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The Country is Short 4 Million 
Housing Units

The Freddie Mac analysis estimates the housing shortage not only based on the actual number of 
households but also considers the latent demand and the number of vacant units. A well-functioning 
housing market requires some vacant properties for sale and for rent. Estimates are as of 5/7/2021.

http://www.freddiemac.com/research/insight/20210507_housing_supply.page




The U.S. Housing Market is 
Undergoing a Major Transformation

❏ Changing economy
❏ Changing demographics
❏ Changing preferences
❏ Changing climate



Changing Economy



High Inflation



High Mortgage Rates



High Incomes



Changing Demographics



The Changing Population of Homebuying









Changing Preferences









Changing Climate



Climate change will exacerbate the 
housing shortage

The owners 

of these 

homes could 

see their 

equity 

evaporate

Some 

homes will 

become 

unlivable

This would 

deplete the 

housing 

stock

Demand for 

resilient 

homes 

would 

increase



Climate change will make housing 
even more expensive

Climate 

change will 

increase 

housing 

costs

Maintenance 

costs will 

increase

Insurance 

costs will 

increase

Energy bills 

will increase

Mortgage 

rates and 

taxes may 

increase



https://www.redfin.com/news/natural-disasters-climate-change-impact-housing/


https://www.redfin.com/news/climate-change-impact-home-values-survey/


https://www.redfin.com/news/climate-change-impact-home-values-survey/


https://www.redfin.com/news/climate-change-migration-survey/


https://www.redfin.com/news/climate-change-migration-survey/


Climate and Migration



https://www.redfin.com/news/climate-migration-real-estate-2021/




https://www.redfin.com/news/flood-risk-home-price-premium-q1-2021/


https://www.redfin.com/news/redlining-flood-risk/


Worsening Air Quality May Motivate 
More Movers



Homebuyers With Access to Flood-
Risk Data Bid on Lower-Risk 

Homes





Homebuyers With Access to Flood-Risk 
Data Bid on Lower-Risk Homes

● Redfin users who viewed homes with 
severe and/or extreme flood risk prior to a 
Redfin experiment proceeded to bid on 
homes with 54% less risk after gaining 
access to risk data.

● Redfin users in flood-prone Cape Coral, FL, 
Houston and Baton Rouge, LA were most 
likely to click into the flood-risk section 
within home listings.

● Home values in flood-prone areas could 
drop as more people become aware of the 
risks. Authorities should respond by adding 
denser housing to low-risk cities.



Thank you



Dana Schoewe
Principal, RCLCO
dschoewe@rclco.com
February 20, 2024

HOME ATTAINABILITY INDEX
2024 RELEASE

mailto:dschoewe@rclco.com


HOME ATTAINABILITY INDEX

ULI AND RCLCO COLLABORATION

GOAL: BRING MORE HOUSING DATA TO PRACTITIONERS

FOUR KEY TOOLS
► “Print”/PDF Report

► Excel Tool

► Interactive Website Narrative (Flourish)

► Interactive Mapping Data Tool (Shiny Web App)

NEXT STEPS: TRACKING DATA CHANGES OVER TIME



NATIONAL THEMES AND CONCLUSIONS

THEMES OF PRODUCTION, MIDDLE-INCOME, EQUITY EXPANDED IN 10 KEY 
TAKEAWAYS:

» Data confirms what is simple and what we know: production impacts affordability.

» For-sale and rental affordability move in tandem across major markets.

» Large, coastal Established markets remain most unaffordable with the largest share of cost-burdened renter 
households.

» Large, coastal markets are most disproportionately expensive to buy relative to renting.

» Middle-income households have the most access to buying in Backbone markets such as the Northeast (e.g., 
Pennsylvania, New York).

» Rentals are most affordable in smaller Midwest and Sunbelt markets (e.g., Texas, North Carolina, Kentucky).

» The least economically polarized markets are an interesting group; these are areas that have seen substantial in-
migration recently, predominantly located in the West (Salt Lake, Boise, but also Palm Bay and Deltona, Florida).

» Markets that struggle with racial disparity on a market level struggle with it on a neighborhood level too.

» Backbone markets that have the most for-sale attainability also have the largest racial challenges related to housing 
access.

» Magnet markets are doing best in terms of racial integration (e.g., Orlando, Austin, Miami, Houston).



BRINGING THE INDEX TO AUSTIN

BUILDING, BUT NOT ENOUGH

HARD TO RENT, HARDER TO OWN IN THE MIDDLE CLASS

STRONG ECONOMIC AND RACIAL DIVERSITY

COMMUTING CHALLENGES
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HOUSING PRODUCTION
IN MOST MARKETS, PRODUCTION IS NOT KEEPING UP WITH HOUSEHOLD 
GROWTH BUT PARTICULARLY MAGNETS

Household Growth vs. Housing Production

Austin

Dallas

Houston

San Antonio



HOUSING PRODUCTION

MAGNETS AND SUNBELT SEES MOST HOUSEHOLD AND PRODUCTION GAINS

Source: Moody’s; Census

Household Growth vs. Housing Production, 2013–2022
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HOUSING PRODUCTION

3.4%

2.79%
2.36% 2.19%
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AUSTIN IS A DEVELOPMENT HOT SPOT, EXPANDING AT A MUCH FASTER RATE 
THAN COMPARABLE MSAS



AUSTIN MARKET-RATE HOUSING TRENDS

PERIOD FROM 2014-2018 CONTRASTS WITH 2019-2023

-10.0%

-5.0%

0.0%

5.0%

10.0%

15.0%

20.0%

0

2,000

4,000

6,000

8,000

10,000

12,000

2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024
YTD

V
a

c
a

n
c

y / R
e

n
t G

ro
w

th
U

n
it

s

Change in Inventory Net Absorption Vacancy Effective Rent Growth

Austin MSA Market-Rate Apartment Trends



DOES HOUSING PRODUCTION REALLY IMPACT 
AFFORDABILITY?
HOUSING PRODUCTION IS RELATED TO AFFORDABILITY, AUSTIN A BIT OF AN 
OUTLIER

Housing Production vs. Rental Affordability
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Housing Permits Issued as Percentage of Housing Stock (2013–
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RENTAL AFFORDABILITY CHALLENGES

Percentage of Cost-Burdened Households with Income $35K to $50K

13%

17.35%
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AUSTIN HAS A RELATIVELY HIGH PERCENTAGE OF COST-BURDENED 
HOUSEHOLDS
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$50KSunbelt Midwest North
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RENTAL AFFORDABILITY

MARKETS THAT ARE EXPENSIVE TO RENT ARE EXPENSIVE ACROSS INCOME 
LEVELS

Cost-Burdened Households vs. Rentals Affordable

AustinDallas
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OVERALL AFFORDABILITY

WHERE OWNING IS EXPENSIVE, SO IS RENTING
For-Sale vs. Rentals Affordable at 80% AMI
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TENURE COST PROPORTIONALITY

Tenure Cost Proportionality (Cost to Own / Cost to Rent Relative to Median MSA)

AUSTIN IS TOUGHER TO OWN IN RELATIVE TO MOST PEER CITIES
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AFFORDABILITY – WEB TOOLS

CAN EXPLORE HOUSING COSTS BY MARKET, COMPARE TO PEERS



ECONOMIC AND RACIAL INTEGRATION
MARKETS WITH MOST ECONOMIC INTEGRATION TEND TO BE RACIALLY 
INTEGRATED – AUSTIN IS A TOP-PERFORMER IN TERMS OF EQUITY

Middle-Income Neighborhoods
(Percentage of Tracts with Median Income 80–120% AMI)
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ECONOMIC AND RACIAL INTEGRATION

AUSTIN IS RELATIVELY WELL-INTEGRATED COMPARED TO PEER CITIES
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HOMELESSNESS

MORE SLACK IN AUSTIN COMPARED TO PEER MARKETS IN TERMS OF RENT TO 
MEDIAN INCOME RATIOS BEFORE PROJECTED UPTICK IN HOMELESSNESS
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Austin

CONNECTIVITY

LARGE, EXPENSIVE MARKETS MEAN WORKERS ARE PUSHED FURTHER FROM 
THEIR JOBS – AUSTIN IN THE MIX OF MAGNETS

Cost Burdens vs. Long Commutes
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LONG COMMUTES

SIMILAR COMMUTING PATTERNS TO PEERS – LESS LONG COMMUTES IN 
SUNBELT COMPARED TO COASTAL MARKETS, BUT HALF AS MUCH TRANSIT 
COMMUTERS
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EQUITY & INCLUSION – WEB TOOLS

NEIGHBORHOOD-LEVEL EXPLORATION:

HTTPS://RCLCO-CONSULTING.SHINYAPPS.IO/RCLCOULI/

Share of Commutes Over One Hour by TractWhite vs. Black Homeownership Gap



AUSTIN SUMMARY OUTPUT METRICS (EXCEL TOOL)

AUSTIN BOASTS STRONG INTEGRATION, BUT HAS NOT PRODUCED ENOUGH 
DIVERSITY OF HOUSING TO KEEP UP WITH DEMAND THIS PAST DECADE

Variable Name
Austin-Round Rock-

Georgetown, TX Metro Area
Other Comparable 

Metro Areas Over 1M Magnets Sunbelt Average - All MSAs

Overall Affordability

Tenure Cost Proportionality 1.18 1.02 1.12 1.05 0.99 1.09

Percentage of Cost-Burdened Households with Income $35K–$50K 12.6% 7.2% 7.0% 10.5% 6.7% 7.8%

Percentage of Cost-Burdened Households with Income $50K–$75K 1.9% 1.1% 2.0% 2.2% 1.2% 2.0%

Middle Income

Percentage in Middle-Income Tract 67% 62% 63% 66% 63% 63%

Percentage of Affordable Rentals (80% AMI) 50% 73% 77% 63% 72% 75%

Percentage of Homes Affordable to Buy (80% AMI) 41% 43% 47% 37% 45% 45%

Racial Highlights

Theil Index 0.15 0.17 0.36 0.24 0.28 0.33

Gap in Ownership (White and Black) 20% 27% 32% 29% 27% 31%

Percentage in Middle-Income Tract 67% 62% 63% 66% 63% 63%

Connectivity 

Percentage Who Drive to Work 93.8% 94.5% 94.1% 93.8% 95.2% 93.2%

Percentage with Over-Hour Commute 7.9% 7.4% 5.6% 7.4% 7.2% 7.2%

Percentage of Cost-Burdened Households with Income $35K–$50K 12.6% 7.2% 7.0% 10.5% 6.7% 7.8%

Housing Growth

Housing Permits Issued Annually (2013 - 2022) 31,230 24,447 7,290 22,363 16,653 8,976

Percentage of Growth Households 3.4% 1.6% 1.1% 1.9% 1.8% 1.2%

Percentage of Growth Housing Units 5.9% 2.4% 1.5% 2.6% 2.2% 1.4%
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