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Executive Summary

1. We are facing a historic housing crisis 
that is systemic and more complex than 

ever before 

2. States and localities are driving a 
surge in innovative housing solutions

3. A New Directions in Housing Task Force 
is needed to codify, replicate, and scale 

these solutions
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The current housing crisis is unique: it affects homeowners and renters of all 
incomes in all geographies

The U.S. is short 4 
million units of housing

Freddie Mac

Homeowners: median 
home prices surged 
compared to median 

income 

Harvard Joint Center

Renters: 45% of renters 
spend more than 30% 
of their income on rent

Pew Research Center

Low-income: there is a 
severe lack of affordable 

housing supply

NLIHC

Homelessness hit a 
record high in 2023

HUD

The generational 
wealth gap is being 

perpetuated

Financial Times

Climate change is 
affecting property 

values and housing 
insurance

The Economist



Home price-to-income ratios are reaching record highs, affecting homeowners 
across the country

Export2022

Note: Home prices are the median sale price of existing single family homes and incomes are

the median household income within markets. Income data for 2022 are based on Moody’s

Analytics forecasts. 

Source: JCHS tabulations of National Association of Realtors, Metropolitan Median Area

Prices, and Moody’s Analytics estimates.
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Source: Joint Center for Housing Studies, Harvard University

Home prices are up 47% since January 2020
POLITICO, U.S. Department of Housing and Urban Development

20221990
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Chronic underbuilding has led to a severe lack of affordable housing supply, 
pricing many renters out of the market

Source: NLIHC’s The Gap: A Shortage of Affordable Homes, 2023
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Source: HUD 2023 Annual Homelessness Assessment Report

High housing prices combined with low availability drives homelessness

Point-in-time 
homelessness 

reached a 
record high in 

2023.
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Reindustrialization is creating demand for housing across and within metros in 
radically different ways
Major facilities receiving public funding in the last two years are emerging in suburban and rural towns. Most of 
the plants (95%) on this map are not within the largest city of their Metropolitan Statistical Area. This leads to 
facilities being far from suppliers, universities and other anchors as well as dense housing centers.

*Source: Nowak Metro Finance Lab with data from Good Jobs First 

Facilities far 
from 
residential 
centers

Suburbs and 
rural areas 
especially are 
struggling to 
meet demand

Industry Sprawl Challenges 
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The deepening of the housing crisis is primarily attributed to an alarming 
lack of housing supply due to restrictive land use

“Our evidence suggests that zoning and other land use controls, 
play the dominant role in making housing expensive.”

- Ed Glaeser and Joseph Gyourko
National Bureau of Economic Research (NBER) Working Paper Series (2002)
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Yet the housing crisis is rooted in a broader systems failure

1. Federated

2. Financialized

3. Fossilized

Responsibilities for different aspects of housing policy, practices and 
products sit with different layers of government and sectors of society

Public and private sector incentives are misaligned, and systems have 
created a maze of intermediaries bloating costs 

Programs built for a different time and different problems with very little 
ability to adjust and adapt; the accretion of rules and restrictions have 

made them less efficient over time
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Federated: Everyone’s in charge so no one is in charge
Housing production is spread across layers of government

Federal

State

Local

Capital Programs/Incentives

Rental restrictions
Land use regulations
Public asset disposition

Trust funds
Tax abatements
Other tax incentives

Land use regulations
Building codes
State preemption

State HFAs
Tax incentives
Special programs

FHLBs
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Treasury: LIHTC, CDFIs
HUD: HOME, Vouchers, Public 
Housing
DOT: TIFIA
DOE: Energy Efficiency



Financialized: In the 2010s, perverse incentives made it more lucrative to buy 
than build, leading to the rise of mega investors in residential rental 
properties

Source: Urban Institute
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Financialized: The cost of production is astronomical, making many projects 
unfeasible in a system more focused on capital than cost

13
Source: Urban Institute

Even with building additional 
units, utilizing tax credits, and 

increasing rents, many 
development projects are 

not financially feasible 
under current conditions.



Fossilized: There was a burst of proactive, structural interventions in the 80’s 
and 90’s. Since then, our interventions have been limited and reactive.
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19901986

Low Income 
Housing Tax 
Credit (LIHTC) 
Established

HOME 
Program 
established 

1993

Hope VI Program 
Established

2008

Great Financial 
Crisis
---------
Neighborhood 
Stabilization 
Program 
established

Rental Assistance 
Demonstration 
Program created

2012 20242020

Eviction moratorium
---------
Emergency rental 
assistance

The U.S. population grew by over 80 million from 1990-2020.

The federal government has not 
made interventions to keep up with 

the rise of technology.

Last big federal 
housing program



Fossilized: LIHTC, the largest federal affordable housing program, needs to 
be scaled and reformed

Source: Urban Institute

LIHTC is important for 
increasing multifamily 
units, but its impact is 

minimal in terms of 
increasing overall housing 

stock.
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In the absence of federal leadership states and localities are acting aggressively on 
housing

17



The most visible action is zoning reform

Sources: Mercatus Center, UC Berkeley Othering & Belonging Institute, NPR 

Municipally-passed zoning reformsState-passed zoning reforms
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Although zoning reform is necessary, it is not sufficient for addressing undersupply
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For this reason, state and local innovations are much broader

Enable production to 
happen faster

Reduce the cost to 
build and decarbonize 

housing

Innovate on capital 
stacks

Protect renters

Build capacity for 
affordable housing at 

scale

- Land use reform
- Public asset 

disposition

- Energy efficiency
- Modular construction

- 800+ housing trust funds
- Special purpose credit 

programs

- Rental registries
- Building code reform

- New intermediaries
- New functions for old 

intermediaries

Goals Actions Types

Land

Construction

Capital

Regulation

Delivery
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This surge in state and local solutions is happening across the country

Seattle, WA
Modular 
construction

800+ Housing Trust 
Funds nationwide

Massachusetts 
Transit 
Community 
Zoning

Atlanta Urban 
Development 
Corporation

Pittsburgh
Heinz 
Endowments 
IRA Hub

Montana 
Miracle: 
Modular 
Homes

DC’s Housing 
Production 
and 
Preservation 
Trust Funds

Montgomery 
County Housing 
Production Fund

Scranton’s 
Rental 
Registry

California 
Single Stair 
Study

Partner Tulsa 
Housing 
Strategy

Utah “starter” 
homes

Minneapolis 
upending 
single-family 
zoning

Construction

Regulation

RegulationConstruction

Delivery

Delivery
ConstructionCapital

Land

Land

Capital

Capital
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Atlanta is innovating across these five key dimensions 

Inclusionary zoning 
near major public 

investments

Rapid housing 
community with 

shipping containers

Public-private 
investment for 

affordable housing

Expedited permitting 
process for affordable 

housing

Atlanta Urban 
Development 
Corporation

Actions Types

Land

Construction

Capital

Regulation

Delivery
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Source: Partners for Home, Urbanize Atlanta

2 Peachtree Street Tower



The Northwest Arkansas region is already organizing a comprehensive 
approach

Use publicly owned 
land for housing 

production

Introduce 
development 

incentives

Build Regional 
Housing Trust Fund

Expand and leverage 
federal, state, local 

resources

Develop and 
implement Regional 

Housing Compact

Five Critical Actions Types

Land

Construction

Capital

Regulation

Delivery
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The New Directions in Housing Task Force is designed to corral and amplify 
solutions in a distributed and unorganized landscape

New products, policies, and institutions at the state and 
local levels

Can the U.S. seize the moment and scale local innovations?

Current Landscape

Land use 
reform

Energy 
efficiency

Special 
purpose credit 

programs

Building 
code 

reform

New functions 
for old 

intermediaries

New 
Directions in 
Housing Task 

Force

Organized Housing Landscape

Create policy 
change
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Public asset 
disposition

800+ 
housing 

trust funds

Modular 
construction

Rental 
registries

New 
intermediaries

Programmatic vs. paradigmatic federal government



Task Force co-chairs:

Susan Thomas
President
Fifth Third Bank 
CDC

Andre Dickens
Mayor
City of Atlanta

TBD
Title
Organization

The New Directions in Housing Task Force will take a comprehensive approach 
by leveraging a broad network while focusing on first-movers
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Justin M. Bibb
Mayor
City of Cleveland

4th co-chair



The New Directions in Housing Task Force is necessary to scale local 
innovations to begin to tackle the housing crisis
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Task Force Objectives Deliverables

1. Identify the most promising 
innovative policies, programs, and 
products that are emerging across the 
country

(1) Housing Policy Innovations Report (focused on land, 
construction, capital, regulation, and delivery)

2. Tease out mechanisms for scaling 
and replication given market/policy 
variance

(2) Innovative Housing Practice Toolkit and inaugural 
Housing Innovation Exhibitions

3. Design and provide a feedback loop 
to the federal government and targeted 
localities

(3) Policy agenda for local, state, and federal 
policymakers
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Task Force Mechanics

Task Force Members

Cross section of 
practitioners with deep 

experience in public, 
private, and civic sectors

Research Institutions

Technical advisory 
group from critical think 

tanks and universities 
including separate 

examination of ”hot” 
topics

Housing Ecosystem

Engaging and managing 
stakeholders across the 

entire spectrum of 
housing

In progress



Phase 1

Building

Phase 2

Research & Development

Phase 3

Implementation

Estimated Timeline:

2 months

• Recruit 20-30 task force members 
(developers, investors, local 
elected officials, state housing 
financing agencies, PHAs, federal 
housing practitioners)

• Strategize and shape the task 
force with four co-chairs

Estimated Timeline:

10 months

• Engage with key stakeholders and 
task force members to identify 
and codify promising innovations 
for replication and scaling

• Produce Housing Policy 
Innovations report, Innovative 
Housing Practice Toolkit, and a 
policy agenda for 2024

• Stress test guidance in Atlanta 
and Cleveland 

Estimated Timeline:

12 months

• Assemble four implementation 
cohorts anchored by 
demonstration cities
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The New Directions in Housing Task Force will be structured to move quickly 
to put forward solutions

2-year timeline

Exhibition in 
Atlanta 
Q1 2025

Public launch
Mid-June 
2024

First task force 
meeting
July 2024

Draft policy 
report and 
second task 
force meeting
October 2024

Release policy 
report
November 2024

Draft Innovative 
Housing Practice 
Toolkit
Q1 2025

Third task force 
meeting
Q3 2025

Exhibition in 
Cleveland 
Q3 2025



Interested in more of this content?

Sign up for the bi-weekly 
New Localism newsletter 
here

Or join our mailing list at 
thenewlocalism.com 
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Thank you!

May 8, 2024
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