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[bookmark: _Toc240920503][bookmark: _Toc240920752][bookmark: _Toc240921618][bookmark: _Toc240921615]🟧 Executive Summary
New Jersey’s current down payment assistance strategy does not solve the state’s homeownership affordability crisis. The State program provides between $10,000 and $22,000 in assistance depending on county and first-generation homebuyer status, but its practical effect on monthly affordability is limited.[footnoteRef:1] [1:  See New Jersey Housing and Mortgage Finance Agency’s Loan Products Fact Sheets and Materials for more details on the programs available.] 

In the county examples reviewed, the assistance changes the monthly payment by only about $96.89. That is not enough to meaningfully close the gap between household incomes and median home prices. The income needed to purchase a median-priced home ranges from $84,842 in Cumberland County to $224,862 in Bergen County, while New Jersey’s median household income is approximately $100,000.[footnoteRef:2] [2:  See U.S. Census Bureau, 2024 American Community Survey 5-Year Estimates.] 

The data points to a clear policy conclusion: New Jersey should invest more heavily in producing affordable homes for sale, rather than relying primarily on down payment assistance for existing homes.
Down payment assistance may help some buyers reach closing, but it does not create new units, expand supply, reduce market prices, or build long-term affordability on a scale. Homeownership production is what does.

[bookmark: _Toc240920501][bookmark: _Toc240920750][bookmark: _Toc240921616]🟧 Policy Question
Does New Jersey’s down payment assistance program meaningfully improve affordability, or should the state redirect more funding toward producing affordable homes for sale?
[bookmark: _Toc240920502][bookmark: _Toc240920751][bookmark: _Toc240921617]🟧 Policy Answer
The data show that down payment assistance provides only limited monthly savings, does not create new housing units, and does not close the gap between household incomes and home sale values. The stronger policy response is to shift more state funding toward affordable homeownership production, especially for households earning below 80% of the area median income.
🟧 Key Findings

🟧 Finding 1: Down Payment Assistance Has Little Effect on Monthly Affordability
The monthly payment impact is nearly the same across the county examples reviewed: approximately $96.89.
🟧 Exhibit 1. Example Monthly Payment Impact[footnoteRef:3] [3:  Payments assume a 30-year fixed mortgage at floating CRA interest rates, 5% down payment, county median home value from Zillow, and NJHMFA down payment assistance. ] 


	County
	Monthly Payment Before Assistance
	Monthly Payment After Assistance
	Monthly Reduction

	Bergen
	$5,621.56
	$5,529.75
	$96.89

	Hudson
	$5,079.09
	$4,982.20
	$96.89

	Monmouth
	$5,282.71
	$5,185.82
	$96.89

	Morris
	$5,180.34
	$5,083.45
	$96.89

	Salem
	$2,362.42
	$2,265.53
	$96.89

	Cumberland
	$2,121.05
	$2,024.16
	$96.89



Why This Matters
A monthly reduction of about $97 does not change the structure of New Jersey’s affordability problem. It may help a buyer at the margin, but it does not overcome high home prices, property taxes, insurance costs, interest rates, and limited housing supply.



🟧 Finding 2: Required Income Exceeds Local Median Income in Many Counties
The income needed to afford a median-priced home is far above the median household income in many counties.
🟧 Exhibit 2. Income Needed Compared with Median Household Income[footnoteRef:4] [4:  Income and affordability gap assumes values from 2024 American Community Survey 5-year Estimates.  ] 


	County
	Median Household Income
	Income Needed to Afford Median Home
	Affordability Gap

	Hudson
	$90,032
	$203,164
	$113,132

	Essex
	$76,712
	$206,684
	$129,972

	Union
	$100,117
	$196,282
	$96,165

	Passaic
	$87,137
	$190,007
	$102,870

	Bergen
	$123,715
	$224,862
	$101,147

	Monmouth
	$122,727
	$211,309
	$88,582

	Sussex
	$114,316
	$188,237
	$73,921

	Morris
	$134,929
	$207,214
	$72,285

	Somerset
	$135,960
	$183,839
	$47,879

	Hunterdon
	$139,453
	$179,884
	$40,431

	Cumberland
	$64,499
	$84,842
	$20,343

	Salem
	$78,412
	$94,497
	$16,085



Why This Matters
In several counties, households need roughly $100,000 or more above the local median income to afford the median-priced home. This shows that the current approach is not reaching many working households, most affected by the housing crisis, especially families below 80% of area median income.



🟧 Finding 3: Median Home Prices Are Too High for Buyer Assistance Alone
Home values have risen sharply across New Jersey, making it difficult for a one-time subsidy to meaningfully improve affordability.
🟧 Exhibit 3. Highest 2026 Median Home Values by County[footnoteRef:5] [5:  Median home sale values sourced from Zillow (2026).] 



Why This Matters
When median home values are between roughly $550,000 and $760,000 in many counties, a modest subsidy cannot carry the burden of affordability. Without producing more homes for sale, public assistance simply helps a limited number of buyers compete for scarce and expensive units.



🟧 Finding 4: Home Prices Increased Rapidly From 2019 to 2026
The data show that New Jersey’s average county home value increased from approximately $302,890 in 2019 to $527,048 in 2026.
🟧 Exhibit 4. Rising Home Values, 2019–2026[footnoteRef:6] [6:  Median home sale values sourced from Zillow (2019 and 2026).] 


	County
	June 2019 Price
	June 2026 Price
	Seven-Year Increase
	Percent Increase

	Sussex
	$249,900
	$638,333
	$388,433
	155%

	Cape May
	$279,000
	$694,000
	$415,000
	149%

	Warren
	$235,000
	$522,500
	$287,500
	122%

	Passaic
	$310,000
	$606,000
	$296,000
	95%

	Camden
	$185,000
	$349,667
	$164,667
	89%

	Salem
	$149,000
	$279,900
	$130,900
	88%

	Atlantic
	$200,000
	$349,000
	$149,000
	75%

	Ocean
	$272,000
	$475,667
	$203,667
	75%

	Union
	$360,000
	$628,167
	$268,167
	74%

	Gloucester
	$206,000
	$357,483
	$151,483
	74%

	Hudson
	$395,000
	$674,917
	$279,917
	71%

	Cumberland
	$157,000
	$263,000
	$106,000
	68%

	Burlington
	$228,000
	$381,667
	$153,667
	67%

	Essex
	$385,000
	$638,333
	$253,333
	66%

	Monmouth
	$420,000
	$695,375
	$275,375
	66%

	Middlesex
	$329,900
	$521,667
	$191,767
	58%

	Bergen
	$482,000
	$760,000
	$278,000
	58%

	Mercer
	$280,000
	$420,833
	$140,833
	50%

	Morris
	$448,000
	$668,833
	$220,833
	49%

	Hunterdon
	$390,000
	$563,833
	$173,833
	45%

	Somerset
	$399,900
	$578,833
	$178,933
	45%

	Average
	$302,890
	$527,048
	$224,158
	78%



Why This Matters
The average county home value increased by more than $224,000 in seven years. This rapid increase has made ownership harder for first-time buyers, renters, young adults, and families with limited savings.

🟧 Finding 5: The State Downpayment Assistance Program Is Not Centered on Lower-Income Working Families
The program’s income limits are at or above the incomes of many New Jersey households.
🟧 Exhibit 5. Approximate Program Income Limits[footnoteRef:7] [7:  See NJHMFA, First-Time Homebuyer Mortgage Program with Down Payment Assistance (2026) and Joseph, NJHMFA Income Limits 2026 by County (and Purchase Price Limits).] 


	Household Type
	Approximate Income Limit

	1–2 person households in many counties
	$134,600 to $154,800

	3+ person households in many counties
	$154,790 to $178,020

	1–2 person households in Urban Target Areas
	More than $160,000

	Larger households in Urban Target Areas
	More than $195,000



Why This Matters
These income limits suggest that the program is better described as a middle- and upper- middle income assistance tool rather than a true affordability strategy for lower-income households. It is not centered on residents below 80% of area median income, even though those households face the greatest barriers to ownership.



🟧 Finding 6: Down Payment Assistance Does Not Create New Housing Supply
The most important limitation is structural: down payment assistance does not build homes.
🟧 Exhibit 6. What Down Payment Assistance Does and Does Not Do

	Down Payment Assistance Can Help With
	Down Payment Assistance Cannot Solve

	Helping some buyers reach closing
	Creating new housing units

	Reducing upfront cash needs
	Expanding the housing supply

	Supporting buyers already near qualification
	Lowering market prices

	Improving individual transactions
	Creating affordability at scale



Why This Matters
In a supply-constrained market, helping buyers compete for existing homes does not solve the shortage. In fact, it may even increase demand without increasing supply. If New Jersey wants lasting affordability, it must produce more homes that households can realistically buy.



🟧 Finding 7: Homeownership Production Supports Wealth Creation
Homeownership is one of the primary ways families build long-term wealth. When home prices rise, existing homeowners gain equity, while renters fall further behind.
🟧 Exhibit 7. Wealth Gap Context[footnoteRef:8] [8:  See New Jersey Institute for Social Justice, New Jersey Racial Wealth Gap Over $600,000, Says New Institute Report (2025).] 


	Household Group
	Approximate Household Wealth

	Latino and Black households
	About $20,000

	White households
	More than $650,000



Why This Matters
If New Jersey focuses only on buyer assistance for already expensive homes, it does not close the wealth gap. It mainly helps households that already have stronger income and asset positions. Affordable homeownership production would create a more direct path for lower-wealth families to build equity, stability, and intergenerational wealth.



🟧 Finding 8: State Housing Funding Priorities Are Misaligned
The funding data point to a major imbalance between housing revenue and investment in affordable homeownership.
🟧 Exhibit 8. Funding Imbalance[footnoteRef:9] [9:  See NJ Department of the Treasury, Realty Transfer Fee: Statistical Report for Fiscal Years Through FY 2025 and Insider NJ, Housing Advocates Raise Alarm, As State Budget Continues to Limit Affordable Home Building (2026).] 


	Funding Area
	Approximate Annual Amount
	Effect

	Realty transfer fees collected
	$900 million
	Major housing revenue source

	Affordable housing for under-80% AMI and non-LIHTC projects
	$36 million
	Severely limited production capacity

	LIHTC and rental subsidy investment
	Large and recurring support
	Strongly favors rental pipeline



Why This Matters
Rental housing remains important, but the current balance does not do enough to support affordable ownership, family wealth creation, or long-term community stability. New Jersey should rebalance its housing investments so affordable homeownership production receives stronger support.



🟧 Policy Comparison

🟧 Exhibit 9. Down Payment Assistance vs. Homeownership Production

	Policy Approach
	Down payment assistance
	Homeownership production

	Creates New Homes
	No
	Yes

	Improves Affordability at Scale
	Limited
	Yes

	Helps Households Under 80% AMI
	Limited
	Yes

	Builds Wealth
	Limited
	Yes



Key Takeaway

Down payment assistance is a transaction tool, whereas homeownership production is a structural affordability strategy.

The state should shift a greater share of its housing resources toward the production of affordable homes for sale. While targeted buyer assistance remains appropriate in certain cases, down payment assistance should not be relied upon as the primary response to the homeownership affordability crisis.

A stronger policy approach would leverage public funding, vacant land, underused properties, nonprofit development capacity, and local housing plans to create affordable homes that working families can realistically purchase.




🟧 Recommended Actions

1. Increase investment in affordable homes for sale
New Jersey should dedicate more housing resources to producing affordable ownership units, especially for households below 80% of area median income.
2. Prioritize vacant and underused land
State, county, municipal, and nonprofit partners should identify vacant lots, abandoned properties, public land, and underused parcels that can support affordable homeownership development.
3. Rebalance subsidies between rental and ownership production
Rental housing should remain part of the state’s housing strategy, but ownership production should receive stronger support so families can build equity and remain rooted in their communities.
4. Strengthen Mount Laurel implementation
Mount Laurel compliance should support both affordable rental housing and affordable homeownership. Local fair share plans should include ownership strategies where feasible.
5. Use shared equity and long-term affordability models
Shared equity models can preserve affordability across multiple buyers while still allowing families to build wealth.[footnoteRef:10] [10:  See National Housing Conference, Shared Equity Models of Homeownership.] 

6. Target assistance to households with the greatest need
Public resources should focus on households that cannot access ownership without deeper affordability, not only on buyers who are already close to qualifying for market-rate homes.



🟧 Implementation Framework

🟧 Exhibit 10. Practical Tools for Affordable Homeownership Production

	Policy Tool
	Purpose
	Expected Result

	Dedicated ownership production fund
	Finance new affordable homes for sale
	More units available to income-qualified buyers

	Public land strategy
	Reduce land costs
	Lower total development cost

	Nonprofit development support
	Build mission-driven capacity
	Stronger affordable ownership pipeline

	Local inclusionary ownership requirements
	Include homes for sale in local plans
	More mixed-income ownership opportunities

	Shared equity models
	Preserve long-term affordability
	Public subsidy benefits multiple buyers over time

	Targeted buyer support
	Help income-qualified buyers close
	Assistance supports production instead of scarce-market bidding




New Jersey should move from helping a limited number of buyers compete for expensive existing homes to producing more affordable homes that expand ownership, build wealth, and stabilize communities.

Our first key finding shows that down payment assistance yields an approximate monthly payment impact of only $96.89 in the county examples reviewed. This monthly change is evidently insufficient to overcome affordability gaps exceeding $100,000 in counties such as Hudson, Essex, Passaic, and Bergen.




🟧 Conclusion
New Jersey’s housing affordability challenge requires more than down payment assistance.
The data show that home prices have risen sharply, income gaps are severe, and the current assistance produces only a limited monthly benefit. In several counties, the income needed to buy a median-priced home exceeds local median household income by more than $100,000. At the same time, down payment assistance does not create new homes, increase supply, reduce prices, or build affordability on a scale.
The stronger policy response is to shift more state housing funding toward producing affordable homes for ownership.
By investing in homes for sale, using vacant and underused land, supporting nonprofit development, strengthening Mount Laurel implementation, and targeting households below 80% AMI, New Jersey can expand ownership, support working families, stabilize communities, and help close long-term wealth gaps.
The policy choice is clear: New Jersey can continue helping a limited number of buyers compete in an unaffordable market, or it can build the affordable ownership opportunities that families and communities need.


🟧 Key Findings

[bookmark: _Toc240920504][bookmark: _Toc240920753][bookmark: _Toc240921619]🟧 Finding 1: Down Payment Assistance Has Little Effect on Monthly Affordability
The monthly payment impact is nearly the same across the county examples reviewed: approximately $96.89.
[bookmark: _Toc240920505]🟧 Exhibit 1. Example Monthly Payment Impact[footnoteRef:11] [11:  Payments assume a 30-year fixed mortgage at floating CRA interest rates, 5% down payment, county median home value from Zillow, and NJHMFA down payment assistance. ] 


	County
	Monthly Payment Before Assistance
	Monthly Payment After Assistance
	Monthly Reduction

	Bergen
	$5,621.56
	$5,529.75
	$96.89

	Hudson
	$5,079.09
	$4,982.20
	$96.89

	Monmouth
	$5,282.71
	$5,185.82
	$96.89

	Morris
	$5,180.34
	$5,083.45
	$96.89

	Salem
	$2,362.42
	$2,265.53
	$96.89

	Cumberland
	$2,121.05
	$2,024.16
	$96.89



[bookmark: _Toc240920506]Why This Matters
A monthly reduction of about $97 does not change the structure of New Jersey’s affordability problem. It may help a buyer at the margin, but it does not overcome high home prices, property taxes, insurance costs, interest rates, and limited housing supply.



[bookmark: _Toc240920507][bookmark: _Toc240920754][bookmark: _Toc240921620]🟧 Finding 2: Required Income Exceeds Local Median Income in Many Counties
The income needed to afford a median-priced home is far above the median household income in many counties.
[bookmark: _Toc240920508]🟧 Exhibit 2. Income Needed Compared with Median Household Income[footnoteRef:12] [12:  Income and affordability gap assumes values from 2024 American Community Survey 5-year Estimates.  ] 


	County
	Median Household Income
	Income Needed to Afford Median Home
	Affordability Gap

	Hudson
	$90,032
	$203,164
	$113,132

	Essex
	$76,712
	$206,684
	$129,972

	Union
	$100,117
	$196,282
	$96,165

	Passaic
	$87,137
	$190,007
	$102,870

	Bergen
	$123,715
	$224,862
	$101,147

	Monmouth
	$122,727
	$211,309
	$88,582

	Sussex
	$114,316
	$188,237
	$73,921

	Morris
	$134,929
	$207,214
	$72,285

	Somerset
	$135,960
	$183,839
	$47,879

	Hunterdon
	$139,453
	$179,884
	$40,431

	Cumberland
	$64,499
	$84,842
	$20,343

	Salem
	$78,412
	$94,497
	$16,085



[bookmark: _Toc240920509]Why This Matters
In several counties, households need roughly $100,000 or more above the local median income to afford the median-priced home. This shows that the current approach is not reaching many working households, most affected by the housing crisis, especially families below 80% of area median income.



[bookmark: _Toc240920510][bookmark: _Toc240920755][bookmark: _Toc240921621]🟧 Finding 3: Median Home Prices Are Too High for Buyer Assistance Alone
Home values have risen sharply across New Jersey, making it difficult for a one-time subsidy to meaningfully improve affordability.
[bookmark: _Toc240920511]🟧 Exhibit 3. Highest 2026 Median Home Values by County[footnoteRef:13] [13:  Median home sale values sourced from Zillow (2026).] 



[bookmark: _Toc240920512]Why This Matters
When median home values are between roughly $550,000 and $760,000 in many counties, a modest subsidy cannot carry the burden of affordability. Without producing more homes for sale, public assistance simply helps a limited number of buyers compete for scarce and expensive units.



[bookmark: _Toc240920513][bookmark: _Toc240920756][bookmark: _Toc240921622]🟧 Finding 4: Home Prices Increased Rapidly From 2019 to 2026
The data show that New Jersey’s average county home value increased from approximately $302,890 in 2019 to $527,048 in 2026.
[bookmark: _Toc240920514]🟧 Exhibit 4. Rising Home Values, 2019–2026[footnoteRef:14] [14:  Median home sale values sourced from Zillow (2019 and 2026).] 


	County
	June 2019 Price
	June 2026 Price
	Seven-Year Increase
	Percent Increase

	Sussex
	$249,900
	$638,333
	$388,433
	155%

	Cape May
	$279,000
	$694,000
	$415,000
	149%

	Warren
	$235,000
	$522,500
	$287,500
	122%

	Passaic
	$310,000
	$606,000
	$296,000
	95%

	Camden
	$185,000
	$349,667
	$164,667
	89%

	Salem
	$149,000
	$279,900
	$130,900
	88%

	Atlantic
	$200,000
	$349,000
	$149,000
	75%

	Ocean
	$272,000
	$475,667
	$203,667
	75%

	Union
	$360,000
	$628,167
	$268,167
	74%

	Gloucester
	$206,000
	$357,483
	$151,483
	74%

	Hudson
	$395,000
	$674,917
	$279,917
	71%

	Cumberland
	$157,000
	$263,000
	$106,000
	68%

	Burlington
	$228,000
	$381,667
	$153,667
	67%

	Essex
	$385,000
	$638,333
	$253,333
	66%

	Monmouth
	$420,000
	$695,375
	$275,375
	66%

	Middlesex
	$329,900
	$521,667
	$191,767
	58%

	Bergen
	$482,000
	$760,000
	$278,000
	58%

	Mercer
	$280,000
	$420,833
	$140,833
	50%

	Morris
	$448,000
	$668,833
	$220,833
	49%

	Hunterdon
	$390,000
	$563,833
	$173,833
	45%

	Somerset
	$399,900
	$578,833
	$178,933
	45%

	Average
	$302,890
	$527,048
	$224,158
	78%



[bookmark: _Toc240920515]Why This Matters
The average county home value increased by more than $224,000 in seven years. This rapid increase has made ownership harder for first-time buyers, renters, young adults, and families with limited savings.

[bookmark: _Toc240920516][bookmark: _Toc240920757][bookmark: _Toc240921623]🟧 Finding 5: The State Downpayment Assistance Program Is Not Centered on Lower-Income Working Families
The program’s income limits are at or above the incomes of many New Jersey households.
[bookmark: _Toc240920517]🟧 Exhibit 5. Approximate Program Income Limits[footnoteRef:15] [15:  See NJHMFA, First-Time Homebuyer Mortgage Program with Down Payment Assistance (2026) and Joseph, NJHMFA Income Limits 2026 by County (and Purchase Price Limits).] 


	Household Type
	Approximate Income Limit

	1–2 person households in many counties
	$134,600 to $154,800

	3+ person households in many counties
	$154,790 to $178,020

	1–2 person households in Urban Target Areas
	More than $160,000

	Larger households in Urban Target Areas
	More than $195,000



[bookmark: _Toc240920518]Why This Matters
These income limits suggest that the program is better described as a middle- and upper- middle income assistance tool rather than a true affordability strategy for lower-income households. It is not centered on residents below 80% of area median income, even though those households face the greatest barriers to ownership.



[bookmark: _Toc240920519][bookmark: _Toc240920758][bookmark: _Toc240921624]🟧 Finding 6: Down Payment Assistance Does Not Create New Housing Supply
The most important limitation is structural: down payment assistance does not build homes.
[bookmark: _Toc240920520]🟧 Exhibit 6. What Down Payment Assistance Does and Does Not Do

	Down Payment Assistance Can Help With
	Down Payment Assistance Cannot Solve

	Helping some buyers reach closing
	Creating new housing units

	Reducing upfront cash needs
	Expanding the housing supply

	Supporting buyers already near qualification
	Lowering market prices

	Improving individual transactions
	Creating affordability at scale



[bookmark: _Toc240920521]Why This Matters
In a supply-constrained market, helping buyers compete for existing homes does not solve the shortage. In fact, it may even increase demand without increasing supply. If New Jersey wants lasting affordability, it must produce more homes that households can realistically buy.



[bookmark: _Toc240920522][bookmark: _Toc240920759][bookmark: _Toc240921625]🟧 Finding 7: Homeownership Production Supports Wealth Creation
Homeownership is one of the primary ways families build long-term wealth. When home prices rise, existing homeowners gain equity, while renters fall further behind.
[bookmark: _Toc240920523]🟧 Exhibit 7. Wealth Gap Context[footnoteRef:16] [16:  See New Jersey Institute for Social Justice, New Jersey Racial Wealth Gap Over $600,000, Says New Institute Report (2025).] 


	Household Group
	Approximate Household Wealth

	Latino and Black households
	About $20,000

	White households
	More than $650,000



[bookmark: _Toc240920524]Why This Matters
If New Jersey focuses only on buyer assistance for already expensive homes, it does not close the wealth gap. It mainly helps households that already have stronger income and asset positions. Affordable homeownership production would create a more direct path for lower-wealth families to build equity, stability, and intergenerational wealth.



[bookmark: _Toc240920525][bookmark: _Toc240920760][bookmark: _Toc240921626]🟧 Finding 8: State Housing Funding Priorities Are Misaligned
The funding data point to a major imbalance between housing revenue and investment in affordable homeownership.
[bookmark: _Toc240920526]🟧 Exhibit 8. Funding Imbalance[footnoteRef:17] [17:  See NJ Department of the Treasury, Realty Transfer Fee: Statistical Report for Fiscal Years Through FY 2025 and Insider NJ, Housing Advocates Raise Alarm, As State Budget Continues to Limit Affordable Home Building (2026).] 


	Funding Area
	Approximate Annual Amount
	Effect

	Realty transfer fees collected
	$900 million
	Major housing revenue source

	Affordable housing for under-80% AMI and non-LIHTC projects
	$36 million
	Severely limited production capacity

	LIHTC and rental subsidy investment
	Large and recurring support
	Strongly favors rental pipeline



[bookmark: _Toc240920527]Why This Matters
Rental housing remains important, but the current balance does not do enough to support affordable ownership, family wealth creation, or long-term community stability. New Jersey should rebalance its housing investments so affordable homeownership production receives stronger support.



[bookmark: _Toc240920528][bookmark: _Toc240920761][bookmark: _Toc240921627]🟧 Policy Comparison

[bookmark: _Toc240920529]🟧 Exhibit 9. Down Payment Assistance vs. Homeownership Production

	Policy Approach
	Down payment assistance
	Homeownership production

	Creates New Homes
	No
	Yes

	Improves Affordability at Scale
	Limited
	Yes

	Helps Households Under 80% AMI
	Limited
	Yes

	Builds Wealth
	Limited
	Yes



[bookmark: _Toc240920530]Key Takeaway

Down payment assistance is a transaction tool, whereas homeownership production is a structural affordability strategy.

The state should shift a greater share of its housing resources toward the production of affordable homes for sale. While targeted buyer assistance remains appropriate in certain cases, down payment assistance should not be relied upon as the primary response to the homeownership affordability crisis.

A stronger policy approach would leverage public funding, vacant land, underused properties, nonprofit development capacity, and local housing plans to create affordable homes that working families can realistically purchase.




[bookmark: _Toc240920531][bookmark: _Toc240920762][bookmark: _Toc240921628]🟧 Recommended Actions

[bookmark: _Toc240920532]1. Increase investment in affordable homes for sale
New Jersey should dedicate more housing resources to producing affordable ownership units, especially for households below 80% of area median income.
[bookmark: _Toc240920533]2. Prioritize vacant and underused land
State, county, municipal, and nonprofit partners should identify vacant lots, abandoned properties, public land, and underused parcels that can support affordable homeownership development.
[bookmark: _Toc240920534]3. Rebalance subsidies between rental and ownership production
Rental housing should remain part of the state’s housing strategy, but ownership production should receive stronger support so families can build equity and remain rooted in their communities.
[bookmark: _Toc240920535]4. Strengthen Mount Laurel implementation
Mount Laurel compliance should support both affordable rental housing and affordable homeownership. Local fair share plans should include ownership strategies where feasible.
[bookmark: _Toc240920536]5. Use shared equity and long-term affordability models
Shared equity models can preserve affordability across multiple buyers while still allowing families to build wealth.[footnoteRef:18] [18:  See National Housing Conference, Shared Equity Models of Homeownership.] 

[bookmark: _Toc240920537]6. Target assistance to households with the greatest need
Public resources should focus on households that cannot access ownership without deeper affordability, not only on buyers who are already close to qualifying for market-rate homes.



[bookmark: _Toc240920538][bookmark: _Toc240920763][bookmark: _Toc240921629]🟧 Implementation Framework

[bookmark: _Toc240920539]🟧 Exhibit 10. Practical Tools for Affordable Homeownership Production

	Policy Tool
	Purpose
	Expected Result

	Dedicated ownership production fund
	Finance new affordable homes for sale
	More units available to income-qualified buyers

	Public land strategy
	Reduce land costs
	Lower total development cost

	Nonprofit development support
	Build mission-driven capacity
	Stronger affordable ownership pipeline

	Local inclusionary ownership requirements
	Include homes for sale in local plans
	More mixed-income ownership opportunities

	Shared equity models
	Preserve long-term affordability
	Public subsidy benefits multiple buyers over time

	Targeted buyer support
	Help income-qualified buyers close
	Assistance supports production instead of scarce-market bidding




New Jersey should move from helping a limited number of buyers compete for expensive existing homes to producing more affordable homes that expand ownership, build wealth, and stabilize communities.

Our first key finding shows that down payment assistance yields an approximate monthly payment impact of only $96.89 in the county examples reviewed. This monthly change is evidently insufficient to overcome affordability gaps exceeding $100,000 in counties such as Hudson, Essex, Passaic, and Bergen.
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New Jersey’s housing affordability challenge requires more than down payment assistance.
The data show that home prices have risen sharply, income gaps are severe, and the current assistance produces only a limited monthly benefit. In several counties, the income needed to buy a median-priced home exceeds local median household income by more than $100,000. At the same time, down payment assistance does not create new homes, increase supply, reduce prices, or build affordability on a scale.
The stronger policy response is to shift more state housing funding toward producing affordable homes for ownership.
By investing in homes for sale, using vacant and underused land, supporting nonprofit development, strengthening Mount Laurel implementation, and targeting households below 80% AMI, New Jersey can expand ownership, support working families, stabilize communities, and help close long-term wealth gaps.
The policy choice is clear: New Jersey can continue helping a limited number of buyers compete in an unaffordable market, or it can build the affordable ownership opportunities that families and communities need.
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