03/23/key-facts-about-housing-affordability-in-the-u-s/

24 Joint Center for Housing Studies of Harvard University, “The State of the Nation’s Housing 2021,” Harvard University, last modified  2021.
https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_State_Nations_Housing_2021.pdf

23 Kriti Ramakrishnan, Elizabeth Champion, Meghan Gallagher, and Keith Fudge, “Why Housing Matters for Upward Mobility: Evidence and Indicators for Practitioners and
Policy Makers,” Urban Institute, last modified January 12, 2021.
https://www.urban.org/research/publication/why-housing-matters-upward-mobility-evidence-and-indicators-practitioners-and-policymakers#:~:text=Homeownership%20can%20p
rovide%20pathways%20to,benefit%20from%20their%20home's%20equity

22 U.S. Department of Housing and Urban Development, Wealth Accumulation and Homeowndership: Evidence for Low Income Households (Washington, DC: GPO), vi.
https://www.huduser.gov/publications/pdf/wealthaccumulationandhomeownership.pdf

21 “Housing Supply Shortage: State of the States,” Freddie Mac, last modified February 27, 2020.
https://www.freddiemac.com/research/insight/20200227-the-housing-supply-shortage

20 Erik Kingston, “Housing Diversity: Supporting Community and Economic Stability,” Idaho Fair Housing Form, last modified October 1, 2019,
http://fairhousingforum.org/wp-content/uploads/Housing-market-overview-10_1_19.pdf
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As the supply of housing has decreased, prices have shot upwards. Between
2019 and 2021, “the national median sale price for a single-family home jumped
25% from $327,100 [...] to $408,100.”26 As a result of the limited supply and
heightened demand, the vacancy rate for owned homes dropped from 2.6
percent in 2010 to 0.9 percent in 2021.27 This extremely tight market has resulted
in many potential homeowners being excluded from buying a house, particularly
those who are searching for their first home.28

Rentals: For millions of Americans renting serves as a key intermediary step on
the path to homeownership. However, as barriers to entry for homeownership increase,
the rental market faces additional pressure to accommodate middle, low, and extremely
low- income households who cannot afford to buy a home. As a result of increased
demand and high prices, renters are finding themselves in an increasingly precarious
position within the housing market.

Vulnerable Demographic: The plight of renters across the country matters,
in part, because of the vulnerability of the demographics most seriously
impacted. Low- income households are more likely to rent their homes than
those in higher income brackets.29 In addition, low-income households were more
likely to lose their income during the pandemic and have subsequently struggled
to keep up with rent.30 Racial inequality in the housing and labor markets has
pushed Black and Hispanic renters into increasingly unstable rental situations at
a disproportionate rate compared to white renters.31

High Demand: While demand is up across the country, it is particularly
concentrated in suburban markets32 and within moderate to low quality units.33

Higher end rental units in urban areas faced markedly higher vacancy rates
between 2020 and 2021 than lower quality units in suburban areas.34 Nationally,
rental vacancy rates “fell from about 10% in 2010 to 5.6% at the end of 2021”35,
which is well below the national average of 13 percent.

35 Shaeffer, “Key Facts,” Pew Research Center. https://www.pewresearch.org/fact-tank/2022/03/23/key-facts-about-housing-affordability-in-the-u-s/

34 Joint Center for Housing Studies, “The State,” Harvard, 2021,  3.
https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_State_Nations_Housing_2021.pdf

33 Joint Center for Housing Studies, “The State,” Harvard, 2021, 4.
https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_State_Nations_Housing_2021.pdf

32 Joint Center for Housing Studies, “The State,” Harvard, 2021, 3.
https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_State_Nations_Housing_2021.pdf

31 Joint Center for Housing Studies, “America’s Rental Housing,” Harvard, 2022, 3.
https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_Americas_Rental_Housing_2022.pdf

30 Joint Center for Housing Studies of Harvard University, “America’s Rental Housing,” Harvard University, last modified 2022, 2. .
https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_Americas_Rental_Housing_2022.pdf

29 Shaeffer, “Key Facts,” Pew Research Center. https://www.pewresearch.org/fact-tank/2022/03/23/key-facts-about-housing-affordability-in-the-u-s/

28 Emily Badger, “Something Has to Give in the Housing Market. Or Does It?,” New York Times, last modified January 20, 2022.
https://www.nytimes.com/2022/01/20/upshot/home-prices-surging.html

27 Shaeffer, “Key Facts,” Pew Research Center. https://www.pewresearch.org/fact-tank/2022/03/23/key-facts-about-housing-affordability-in-the-u-s/

26
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Rising Rents: High rents are increasingly widespread across the
socio-economic scale. In fact, “the US median rental price hit a new high of
$1,792 [per month] in February [2022]. Soaring 17.1% year-over-year, February
represented the seventh consecutive month of double-digit percentage
increases. For Americans earning the national median income of $67,521 a year,
that average rent works out to about 32% of their pre-tax pay.”36 Based on this
data, median income households are likely to be cost-burdened within the rental
market. It is clear that rising rents are not only impacting low-income households,
although their pain is often more acute. The numbers are dramatic, “In 2020,
46% of American renters spent 30% or more of their income on housing,
including 23% who spent at least 50% of their income this way.”37 While rents
have been on the rise, COVID-19 exacerbated the existing trend. According to
the New York Times, “In 2021, communities across the country experienced the
kind of double-digit rent growth seen only before the pandemic in small oil or
fracking boom towns.”38

Homelessness: Pre-pandemic trends in homelessness provide an important
window into the trajectory of the homelessness crisis in the United States. In 2020,
580,466 people experienced homelessness in the United States.39 Individuals made up
the largest share of the homeless population with men more likely to experience
homelessness than women.40 People of color were also represented at
disproportionately high rates among the homeless population. In fact, “Native Hawaiians
and other Pacific Islanders have the highest rate of homelessness (109 out of every
10,000 people). Groups such as Native Americans (45 out of every 10,000) and Black
or African Americans (52 out of every 10,000) also experience elevated rates.
Importantly, these rates are much higher than the nation’s overall rate of homelessness
(18 out of every 10,000).”41 While rates of homelessness had been trending down, the
past four years have seen incremental growth in homelessness rates.42 There is
diversity within these macro trends, which points to an unequal application of solutions
between homeless populations. For example, rates of homelessness are decreasing
among veterans due to specific programs aimed at assisting this particular segment of
the overall homeless population. However, rates of chronic homelessness and

42 State fo Homelessness,” National Alliance, https://endhomelessness.org/homelessness-in-america/homelessness-statistics/state-of-homelessness-2021/

41 “State fo Homelessness,” National Alliance, https://endhomelessness.org/homelessness-in-america/homelessness-statistics/state-of-homelessness-2021/

40 “State fo Homelessness,” National Alliance, https://endhomelessness.org/homelessness-in-america/homelessness-statistics/state-of-homelessness-2021/

39 “State of Homelessness: 2021 Edition,” National Alliance to End Homelessness, last modified 2021.
https://endhomelessness.org/homelessness-in-america/homelessness-statistics/state-of-homelessness-2021/

38 Badger, “Something Has to Give,” New York Times. https://www.nytimes.com/2022/01/20/upshot/home-prices-surging.html

37 Shaeffer, “Key Facts,” Pew Research Center. https://www.pewresearch.org/fact-tank/2022/03/23/key-facts-about-housing-affordability-in-the-u-s/

36 Alcynna Lloyd, “Average Rent is 32% of the Typical American’s Pay - That’s More than Financial Experts Recommend Budgeting for Housing,” Business Insider, last
modified March 24, 2022. https://www.businessinsider.com/advisors-recommend-only-spending-30-of-your-income-on-housing-2022-3
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unsheltered homelessness are increasing across the country.43 Rates of homelessness
are not evenly distributed across the country and are higher in states such as California,
Washington, New York, Florida, and Texas.44

Despite expectations to the contrary, rates of homelessness in 2021 appear to
have dropped overall. However, HUD did not require communities to report rates of
unsheltered homelessness in 2021. As a result, data from 2021 primarily covers those
experiencing sheltered homelessness and does not necessarily provide a full picture of
the crisis. In addition, most shelter providers across the country cut capacity in
compliance with COVID-19 guidelines, which may have led to underreporting of
sheltered homelessness.45 Overall, “more than 326,000 people experienced sheltered
homelessness in the United States on a single night in 2021, a decrease of eight
percent, from 2020.”46 Much of this decrease can be attributed to COVID-19 relief
programs that aimed to assist low-income families and individuals at risk of becoming
homeless.47 While overall sheltered homelessness decreased, chronic sheltered
homelessness increased 20 percent from 2020.48

Causes of Housing Crisis: Housing has become an increasingly visible national
issue as a greater number of American households are impacted by a lack of affordable
housing options. While todays’ hot housing market appears similar to the housing
bubble of 2008, there are fundamental differences between the two. Perhaps most
importantly, the current housing market is not built on subprime mortgages.49 It is
generally agreed that today’s housing crisis is the result of several factors.

National Housing Shortage: First and foremost, there is an acute national
shortage of housing as supply deficits increase. According to the mortgage
company Freddie Mac, “As of the fourth quarter of 2020, the U.S. had a housing
supply deficit of 3.8 million units. These 3.8 million units are needed to not only
meet the demand from the growing number of households but also to maintain a
target vacancy rate of 13%.”50 The tightening of housing supply is mainly
attributed to construction slow down, especially of single-family entry level
homes. Entry level houses are priced for first time homeowners and are generally
more affordable than higher-end options. Construction of new homes has
fluctuated dramatically since the 1970s, but construction of entry-level homes

50 “Housing Supply: A Growing Deficit,” Freddie Mac, last modified May 7, 202. 1https://www.freddiemac.com/research/insight/20210507-housing-supply

49 Natalie Campisi, “Will the Housing Market Crash? Experts Give 5 Year Predictions,” Forbes, last modified May 4, 2022.
https://www.forbes.com/advisor/mortgages/will-housing-market-crash/

48 “HUD Releases,” U.S. Department of Housing and Urban Development. https://www.hud.gov/press/press_releases_media_advisories/HUD_No_22_022

47 “HUD Releases,” U.S. Department of Housing and Urban Development. https://www.hud.gov/press/press_releases_media_advisories/HUD_No_22_022

46 “HUD Releases,” U.S. Department of Housing and Urban Development. https://www.hud.gov/press/press_releases_media_advisories/HUD_No_22_022

45 “HUD Releases 2021 Annual Homeless Assessment Report Part 1.” U.S. Department of Housing and Urban Development, last modified February 4, 2022.
https://www.hud.gov/press/press_releases_media_advisories/HUD_No_22_022

44 State fo Homelessness,” National Alliance, https://endhomelessness.org/homelessness-in-america/homelessness-statistics/state-of-homelessness-2021/

43 State fo Homelessness,” National Alliance, https://endhomelessness.org/homelessness-in-america/homelessness-statistics/state-of-homelessness-2021/
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has charted a downward trajectory.51 This trend has been exacerbated by
COVID-19 and a subsequent shortage of building materials and labor. Estimates
from Freddie Mac indicate that the national housing, “shortage has increased
52% from 2.5 million in 2018 to 3.8 million in 2020.”52

Demographic Changes: Compounding the issue of supply shortages are
demographic shifts that are taking place as millennials, ages 25 to 41, become
the largest demographic of home buyers in the country.53 With a population of 72
million, millennials will likely keep the demand for entry level homes elevated until
the 2030s.54

Low Interest Rates: In addition to an overall shortage of housing units and
an increase in demand for existing housing, low interest rates have contributed to
increased homebuying.55 While low interest rates have helped open the market to
homebuyers, they have also helped force up prices as demand exceeds existing
supply.56 As prices increase, homeownership becomes less accessible to
medium, low, and extremely low-income households. At the same time, these
socio-economic groups will be paying higher rent which will impede their ability to
accumulate money for a down payment.57

Short-term Rentals: Over the past two decades there has been a stark
national increase in the number of homes being bought by corporations and
investors, many of which are converted into short-term rental properties. The
Joint Center for Housing Studies of Harvard University estimates that, “  the share
of rental properties owned by non-individual investors rose 8 percentage points
from 2001 to 2018, to 26 percent.”58 However, this trend seems to have been
exacerbated by the pandemic. In 2021, investor home buying was at the highest
level in twenty years. Importantly, single-family homes made up 74 percent of the
units bought by investors.59 The result of this trend is that additional housing is
being taken off the market both for private homeowners and long-term renters.
The impact that short-term rentals, particularly Airbnb, have on communities is

59 Joint Center for Housing Studies, “America’s Rental Housing,” Harvard, 2021, 2.
https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_Americas_Rental_Housing_2022.pdf

58 Joint Center for Housing Studies, “America’s Rental Housing,” Harvard, 2021, 2.
https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_Americas_Rental_Housing_2022.pdf

57 Badger, “Something Has to Give,” New York Times https://www.nytimes.com/2022/01/20/upshot/home-prices-surging.html

56
Joint Center for Housing Studies, “The State,” Harvard, 2021, 2.

https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_State_Nations_Housing_2021.pdf

55 Joint Center for Housing Studies, “The State,” Harvard, 2021, 2.
https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_State_Nations_Housing_2021.pdf

54 “Housing Supply: A Growing Deficit,” Freddie Mac, last modified May 7, 2021.
https://www.freddiemac.com/research/insight/20210507-housing-supply

53 Joint Center for Housing Studies, “The State,” Harvard, 2021, 2.
https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_State_Nations_Housing_2021.pdf

52 “Housing Supply,” Freddie Mac. https://www.freddiemac.com/research/insight/20210507-housing-supply

51 “Housing Supply,” Freddie Mac. https://www.freddiemac.com/research/insight/20210507-housing-supply
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dramatic. Forbes notes that Airbnb has a very similar effect on communities as
traditional gentrification where local residents are slowly priced out.60 A report
produced by the Economic Policy Institute argues that although Airbnb can have
a positive impact on local economies, the costs, particularly increases in rents
and house prices, almost always outweigh the benefits.61

Failures of National Housing Policy: On a policy level, the absence of
comprehensive national housing policy has impacted housing shortages across
the country. This lack of a national blueprint for housing has left states and local
governments responsible for crafting their own housing policy. This strategy has
led to major gaps in funding and other methods of federal support for affordable
housing. In 2019, federal housing assistance made up only 7.4 percent of
non-defense spending,62 while 37.1 million households were considered cost
burdened.63

Figure 1: There is an inverse relationship between levels of spending on national housing  assistance and
the numbers of cost-burdened renters in the U.S.64

Who Is Impacted: While the housing crisis is impacting people from a wide array
of backgrounds and socio-economic situations, it is most seriously impacting people of
color and those who are low-income. A recent Pew Research Center survey showed
that “34% of lower-income adults now say they worry at least almost every day about
paying their rent or mortgage. In relation to the entire US population, researchers say

64 Joint Center for Housing Studies, “The State,” Harvard, 2020, 7.
https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_The_State_of_the_Nations_Housing_2020_Report_Revised_120720.pdf

63 Joint Center for Housing Studies, “America’s Rental Housing,” Harvard, 2020, 34.
.https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_The_State_of_the_Nations_Housing_2020_Report_Revised_120720.pdf

62 Joint Center for Housing Studies of  Harvard University, “The State of the Nation’s Housing 2020,” Harvard University, last modified 2020, 6.
https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_The_State_of_the_Nations_Housing_2020_Report_Revised_120720.pdf

61 Josh Bivens, “The Economic Costs and Benefits of Airbnb,” The Economic Policy Institute, last modified January 30, 2019, 2. https://files.epi.org/pdf/157766.pdf

60 Gary Barker, “The Airbnb Effect on Housing and Rent,” Forbes, last modified February 21, 2020.
https://www.forbes.com/sites/garybarker/2020/02/21/the-airbnb-effect-on-housing-and-rent/?sh=1e36073a2226
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that about one-in-five adults often worry about housing affordability.”65 These are
incredibly large numbers that demonstrate the scope of the current housing crisis. Very
low-income households are more likely to face housing insecurity than other
demographics. In fact, “more than 80 percent of renters earning less than $25,000 were
cost burdened in 2019, with a large majority severely burdened.”66 However, cost
burdens are moving up the income spectrum as, “70 percent of renter households
earning between $25,000 and $34,999 and nearly 50 percent of renters earning
between $35,000 and $49,999 were also at least moderately burdened.”67

Racial Disparities in Housing: Racial discrimination in housing access,
particularly in homeownership, is a prolific problem in the United States with deep
historical roots. Racial disparities are seen across all aspects of housing
including net wealth, income,68 rates of homeownership, cost burden, residential
segregation, and homelessness.69

Racial disparities in net wealth are dramatic, especially for renters. In the
United States, “the median net wealth of Black renters was just $1,830 in
2019—a fraction of the $6,000 median for Hispanic renters and $8,300 median
for white renters.”70 There is also a dramatic discrepancy in cash savings
between white renters and their Black and Hispanic counterparts. Significantly,
The Joint Center for Housing Studies at Harvard found that in 2020, “only 8
percent of Black renters and 12 percent of Hispanic renters had more than
$10,000 in cash savings, compared with 25 percent of white renters.”71 These
disparities in wealth exacerbate the challenges of an already precarious housing
market as renters struggle to pay their bills. Low household wealth also
decreases a family’s ability to buy a home, which becomes a self- perpetuating
cycle as homeownership is one of the most effective ways to accumulate
generational wealth.

Income disparities also exist along racial lines and are a factor in housing.
Black and Hispanic households make less than white households overall, but
they also make less per hour. According to the Economic Policy Institute, in 2019
Black and Hispanic households made 69 cents and 74 cents respectively for

71 Joint Center for Housing Studies, “The State,” Harvard, 2021, 3.
https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_State_Nations_Housing_2021.pdf

70 Joint Center for Housing Studies, “The State,” Harvard, 2021, 3.
https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_State_Nations_Housing_2021.pdf

69 Joint Center for Housing Studies, “The State,” Harvard, 2020, 5.
https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_The_State_of_the_Nations_Housing_2020_Report_Revised_120720.pdf

68 Joint Center for Housing Studies, “The State,” Harvard, 2021, 3.
https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_State_Nations_Housing_2021.pdf

67 Joint Center for Housing Studies, “The State,” Harvard, 2021, 4.
https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_State_Nations_Housing_2021.pdf

66 Joint Center for Housing Studies, “The State,” Harvard, 2021, 4.
https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_State_Nations_Housing_2021.pdf

65 Lloyd, “Average Rent,” Business Insider. https://www.businessinsider.com/advisors-recommend-only-spending-30-of-your-income-on-housing-2022-3

10

https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_State_Nations_Housing_2021.pdf
https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_State_Nations_Housing_2021.pdf
https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_The_State_of_the_Nations_Housing_2020_Report_Revised_120720.pdf
https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_State_Nations_Housing_2021.pdf
https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_State_Nations_Housing_2021.pdf
https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_State_Nations_Housing_2021.pdf
https://www.businessinsider.com/advisors-recommend-only-spending-30-of-your-income-on-housing-2022-3


every dollar made by white households.72 In 2020, the most recent year with
published data, Asian households topped the median income at $94,903. White
households followed with a median income of $74,912, followed by Hispanic
households at $55,312, and Black households at $45,870.73 With lower median
incomes, Black and Hispanic households are more likely to be low-income, cost
burdened renters74 and are therefore more directly affected by shortages in
affordable housing.

Homeownership is directly impacted by racial discrimination in the housing
market that has a long and complex history. For decades, Black and Hispanic
buyers were systematically excluded from the mortgage market and were forced
to buy houses in less desirable neighborhoods through practices like redlining
and Jim Crow laws.75 While these practices are less common today, they have
stunted generational wealth for Black and Hispanic households, resulting in the
major racial disparities in housing access that we see today. They also actively
created and enforced residential segregation, which is still extremely prevalent in
American housing, often to the detriment of communities of color.76 Existing
racial disparities in income and wealth have been exacerbated by the pandemic,
resulting in homeowners of color falling behind on payments at higher rates than
white homeowners.77 Although Asian households have a higher median income
than white households, in 2020 they were nearly twice as likely to be behind on
mortgage payments. Black and Hispanic households were two and a half times
more likely to be behind than white households.78 Most concerningly, the number
of low-income households of color behind on payments in 2020 was extremely
elevated with, “nearly a third of Hispanic, a quarter of Black, and a fifth of Asian”
households struggling to make payments.79

79 Joint Center for Housing Studies, “The State,” Harvard, 2020, 3.

https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_The_State_of_the_Nations_Housing_2020_Report_Revised_120720.pdf

78 Joint Center for Housing Studies, “The State,” Harvard, 2020, 3.

https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_The_State_of_the_Nations_Housing_2020_Report_Revised_120720.pdf

77 Joint Center for Housing Studies, “The State,” Harvard, 2020, 3.

https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_The_State_of_the_Nations_Housing_2020_Report_Revised_120720.pdf

76 Joint Center for Housing Studies, “The State,” Harvard, 2020, 5.
https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_The_State_of_the_Nations_Housing_2020_Report_Revised_120720.pdf

75 “Historic Housing Discrimination in the U.S.,” Habitat for Humanity, nd. https://www.habitat.org/stories/historic-housing-discrimination-us

74 Joint Center for Housing Studies, “The State,” Harvard, 2020, 5.

https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_The_State_of_the_Nations_Housing_2020_Report_Revised_120720.pdf

73 Emily A. Schrider, et al., “Income and Poverty,” United States Census Bureau. https://www.census.gov/content/dam/Census/library/publications/2021/demo/p60-273.pdf

72 Valerie Wilson, “Racial Disparities in Income and Poverty Remain Largely Unchanged Amid Strong Income Growth in 2019,” Economic Policy Institute, last modified
September 16, 2020. https://www.epi.org/blog/racial-disparities-in-income-and-poverty-remain-largely-unchanged-amid-strong-income-growth-in-2019/
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Figure 2: The COVID-19 pandemic pushed homeowners of color into precarious mortgage positions at
higher rates than white homeowners, regardless of income.80

Figure 3: Individuals with certain demographic markers make up a larger share of rental demand.81

One result of income inequality and massive racial disparities in housing,
is increased rates of homelessness amongst people of color. Black Americans
and Native Americans, including Alaskan Natives, Hawaiian Natives and Pacific
Islanders, experience homelessness at disproportionately high rates compared to
their overall share of the population. However, white and Asian Americans

81 Drew Desilver, “As National Eviction Ban Expires, a Look at Who Rents and Who Owns in the U.S.,” Pew Research Center, last modified August 2, 2021.
https://www.pewresearch.org/fact-tank/2021/08/02/as-national-eviction-ban-expires-a-look-at-who-rents-and-who-owns-in-the-u-s/

80 Joint Center for Housing Studies, “The State,” Harvard, 2020, 3.
https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_The_State_of_the_Nations_Housing_2020_Report_Revised_120720.pdf
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experience homelessness at disproportionately low rates.82 These trends in
homelessness are directly related to discriminatory housing practices and income
disparities that have pushed many minority communities to the brink of collapse.
Any national or local housing policy must take into consideration the specific
needs of minority communities and address growing housing inequality with the
context of historical housing discrimination.

Gender Disparities in Housing: Gender disparities in housing access are
extremely prevalent in the United States and are deeply intersectional.
Intersectionality refers to, “the interconnected nature of social categorizations
such as race, class, and gender as they apply to a given individual or group,
regarded as creating overlapping and interdependent systems of discrimination
or disadvantage.”83 Intersectionality explains why low-income women of color
face higher rates of discrimination than individuals who are either low-income,
women, or persons of color.

While income disparities exist along racial lines, they also persist along
gender lines and are particularly severe at the intersection of those identities.
Overall, women in the United States make 82 cents on the dollar, while women of
color make between 55 and 63 cents on the dollar.84 These disparities in
earnings means that women are less able to accrue wealth, particularly through
home purchase. The gender gap in wealth is stark, “In 2013, median wealth for
working-age men (ages 18 to 64) was $10,150, three times the median wealth for
single working-age women ($3,210).”85 For single women of color, the gap is
even greater. In 2013, “the median net wealth of single, working-age, white,
non-Hispanic men was $28,900 [...] compared to $100 for single, working-age
Latinas and $200 for single, working-age Black women.”86 Such dramatic
disparities in wealth undermine a woman’s, and particularly a woman of color’s,
ability to secure stable housing.

One result of dramatic income inequality is that Black and Hispanic
women are significantly more likely to experience housing insecurity than white
men. Data from the National Women’s Law Center shows that in July of 2020,
“41% of Black, non-Hispanic women and 45% of Latinas faced housing
insecurity, more than two and a half times the housing insecurity white,
non-Hispanic men face (15%). Those rates increased to 45% for Black,

86 National Women’s Law Center and The National Low Income Housing Coalition, “Gender and Racial Justice,” 2.
https://nwlc.org/wp-content/uploads/2021/02/Gender-and-Racial-Justice-in-Housing.pdf

85 National Women’s Law Center and The National Low Income Housing Coalition, “Gender and Racial Justice,” 2.
https://nwlc.org/wp-content/uploads/2021/02/Gender-and-Racial-Justice-in-Housing.pdf

84 National Women’s Law Center and The National Low Income Housing Coalition, “Gender and Racial Justice in Housing,” National Women’s Law Center, last modified
February 2021, 1. https://nwlc.org/wp-content/uploads/2021/02/Gender-and-Racial-Justice-in-Housing.pdf

83 “Intersectionality,” The Oxford English Dictionary, n.d. https://www.oed.com/view/Entry/429843

82 “Racial Inequalities in Homelessness, by the Numbers,” National Alliance to End Homelessness, last modified June 1, 2020.
https://endhomelessness.org/resource/racial-inequalities-homelessness-numbers/
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non-Hispanic women with children and 49% for Latinas with children.”87 Any
housing solution must look for ways to support women, and particularly women of
color.

LGBTQ people are also deeply impacted by gender disparities in housing
access. LGBTQ youth are 2.2 times more likely to experience homelessness
than non-LGBTQ youth,88 and face higher rates of discrimination within shelter
systems, rental markets, and banking systems across all age groups.89 Research
shows that, “forty percent of all homeless youth identify as LGBTQ, and nearly
one-third of transgender and gender non-binary people have experienced
homelessness in their lifetime.”90 Given the nature of intersectionality, housing
discrimination is even worse for LGBTQ people of color.91 These numbers are
staggering and point to an urgent need for intersectional housing policy that is
considerate of the needs of the LGBTQ community and is sensitive to the unique
challenges faced by minorities within the U.S.

Projections Moving Forward: In general, housing is projected to be tight for the
coming years. Projections for 2022 vary greatly with some estimates indicating that,
“home sales are expected to increase another 6.6% and home prices to rise another
2.9% on top of 2021 highs.”92 However, research from Freddie Mac suggests that while,
“Home sales were strong in 2021, with fourth quarter home sales expected to come in
at 7.1 million. We forecast home sales to hit 6.9 million in 2022 and increase to 7.0
million in 2023. Given the expected increase in mortgage rates, we expect some
moderation in housing demand, and we forecast house price growth to decrease from
15.9% in 2021 to 6.2% in 2022 and to cool further to 2.5% in 2023.”93 This variation in
estimates reflects the volatility and unpredictable nature of the current housing market.

Rents in 2022 are projected to rise 7.1% and income is expected to increase by
3.3% over 2021 levels.94 However, higher mortgage rates, “paired with already high
housing prices, will likely slow annual price growth to roughly 3%,” which may
encourage investors to slow down their investment in the housing market and benefit

94 Brenda Richardson, “Experts Predict,”

https://www.forbes.com/sites/brendarichardson/2021/12/13/experts-predict-what-the-housing-market-will-look-like-in-2022/?sh=73e1697d3942

93 “Quarterly Forecast: The Housing Market Expected to Remain Stable Despite Rising Rates and Cooling Price Growth,” Freddie Mac, last modified January 21, 2021.
https://www.freddiemac.com/research/forecast/20220121-quarterly-economic-forecast

92 Brenda Richardson, “Experts Predict What the Real Estate Market Will Look Like in 2022,” Fobes, last modified December 13, 2021.
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first-time homeowners.95 In addition, it is expected that climate change will play a large
role in homebuyer’s calculus on homeownership during 2022 as natural disasters
become more extreme and more frequent.96

Longer term, rates of homeownership are expected to decline roughly 3% by
2040 if federal housing policy remains stagnant.97 Declining rates of homeownership will
largely impact younger generations and will be dramatic in scope with younger
millennials being eight percentage points behind boomers in their same age bracket.98

However, because rates of homeownership will be high amongst older Americans, the
overall homeownership rate will not drop greatly. Concerningly, rates of homeownership
have dropped for every generation since the boomers, which inhibits generational
wealth for millions of Americans and is particularly acute for Black Americans. 99

Health Impacts of Housing Insecurity: Housing insecurity has both direct and
tangential impacts on the health of individuals experiencing it. Direct impacts include
exposure to toxic chemicals or contaminated drinking water from unsafe housing and
physical dangers from living in substandard buildings or in areas with higher rates of
crime.100 While in a lot of cases one’s housing may not put them in physical danger,
there are a number of tangential health impacts from dealing with housing insecurity.
These include anxiety and depression, lack of health insurance, and food insecurity.101

In addition, a lack of housing security often prevents individuals from leaving abusive
relationships and can result in physical, mental, and emotional injuries.102 For children
specifically, “housing insecurity is associated with poor health, lower weight, and
developmental risk.”103

103 Cutts, et al., “US Housing Insecurity,” American Journal of Public Health. https://www.ncbi.nlm.nih.gov/pmc/articles/PMC3134514/
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Figure 5: Housing insecurity is often compounded by other factors such as lack of health
Insurance and food insecurity.104

Economic Impacts of Housing Insecurity: Housing insecurity has a direct impact
on workers, thereby impacting businesses and broader economic growth. A 2016 study
by scholars at Harvard University found that workers who were forced to move were
significantly more likely to be laid off than those who had stable housing.105 In addition to
hurting workers, unaffordable housing is directly related to stagnant employment
growth, which harms local economies.106 On a more macro scale, a lack of affordable
housing has a tangible effect on GDP growth. Research by Jim Parrot, a fellow at the
Urban Institute, and Mark Zandi, chief economist of Moody’s Analytics, suggests that,
“the housing supply shortage is costing the nation's economy almost $200 billion, or
about 1% of annual gross domestic product, each year. And this only reflects the loss to
economic productivity, not the considerable environmental costs of the longer
commutes”107 as workers are forced to search for housing further from stable
employment.

107 Jim Parrot and Mark Zandi, “The Only Way to Solve the Nation’s Affordable Housing Crisis,” CNN, last modified June 9, 2021.
https://www.cnn.com/2021/06/09/perspectives/affordable-housing-shortage-infrastructure/index.html

106 Edward Segal, “There’s No End in Sight To Affordable Housing Crisis That Makes it Harder to Recruit and Retain Workers,” Forbes, last modified January 7, 2021.
https://www.forbes.com/sites/edwardsegal/2021/01/07/theres-no-end-in-sight-to-affordable-housing-crisis-that-makes-it-harder-to-recruit-and-retain-workers/?sh=366b28ae185e

105 Matthew Desmond and Carl Gershenson, “Housing and Employment Security among the Working Poor,” Social Problems 63, no 1(2016): 1, doi: 10.1093/socpro/spv025.
https://scholar.harvard.edu/files/mdesmond/files/desmondgershenson.sp2016.pdf?m=1452638824

104 Joint Center for Housing Studies, “The State,” Harvard, 2021, 33.
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Who cares about this issue: To change the trajectory of the current housing
crisis, a broad coalition of Americans must be aware and informed about the causes
and impacts of housing. Individuals and households who are directly impacted by the
housing crisis are more likely to be concerned about the issue.108 However, as the
national shortage of affordable housing grows, increasing numbers of people from
diverse backgrounds are being directly impacted. As a result, Americans across the
demographic spectrum are more concerned about housing today than they were a few
years ago.109

Figure 4: Concerns about affordable housing continue to grow across the United States.110

Government Supported Solutions to Housing Crisis: While the current housing
crisis is a large, multifaceted, and often overwhelming issue, there are a few steps that
could be taken to help alleviate pressure in the market. While changes in federal policy
must play a key role in addressing this issue, they are not likely to be an immediate
solution. That being said, state and local governments cannot be expected to
independently solve the housing crisis and action from the federal government is
required to implement a truly systemic fix.

110 Katherine Schaeffer, “A Growing Share of Americans,” Pew Research Center.
https://www.pewresearch.org/fact-tank/2022/01/18/a-growing-share-of-americans-say-affordable-housing-is-a-major-problem-where-they-live/

109 Schaeffer, “A Growing Share,” Pew Research Center.
https://www.pewresearch.org/fact-tank/2022/01/18/a-growing-share-of-americans-say-affordable-housing-is-a-major-problem-where-they-live/

108 Katherine Schaeffer, “A Growing Share of Americans Say Affordable Housing is a Major Problem Where They Live,” Pew Research Center, last modified January 18, 2022.
https://www.pewresearch.org/fact-tank/2022/01/18/a-growing-share-of-americans-say-affordable-housing-is-a-major-problem-where-they-live/
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Creation of a National Housing Security Index: Currently there is no
universal metric for measuring housing insecurity in the United States, just as
there is no standard definition for the term.111 This poses major challenges for
research and data collection. It also makes it difficult for the United States
government to assess the true scale of housing insecurity.112 Creating a national
housing security index would address this gap and is an important step in
establishing comprehensive national housing policy.

Establish National Housing Policy: Overarching housing goals would best
be established through national housing policy that lays out the responsibilities of
federal, state, and local governments to comprehensively address housing
insecurity. The Joint Center for Housing Studies at Harvard notes that national
housing policy, “would establish funding sources and distribution channels for
subsidies, create incentives for efficient private production of housing through
regulatory and tax structures, and ensure the availability and affordability of
mortgage financing as well as the stability of the housing finance system.”113

National housing policy should also be attentive to the interplay between social
services tangential to housing itself. These include, but are not limited to, food
assistance, mental and physical healthcare, childcare, and transportation.114

Effective national housing policy would also address current racial and gender
disparities in housing and their historical roots.115

Increase Federal Support for Renters: Federal support for renters
increased during the pandemic, but due to the scale of renter instability,
continuing federal support is needed.116 The CARES Act, passed in response to
COVID-19, prevented the eviction of renters who were not able to cover their
bills. It also provided additional funding for HUD housing programs such as rental
assistance.117 Despite alleviating pressure on renters during the peak of the
pandemic, the CARES Act simply delayed payment for many households. In fact,
roughly 6 million households are behind on rent in the U.S. with the subsequent

117 “Housing Insecurity: What is the Federal Government Doing to Prevent Evictions During the Pandemic,” Peter G. Peterson Foundation, last modified October 8, 2021.
https://www.pgpf.org/blog/2021/10/housing-insecurity-what-is-the-federal-government-doing-to-prevent-evictions-during-the-pandemic

116 Joint Center for Housing Studies, “The State,” Harvard, 2020, 2.
https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_The_State_of_the_Nations_Housing_2020_Report_Revised_120720.pdf

115 Joint Center for Housing Studies, “The State,” Harvard, 2020,6.
https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_The_State_of_the_Nations_Housing_2020_Report_Revised_120720.pdf

114 Joint Center for Housing Studies, “The State,” Harvard, 2020,6.
https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_The_State_of_the_Nations_Housing_2020_Report_Revised_120720.pdf

113 Joint Center for Housing Studies, “The State,” Harvard, 2020, 6.
https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_The_State_of_the_Nations_Housing_2020_Report_Revised_120720.pdf

112 “Measuring Housing Insecurity,” U.S. Department of Housing and Urban Development.
https://www.huduser.gov/portal/pdredge/pdr-edge-frm-asst-sec-111918.html

111 “Housing Instability,” U.S. Department of Health and Human Services’ Office of Disease Prevention and Health Promotion, last modified 2020..
https://www.healthypeople.gov/2020/topics-objectives/topic/social-determinants-health/interventions-resources/housing-instability
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debt totaling over 16.5 billion dollars.118 In order to address these extreme levels
of rental debt, the federal government created the Emergency Rental Assistance
Program (ERA), which is designed to assist low-income households in paying
their rent. The ERA has 46.5 billion dollars in funding, which has been distributed
to states to be handed out through rental assistance programs.119 While this kind
of assistance is vital for the current moment, the projected continuation of a tight
housing market may mean that the federal government will need to take a
longer-term role in rental support moving forward.

Increase Federal Support for Homeowners: In addition to the ERA, the
federal government has established the Homeowner Assistance Fund (HAF),
which was created to help prevent evictions and foreclosures for households
struggling to cover their bills. This program is specifically aimed at low-income
homeowners who need help covering costs such as utilities or mortgage
payments, among other associated expenses of owning a home. The program
has received just under 10 billion dollars in funding and is set to be distributed
amongst states, Tribal governments, and U.S. territories. 120

Federal Grants: There are federal grants available to states and local
communities. These grants serve a range of functions from providing financial
assistance to communities and non-profits to direct rental assistance programs.
Many of these grants are offered through the U.S. Department of Housing and
Urban Development (HUD), but the U.S. Department of Agriculture (USDA) also
oversees programs. HUD offers several programs including the Community
Development Block Grant (CDBG), HOME Investment Partnership Program
(HOME), Low-Income Housing Tax Credit (LIHTC), and Project Based Vouchers
(PVBs). HUD also runs a Housing Choice Voucher Program (HCVP), which
provides low and very low-income families with vouchers that can be used for
any housing unit that meets the criteria for the program.121 The USDA offers
Multifamily Housing Direct Loans through their rural development department.
Many of the programs listed above have limited funding and are unable to meet
demand. Future action by the federal government could provide additional
funding for existing programs to properly address the national need for housing
assistance.

121 U.S. Department of Housing and Urban Development, “Housing Choice Vouchers Fact Sheet,” United States Government, nd.
https://www.hud.gov/topics/housing_choice_voucher_program_section_8#hcv01

120 “Homeowner Assistance Fund,” U.S. Department of the Treasury, last modified 2022.
https://home.treasury.gov/policy-issues/coronavirus/assistance-for-state-local-and-tribal-governments/homeowner-assistance-fund

119 “Emergency Rental Assistance Program,” U.S. Department of the Treasury, last modified 2022.
https://home.treasury.gov/policy-issues/coronavirus/assistance-for-state-local-and-tribal-governments/emergency-rental-assistance-program

118 “Rent Debt in America: Stabilizing Renters is Key to Equitable Recovery,” National Equity Atlas, last modified 2022. https://nationalequityatlas.org/rent-debt
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Housing is Infrastructure Act of 2021: Included in the $1 trillion dollar
infrastructure bill passed in 2021, was funding for affordable housing initiatives.
The bill provided additional funding for HUD housing programs, created and
funded the National Investment Authority (NIA), and established the National
Infrastructure Bank (NIB).122 Both the NIA and NIB are designed to address the
economic side of housing insecurity, while the additional HUD funding is aimed at
providing direct support to citizens.

Climate Change: As the climate changes and large-scale natural disasters
become more common, increasing numbers of households will be displaced. A
recent pulse survey conducted by the mortgage company Freddie Mac showed
that, “  a majority of respondents (56%) would be extremely or somewhat likely to
consider moving if severe weather-related events became more frequent around
their home.”123 Any housing solution must consider the climate reality and
housing stock must be updated or developed to withstand extreme weather.124 In
addition, housing should be built and retrofitted to reduce its environmental
impact as buildings are a substantial contributor to carbon emissions.125 This
should include ensuring access to low emission transportation for residents.126

Creative Solutions to Housing Crisis: There are many creative housing solutions
being proposed and implemented across the country by private companies, state or
local governments, and nonprofits.

Short-term Rental Regulation: Cities have recognized the importance of
regulating short-term rentals (STRs) to provide additional housing stock, drive
down rental prices, and reduce gentrification. Regulation of short-term rentals,
particularly Airbnb, is an incredibly important tool in addressing the housing crisis
as it can be deployed more rapidly than constructing new housing. Methods of
regulating short-term rentals include lottery systems,127 allowing only
owner-occupied STRs, and limiting the number of rental nights per year.128

However, short-term rentals are notoriously hard to regulate because the
transaction happens online and because Airbnb has actively fought state and city
governments to prevent regulation.

128 Shirley Nieuwland and Rianne van Melik, “Regulating Airbnb: How Cities Deal With Perceived Negative Externalities of Short-Term Rentals,” Current Issues in Tourism 23,
no. 7 (2020): 811. https://doi.org/10.1080/13683500.2018.1504899

127 Omari Flemming, “New Short-Term Rental Regulations Could Cut Rentals in San Diego by Nearly Half,” NBC San Diego, last modified March 9, 2022.
https://www.nbcsandiego.com/news/local/coastal-commission-stamps-newly-short-term-rental-regulations-could-cut-rentals-in-san-diego-by-nearly-half/2891234/

126 Joint Center for Housing Studies, “The State,” Harvard, 2020, 7.
https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_The_State_of_the_Nations_Housing_2020_Report_Revised_120720.pdf

125 “Buildings and Built Infrastructure,” Environmental and Energy Study Institute, n.d. https://www.eesi.org/topics/built-infrastructure/description

124 Joint Center for Housing Studies, “The State,” Harvard, 2021, 6.
https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_State_Nations_Housing_2021.pdf

123 “Severe Weather May Inspire Many to Move,” Freddie Mac, last modified April 11, 2022.
https://www.freddiemac.com/research/research-brief/20220411-severe-weather-may-inspire-many-move

122 “H.R.4497 - Housing is  Infrastructure Act of 2021,” Congress.gov, last modified July 22, 2021. https://www.congress.gov/bill/117th-congress/house-bill/4497?r=7&s=1
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Private Contractors: Private home builders, particularly those who
primarily work with second homeowners, have an important role to play in solving
the housing crisis. An example of this is South Mountain Company from Martha’s
Vineyard, which is an employee-owned construction company that aims to limit
the environmental and social impacts of homebuilding. They have developed and
implemented a novel approach to homebuilding that aims to support local
communities through affordable housing and non-profit work while drastically
limiting the carbon footprint of homebuilding. While they do construct second
homes, they limit the quantity they construct and use a portion of their profits to
support affordable housing.129 Models like this are both innovative and essential
to solving the housing crisis, particularly in resort communities with large
numbers of second homes. Builders’ support of affordable housing also has
benefits for their companies as the tight housing market has negatively impacted
construction labor shortages.

Utilizing Unused Space: One exciting concept for housing large numbers
of people is to convert unused spaces such as empty department stores, malls,
or office buildings into apartments. Such spaces also have the potential to offer
supportive services to help reduce homelessness or housing insecurity such as
educational opportunities, job training, healthcare, addiction treatment, and
childcare. One start-up company, called Kit Switch, aims to provide conversion
kits so that large spaces can be transformed into individual apartments with the
goal of increasing housing stock in a timely and affordable manner.

City and State Preservation of Affordable Housing Units: In many states,
local organizations, counties, and city governments are working to preserve
existing affordable housing options by buying housing units to keep rental costs
low for consumers. This eliminates the market factor in housing, so cities can
offer rentals below market value. Such initiatives are gaining ground in places
like Missoula, MT,130 Gary, IN,131 King County, WA,132 and Los Angeles, CA.133

Hospital Subsidized Housing: Hospitals and Public Health departments
recognize the important role that housing plays in determining health outcomes
for individuals and families. To this end, a number of hospitals across the country

133 City News Service, “City of LA Looks into Buying Enough Buildings to Preserve 10,000 Units of Affordable Housing,” Los Angeles Daily News, last modified February 16,
2021. https://www.dailynews.com/2021/02/16/city-of-la-looks-into-buying-enough-buildings-to-preserve-10000-units-of-affordable-housing/

132 “About Us,” King County Housing Authority, last modified 2022. https://www.kcha.org/about/development/progress

131 Carol Carlson, “More Vacant Gary Schools Sold; City Biggest Buyer,” Chicago Tribune, last modified December 14, 2020.
https://www.chicagotribune.com/suburbs/post-tribune/ct-ptb-gary-schools-sold-st-1215-20201214-px3vzmrpwjbixjxmxrtl64hq7m-story.html

130 Martin Kidston “Missoula Housing Authority Buys Affordable Housing Units to Prevent Fair- Market Price Increase,” Missoula Current, last modified January 5, 2018.
https://missoulacurrent.com/business/2018/01/missoula-housing-purchase/?print=print

129 John Abrams, “On Building Second Homes,” Fine Homebuilding, last modified Feb/March 2022. https://www.finehomebuilding.com/2022/01/11/on-building-second-homes

21

https://www.dailynews.com/2021/02/16/city-of-la-looks-into-buying-enough-buildings-to-preserve-10000-units-of-affordable-housing/
https://www.kcha.org/about/development/progress
https://www.chicagotribune.com/suburbs/post-tribune/ct-ptb-gary-schools-sold-st-1215-20201214-px3vzmrpwjbixjxmxrtl64hq7m-story.html
https://missoulacurrent.com/business/2018/01/missoula-housing-purchase/?print=print
https://www.finehomebuilding.com/2022/01/11/on-building-second-homes


have taken steps to subsidize housing for the communities they serve with the
recognition that preventative action will improve patient outcomes and reduce
medical costs.134 Many of these programs are particularly focused on housing
individuals and families experiencing homelessness who are more likely to use
the emergency room as temporary shelter.135 However, there is growing
recognition that such programs can play an important role in providing housing to
low and medium income households as well. To the extent that such programs
have been implemented, they have been successful in improving the health of
participants and reducing overall healthcare costs.136

Community Land Trusts: Community land trusts (CLTs) have been a
component of housing policy across the nation for decades and were initially
started during the Civil Rights movement by an activist named Robert Swann
with the goal of allowing African American sharecroppers to own the land they
farmed.137 Today, land trusts are increasingly considered an important tool in
addressing housing insecurity. Community land trusts follow a shared equity
model which means that housing units are neither individually rented nor owned.
CLTs own the land under the housing unit and control the price, which keeps
houses affordable in the long term. The units themselves are often leased to
residents for a set time period. Most leases last 99 years. The trust and its
members use a formula to calculate the resale value of a housing unit so that the
household can build equity while maintaining the affordability of the unit over
time.138 Trusts can usually offer financing for households looking to participate,
and members are statistically less likely to default on their mortgages than free
market homeowners.139

Limited- Equity Housing Cooperatives: Another method of housing
preservation that has seen renewed interest as of late are housing cooperatives.
Cooperatives, like CLTs, can function under a shared equity model. Limited
Equity Cooperatives are designed to maintain the affordability of the units over
time.140 Residents buy a share of the co-op, which provides them with a living

140 Emily Thaden, “The State of Shared-Equity Homeownership,” Shelterforce: The Original Voice of Community Development, last modified May 7, 2018.
https://shelterforce.org/2018/05/07/shared-equity/

139 Schneider, “CityLab.” https://www.bloomberg.com/news/articles/2019-04-29/alternative-homeownership-land-trusts-and-co-ops

138 Miriam Axel-Lute, “Understanding Community Land Trusts,” Shelterforce: The Original Voice of Community Development, last modified July 12, 2021.
https://shelterforce.org/2021/07/12/understanding-community-land-trusts/

137 Benjamin Schneider, “CityLab : Shared Equity Homeownership,” Bloomberg News, last modified April 29, 2019.
https://www.bloomberg.com/news/articles/2019-04-29/alternative-homeownership-land-trusts-and-co-ops

136 New Jersey ,”Health System Investments” Maine State, 7.
https://www.mainehousing.org/docs/default-source/policy-research/affordable-housing-workgroup/health-system-investment-in-housing6588402f-7cae-4c50-9be1-081b25ffcb60.
pdf?sfvrsn=68658a15_3

135 New Jersey ,”Health System Investments” Maine State, 3.
https://www.mainehousing.org/docs/default-source/policy-research/affordable-housing-workgroup/health-system-investment-in-housing6588402f-7cae-4c50-9be1-081b25ffcb60.
pdf?sfvrsn=68658a15_3

134 Adele Peters,”Why Hospitals are Subsidizing Apartments for the Homeless,” Fast Company, last modified January 29, 2018.
https://www.fastcompany.com/40516121/why-hospitals-are-subsidizing-apartments-for-the-homeless
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unit. In a Limited Equity Co-op residents decide on the resale value of units to
keep housing affordable. Most co-ops also require residents to live in the units,
which means that the units are not converted into short-term rentals.
Cooperatives have various start-up costs that can make them prohibitive and
there is a lack of federal funding. However, they can be paired with community
land trusts, which can increase their economic viability.

Modular Housing: Because of its relatively low costs of production and
decreased assembly time, modular housing serves as an important tool in
addressing the acute housing shortage in the United States. However, there are
currently barriers that prevent modular housing from serving its full potential both
at the local, state, and federal level. These include zoning ordinances, negative
perceptions of manufactured housing, and mortgage availability for
pre-constructed homes.141

Conclusion:

National trends in housing insecurity in the United States should be a source of
concern for all Americans, regardless of one’s personal experience. Although housing
availability has fluctuated over time, it appears that the U.S. is moving into a new phase
of widespread housing insecurity that threatens broader economic stability and the
social well-being of the country. However, there are steps the federal government can
take to help alleviate pressure. There are also exciting solutions being developed and
implemented across the country on a local scale with the goal of increasing affordable
housing.

141 Aaron Shroyer, “How Manufactured Housing Can Fill Affordable Housing Gaps,” Urban Institute, last modified July 8, 2020.
https://housingmatters.urban.org/articles/how-manufactured-housing-can-fill-affordable-housing-gaps
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