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The Town of Meredith, New Hampshire is faced with a
lack of diverse housing options and coupled with rapidly
rising housing costs, have created a shortage of
affordable and attainable housing in the town.

Meredith is unique in its location on Lake Winnipesaukee
which has traditionally attracted a strong second home
market. Housing costs particularly driven by this second
home market was exacerbated by the migration patterns
and market impacts of the COVID-19 pandemic.

To better understand the towns housing supply, demand,
and gaps; Meredith secured a Housing Opportunity
Planning Grant (HOP) to conduct a housing needs
assessment and create an updated housing chapter to
the Master Plan.

The following needs assessment provides a detailed
analysis of the town's demographics, economic
conditions, housing stock, ownership patterns, and
affordability gaps. The information in the needs
assessment will establish the analytical base that will
guide the goals and strategies for the housing chapter of
Meredith's Master Plan.



DEMOGRAPHICS

oINS

MEREDITH HOUSING NEEDS ASSESSMENT




DEMOGRAPHICS

The population in both Meredith and Belknap County are aging.

The US Census Bureau’s 2021 ACS 5-year estimates put Town of Meredith & Belknap County

Meredith’s total population at 6,630 residents. This

represents a 4.3% increase (276 residents) since 2012. “
Although Meredith's total population has increased over
the past ten years, that population increase is not 70
consistent across age cohorts. The town is growing
significantly older with more than 700 more residents 60
falling into the over 65 age category compared to ten
years ago. 50
Over this same time period, Meredith also saw declines 21
in residents under the age of 18, falling by 30% or 420
residents. This corresponded to a drop in adults ages 25- 30
44 indicating families with children are comprising a
decreasing share of households in town. This could be 20
the result of children aging out of the community while
parents age in place, or families leaving Meredith who 10
have younger children.
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DEMOGRAPHICS

Looking more closely at population by age cohort
and comparing to the County and Lakes Region,

Meredith residents over the age of 65 are Between 2012 and 2021, saw growth in Gen Z and Baby
increasing much faster as a share of total Boomer Age Cohorts and declines in family households.
pOpUIﬂtiOn while residents under 18 are Meredith town  m Belknap County Lakes Region
decreasing much faster. 40.0%
Interestingly, Meredith residents between the ages 30.0%
of 18 and 24 increased substantially compared to 20.0%
the County and Region possibly indicating older
children living at home with their parents. The e . I I
pandemic created unique situations where typical 0.0% — ] .
college-aged residents delayed going to school or 0.0% I
opted out altogether.
-20.0% meﬂ‘s
This may be an indicator for housing demand . m,\whouseho\d age s&9
related to smaller unit sizes or possibly accessory . Typiea 2
dwellings available for the younger and older adult 40.0%
COhOI’tS. Under 18 181024 years 25to34years 35to44years 451054 years 5510 64 years 65+ years

Source: US Census Bureau ACS 5-Year Estimates



DEMOGRAPHICS

The racial and ethnic dlversr[y of Meredith’s Meredith’s population remains predominately White, although

population mirrors that of the region and the state the number of residents identifying as Asian did increase.

with 95% of town residents identifying as White. 2016 w2001

Although the percentage of residents identifying 00%  200%  400%  600%  80.0%  100.0%  120.0%
as White decreased since 2012, the percentage .

change fell from 97% to 95%. ]

Black or African American

The change in racial and ethnic composition was
largely driven by an increase in residents American Indian and Alaska Native
identifying as Asian. Residents identifying as

Asian
Asian increased from 23 to 124 since 2012. :
Native Hawaiian and Other Pacific Islander
Interestingly, Meredith saw a decrease in the
number of residents identifying as Hispanic or some otherrace
Latino, falling 52% (86 residents) since 2012. Twoormoreraces |

Hispanic/Latino |

Source: US Census Bureau ACS 5-Year Estimates



DEMOGRAPHICS

As Meredith’s older adult population increased, the number of smaller households with 1 or 2 people increased substantially. As families and children have left the
community, smaller households remain in place. Between 2012 and 2021, the average size of an owner-occupied household in Meredith shrank by 0.09 while renter
households declined by 0.69. The drop in average household size correlates to the breakdown of households by size below. The graphic on the right shows the steep
declines in households with 3 or more residents, while 2 person households increased substantially. Most of the decline in 3+ person households were seen in renter-
occupied units while much of the increase in small 1 and 2 person households were seen in owner-occupied households.

Meredith’s Housing Tenure

A Average Household Size /\

Owner-Occupied - 2.24 o a o

ﬁ Renter-Occupied - 1.73 79 /0 21 /0
Owner Renter

An aging population often signals shrinking household size. Meredith’s average household size is shrinking due to a

Married-Couple  ® Male Female Living Alone  ® Not Living Alone dEC“ne in hOUS@hOldS Wlth 3 or more people-
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1-person 2-person 3-person 4-person 5+-person
household household household household household



DEMOGRAPHICS

Meredith's age by tenure metrics follow typical
patterns where most older adult households tend to

be homeowners and more younger adult households Renter households are increasingly younger while
tend to be renters. This is particularly true in high- continue to age in place.

cost markets like Meredith and the Lakes Region Owner M Renter
where barriers to entry to the ownership market are 50%

high.

What is interesting, and sets Meredith apart from 0%

the County and State, is the share of renter
households headed by those over the age of 55. 30%
Those renter households account for over 53% of all

renter households in Meredith. This compares to 20%

40% for the County and 28% for the State.

This may again point to a need for smaller housing o

units, particularly on the rental side considering _
0%

Meredith,s ContinUEd aging pOPUIation' Shrinking 1510 24 25t0 34 35t0 44 45to 54 55to 64 65 and older
household sizes, and lack of diversity in housing
typologies.

Source: US Census Bureau ACS 5-Year Estimates



IN SUMMARY

« Meredith’s population is increasing, but it is
largely driven by older adults.

« Qver the past ten years the town has seen a
decrease in family households and a large
decline in children under the age of 18.

« The number of people per household in
Meredith continues to decline, particularly for
renter households.

A higher percentage of older adults live in
rental housing in Meredith compared to the
county and the state.
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ECONOMICS

Following the last two recessions the Town of Meredith’s labor

force shrunk and has not returned to previous levels.
Meredith’s local economy is highly dependent on just a 4,000
few key industry sectors, some of which were greatly
impacted by the COVID-19 pandemic. These include
Accommodations and Food Services, Retail, and Health
Care. We know nationally these industry sectors were
impacted as well by early retirements, workers retraining
for other sectors, and employees leaving the workforce
altogether. 2,750

3,750
3,500

3,250

Labor Force

3,000

2,500

Flllmg JObS in these sectors has been Cha”engmg’ 2000 2002 2004 2006 2008 2010 2012 2014 2016 2018 2020 2022

particularly in high-cost tourism-based locales where
workers must commute longer distances due to a lack of

attainable and available housing.
Despite reductions in overall labor force, Meredith’s unemployment

In Meredith, the story is the same. Since the 2008 rate recovered sharply from the COVID-19 pandemic.
recession the town’s overall labor force has declined and

has yet to recover from the dip during the 2020 pandemic. Meredith  ===Belknap County Lakes Region

10%
This is occurring at the same time as the town, region, and
state experience record low unemployment levels. With
fewer people in the labor force and fewer people looking
for work, filling vacancies in lower paying industry sectors
is very challenging.

8%

6%
/—\ \ .

—

Unemployment Rate
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0%
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Source: New Hampshire Economic & Labor Market Information Bureau



ECONOMICS

Of Meredith’s estimated 3,200 jobs, 37% are in
industry sectors that pay far less than the average
earnings across all jobs. Over 740 individuals are
employed in Accommodations and Food Service with
an average earning of $34,000 per year while another
450 are employed in Retail with an average earning of
$46,500 per year.

With a median gross rent of $1,205 per month, an
employee in the hotel, restaurant, retail, arts, or
recreation industries would not be able to afford to
rent a unit in Meredith.

Given how reliant Meredith is on tourism-based
industries and employment, housing affordability can
be a deciding factor for employees who can conduct
similar work in communities with lower cost housing
options.

Interviews conducted with local businesses
supporting the tourism and service-based economy
indicated they are already purchasing housing for
their employees to ensure they can continue to keep
their businesses open and operating.

Source: Lightcast QCEW - 2023.2: Town of Meredith Top 10 Industry Sectors by Employment

Meredith’s employment is driven by the accommodation and food
services industry, which are projected to continue to grow.
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pay some of the lowest annual wages.
§
1
Accommodation and Food Services :361,359

Retail Trade 1Avg. Eamings

Government

o

Construction

Health Care and Social Assistance
Manufacturing

Professional, Scientific, and Technical Services
Arts, Entertainment, and Recreation

Other Services (except Public Administration)
Real Estate and Rental and Leasing

900

$25,000 $50,000 $75,000 $100,000



ECONOMICS

With the influx of higher income households and the
return of 18-24-year-olds to the community, the
educational attainment of Meredith residents has
also changed. Between 2012 and 2021, the number
of residents with a graduate or professional degree
increased 32% or just under 260 people. This
percentage increase was greater than both the
county and the state.

These changing patterns in educational attainment
do mirror both the county and the state with
increases in those graduating from high school and
those achieving a bachelors, graduate, or
professional degree.

Source: US Census Bureau ACS 5-Year Estimates

Meredith experienced growth in residents with a high school
diploma and graduate degrees.

2016 m2021
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1,200
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0 [ |
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Changes in educational attainment for the
follow county level trends.

Meredith town  m Belknap County
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ECONOMICS

The rise in educational attainment of Meredith residents is
also consistent with increases in households across the
highest income brackets.

Although Meredith’s median household income declined
between 2012 and 2021, wealth in the community remains
high.

The decrease in median household income in a community like

Meredith is likely linked to older adults who lived in Meredith
and retired and those that were retired and moved to Meredith
no longer reporting income from employment.

While these households are likely coming with significant
assets, they are not reporting income from employment.

We do however see real growth in the number and share of
households earning $100,000 or more per year. There are 350
more households in these income categories today compared
to 2012.

These changes in household income are also consistent with
patterns seen in the county and region, with the exception of

the increase in households earning less than $50,000 per year.

Source: US Census Bureau ACS 5-Year Estimates

Meredith saw growth in lower income brackets and higher
income brackets.
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saw divergent income growth.

Meredith town  ® Belknap County Lakes Region

100.0%
80.0%

60.0%
40.0%
20.0% I
0.0% — —
|
-20.0% .

-40.0%

-60.0%
Less than $25,000 - $50,000 - $75,000 - $100,000-  $150,000-  $200,000+
$25,000 $49,999 $74,999 $99,999 $149,999 $199,999



ECONOMICS

For working residents in Meredith, commute times have increased meaning more working residents are traveling longer distances to their place of employment.
Since 2012, 145 more Meredith residents are traveling over 40 minutes to get to work. This is consistent with county and regional commute patterns, but not with

the state.

The shift in commuting may be related to remote and hybrid workers moving to Meredith and the Lakes Region during the pandemic with flexibility on work
location and in-office days. Conversely, workers employed in Meredith are traveling from further away for jobs in town. About 80% of employees in Meredith live
outside the town, adding the cost of longer commutes to rising unaffordability of housing.

)

Meredith residents are traveling farther for work MEREDI.I’"“.H COMMUTERS
BY PLACE OF RESIDENCE |

suggesting less local commuting.

m2076 m2021
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Source: US Census Bureau ACS 5-Year Estimates, Longitudinal Employer-Household Dynamics 2020



IN SUMMARY

« Meredith’'s local economy is driven by tourism and service-
based industry sectors that include accommodations,
restaurants, retail, arts and entertainment.

« These sectors were particularly hard-hit by the pandemic,
placing additional stress on the local economy and
businesses looking to hire workers.

« The majority of jobs in Meredith do not pay above the
average earnings in town and in many cases are not high
enough to afford the median rent or sale price for a home.

« This has led to employers having to purchase homes for
their employees to live in charging rents that are affordable.
As more workers are forced to live further from Meredith,
they may encounter other similar jobs in other communities
where housing is more affordable and available.
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HOUSING

Meredith's housing stock is comprised of mostly single-family homes with just over 4,200 units in 2021. This equates to 81% of the town’s
total housing stock. Interestingly, although the town saw an increase in single family housing units between 2012 and 2021, the percentage of
the total housing stock dropped from 85% to 81% due to new growth in other types of residential structures.

Over this period, Meredith saw increases in the number of residential units in 3-4-unit buildings, buildings with more than 10 units, and
additional mobile homes. While the town'’s housing stock appears to increasing in its diversity, it is still dominated by single-family homes.

Meredith’s housing stock is dominated by single-family homes followed by mobile homes/other and 2-4-unit housing.

m Single Family m2-Unit = 3-4Units = 5-9 Units m10-19 Units  m 20+ Units  ® Mobile Home/Boat, RV, Van, etc.

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

22

2016

2021

Source: US Census Bureau ACS 5-Year Estimates



HOUSING

The vast majority of owner-occupied housing in Meredith is single-family, while the majority of rental units can be found in buildings with 3 or more units. This
breakdown is very typical in most communities where rental housing is found in multi-unit buildings while most ownership units are in single unit structures.

The table on the bottom right shows residential structures in Meredith broken down by year built and tenure (ownership vs. rental). The data shows a fairly
even split amongst time periods and a similar breakdown between owner and rental housing. Over 20% of Meredith’'s housing stock was built after the year
2000, which is unique for New England communities that tend to have more older residential structures.

Meredith’s Year-Round Occupied Housing by Type Residential Buildings by Year Built and Tenure
Owner M Renter
0 500 1,000 1,500 2,000 2,500 owner
Single Family I Built 2000 or later 590 24.0%

2-Unit Built Between 1980 and 1999 604 24.6%

3-4 Units Built Between 1960 and 1979 753 30.6%

5-9 Units I Built 1959 or earlier 511 20.8%

10-19 Units Renter
20-49 Units Built 2000 or later 135 20.7%
. Built Between 1980 and 1999 146 22.4%
50+ Units
Built Between 1960 and 1979 239 36.7%
Mobile Home/Boat, RV, Van, etc. |
Built 1959 or earlier 131 20.1%

Source: US Census Bureau ACS 5-Year Estimates



HOUSING

Vacancy data from the Census provides a good snapshot of how many units are unoccupied in a community for either part of the year (seasonally) or completely
unoccupied for any number of reasons. In Meredith, it is estimated a total of 2,100 housing units are vacant for at least 6 months of the year or more with 92% of those
vacant units being for seasonal or recreational use. That equates to 1,943 total units in town, which has increased 9.4% since 2012 or 167 additional housing units.
Meredith ranks fourth highest in the number of seasonal units in Belknap County behind Center Harbor, Alton, and Gilford.

What is more striking is the extremely low number of residential units that are listed as vacant and available (for sale or for rent) in Meredith. These units comprise only
1.3% of Meredith’s total housing stock, which is extremely low. A healthy vacancy rate for available units is typically in the 5% - 7% range.

An estimated 1,943 units of vacant housing in
Meredith are seasonal and recreational homes.

SEASONAL HOUSING .\
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HOUSING

Compounding the extremely low vacancy rates are rapidly rising home values and sale prices in Meredith. Since 2012, the average home value in Meredith increased
from $283,700 to $341,900, or a 20.5% increase in ten years. This shift in pricing is also reflected in actual sales data between 2015 and mid-2023 where sales prices
for homes in Meredith have also been steadily increasing. This trend was consistent across Belknap County as well, although average sale prices were lower than
Meredith overall due to the size of the inventory and diversity of ownership units.

Of note is the dip in the sales price data in 2023, likely reflecting the rapid increase in mortgage interest rates. It will be interesting to see how high interest rates impact
Meredith’s homeownership market, particularly the second home and investor markets as high interest rates may constrain purchasing power if asking sales prices
remain high.

Homes values in Meredith have been increasing driven by Median Sale Price in Meredith & Belknap County
growth in homes values of $250,000 or more. 3-Month Moving Average
m 2021 m2016 Belknap County, NH = emm===Meredith, NH
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$1,200,000
$250,000-$299,99
$1,000,000
$200,000-6249,999  EGEG_NuN
$800,000
§150,000-$199,999  EGEG_—_———
$600,000
$100,000-$149,099 N
$400,000
§50,000-699,999
$200,000
Under $50,000
$0
0 200 400 600 800 1,000 1,200 2015 2016 2017 2018 2019 2020 2021 2022 2023

Source: US Census Bureau ACS 5-Year Estimates; Redfin Market Data



HOUSING

The impact of limited housing growth, high interest rates, and high sale prices is a constrained inventory of homes for sale. The overall inventory of
homes on the market at a given point in time has been steadily decreasing since 2015, but the sharp decline in 2020 due to the pandemic is quite noticeable.
As of mid-2023, there was just over 6 months of supply available on the market compared to 2015 when housing availability was closer to 12-15 months.

The tight market and high demand for homes in locations like Meredith has led to much higher sale prices per square foot. In 2023, average sale prices were
approaching $330 per square foot which is up from around $150 per square foot in 2015.

Months of supply has decreased meaning high demand High demand and tight inventory contributed to increase
and tight inventories. in sales price per square foot.
Belknap County, NH  em====Meredith, NH Belknap County, NH e Meredith, NH
30 $700
25 $600
$500
~ 20
Q =
3 & $400 $330
E 15 S
2 S $300
S x ’
=10
6.3 $200
5 $100
0 $0
2015 2016 2017 2018 2019 2020 2021 2022 2023 2015 2016 2017 2018 2019 2020 2021 2022 2023

Source: US Census Bureau ACS 5-Year Estimates; Redfin Market Data



HOUSING

Gross rent in Meredith has increased over the last decade with
Like for sale housing units, rental units have also seen 2021 rents centered around $1,000 - $1,499 a month.
steady increases in price with median gross rent in
Meredith growing from $988 in 2012 to over $1,200 in S0.0%
2021. This equates to a 22% increase in the past ten
years.

2016 m 2021

60.0% 59%

The maijor shift in rents occurred between units priced

under $1,000 a month that are now between $1,000 and 50.0%

$1,499 per month. As discussed earlier, the average

earnings for jobs within tourism and service-based 40.0%

sectors in Meredith are not high enough to afford rents

across this price range. 30.0% 29%

41%

If rents continue to rise without the addition of more 22%
affordable units, these workers will continue to be 20.0% 17%
priced out of Meredith increasing the already difficult 13%

hiring and retention situation employers experience 10.0% I

11%

5%
2%
0%

Less than $500 $500-$999 $1,000-$1,499 $1,500-$1,999 $2,000 or More

today.

0.0%

Source: US Census Bureau ACS 5-Year Estimates



HOUSING

Within the overall Lakes Region, rents have been rapidly rising as well. Since 2012, average rents have increased to just over $1,300 a month or a
$400 increase over ten years. As rents are increasing in the region, vacancy rates for rental housing are nearing all-time lows at just over 1%. This
means households experiencing rent increases have almost no other choices in the region for lower cost housing.

Households either must absorb the rent increases in their monthly budgets or may be forced to leave the region in search of a lower cost market.
For those who choose to stay, that may mean spending less money on other essential monthly costs such as food, healthcare, or transportation.

Median Gross Rent in the Lakes Region has been rising Tight vacancy rates coincide with the rapid increase in
faster since 2020. rental costs since 2020.
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HOUSING

Meredith, like many popular tourism and second home markets, also must contend with the housing pressures short term rentals place on the housing
stock. Investors can often pay higher prices or come with cash payments to purchase homes knowing these are investment vehicles where income will

supplement or offset the costs.

Data from AirDNA shows the steady increase in the number of monthly listings of short-term rentals and the extremely high occupancy rates of these units
in the peak summer season. While summer occupancy is down a bit in 2023 compared to the peak in 2020, units are still 84% occupied indicating a very high

utilization and demand for short term rentals in town.

Active monthly listings of short term rentals have
increased from 2018 to 2023.
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Source: AirDNA Market Data 2023

Summer occupancy peaked in ; rates of occupancy
have remained high through 2023 despite the addition of

more active listings.
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HOUSING

Even with the decrease in occupancy rates since 2020, prices for short term rentals in Meredith remain very high. In fact, the early part of 2023
saw significant increases in the average daily rate for short term rentals compared to 2019-2022 driven primarily by the “luxury” short term rental

units which tend to book for over $1,000 a day.

These high occupancy and rental rates drive demand for short term rental purchases by investors which in turn removes more residential units

from the market that could be occupied by year-round households.

Year over year the average daily rate for short term
rentals has increased.

2019 e 2020 2021 2022 w2023
$800
Most bookings are
made about 120
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Source: AirDNA Market Data 2023

Demand for larger, luxury rentals has driven average rate
increases.
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IN SUMMARY

«  The maijority of Meredith’s housing stock is comprised of single-family
units which have been steadily increasing in price since 2012,
exacerbated by pricing changes and overall demand from the pandemic.

« Although new housing units have been built, it was not enough to keep
pricing down while demand for year-round, seasonal, and investor-
owned housing grew.

« Rental housing has also been challenged with a limited inventory, record
low vacancy rates, and increasing monthly rents. These changes place
added strain on our most vulnerable households that may not be able to
afford large increases in rent.

» Demand for short term rentals in Meredith by both the owners and the
consumers has increased over the past few years. The number of short
term rentals has grown, occupancy is very high, and daily rates for units
has increased. Removing these units from the year-round housing stock
limits available housing for residents and drives prices for ownership
units up as investors are willing to pay higher prices and may come with
more competitive offers.
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OWNERSHIP ANALYSIS

Non-Meredith residents own the majority of waterfront, condo and vacant
properties in Meredith.

To better understand the differences between homes owned by
residents who live in Meredith year-round and those that list
their primary residence as outside of Meredith, RKG analyzed
the Town’s parcel assessment data and matched owner
address to mailing address to determine the types of homes
owned by each group.

Most Meredith residents who live in town year-round own
single-family homes which is consistent with data from the
Census on showing most owner-occupied units in town are
single family homes.

This is contrasted with most non-residents owning SFR*
Waterfront properties, condominiums, and units listed as vacant
(seasonal or investor units). Single family homes still comprise
the second largest number of non-resident owned properties,
but that does fall below SFR Waterfront properties which tend to
be of high value and in high demand.

*SFR = Single Family Residential

Source: Meredith Assessment Data 2023

Locally...
Single Family
2-3 Family
Multi-Family
Condo Most SFR properties &
SFR Water mobile homes are
owned by residents
Vacant
Mobile Home
Outside of Meredith Most SFR waterfront
properties, condos &
Single Family | 654 vacant residential
_ . parcels are owned by
2-3 Family I 24 non-residents
Multi-Family I 25 /
Condo I 328
SFR Water | 867
Vacant I 325
Mobile Home I 90



OWNERSHIP ANALYSIS
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Using data from the Home Mortgage Disclosure Act (HMDA), RKG analyzed the changes in those purchasing homes between 2018 and 2022 in Meredith as
compared to Belknap County. The data below, presented by the age of the purchaser, shows most homes in both Meredith and Belknap County were
purchased by those between the ages of 35 and 54.

In Meredith there was an interesting increase in purchases made by those over the age of 65 corresponding with the increases in age presented at the
beginning of this analysis. There were also increases in purchases from buyers ages 35-44 which corresponds with seasonal home and investor purchases

shown on the next page.

Single Family Home Purchase Loans by Applicant Age
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OWNERSHIP ANALYSIS

Using HMDA data, we can also look at second home and investor home purchases by age group to understand who is buying these homes and for what
purpose. In both cases, the pandemic impacted home purchases for these two types of investments with spikes in 2020 for seasonal/second homes and
spikes in 2021 for investor purchases.

These are both responses to movement during the pandemic and those looking for second homes and the demand for short term rentals following the first
year of the pandemic (2020). Most second home purchases are still being made by homeowners between 45 and 54 years of age while investor home
purchases spiked for those ages 35-44.
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IN SUMMARY

Most year round residents who live in Meredith reside in single
family homes, while more owners who live outside Meredith
have purchased homes on the waterfront or in condominium
buildings. These properties tend to be more expensive and may
be easier or more desirable to rent out.

Spikes in seasonal home purchases occurred in 2020 from
buyers ages 44-54 while more buyers ages 35-44 purchased
investor properties in town.

Meredith saw an increase in the number of buyers over the age
of 65 which correlates to the increases in the older adult
population described in the demographic section of the needs
analysis.
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AFFORDABILITY GAP - COST BURDEN

HUD considers a household to be cost burdened if they are spending more than 30% of their monthly income on housing costs. The
challenge for households spending more than 30% of their income on housing costs is that it leaves significantly less money for
spending on other necessities such as food, transportation, education, healthcare and childcare.

Within the Town of Meredith, over the past decade, cost burdening has increased for over 100 households. In terms of rental households,
Meredith has a much smaller rental housing stock and thus fewer renter households but of those who rent over 60% (~334 households)
spend more than 30% of their income on housing costs.
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AFFORDABILITY GAP - HOUSEHOLDS

Affordable housing is critical to supporting a diverse range of households in the community and ensuring residents have safe, accessible,
and price appropriate housing choices. Looking at incomes across both renter and owner households provides a snapshot of potential
housing need by what those households can actually afford to spend.

In Meredith, nearly 90% of renter households earn less than the median income (100% AMI) with nearly 68% earning less than 50% AMI.
That equates to an annual income of $40,300 for a two-person household and an affordable rent of $1,000 a month. As noted earlier, 70%
of rental units in Meredith have gross rents over $1,000 a month.

Over half of in Meredith earn an annual income above the area median income (AMI) while roughly 90%
of renter households earn below it.

Owner M Renter

50% Majority of renter
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2N ~.

30%
20%

10%

<30% AMI 30% - 50% AMI 50% - 80% AMI 80% - 100% AMI >100% AMI
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Source: HUD FY23 Income Limits, ACS 5-Year Estimates



AFFORDABILITY GAP - OWNER

The affordability gap analysis compares the number of housing units at different price points to the number of households in the community that can afford to
purchase or rent those units. If there are more units than households, there is a surplus of housing available. If there are more households than units, there is a
deficit of housing available. This provides a quick snapshot of where additional housing may be needed in a community to address affordable housing shortfalls.

This first analysis looks at housing affordability gaps for owner households in Meredith. Here we see gaps in ownership units affordable to households earning
less than 50% of AMI and a small gap for those earning over 100% of AMI. This is very typical in most communities as it is very challenging to provide ownership
opportunities for households below 30% of AMI. The surplus of ownership units between 50% and 100% of AMI indicates most lower income and higher income
households are buying up and down in the market where most homes are priced in Meredith.

Comparing owner households by income level (

) to owner units by affordability (supply), Meredith has a deficit in

units affordable to households earning less than 50% of AMI or above 100% of AMI.
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AFFORDABILITY GAP - RENTER

When we analyze the affordable housing gap for renter households, we see a significant gap in units affordable to renter households
earning at or below 50% of AMI. This gap is estimated at around 275 units. Looking at units priced to households at 50%-80% of AMI, we
see a surplus of about 220 units indicating many households earning below 50% of AMI are likely renting units above what they
technically can afford. While this is common in many communities, particularly as rents continue to rise faster than incomes, it
represents a target for Meredith to help keep housing affordable to residents who are most vulnerable to rises in housing cost.

Comparing renter households by income level ( ) to rental units by affordability (supply), Meredith has a deficit in
units affordable to households earning less than 50% of AMI or more than 100% of AMI.
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AFFORDABILITY GAP - RENTER

The graph below shows the same affordability gap analysis for renter households but compares
. We see very similar patterns in affordability gaps at each of the three geographies with gaps in rental units for households below

30% of AMI and above 100% of AMI and a majority of the rental housing supply priced to households in the 30%-80% AMI range. One

difference is Meredith has a gap in affordability for renter households at the 30%-50% AMI range where the County and Region do not.

This may be related to the nature of Meredith’s housing market where those lower value units are purchased by either seasonal or
investor owners and removed from the year-round housing market.

The affordability gap (supply — demand for each AMI band) highlights similar trends in affordability through out Belknap
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AFFORDABILITY GAP - VALUE GROWTH

Rising home prices, rising rents and increases in Following the pandemic Meredith has become increasingly
eviction filings are all highly correlated trends within unaffordable relative to the county.
the housing markEt‘ Meredith =—==Belknap County
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values on the extreme high and low end capturing a 5600,000
rate of change that a typical household would 5500000
experience. ’ $448,085
Belknap County like the rest of the state, saw higher $400,000
than historical average increases in home values 5500000
following the COVID-19 pandemic. This trend was also '
true for but at a much higher rate, suggesting $200,000
that while housing costs are increasing more broadly,
some communities such as Meredith saw this trend §100,000
more acutely.
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AFFORDABILITY GAP - EVICTIONS

Eviction Filings Belknap County 12/2018 - 04/2023
Throughout New Hampshire, Landlord-Tenant

NHERA Duration Filings ——Pre-Pandemic Average
cases spiked coinciding with the end of the 5
CDC's eviction moratorium and closure of the
state’s emergency rental assistance program 4 R
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In Belknap County, eviction filings have returned 35
to pre-pandemic levels with a spike when NHERA
stopped accepting rental assistance applications +
in October 2022. 25
For towns such as Meredith with a limited 20
available supply of rental housing and increases "
in seasonal and short-term rental options, lower
income households were more prone to moving 10
to other communities with more rental units. 5
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Source: Civil Court Data Initiative. Legal Services Corporation, 2022. (accessed 8/8/23). New Hampshire eviction filing counts accessed at https://www.courts.nh.gov/media/data-reports



IN SUMMARY

«  The majority of renter households in Meredith earn less than $40,000 a
year making it difficult for them to afford typical month rents in town.

»  Owner households have higher incomes on average and have less
difficulty affording the purchase of a home compared to renter
households that may be looking to purchase a home.

» The largest gaps in Meredith’s housing market are units priced to
households at or below 50% of AMI. Many of these units have seen
rapid price escalation over the past decade as well as shifting from
year-round ownership to seasonal or investor-owned properties.

» Units in this price are those most likely to support the people who work
in Meredith at tourism and service businesses and cannot afford to rent
or own homes priced to households at 80% of AMI and above. As
housing prices continue to climb without the infusion of more
affordable units, residents and employees will find it more difficult to
live in Meredith.
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CHALLENGES

Meredith, like many smaller New England towns with a very desirable second
home market, saw rapid price escalation of both ownership and rental units
during the pandemic. The town was already challenged with a tight housing
supply given the number of seasonal homes as a share of its overall housing
stock, but the pandemic brought a rapid escalation in sale prices and
additional interest from investors looking to capitalize on the increased
popularity of short-term rentals.

While new housing units have been built in Meredith over the past decade, the
demand for housing also continued from the year-round population and
changes in household size and composition. The combination of population
growth and more smaller households adds to the need for housing units and
likely a different mix of housing types.

As housing demand and prices continue to rise, it is becoming more difficult
for lower income households to remain in Meredith. This impacts existing
residents on fixed incomes as well as the business community’s ability to
attract and retain workers whose annual earnings are well below the town’s
median income.

Without new affordable housing options, the pressures on existing housing
stock will continue to grow as will the price of both owner and rental units.
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