
 
 
 
 
 
 
 

 
  

2023 

Nashua Regional Planning Commission 

Regional Housing Needs Assessment 





i NRPC Regional Housing Need Assessment 2023 

 

ACKNOWLEDGMENTS 

¢Ƙƛǎ wIb! ǿŀǎ ǳƴŘŜǊǘŀƪŜƴ ǎƛƳǳƭǘŀƴŜƻǳǎƭȅ ǿƛǘƘ wIb! ǳǇŘŀǘŜǎ ŦƻǊ ŀƭƭ ƴƛƴŜ ƻŦ ǘƘŜ ǎǘŀǘŜΩǎ wŜƎƛƻƴŀƭ tƭŀƴƴƛƴƎ /ƻƳƳƛǎǎƛƻƴǎ ŀƴŘ ǘƘŜ 

bIIC!Ωǎ ǎǘŀǘŜǿƛŘŜ wIb!Φ /ƻƻǊŘƛƴŀǘƛƻƴΣ ǎǳǇǇƻǊǘΣ ŀƴd funding for these efforts was provided by the New Hampshire Office of Planning 

Development in the Division of Business and Economic Affairs. The NH Community Development Finance Authority also assisted by 

funding the Housing Needs analysis prepared by Root Policy Research.    

NRPC would also like to acknowledge the assistance of our RHNA Sounding Board. Members included: 

¢ƘƻƳŀǎ aƻƴŀƘŀƴΣ hǿƴŜǊ  
¢ƘŜ aƻƴŀƘŀƴ /ƻƳǇŀƴƛŜǎ  

{Ŏƻǧ {ƭŀǧŜǊȅ /95 CƛŜƭŘ {ǇŜŎƛŀƭƛǎǘκ/ƻǳƴǘȅ hŶŎŜ !ŘƳƛƴƛǎǘǊŀǘƻǊ 
IƛƭƭǎōƻǊƻǳƎƘ /ƻǳƴǘȅ hŶŎŜΣ ¦ƴƛǾŜǊǎƛǘȅ ƻŦ bŜǿ IŀƳǇǎƘƛǊŜ 
/ƻƻǇŜǊŀǝǾŜ 9ȄǘŜƴǎƛƻƴ  
 

aŀǧ {ǳƭƭƛǾŀƴΣ /ƻƳƳǳƴƛǘȅ 5ŜǾŜƭƻǇƳŜƴǘ 5ƛǊŜŎǘƻǊ 
/ƛǘȅ ƻŦ bŀǎƘǳŀ 

WŜƴƴƛŦŜǊ ±ŀŘƴŜȅΣ bŜƛƎƘōƻǊƘƻƻŘ 5ŜǾŜƭƻǇƳŜƴǘ 5ƛǊŜŎǘƻǊ  
bŜƛƎƘōƻǊǿƻǊƪǎ {ƻǳǘƘŜǊƴ bŜǿ IŀƳǇǎƘƛǊŜ 
 

aƛŎƘŜƭŜ 5ŜŎƻǘŜŀǳΣ ¢ƻǿƴ tƭŀƴƴŜǊ 
¢ƻǿƴ ƻŦ .ǊƻƻƪƭƛƴŜ 

Wŀȅǎƻƴ IŜƴƴŜǎǎŜȅΣ bwt/ /ƻƳƳƛǎǎƛƻƴŜǊ 
¢ƻǿƴ ƻŦ !ƳƘŜǊǎǘ 
 

aƛŎƘŀŜƭ wŜƛƴƪŜΣ 9ȄŜŎǳǝǾŜ 5ƛǊŜŎǘƻǊ 
bŀǎƘǳŀ {ƻǳǇ YƛǘŎƘŜƴ ϧ {ƘŜƭǘŜǊ 

.Ǌƛŀƴ DǊƻǘƘΣ ¢ƻǿƴ tƭŀƴƴŜǊ 
¢ƻǿƴ ƻŦ IǳŘǎƻƴ 
 

5ŀƴƛŜƭƭŜ aŀǎǎŜΣ tƭŀƴƴƛƴƎ .ƻŀǊŘ 
¢ƻǿƴ ƻŦ tŜƭƘŀƳ 

Wǳƭƛŀƴ [ƻƴƎΣ ¦Ǌōŀƴ tǊƻƎǊŀƳǎ aŀƴŀƎŜǊ 
/ƛǘȅ ƻŦ bŀǎƘǳŀ 
 

.ƻō aŀŎƪΣ ²ŜƭŦŀǊŜ 5ƛǊŜŎǘƻǊ 
/ƛǘȅ ƻŦ bŀǎƘǳŀ 

5ŀǾŜ IŜƴƴŜǎǎȅΣ bwt/ /ƻƳƳƛǎǎƛƻƴŜǊ 
¢ƻǿƴ ƻŦ tŜƭƘŀƳ 
 

wŜƎƛƴŀƭŘ aƻǊŜŀǳΣ hǿƴŜǊ 
5!w .ǳƛƭŘŜǊǎ 
 

 



 

NRPC Regional Housing Need Assessment 2023 ii 

 

TABLE OF CONTENTS 

Acknowledgments ........................................................................................................................................................................................................... i 

Table of Contents ........................................................................................................................................................................................................... ii 

Table of Figures .............................................................................................................................................................................................................. v 

Table of Tables .............................................................................................................................................................................................................. vii 

Table of Maps................................................................................................................................................................................................................ vii 

I. Forward .............................................................................................................................................................................................................. 1 

II. Introduction ....................................................................................................................................................................................................... 3 

A. Overview of the Regional Housing Need Assessment (RHNA) .......................................................................................................................... 3 

B. Description of the region ................................................................................................................................................................................... 6 

C. RHNA Components, Sections, and Methodology .............................................................................................................................................. 8 

III. Analysis of Historical/Existing Conditions and Trends ....................................................................................................................................... 9 

A. Demographic & Socioeconomic Trends ........................................................................................................................................................... 11 

1. Total Population ........................................................................................................................................................................................... 11 

2. Net Migration ............................................................................................................................................................................................... 13 

3. Population Projections ................................................................................................................................................................................. 13 

4. Population by Age ........................................................................................................................................................................................ 17 

5. Population by Race ...................................................................................................................................................................................... 19 

6. Households .................................................................................................................................................................................................. 23 

7. Income ......................................................................................................................................................................................................... 31 

8. Household Tenure ........................................................................................................................................................................................ 37 

9. Employment ................................................................................................................................................................................................. 39 

10. Commuting patterns .................................................................................................................................................................................... 41 

11. School Enrollment Trends ............................................................................................................................................................................ 44 



iii NRPC Regional Housing Need Assessment 2023 

 

IV. Housing Unit Trends and Characteristics ......................................................................................................................................................... 48 

A. Housing Unit Characteristics ............................................................................................................................................................................ 48 

B. Housing Tenure ................................................................................................................................................................................................ 55 

C. Housing Stock Age ............................................................................................................................................................................................ 57 

D. Senior Housing ................................................................................................................................................................................................. 60 

E. Income-restricted/Workforce Housing (Non-Age-Restricted) ......................................................................................................................... 62 

V. Housing Market, Cost and Affordability .......................................................................................................................................................... 63 

VI. Communities of Interest .................................................................................................................................................................................. 79 

A. People Experiencing Homelessness ................................................................................................................................................................. 79 

1. Nashua Soup Kitchen & Shelter ................................................................................................................................................................... 80 

2. Harbor Homes .............................................................................................................................................................................................. 82 

3. Rise Above Sober Living ............................................................................................................................................................................... 83 

4. Bridges Domestic and Sexual Violence Support .......................................................................................................................................... 83 

5. Front Door Agency ....................................................................................................................................................................................... 84 

6. {ǘΦ DƛŀƴƴŀΩǎ tƭŀŎŜ ......................................................................................................................................................................................... 85 

7. Southern New Hampshire Rescue Mission .................................................................................................................................................. 86 

8. Southern New Hampshire Services .............................................................................................................................................................. 86 

9. Family Promise of Southern New Hampshire .............................................................................................................................................. 87 

10. Stepping Stones ........................................................................................................................................................................................... 87 

11. aŀǊƎǳŜǊƛǘŜΩǎ tƭŀŎŜ ....................................................................................................................................................................................... 87 

12. Informal Transitional Housing ...................................................................................................................................................................... 88 

B. Persons with Disabilities .................................................................................................................................................................................. 89 

C. Other Communities of Concern ....................................................................................................................................................................... 90 

VII. Housing Needs Projections .............................................................................................................................................................................. 91 

VIII. Fair Housing ..................................................................................................................................................................................................... 93 



 

NRPC Regional Housing Need Assessment 2023 iv 

 

IX. Strategies ......................................................................................................................................................................................................... 98 

A. Accessory Dwelling Units (ADUs) ..................................................................................................................................................................... 98 

B. Missing Middle Housing ................................................................................................................................................................................. 101 

1. Duplexes ..................................................................................................................................................................................................... 101 

2. Small Multi-Family Buildings ...................................................................................................................................................................... 103 

3. Townhouses ............................................................................................................................................................................................... 107 

4. Farmsteads ................................................................................................................................................................................................. 109 

5. Cottages ..................................................................................................................................................................................................... 110 

C. Repurposed Civic Buildings ............................................................................................................................................................................ 113 

D. Mixed Use ...................................................................................................................................................................................................... 114 

E. Commercial/Industrial Conversions ............................................................................................................................................................... 116 

X. Tools and Resources for Meeting Local Housing Needs ................................................................................................................................ 119 

A. Inclusionary Housing ...................................................................................................................................................................................... 119 

B. Manufactured Housing (Mobile Homes) ....................................................................................................................................................... 120 

C. Local Agency Support ..................................................................................................................................................................................... 123 

1. Municipal Welfare ...................................................................................................................................................................................... 123 

2. Nashua Housing Authority ......................................................................................................................................................................... 123 

3. Neighborworks Southern New Hampshire ................................................................................................................................................ 124 

4. Southern New Hampshire Services ............................................................................................................................................................ 125 

5. Greater Nashua Habitat for Humanity ....................................................................................................................................................... 126 

D. STATE AND FEDERAL PROGRAMS .................................................................................................................................................................. 126 

1. Section 8 Housing Choice Voucher Program ............................................................................................................................................. 127 

2. Section 8 New Construction and Substantial Rehab Program ................................................................................................................... 128 

3. Housing Choice Voucher Homeownership Program ................................................................................................................................. 128 

4. Emergency Housing Program ..................................................................................................................................................................... 128 



v NRPC Regional Housing Need Assessment 2023 

 

5. Low-Income Housing Tax Credits ............................................................................................................................................................... 128 

6. Federal Historic Preservation Tax Credit ................................................................................................................................................... 129 

7. New Market Tax Credits ............................................................................................................................................................................. 129 

8. Construction Lending Program .................................................................................................................................................................. 130 

9. Special Needs Housing Program ................................................................................................................................................................ 130 

10. Tax-Exempt Bonds Financing and Portfolio Preservation Program ........................................................................................................... 130 

11. Community Development Block Grants..................................................................................................................................................... 130 

12. Opportunity Zones ..................................................................................................................................................................................... 131 

13. Public Land/Affordable Rental Housing Program ...................................................................................................................................... 131 

14. Federal Home Loan Bank of Boston Affordable Housing Program ............................................................................................................ 131 

15. Single-Family Mortgage Program .............................................................................................................................................................. 132 

16. Home Help NH ........................................................................................................................................................................................... 132 

17. CŜŘŜǊŀƭ IƻǳǎƛƴƎ !ŘƳƛƴƛǎǘǊŀǘƛƻƴ ŀƴŘ ±ŜǘŜǊŀƴǎΩ !ŘƳƛƴƛǎǘǊŀǘƛƻƴ [ƻŀƴǎ ...................................................................................................... 132 

18. USDA Rural Development Housing and Community Facilities Programs .................................................................................................. 133 

19. NH RSA 79-E - The Community Revitalization Tax Relief Incentive ........................................................................................................... 133 

XI. Conclusion ...................................................................................................................................................................................................... 134 

 

TABLE OF FIGURES 

Figure 1. Population Changes between 2010 and 2020, by Municipality ................................................................................................................... 11 
Figure 2. Regional Population Change by Age between 2010 and 2020 ..................................................................................................................... 17 
Figure 3. Regional Population by Race in 2020 ............................................................................................................................................................ 19 
Figure 4. Regional Population Change by Race between 2010 and 2020 ................................................................................................................... 21 
Figure 5. Population by Race in 2020, by Municipalities ............................................................................................................................................. 22 
Figure 6. Regional Households by Composition in 2020 .............................................................................................................................................. 23 
Figure 7. Regional Households Change by Selected Criteria between 2010 and 2020 ............................................................................................... 24 
Figure 8. Regional Households by Size ......................................................................................................................................................................... 25 



 

NRPC Regional Housing Need Assessment 2023 vi 

 

Figure 9. Average Household Size in 2020, by Municipality ........................................................................................................................................ 26 
Figure 10. Regional Household Change by Size between 2010 and 2020 ................................................................................................................... 27 
Figure 11. Regional Household by Head of Household Age in 2020............................................................................................................................ 29 
Figure 12. Regional Household Change by Head of Household Age between 2010 and 2020 ................................................................................... 30 
CƛƎǳǊŜ моΦ wŜƎƛƻƴŀƭ hǿƴŜǊǎΩ IƻǳǎŜƘƻƭŘ LƴŎƻƳŜ [ŜǾŜƭ ōŜǘǿŜŜƴ нлмл ŀƴŘ нлнл ....................................................................................................... 33 
CƛƎǳǊŜ мпΦ wŜƎƛƻƴŀƭ wŜƴǘŜǊǎΩ IƻǳǎŜƘƻƭŘ LƴŎƻƳŜ [ŜǾŜƭ ŦǊƻƳ нлмл ǘƻ нлнл................................................................................................................. 34 
Figure 15. Owner Households by Percent of AMI, by Municipality ............................................................................................................................. 35 
Figure 16. Renter Households by Percent of AMI, by Municipality ............................................................................................................................. 36 
Figure 17. Numeric Change in Employment between 2010 and 2020,  by Municipality and in Descending Order ................................................... 39 
Figure 18. Median Commute Time in 2020, by Municipality ....................................................................................................................................... 41 
Figure 19. Commute Times in 2020, by Municipality .................................................................................................................................................. 42 
Figure 20. Average Regional Commute Times ............................................................................................................................................................. 43 
Figure 21. Regional Commuter by Home Origin and Work Destination in 2014 and 2019 ......................................................................................... 43 
Figure 22. Total School Enrollment in the Nashua Region........................................................................................................................................... 44 
Figure 23. K-12 School Enrollment from 2013 to 2021 ................................................................................................................................................ 45 
Figure 24. Change in Housing Units between 2000 and 2020, by Municipality .......................................................................................................... 49 
Figure 25. Regional Housing Units by Type in 2020 ..................................................................................................................................................... 51 
Figure 26. Regional Change in Housing Types between 2010 and 2020 ..................................................................................................................... 52 
Figure 27. Percent of Housing Units by Tenure in 2020, by Municipality.................................................................................................................... 55 
Figure 28. Regional Change in Housing Units by Tenure between 2010 and 2020 ..................................................................................................... 56 
Figure 29. Regional Housing Units by Tenure .............................................................................................................................................................. 56 
Figure 30. Age of Housing Units in 2020, by Municipality ........................................................................................................................................... 58 
Figure 31. Home Sales in the Nashua Region from 2011 to 2022 ............................................................................................................................... 63 
Figure 32. Nashua Regional Rental Vacancy Rates by Number of Bedrooms  from 2011 to 2022 ............................................................................. 64 
Figure 33. Hillsborough County Housing Units Sold/Listed/Absorption Rate  2003 to 2023 (12-Month Running Average) ...................................... 65 
Figure 34. Median Sales Prices for the Nashua Region................................................................................................................................................ 66 
Figure 35. Median Home Purchase Price for the Nashua Region ................................................................................................................................ 67 
Figure 36. Primary Purchase Price Frequency in the Nashua Region ς New Homes & All Units ................................................................................. 69 
Figure 37. Primary Purchase Price Frequency in the Nashua Region ς Condominiums & All Units ............................................................................ 70 
Figure 38. Regional Share of Owner Households by Housing Cost Burden, in Owned Housing Units ........................................................................ 72 
Figure 39. Regional Share of Owner Households by Housing Cost Burden, in Percentage of Owned Housing Units ................................................. 72 
Figure 40. Gross Rent by Number of Bedroom in 2022, by Geography (Statewide, Nashua NH HMFA, and City of Nashua) .................................... 73 
Figure 41. Median Monthly Gross Rent for 2-Bedroom Units from 2013 to 2022, by Geography (Statewide, Nashua NH HMFA, and City of 
Nashua) ........................................................................................................................................................................................................................ 74 



vii NRPC Regional Housing Need Assessment 2023 

 

Figure 42. Median Gross Rents for the Nashua Region ............................................................................................................................................... 75 
Figure 43. Rental Cost Frequency in the Nashua Region ............................................................................................................................................. 77 
Figure 44. Regional Share of Renter Households by Housing Cost Burden, in Rented Housing Units ........................................................................ 78 
Figure 45. Regional Share of Renter Households by Housing Cost Burden, in Percentage of Rented Housing Units ................................................. 78 
Figure 46. Fair Housing Complaints by Type in the Nashua Region between 2014 and 2022 .................................................................................... 96 
 

TABLE OF TABLES 

Table 1. Population Changes between 2010 and 2020, by Municipality ..................................................................................................................... 12 
Table 2. Net Migration between 2010 and 2020, by Municipality .............................................................................................................................. 13 
Table 3. Population Projection to 2050, by Municipality ............................................................................................................................................. 15 
Table 4. Median Household Income in 2022, by Municipality .................................................................................................................................... 31 
Table 5. Employment Change between 2010 and 2020, by Municipality ................................................................................................................... 40 
Table 6. Change in K-12 School Enrollment from 2014 to 2021, by Municipality ....................................................................................................... 46 
Table 7. School Enrollment per Unit by Housing Type ................................................................................................................................................ 47 
Table 8. Change in Housing Units between 2000 and 2020, by Municipality ............................................................................................................. 50 
Table 9. Single-Family Housing Building Permit from 2010 to 2020, by Municipality ................................................................................................. 53 
Table 10. Multi-Family Housing Building Permit from 2010 to 2020, by Municipality ................................................................................................ 54 
Table 11. NRPC Regional Median Gross Rent from 2011 to 2022, by Number of Bedrooms ..................................................................................... 76 
Table 12. Homeless Population Measures in 2020 and 2021, by Municipality ........................................................................................................... 80 
Table 13. Persons with Disabilities between 2015 and 2020, by Municipality ............................................................................................................ 90 
Table 14. 2030 Housing Development Targets by Municipality .................................................................................................................................. 92 
Table 15. Fair Housing Complaints between 2014 and 2022, by Municipality ............................................................................................................ 94 
Table 16. Fair Housing Complaints by Type in the Nashua Region between 2014 and 2022...................................................................................... 95 

 

TABLE OF MAPS 

Map 1. The Nashua Region ............................................................................................................................................................................................ 7 
Map 2. Population Density by Race in 2020 ................................................................................................................................................................ 20 
Map 3. Average Household Size in 2020, by Census Block Group ............................................................................................................................... 28 
Map 4. Median Household Income in 2022 ................................................................................................................................................................. 32 



 

NRPC Regional Housing Need Assessment 2023 viii 

 

Map 5. Share of Renter-Occupied Households ............................................................................................................................................................ 38 
Map 6. Housing Units Built Pre-1960 ........................................................................................................................................................................... 59 
 
 



 

1 NRPC Regional Housing Need Assessment 2023 

 

I. FORWARD 

The demand for housing in the Nashua Regional Planning Commission (NRPC) area has far outstripped supply over the past several 
years resulting in significant increases in housing costs for both owners and renters. Indeed, the lack of available housing, especially 
rental units, is challenging the ability of many people to find housing at all. According to the New Hampshire Housing Finance Authority 
(NHHFA), the vacancy rate for all rental units in the Nashua area dropped from an already low 2.8% in 2011 (5% is considered to be a 
healthy vacancy rate) to 0.3% in 2022. The vacancy rate for studio apartments and for 3- and 4-bedroom units is effectively 0%.   

The home-buying market is also suffering from an extremely low inventory of homes available for sale. The Multiple Listing Service 
(MLS) Housing Inventory indicates the average number of months to absorb current properties listed for sale dropped from over nine 
months in 2011 to less than one month by 2023. Generally, a six-month supply is considered to be a healthy market. The relationship 
between the number of homes available on the market and home prices is clearly illustrated in the graph below. 

Home Sales in the Nashua Region from 2011 to 2022 

 
Sources: MLS Residential Property Sales data collected by New Hampshire Housing 

Given the lack of overall inventory, it is not 
surprising that housing costs have escalated 
sharply in recent years. The median purchase 
price for owner-occupied homes in the region 
increased from $216,000 in 2012 to $435,000 
in 2022, an increase of 101%. That said, 48% 
of all homes on the market and almost 80% of 
condominiums are considered to be 
affordable to home-ownership households 
earning 100% of the median income. With the 
sales price of new homes approaching 
$500,000, however, only 10% of them are 
affordable to median-income home 
ownership households. Increasing the supply 
of affordable homes for sale, therefore, will be 
challenging.  
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On the rental side, the combined 
impacts of soaring prices and low 
inventory are much more significant. 
Between 2013 and 2022, median 
monthly rents for all unit types in the 
region increased from $1,169 to $1,904 
with two-bedroom units averaging 
$1,980. The cost of a one-bedroom unit, 
however, rose at a much sharper rate. 
Rents for one-bedroom units now 
average $1,863 per month and the 
average cost for a studio unit is $1,525. 
Based on the most recent available 
estimates, only 35.2% of all units and 
15.6% of two-bedroom are at or below 
the affordability threshold of $1,650 per 
month. As a result of the lack of 
affordable units, 48.1% of all renter 
households in the region are now 
ŎƻƴǎƛŘŜǊŜŘ ǘƻ ōŜ άcost-ōǳǊŘŜƴŜŘέ 
meaning that they spend 30% or more 
of their income on housing. 

Nashua Regional Rental Vacancy Rates by Number of Bedrooms  
from 2011 to 2022 

 

For the housing market to return to a healthy balance, a significant increase in the availability of housing units of all types will be 
required. Fortunately, there are a number of alternatives for new housing development, including multi-family housing, which can 
be developed in ways that meet demand while protecting the character of our communities and the quality of life for our residents. 
This Regional Housing Needs Assessment provides a comprehensive overview of housing- and demographic-related data and 
analyses, a review of the needs of certain subpopulations such as people and families experiencing homelessness, as well as housing 
development targets for each community in the Nashua Region.  The plan culminates with a series of alternative housing strategies 
ŦƻǊ ƳŜŜǘƛƴƎ ǘƘŜ ǊŜƎƛƻƴΩǎ ŘƛǾŜǊǎƛǘȅ ƻŦ ƘƻǳǎƛƴƎ ƴŜŜŘǎΦ  

0%

1%

2%

3%

4%

5%

6%

7%

8%

9%

10%

2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022

V
a

ca
n
cy

 R
a

te

All Studio 1-Bdrm

2-Bdrm 3-Bdrm 4+Bdrm
Source: New Hampshire Housing



 

3 NRPC Regional Housing Need Assessment 2023 

 

II. INTRODUCTION 

A. Overview of the Regional Housing Need Assessment (RHNA) 

Shelter is one of the most basic human needs. Having a place to call home that is safe, decent, and affordable is one of the highest 
priorities of most if not all people. At the community and regional level, an adequate supply of a diversity of housing types and sizes 
is critical to ensuring that current residents and future generations can remain in their communities as their needs change due to age, 
marital status, family size, physical ability, and other life changes. Economically, it is also important that a region maintain a housing 
supply suitable to attract the workforce necessary ǘƻ ǎǳǇǇƻǊǘ ǘƘŜ ǊŜƎƛƻƴΩǎ ŜŎƻƴƻƳȅ ŀƴŘ ǘƻ ǇǊƻǾƛŘŜ ŜǎǎŜƴǘƛŀƭ ǎŜǊǾƛŎŜǎ ǘƻ ƛǘǎ 
communities.  

 

In recognition of the importance of 
housing to all communities, NH RSA 672 
III-e states that: 

ά!ƭƭ ŎƛǘƛȊŜƴǎ ƻŦ ǘƘŜ ǎǘŀǘŜ ōŜƴŜŦƛǘ ŦǊƻƳ ŀ 
balanced supply of housing which is 
affordable to persons and families of 
low and moderate income. 

Establishment of housing, which is 
decent, safe, sanitary, and affordable to 
low- and moderate-income persons and 
families is in the best interests of each 
community and the state of New 
Hampshire and serves a vital public 
need. Opportunity for development of 
such housing shall not be prohibited or 
unreasonably discouraged by use of 
municipal planning and zoning powers 
or by unreasonable interpretation of 
ǎǳŎƘ ǇƻǿŜǊǎέ 
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Preparing a Regional Housing Needs Assessment is one of bwt/Ωǎ most important responsibilities and one of the few statutorily 
required duties of a regional planning commission. New Hampshire RSA 36:47, II states that:  

άΧŜŀŎƘ ǊŜƎƛƻƴŀƭ ǇƭŀƴƴƛƴƎ ŎƻƳƳƛǎǎƛƻƴ ǎƘŀƭƭ ŎƻƳǇƛƭŜ ŀ ǊŜƎƛƻƴŀƭ ƘƻǳǎƛƴƎ ƴŜŜŘǎ ŀǎǎŜǎǎƳŜƴǘΣ ǿƘƛŎƘ ǎƘŀƭƭ ƛƴŎƭǳŘŜ ŀƴ 
assessment of the regional need for housing for persons and families of all levels of income. The regional housing needs 
assessment shall be updatŜŘ ŜǾŜǊȅ р ȅŜŀǊǎ ŀƴŘ ƳŀŘŜ ŀǾŀƛƭŀōƭŜ ǘƻ ŀƭƭ ƳǳƴƛŎƛǇŀƭƛǘƛŜǎ ƛƴ ǘƘŜ ǇƭŀƴƴƛƴƎ ǊŜƎƛƻƴΦέ  

Most NRPC communities also recognize the importance of housing and include a housing section in their master plans.  The Regional 
Housing Needs Assessment, therefore, is also meant to aid member communities in complying with RSA 674:2, III (l), which states that 
ŀ ǘƻǿƴΩǎ ƳŀǎǘŜǊ Ǉƭŀƴ Ƴŀȅ ƛƴŎƭǳŘŜΥ  

ά! ƘƻǳǎƛƴƎ ǎŜŎǘƛƻƴ ǿƘƛŎƘ ŀǎǎŜǎǎŜǎ ƭƻŎŀƭ ƘƻǳǎƛƴƎ ŎƻƴŘƛǘƛƻƴǎ ŀƴŘ ǇǊƻƧŜŎǘǎ ŦǳǘǳǊŜ ƘƻǳǎƛƴƎ ƴŜŜŘǎ ƻŦ ǊŜǎƛŘŜƴǘǎ ƻŦ ŀƭƭ ƭŜǾŜƭǎ 
of income and ages in the municipality and the region as identified in the regional housing needs assessment performed 
by the regional planning commission pursuant to RSA 36:47, II, and which integrates the availability of human services 
with other planning undertakŜƴ ōȅ ǘƘŜ ŎƻƳƳǳƴƛǘȅΦέ  

In addition to the statutes stated above, and in accordance with RSA 674:59, I, the State also require that: 

άLƴ ŜǾŜǊȅ ƳǳƴƛŎƛǇŀƭƛǘȅ ǘƘŀǘ ŜȄŜǊŎƛǎŜǎ ǘƘŜ ǇƻǿŜǊ ǘƻ ŀŘƻǇǘ ƭŀƴŘ ǳǎŜ ƻǊŘƛƴŀƴŎŜǎ ŀƴŘ ǊŜƎǳƭŀǘƛƻƴǎΣ ǎǳŎƘ ƻǊŘƛƴŀƴŎŜǎ ŀƴŘ 
regulations shall provide reasonable and realistic opportunities for the development of workforce housing, including 
rental multi-ŦŀƳƛƭȅ ƘƻǳǎƛƴƎΦέ 

NRPC, along with eight other regional planning commissions within the state, the New Hampshire Housing Finance Authority, and the 
New Hampshire Office of Planning and Development coordinated their activities beginning in late 2021 and throughout 2022, to 
produce a state-wide housing needs assessment, as well as individual housing needs assessments for each region. 

In addition to evaluating current conditions and projecting future needs, the purpose of this document is to provide actionable, realistic 
solutions for municipalities, businesses, developers, housing-focused entities, and other stakeholders on ways they can help meet the 
projected needs of their communities.  !ǎ ŀƴ ŜƴƘŀƴŎŜƳŜƴǘ ǘƻ ǘƘƛǎ ȅŜŀǊΩǎ ǳǇŘŀǘŜ ŀƴŘ ōŀǎŜŘ ƻƴ ǊŜŎƻƳƳŜƴŘŀǘƛƻƴǎ ŦǊƻƳ ǘƘŜ bŜǿ 
IŀƳǇǎƘƛǊŜ /ƻǳƴŎƛƭ ŦƻǊ IƻǳǎƛƴƎ {ǘŀōƛƭƛǘȅΩǎ нлнм-2024 Strategic Plan, all RPCs will provide strategies for meeting the housing needs of 
specific sub-populations and communities of interest when conducting their Regional Housing Needs Assessments.   
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This RHNA has been undertaken in partnership with the New Hampshire Office of Planning and Development and was funded by the 
American Rescue Plan Act (ARPA) State and Local Fiscal Recovery Fund Grant. It is a requirement of the ARPA funds received by the 
State of NH to include Fair Housing and Equity Assessment (FHEA) elements in the RHNA. This comprehensive addition will help 
communities better understand what the existing barriers to housing access are, how barriers are disparately impacting diverse groups 
across the region, and what they can do to address such disparities. 

 
Over 85% of residents surveyed in the region would prefer to live in a detached single-family home. The  
example pictured above is typical of newer homes built in the region in recent years.    

 

άL ǿƻǳƭŘ ƭƛƪŜ ǘƻ ǎŜŜ ǘƘŜ ŦǳǘǳǊŜ 
of housing become more 
creative.  We have a 
tendency to stick to the 
norm.  Why not initiate 
something that is out of the 
town's comfort zone and try 
something different.  Let's 
look at what research shows 
us to have a high level of 
success and emulate that 
ƛƴŦƻǊƳŀǘƛƻƴΦέ 
 
Comment from the general 
RHNA survey. 
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B. Description of the region 

There are thirteen communities in the Nashua 
Regional Planning Commission (NRPC) region: 
Amherst, Brookline, Hollis, Hudson, Litchfield, 
Lyndeborough, Mason, Merrimack, Milford, 
Mont Vernon, Nashua, Pelham, and Wilton ς all 
of which are in Hillsborough County. The NRPC 
Region is made up of a diverse landscape 
comprised of urban, suburban, and rural 
communities. Our more urban communities are 
centered around vibrant downtowns, often 
featuring historic mill buildings, legacies of New 
9ƴƎƭŀƴŘΩǎ ƛƴŘǳǎǘǊƛŀƭ ƘƛǎǘƻǊȅΦ ¢ƘŜ /ƛǘȅ ƻŦ bŀǎƘǳŀΣ 
with over 90,000 residents, is the second 
largest city in New Hampshire and is the 
business and commercial hub of the region. Our 
more rural communities feature charming 
traditional New England town centers together 
with extensive wetlands, woodlands, and active 
farmland. 

 
View of Brookline Center - one of the region's rural-residential communities. 
Photograph by Seth Dewey Photography 

Generally, low-ŘŜƴǎƛǘȅ ǊŜǎƛŘŜƴǘƛŀƭ ŘŜǾŜƭƻǇƳŜƴǘ Ƙŀǎ ŎƘŀǊŀŎǘŜǊƛȊŜŘ ƎǊƻǿǘƘ ƛƴ ǘƘŜ ǊŜƎƛƻƴΩǎ ƻǳǘƭȅƛƴƎ ŎƻƳƳǳƴƛǘƛŜǎΣ ǿƘƛƭŜ higher-density 
development has occurred in the City of Nashua, along the F.E. Everett Turnpike/DW Highway corridor in Merrimack, in west-central 
Hudson and in the center of Milford. Located only 40 miles north of Boston, ǘƘŜ ǊŜƎƛƻƴΩǎ ǇǊƻȄƛƳƛǘȅ ǘƻ the Boston MSA has been the 
driving factor ƛƴ ǎǘƛƳǳƭŀǘƛƴƎ ǘƘŜ ǊŜƎƛƻƴΩǎ growth since the mid-20th century and has had ŀ ŘƛǊŜŎǘ ƛƳǇŀŎǘ ƻƴ ǘƘŜ ǊŜƎƛƻƴΩǎ housing 
market. Other attributes that make the Nashua Region an attractive location include its proximity to the mountains, lakes, beaches, 
and other recreational and cultural attractions that New Hampshire offers. 
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Map 1. The NRPC Region 
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C. RHNA Components, Sections, and Methodology 

This housing needs assessment provides data on current and future housing needs. The information provided is intended to inform 
ǘƘŜ ǇǳōƭƛŎ ƻŦ ǘƘŜ ǊŜƎƛƻƴΩǎ ƘƻǳǎƛƴƎ ŎƻƴŘƛǘƛƻƴǎ ŀƴŘ ǘƘŜ Řŀǘŀ included is intended to be used by municipalities in planning for a 
development of balanced housing stock. This assessment includes the analysis of historical trends and existing conditions and makes 
projections of future conditions as well as inventories of housing needs. The assessment also includes the identification of tools and 
techniques which communities can use to further balance housing based on proven successful housing solutions identified within New 
England and across the nation. The assessment activities also included extensive outreach to residents in every community within the 
region. This outreach was conducted through surveys, focus groups, a public project website, and direct communications through 
email, targeted social media, and public press releases. The RHNA contains seven broad sections as outlined below: 

1.) existing demographic conditions including population and household trends, public school enrollment, employment, 
commuter patterns and communities of interest;  

2.) existing housing unit trends and characteristics including housing supply, building permit activity, occupancy, tenure and 
vacancy rates, age of housing stock, and assisted housing;  

3.) housing market, costs and affordability including household income, home values, rental costs, market trends, and cost-
burdened households;  

4.) Fair Housing; 

5.) housing supply targets for both population and housing units, regional fair share of workforce housing, and housing 
preferences;  

6.) strategies for meeting local housing needs ƛƴŎƭǳŘƛƴƎ !ŎŎŜǎǎƻǊȅ 5ǿŜƭƭƛƴƎ ¦ƴƛǘǎ ŀƴŘ άaƛǎǎƛƴƎ aƛŘŘƭŜέ ƘƻǳǎƛƴƎΣ ŀƴŘ 

7.) resources for meeting local needs including alternative housing and regulatory options, local tools and resources, and state 
and federal programs. 

The data used in this report comes primarily from the 2010 and 2020 US Census and the American Community Survey (ACS). However, 

it should be noted that ACS data tends ǘƻ ƘŀǾŜ ƭŀǊƎŜǊ ƳŀǊƎƛƴǎ ƻŦ ŜǊǊƻǊΦ Lƴ ǎƻƳŜ ŎŀǎŜǎΣ ƛǘ Ƙŀǎ ōŜŜƴ ƴƻǘŜŘ ǿƛǘƘƛƴ ǘƘŜ ŘƻŎǳƳŜƴǘΩǎ ǘŜȄǘ 

that ACS data should be more carefully considered. In addition to Census and ACS data, this assessment also utilizes information from 

the New Hampshire Housing and Finance Authority (NHHFA). In many cases, NHHFA is collecting their data directly from community 

departments and representatives, research agencies, internal and external housing experts, and community members. Public input 

was obtained through a comprehensive resident survey, an employer survey, focus groups with residents and individual interviews 

with various social services providers. 
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III. ANALYSIS OF HISTORICAL/EXISTING CONDITIONS AND TRENDS 

 

New market-rate apartments under construction in downtown Nashua  

An understanding of the current housing supply, types of 
housing, availability, affordability, population projections, 
shifting demographics and migration patterns, can be used 
to better predict future housing needs for both the region 
and individual member communities. Further, this 
information can be utilized to help establish and carry out 
policies that address and seek to improve the quality of life 
within the region. 

There are certain factors that have an enormous impact on 
the supply and demand of housing in an area.  The supply 
and cost of housing are influenced by the availability of 
necessary infrastructure, such as public water and sewer, 
and access to transportation routes. Employment 
opportunities and income levels also impact demand for 
housing and people's ability to afford adequate housing.  

Lƴ ŀŘŘƛǘƛƻƴΣ bIIC! Ƙŀǎ ŎƛǘŜŘ ǘƘŜ р[Ωǎ ǿƘƛŎƘ ƛƳǇŜŘŜ ŀŘŜǉǳŀǘŜ ƘƻǳǎƛƴƎ ŘŜǾŜƭƻǇƳŜƴǘΥ ƭŀƴŘΣ ƭŀōƻǊΣ ƭǳƳōŜǊΣ laws, and loans (NHHFA, 
2019). As a result, NHHFA suggests that the state, its regions, and municipalities must critically consider areas where housing 
development is possible (land), what the current conditions are for workforce availability (labor), what are the development costs 
(lumber), what are the regulatory practices that discourage or slow housing development (laws), and what type of financing is available 
to developers and borrowers (loans). These factors have shaped and influenced the state of housing within the Nashua Region and 
will seemingly continue. The ǊŜƎƛƻƴΩǎ ƘƻǳǎƛƴƎ ŎƻƴŘƛǘƛƻƴs are defined by demographic and economic trends. Housing need is influenced 
by population growth, housing stock, and the earning potential of the population.  
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The RHNA uses Census data to determine the degree to which 
population, income, and housing stocks have changed over 
time up to now. Within population data is a breakdown of 
cohorts into age, gender, race, as well as other more specific 
groups. Income data is also used to define what proportion of 
household budgets are being used on housing and if 
households of specific income levels are being concentrated in 
ways that could result in low-income populations being 
underserved. The assessment also uses this data to define 
άŎƻƳƳǳƴƛǘƛŜǎ ƻŦ ƛƴǘŜǊŜǎǘΦέ ¢ƻ Ǉǳǘ ƛǘ ŀƴƻǘƘŜǊ ǿŀȅ ς population 
groups that are vulnerable to unfair treatment relative to 
housing.  

¢ƘŜ ŀǎǎŜǎǎƳŜƴǘ ƛŘŜƴǘƛŦƛŜǎ ǘƘŜ ǊŜƎƛƻƴΩǎ ƘƻǳǎƛƴƎ ƛƴǾŜƴǘƻǊȅ ŀƴŘ 
characteristics. Housing stock characteristics such as number 
of total units, quantity of units by building type, units built in 
any given year, unit age, size, number of bedrooms, unit 
locations, if the housing is owned or rented, sale price, and 
rents are collected from the past and the current timeframe 
to establish trends in housing. The availability and affordability 
of housing within the region are calculated based on factors 
such as vacancy rates, prices, and the proportion of income 
households are spending on available housing. Data allows 
trendlines for housing affordability to be determined along 
specific household incomes and among communities of 
interest. 

 
IƛǎǘƻǊƛŎ IƻƳŜ ƛƴ IǳŘǎƻƴΩǎ ¢ƻǿƴ wŜǎƛŘŜƴŎŜ 5ƛǎǘǊƛŎǘ 
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A. Demographic & Socioeconomic Trends 

1. Total Population 

The 2020 Census recorded 217,543 residents in the 
Nashua Region. Between 2010 and 2020, the 
Nashua RegionΩǎ ǇƻǇǳƭŀǘƛƻƴ ƎǊƻǿǘƘ Ǌŀǘe was 5.7%, 
an increase of 11,778 residents. This is higher than 
ōƻǘƘ ǘƘŜ ŎƻǳƴǘȅΩǎ ǇƻǇǳƭŀǘƛƻƴ ƎǊƻǿǘƘ ǊŀǘŜ ƻŦ рΦр҈ 
and the statewide population growth rate of 4.6%. 
Though all communities in the Nashua Region grew 
between 2010 and 2020, growth rates varied 
considerably between communities. Brookline had 
the highest growth rate at 13%, well over double 
the regional rate of growth, followed by Pelham at 
10.3% and Hollis at 8.6%. Lyndeborough (1.1%), 
Litchfield (2.5%), and Hudson (3.8%) had the lowest 
percentage growth rates.  

bŀǎƘǳŀΣ ǘƘŜ ǊŜƎƛƻƴΩǎ ƭŀǊƎŜǎǘ ŎƻƳƳǳƴƛǘȅ ŀƴŘ ǘƘŜ 
ǎǘŀǘŜΩǎ нƴŘ ƭŀǊƎŜǎǘ ŎƛǘȅΣ ŜȄǇŜǊƛŜƴŎŜŘ ǘƘŜ ƎǊŜŀǘŜǎǘ 
numerical population gain adding 4,828 net 
residents, far exceeding all other communities, and 
reaching an all-time population high of over 
91,000. Pelham, Merrimack, and Milford each 
added more than 1,000 residents. On the opposite 
end, the more rural communities of Mont Vernon, 
Mason, and Lyndeborough added the fewest 
residents, totaling only 260 across all three towns. 

 

Figure 1. Population Changes between 2010 and 2020, by Municipality 
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Table 1. Population Changes between 2010 and 2020, by Municipality 

Municipality 2010 2020 Numeric Change Percent Change 

Amherst 11,201  11,753  552  4.9% 

Brookline 4,991  5,639  648  13.0% 

Hollis 7,684  8,342  658  8.6% 

Hudson 24,467  25,394  927  3.8% 

Litchfield 8,271  8,478  207  2.5% 

Lyndeborough 1,683  1,702  19 1.1% 

Mason 1,382  1,448  66  4.8% 

Merrimack 25,494  26,632  1,138  4.5% 

Milford 15,115  16,131  1,016  6.7% 

Mont Vernon 2,409  2,584  175  7.3% 

Nashua 86,494  91,322 4,828  5.6% 

Pelham 12,897  14,222  1,325  10.3% 

Wilton 3,677  3,896  219  6.0% 

NRPC Total 205,765  217,543  11,778  5.7% 

Hillsborough County 400,721  422,937  22,216  5.5% 

New Hampshire 1,316,470  1,377,529  61,059  4.6% 

 Source: U.S. Decennial Census 2010 and 2020 (Table P1) 
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2. Net Migration 

Migration accounted for just over half (50.5%) of 
the Nashua RegionΩǎ ƻǾŜǊŀƭƭ ǇƻǇǳƭŀǘƛƻƴ ƛƴŎǊŜŀǎŜ ƻŦ 
11,778 between 2010 and 2020 for a total of 5,971 
people. Migration played a particularly significant 
role in faster-growing towns and in communities 
with relatively older populations. In fast-growing 
towns like Brookline and Pelham, migration 
accounted for 64.7% and 74.9% of the total 
population increase, respectively. In Mont Vernon, 
migration accounted for 84% of total growth and in 
IƻƭƭƛǎΣ млс҈ ƻŦ ǘƘŜ ǘƻǿƴΩǎ ǘƻǘŀƭ ǇƻǇǳƭŀǘƛƻƴ ƛƴŎǊŜŀǎŜ 
was due to migration since there were 42 more 
deaths than births over the period. In some slower-
growth communities such as Litchfield and 
Lyndeborough, there was a net out-migration of 
residents. Statewide, migration accounted for 89% 
of total population growth, meaning that natural 
increase was a much more significant contributor to 
ǘƘŜ ǊŜƎƛƻƴΩǎ ƎǊƻǿǘƘΦ !ǎ ǘƘŜ ǇƻǇǳƭŀǘƛƻƴ ŀƎŜǎ ŀƴŘ 
birth rates fall, it is expected that migration will play 
an increasingly significant role in population 
growth. 

Table 2. Net Migration between 2010 and 2020, by Municipality 

 Data Source: US Decennial Census (2010-2020); NH Department of State (Vital Statistics) 

NRPC Municipalities 
2010 Total 
Population 

2020 Total 
Population 

Change in 
Population 
(2010-2020) 

Total Net 
Migration 

Amherst 11,201 11,753 552 268 

Brookline 4,991 5,639 648 413 

Hollis 7,684 8,342 658 700 

Hudson 24,467 25,394 927 321 

Litchfield 8,271 8,478 207 -19 

Lyndeborough 1,683 1,702 19 -32 

Mason 1,382 1,448 66 17 

Merrimack 25,494 26,632 1,138 242 

Milford 15,115 16,131 1,016 845 

Mont Vernon 2,409 2,584 175 147 

Nashua 86,494 91,322 4,828 1,972 

Pelham 12,897 14,222 1,325 993 

Wilton 3,677 3,896 219 104 

NRPC Total 205,765 217,543 11,778 5,971 

3. Population Projections  

The New Hampshire Office of Planning and Development projects that the population of the Nashua Region will increase by 16,087 
(7.39%) to a total of 233,603 by 2030. This increase would be at a rate considerably higher than that of the prior decade and would be 
attributable almost entirely to migration.  By 2040Σ ǘƘŜ ǊŜƎƛƻƴΩǎ ǇƻǇǳƭŀǘƛƻƴ ƛǎ ǇǊƻƧŜŎǘŜŘ ǘƻ ƛƴŎǊŜŀǎŜ ŀǘ ŀ ƭŜǎǎŜǊ ǊŀǘŜ όоΦс҈ύ ǘƻ 241,922 
residentsΦ ¢Ƙƛǎ ŘŜŎƭƛƴŜ ƛƴ ƎǊƻǿǘƘ ǊŀǘŜǎ ƛǎ ŀƴǘƛŎƛǇŀǘŜŘ ŘǳŜ ǘƻ ŘŜŎƭƛƴƛƴƎ ǊŀǘŜǎ ƻŦ ƴŀǘǳǊŀƭ ƛƴŎǊŜŀǎŜ ŀǎ ǘƘŜ ǊŜƎƛƻƴΩǎ ǇƻǇǳƭŀǘƛƻƴ ŎƻƴǘƛƴǳŜǎ to 
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age. It should be noted, however, that while the overall increases projected for the region may be reasonable for planning purposes 
in the short-term, there are many factors that could impact migration that are difficult to project at this point, including the potential 
impacts of hybrid and remote work and climate-related migration. It should also be noted that projections for individual communities 
bear little relation to historic growth rates. Population projections for the region and each NRPC community are provided in Table 3 
on the following page. 

 
Families enjoying the playground at Benson Park in Hudson 
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Table 3. Population Projection to 2050, by Municipality 

Municipality 
2020 

Census 

Population Projection Population Change 

2030 2040 2050 2020-2030 2020-2050 

Amherst 11,753 12,625 13,043 13,075 7.42% 11.25% 

Brookline 5,639 6,017 6,198 6,212 6.71% 10.16% 

Hollis 8,342 8,940 9,227 9,249 7.17% 10.87% 

Hudson 25,394 27,313 28,232 28,302 7.56% 11.45% 

Litchfield 8,478 9,119 9,426 9,449 7.56% 11.45% 

Lyndeborough 1,702 1,831 1,892 1,897 7.56% 11.45% 

Mason 1,448 1,557 1,610 1,614 7.56% 11.45% 

Merrimack 26,632 28,581 29,514 29,585 7.32% 11.09% 

Milford 16,131 17,286 17,840 17,881 7.16% 10.85% 

Mont Vernon 2,584 2,779 2,873 2,880 7.56% 11.45% 

Nashua 91,322 98,159 101,435 101,683 7.49% 11.35% 

Pelham 14,222 15,233 15,717 15,754 7.11% 10.77% 

Wilton 3,896 4,190 4,331 4,342 7.56% 11.45% 

NRPC Total 217,543 233,630 241,339 241,922 7.39% 11.21% 

Source: NH Office of Planning and Development (State, County, and Municipal Population Projections: 2020-2050) 
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4. Population by Age 

As discussed briefly above, the composition of the population by age group has important implications for overall population growth. 
tŜǊƘŀǇǎ ƳƻǊŜ ƛƳǇƻǊǘŀƴǘƭȅΣ ƛǘ ŀƭǎƻ Ƙŀǎ ƛƳǇƻǊǘŀƴǘ ƛƳǇƭƛŎŀǘƛƻƴǎ ŦƻǊ ǘƘŜ ǊŜƎƛƻƴΩǎ ƘƻǳǎƛƴƎ ƴŜŜŘǎ ǎƛƴŎŜ ŀƎŜ ƛǎ ŎƭƻǎŜƭȅ ǊŜƭŀǘŜŘ ǘƻ Ƙousehold 
size and type and, therefore, demand. Particularly, older people are more likely to need housing that accommodates constrained 
physical ability and other age-related needs. 

Figure 2. Regional Population Change by Age between 2010 and 2020 

  
 Source: American Community Survey 5-Year Estimates 2006-2010 and 2016-2020 (Table S0101) 
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As can be seen in the graph above, there were significant 
changes in the population age composition between 
2010 and 2020. The two oldest age groups ς άрр-64 
¸ŜŀǊǎέ ŀƴŘ άсрҌ ¸ŜŀǊǎέ ōƻǘƘ ƎǊew significantly, by 53.1% 
and 33.8%, respectively, for an increase of 20,101 
persons. Early career age groups ς άнл-нп ȅŜŀǊǎέ ŀƴŘ 
άнр-оп ȅŜŀǊǎέΣ ƎǊŜǿ ƳƻŘŜǊŀǘŜƭȅ ōȅ мнΦм҈ ŀƴŘ мрΦп҈Σ 
respectively, totaling 4,961 persons. On the other end, 
ǘƘŜ ȅƻǳƴƎŜǎǘ ŀƎŜ ƎǊƻǳǇ άл-мф ¸ŜŀǊǎέ ŘŜŎǊŜŀǎŜŘ ōȅ -
11.0%, a net decline of 6,137 people. Similarly, the mid-
to-ƭŀǘŜ ŎŀǊŜŜǊ ŀƎŜ ƎǊƻǳǇǎ άор-пп ¸ŜŀǊǎέ ŀƴŘ άпр-54 
¸ŜŀǊǎέ ǎƘǊǳƴƪ ōȅ муΦу҈ ŀƴŘ ммΦо҈Σ ǊŜǎǇŜŎǘƛǾŜƭȅΣ ŀ 
decrease of a total of 10,108 persons. Clearly, the 
number of families with children is declining, which may 
reflect both declining birth rates as well as a lack of 
affordable housing options for younger families. The 
aging of the population may also suggest a growing need 
for age-appropriate housing alternatives.  

 
People aged 55 to 64 and 65+ are the fastest-growing age groups in the 
region 
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5. Population by Race 

Within the context of housing, race and ethnicity are evaluated primarily as a factor in assessing segregation or fair housing-related 
issues, since it is assumed that housing choices and needs do not tend to vary by race or ethnicity. That said, there is a correlation 
between race, ethnicity, and income, which does have implications for housing affordability and accessibility. As can be seen in Figure 
3 on the next page, the non-IƛǎǇŀƴƛŎ ǿƘƛǘŜ ǇƻǇǳƭŀǘƛƻƴ ƳŀƪŜǎ ǳǇ ŀ ƭŀǊƎŜ ƳŀƧƻǊƛǘȅ ƻŦ ǘƘŜ ǊŜƎƛƻƴΩǎ ǇƻǇǳƭŀǘƛƻƴ ŀǘ умΦл҈ ŦƻƭƭƻǿŜŘ ōȅ 
άIƛǎǇŀƴƛŎ ƻǊ [ŀǘƛƴƻ ƻŦ ŀƴȅ ǊŀŎŜέ ŀǘ у҈Φ  

Figure 3. Regional Population by Race in 2020 

 

¢ƘŜ ŘƛǎǘǊƛōǳǘƛƻƴ ƻŦ ǘƘŜ ǊŜƎƛƻƴΩǎ 
non-Hispanic white population 
generally conforms to the overall 
population density across NRPC 
municipalities. As can be seen on 
Map 2 on the following page, 
however, minority populations 
are far more likely to be 
concentrated in certain areas. 
These concentrations include a 
notable cluster of Hispanic/Latino 
people in and around downtown 
Nashua and a concentration of 
Asian (mostly South Asian) 
people in south Nashua and in the 
western part of Hudson. In 
addition, there are small clusters 
of Asian populations across the 
Town of Merrimack.  

 

White Alone, Not 
Hispanic
81.0%
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of any race
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Black or African-
American alone 
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Alaska Native alone
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4.5%
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Other Pacific 
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0.03%
Some other 
race alone

0.7%
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4.1%

Other
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Source: U.S. Decennial Census 2020 (Table P2)
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Map 2. Population Density by Race in 2020 
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Figure 4. Regional Population Change by Race between 2010 and 2020 

 

 

 

Among the NRPC municipalities, Nashua 
is by far the most diverse community in 
the Region, with a 29.7% share of races 
other than non-Hispanic white. Seven 
other towns have about 11-12% share of 
races other than non-Hispanic white, and 
the remaining five towns have about 9-
10%.  

As can be seen in Figure 4, while non-
Hispanic whites still make up a significant 
majority of the regional population, the 
region is diversifying, most notably with 
an increase in the Hispanic population 
and people who identified as two or 
more races. Between 2010 and 2020, the 
ǇƻǇǳƭŀǘƛƻƴ ƻŦ άIƛǎǇŀƴƛŎ ƻǊ [ŀǘƛƴƻ ƻŦ ŀƴȅ 
ǊŀŎŜέ ŀƴŘ ǇŜƻǇƭŜ ƛŘŜƴǘƛŦƛŜŘ ǿƛǘƘ άTwo or 
ƳƻǊŜ ǊŀŎŜǎέ ƎǊew the most.  

 

¢ƘŜ ǇƻǇǳƭŀǘƛƻƴǎ ƻŦ ά!ǎƛŀƴ ŀƭƻƴŜέ ŀƴŘ ƻŦ ά.ƭŀŎƪ ƻǊ !ŦǊƛŎŀƴ-!ƳŜǊƛŎŀƴ ŀƭƻƴŜέ ƎǊew ƳƻŘŜǊŀǘŜƭȅ ǿƘƛƭŜ ǘƘŜ ǇƻǇǳƭŀǘƛƻƴǎ ƻŦ ά²ƘƛǘŜ ŀƭƻƴŜΣ 
ƴƻǘ IƛǎǇŀƴƛŎέ ŀƴŘ ƻŦ ά!ƳŜǊƛŎŀƴ LƴŘƛŀƴ ƻǊ !ƭŀǎƪŀ bŀǘƛǾŜέ ŘŜŎƭƛƴŜdΦ 5ŜǎǇƛǘŜ ǘƘŜ ǎƳŀƭƭ ƴǳƳŜǊƛŎŀƭ ƛƴŎǊŜŀǎŜǎ ƛƴ ǘƘŜ άIŀǿŀƛƛŀƴ ƻǊ hǘƘŜǊ 
tŀŎƛŦƛŎ LǎƭŀƴŘŜǊ ŀƭƻƴŜέ ǇƻǇǳƭŀǘƛƻƴ ŀƴŘ ǇŜƻǇƭŜ ƛŘŜƴǘƛŦƛŜŘ ǿƛǘƘ ά{ƻƳŜ ƻǘƘŜǊ ǊŀŎŜ ŀƭƻƴŜΣέ ǘƘŜƛǊ ǇŜǊŎŜƴǘ ƎǊƻǿǘƘ ƛǎ ǎƛƎƴƛŦƛŎŀƴǘ ŘǳŜ ǘƻ ǘƘŜ 
small population sizes in 2010. 
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Figure 5. Population by Race in 2020, by Municipalities 
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6. Households 

 

άIƻǳǎŜƘƻƭŘέ ƛǎ ŀ ǘŜǊƳ ǳǎŜŘ ǘƻ 
describe people who occupy a single 
housing unit. Understanding the 
ŎƘŀǊŀŎǘŜǊƛǎǘƛŎǎ ƻŦ ŀ ŎƻƳƳǳƴƛǘȅΩǎ 
household composition and how 
household composition is changing 
has important implications for 
housing needs and preferences. The 
US Census Bureau splits household 
composition into two primary 
categories: family households and 
non-family households. Family 
households consist of married couples 
or single householders living with 
other family members. Non-family 
households consist of those living 
alone or those living with unrelated 
people. 

Figure 6. Regional Households by Composition in 2020 

 

As can be seen in Figure 6, most households in the region are married couples, at 54.5%. Cohabitating (unmarried) couples make up 
7.7% and householders living alone make up 25.2%. A total of 13.0% are single householders without a partner but not alone (e.g., 
single householders with one or more children, single householders with one or more parents) ς of which 8.6% are female 
householders and 4.1% are male householders.  

54.5%

7.7%

4.1%
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25.2%

Married couple

Cohabitating couple

Male householder, no partner, not
alone

Female householder, no partner, not
alone

Householder living alone
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Percent of Households

Source: American Community Survey 5-Year Estimates 2016-2020 (Table DP02)



 

NRPC Regional Housing Need Assessment 2023 24 

 

 

 
άIƻǳǎŜƘƻƭŘ ǿƛǘƘ ƻƴŜ ƻǊ ƳƻǊŜ 
people 65 and overέ ƛƴ ǘƘŜ ǊŜƎƛƻƴ 
increased by 54.2% (8,649 
ƘƻǳǎŜƘƻƭŘǎύΣ ǿƘƛƭŜ άIƻǳǎŜƘƻƭŘŜǊ 
ƭƛǾƛƴƎ ŀƭƻƴŜέ ƛƴŎǊŜŀǎŜd by 20.0% 
(3,470 households). On the other 
ŜƴŘΣ άIƻǳǎŜƘƻƭŘ ǿƛǘƘ ƻƴŜ ƻǊ ƳƻǊŜ 
ǇŜƻǇƭŜ ǳƴŘŜǊ муέ ŘŜŎǊŜŀǎŜd by 
10.3% (-2,884 households). These 
trends reflect an aging population 
and lower birth rates, and also lead 
to smaller households. In response, 
the region will need more housing 
suitable for senior citizens including 
handicapped-accessible housing as 
well as additional smaller units to 
accommodate the growing number 
of people living alone.  

It is important to note, however, that 
people in smaller households do not 
necessarily desire smaller homes 
and older people do not necessarily 
seek to live in senior housing.  

Figure 7. Regional Households Change by Selected Criteria between 2010 and 2020 
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Figure 8. Regional Households by Size 

 

 

 
More than 50% of the households in the Nashua Region 
are 1-person households (25.2%) and 2-person 
households (35.7%). 17.0% are 3-person households, 
14.1% are 4-person households, and the remaining 8.0% 
are households with 5 or more people. The regional 
average household size is 2.57. Among NRPC 
municipalities, Brookline has the largest average 
household size at 3.10, followed by Pelham at 2.94. 
Notably, Brookline and Pelham are also the fastest-
growing NRPC communities.  Wilton has the smallest 
average household size at 2.29. Communities with a 
higher percentage of single-family homes tend to attract 
more families with children. Perceptions of school 
district quality are also a factor. Areas with larger 
concentrations of multi-family housing such as parts of 
Nashua and Milford tend to have smaller household 
sizes. Areas with high concentrations of older homes 
and/or senior housing tend to have more older residents 
who typically live in one- or two-person households.  
These patterns can be seen in Map 3. 
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Figure 9. Average Household Size in 2020, by Municipality 
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Figure 10. Regional Household Change by Size between 2010 and 2020 

 

 

 

Between 2010 and 2020, one-
person households increased by 
3,470 households or by 17.7% ς 
the largest increase of any 
household category. Two-person 
households, the largest overall 
category in total number, 
increased by 2,899 households or 
by 4.6%, followed by three-person 
households which grew by 1,018 
households or 3.7%.  

The largest decline was the 1,421-
household or -3.2%  drop in four-
person households and the 563 
drop  household or (-3.9%) in five-
person households.  

There was a slight increase in six-
person households, however, the 
trend toward smaller households 
is predominant. 

These changes suggest that the demand for additional housing units generally exceeds the rate of population growth, and that the 
demand for smaller housing units is likely increasing. 
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Map 3. Average Household Size in 2020, by Census Block Group 
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Figure 11. Regional Household by Head of Household Age in 2020 

 

 

 

 

21.6% of all households in the region have a head of 
ƘƻǳǎŜƘƻƭŘ ōŜǘǿŜŜƴ ǘƘŜ ŀƎŜǎ ƻŦ άрр ǘƻ спέΣ нлΦу҈ ƘŀǾŜ 
ŀ ƘŜŀŘ ōŜǘǿŜŜƴ άпр ǘƻ рпέΣ мсΦт҈ ƘŀǾŜ ŀ ƘŜŀŘ 
ōŜǘǿŜŜƴ άор ǘƻ ппέΣ мрΦп҈ ƘŀǾŜ ŀ ƘŜŀŘ ōŜǘǿŜŜƴ άср 
ǘƻ тпέΣ мрΦн҈ ƘŀǾŜ ŀ ƘŜŀŘ ά¦ƴŘŜǊ орέΣ тΦп҈ ƘŀǾŜ ŀ 
ƘŜŀŘ ōŜǘǿŜŜƴ άтр ǘƻ упέΣ ŀƴŘ оΦл҈ ƘŀǾŜ ŀ ƘŜŀŘ 
ōŜǘǿŜŜƴ άур ŀƴŘ ƻǾŜǊέΦ 

As shown in Figure 12, between 2010 and 2020, the 
regional head of household age changed in a notable 
pattern ς a general decrease in the lower age groups 
and a general increase in the older age groups. The 
two age groups consisting of the bulk of the working 
age population ς άор ǘƻ ппέ ŀƴŘ άпр ǘƻ рпέ ŘŜŎǊŜŀǎŜŘ 
by 23.2% and 16.4%, respectively. On the other end, 
the two next age groups ς άрр ǘƻ спέ ŀƴŘ άср-7пέ 
increased by 25.8% and 53.9%, respectively. These 
trends correlate closely with the increase in smaller 
households and a decrease in larger households and 
households with children, as demonstrated in the 
preceding tables and figures. 
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Figure 12. Regional Household Change by Head of Household Age between 2010 and 2020 
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7. Income 

 

Median household incomes in most NRPC 
communities are higher than the state and 
county median incomes. This is especially true in 
the higher-income towns of Brookline, Amherst, 
Hollis, and Mont Vernon. On the other end of the 
spectrum, Milford, Nashua, and Wilton were 
below both the county average and statewide 
ŀǾŜǊŀƎŜΦ Lƴ ƎŜƴŜǊŀƭΣ ƻǿƴŜǊǎΩ ƳŜŘƛŀƴ ƘƻǳǎŜƘƻƭŘ 
incomes were significantly higher than that of 
renters.  For Renter Households, the median 
household income in Wilton is far below state 
and regional averages at $27,222 and is the 
lowest in the Nashua Region. Because the 
overall number of renters in Wilton is small, this 
suggests a concentration of low-income renters, 
likely in the downtown area. Pelham ($35,045) 
and Hudson ($40,893) also have median renter 
household incomes below state and county 
medians.  In all communities, the income 
disparity between renter and owner households 
is considerable, though that disparity is far wider 
in some communities such as Wilton and much 
less pronounced in Nashua, Merrimack and 
Milford which have larger numbers of higher-
end rental housing. 

Table 4. Median Household Income in 2022, by Municipality 

Source: American Community Survey 5-Year Estimates 2016-2020 (Table B25119) 

Municipalities All Households Owners Renters 

Amherst $136,006  $145,021  $51,104  

Brookline $142,033  $144,737  $65,536  

Hollis $131,745  $138,034  $55,875  

Hudson $110,227  $116,771  $40,893  

Litchfield $112,386 $119,858  $70,833  

Lyndeborough $98,125  $101,000  $68,125  

Mason $102,647  $106,042  $75,536  

Merrimack $108,422  $112,403  $52,350  

Milford $74,285  $103,365  $48,048  

Mont Vernon $125,551  $126,581  $72,000  

Nashua $73,785  $98,689  $50,025  

Pelham $108,223  $117,014  $35,045  

Wilton $76,462  $92,404  $27,222  

Hillsborough County $82,099  $106,773  $48,056  

New Hampshire $77,923  $94,989  $45,468  
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Map 4. Median Household Income in 2022 
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Figure 13. wŜƎƛƻƴŀƭ hǿƴŜǊǎΩ IƻǳǎŜƘƻƭŘ LƴŎƻƳŜ [ŜǾŜƭ ōŜǘǿŜŜƴ нлмл ŀƴŘ нлнл 

 

Household Income levels for both owners and renters had generally shifted higher from 2010 to 2020. However, the upshift in ƻǿƴŜǊǎΩ 
household income was generally higher than the upshift in rentersΩ ƘƻǳǎŜƘƻƭŘ ƛƴŎƻƳŜ. Household income for owners increased among 
income groups above $100,000 and decreased ŀƳƻƴƎ ƛƴŎƻƳŜ ƎǊƻǳǇǎ ōŜƭƻǿ ϷмллΣлллΦ ¢ƘŜ άϷмрлΣллл ƻǊ ƳƻǊŜέ ƛƴŎƻƳŜ ƎǊƻǳǇ ǎŀǿ ǘƘŜ 
largest increase. 
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Figure 14. wŜƎƛƻƴŀƭ wŜƴǘŜǊǎΩ IƻǳǎŜƘƻƭŘ LƴŎƻƳŜ [ŜǾŜƭ ŦǊƻƳ нлмл ǘƻ нлнл 
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Figure 15. Owner Households by Percent of AMI, by Municipality 
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Figure 16. Renter Households by Percent of AMI, by Municipality 
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8. Household Tenure 

Figure 17. Regional Households by Tenure in 2020 

 

 

A substantial majority, more than two-thirds, of the 
regionΩǎ households live in owner-occupied homes and in 
most NRPC communities, the figure is 85% or higher. As 
can be seen on Map 5, the highest concentrations of 
renters are found around downtown Nashua, in 
Merrimack east of the F.E. Everett Turnpike, around 
downtown Milford, in southeast Nashua and northwest 
Nashua along 101A. Renter households make up 75% or 
more of total households in central Nashua. Not 
surprisingly, areas with high concentrations of renter 
households also have high concentrations of multi-family 
housing and access to public water and sewer. On the 
other end of the spectrum, the eastern part of Brookline, 
the western part of Merrimack, the northern part of 
Hudson, and the eastern part of Pelham had the least 
renter-occupied households, at less than 5%.  

 

Owners
71.3%

Renters
28.7%

Source: American Community Survey 5-Year Estimates 2016-
2020 (Table B25118)
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Map 5. Share of Renter-Occupied Households 
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9. Employment  

Figure 17. Numeric Change in Employment between 2010 and 2020,  
by Municipality and in Descending Order 

 

Changes in employment levels have 
a significant impact on the demand 
for housing. Between 2010 and 2020 
total employment in the Nashua 
labor market area grew from 91,049 
to 94,789, a net increase of 3,740 
jobs or 4.1%. Merrimack experienced 
by far the largest increase at 2,063 
jobs or 14.0%, followed by Hudson at 
1,108 jobs or 10.8%. Wilton 
experienced the highest numeric and 
percent decline in employment at 
431 jobs or -31.9%.  

Though job growth in the region 
between 2010 and 2020 was 
significant, jobs increased at a lower 
rate than the overall population 
growth rate of 5.6%. Since the region 
did not experience population 
growth based on natural increase, 
this suggests that new residents are 
moving to the region for reasons  

other than employment and are either commuting jobs to outside of the region, working remotely, or are retired. As can be seen on 
the following pages, commuting times in the Nashua Region are significant and growing. 
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Table 5. Employment Change between 2010 and 2020, by Municipality 

Source: New Hampshire Economic and Labor Market Information Bureau 2010, 2020 Data 

  

Amherst 4,470  3,872  598  4.9% 4,534  3,973  561  4.8% 64 101 -37 1.4% 2.6% -6.2% 

Brookline 516  327  189  0.6% 714  530  184  0.8% 198 203 -5 38.4% 62.1% -2.6% 

Hollis 1,920  1,432  488  2.1% 1,845  1,409  436  1.9% -75 -23 -52 -3.9% -1.6% -10.7% 

Hudson 10,274  9,348  926  11.3% 11,382  10,482  900  12.0% 1,108 1,134 -26 10.8% 12.1% -2.8% 

Litchfield 826  486  340  0.9% 846  515  331  0.9% 20 29 -9 2.4% 6.0% -2.6% 

Lyndeborough 111  75  36  0.1% 83  52  31  0.1% -28 -23 -5 -25.2% -30.7% -13.9% 

Mason 163  120  43  0.2% 168  125  43  0.2% 5 5 0 3.1% 4.2% 0.0% 

Merrimack 14,687  13,515  1,172  16.1% 16,750  15,702  1,048  17.7% 2,063 2,187 -124 14.0% 16.2% -10.6% 

Milford 6,254  5,456  798  6.9% 6,368  5,727  641  6.7% 114 271 -157 1.8% 5.0% -19.7% 

Mont Vernon 156  77  79  0.2% 142  72  70  0.1% -14 -5 -9 -9.0% -6.5% -11.4% 

Nashua 48,137  43,484  4,653  52.9% 48,664  44,116  4,548  51.3% 527 632 -105 1.1% 1.5% -2.3% 

Pelham 2,183  1,697  486  2.4% 2,372  1,905  467  2.5% 189 208 -19 8.7% 12.3% -3.9% 

Wilton 1,352  1,164  188  1.5% 921  726  195  1.0% -431 -438 7 -31.9% -37.6% 3.7% 

NRPC Total 91,049 81,053 9,996 100% 94,789  85,334  9,455  100.0% 3,740 4,281 -541 4.1% 5.3% -5.4% 
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10. Commuting patterns 

Figure 18. Median Commute Time in 2020, by Municipality 

 
 Source: American Community Survey 5-Year Estimates 2016-2020 (Table B08303) 
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Figure 19. Commute Times in 2020, by Municipality 
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Figure 20. Average Regional Commute Times 

 

 
The regional median commute time is 29.1 minutes. Among 
NRPC  municipalities, Nashua has the shortest commute 
time and Mason has the longest. These observations 
appear reasonable given Nashua is the regional job center 
and regional transportation hub while Mason is a 
community farther away from Nashua and is not on a major 
highway. Other similar communities also have longer 
commute times including Brookline, Lyndeborough, Mont 
 Vernon, and Pelham. It is striking to note that only 10% of 
ǘƘŜ ǊŜƎƛƻƴΩǎ ǿƻǊƪŜǊǎ ŎƻƳƳǳǘŜ ŦƻǊ ten minutes or less, 41% 
commute for thirty minutes or more and  12% have a 
commute time of 60 minutes or longer. As can be seen in 
the figure below, the percentage of workers commuting out 
of the region is also growing. 

Figure 21. Regional Commuter by Home Origin and Work Destination in 2014 and 2019 

 

10%

29%

21%

16%

13%

12%

Less than 10 minutes

10 to 19 minutes

20 to 29 minutes

30 to 39 minutes

40 to 59 minutes

60 more more minutes

Source: American Community Survey 5-Year Estimates 2016-2020 
(Table B08303)

62,434
67,739

48,060 50,06850,103
54,372

0

20,000

40,000

60,000

80,000

2014 2019

C
o

m
m

u
te

rs

Residents Commuting Out of Region
Residents Commuting Within Region
Workers Commuting into RegionSource: On the Map App (U.S. Census Bureau)

38.9%

29.9% 31.2% 31.6%29.1%

39.3%



 

NRPC Regional Housing Need Assessment 2023 44 

 

11. School Enrollment Trends 

Despite overall population growth, total K-12 school enrollment in the region declined by 10.6%. between 2013 and 2021. This trend 
corresponds with an overall decline of the 0 to 18 age group and declining fertility rates. The sharp drop between 2019 and 2020, 
however, is likely due in part to a shift to private schools and home schooling because of pandemic-related remote learning impacts. 
It is uncertain whether this shift will reverse with the return to in-person instruction in all ǘƘŜ ǊŜƎƛƻƴΩǎ ǎŎƘƻƻƭ Řƛstricts. Despite declining 
enrollment trends, the view that new housing will result in a financial burden to local schools persists.  

Figure 22. Total School Enrollment in the Nashua Region 
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Figure 23. K-12 School Enrollment from 2013 to 2021 

 

  

 
Though overall school enrollment is 
declining, one exception is the uptick in K-
Readiness. This increase, though modest, 
could impact future enrollment in upper 
grades. It is also important to note that 
while overall enrollment has dropped by 
3,277 region-wide, there is considerable 
variation by community. In general, the 
ǊŜƎƛƻƴΩǎ ǎƳŀƭƭŜǊ ǘƻǿƴǎ ŜȄǇŜǊƛŜƴŎŜŘ ƭŜǎǎ 
decline, and Mason actually gained one 
ǎǘǳŘŜƴǘΦ bŀǎƘǳŀΩǎ ƻǾŜǊŀƭƭ ŜƴǊƻƭƭƳŜnt 
dropped by over 1,000 with an especially 
large drop in 2020. Hudson had the largest 
proportional decline with a loss of 793 
students and was the only community to 
see a drop in every year since 2013. On the 
other hand, enrollment in Brookline is 
trending upward.  

Brookline was the fastest-growing NRPC community between 2010 and 2020, has the largest average household size and is currently 
ǘƘŜ ǊŜƎƛƻƴΩǎ Ƴƻǎǘ ŀŦŦƭǳŜƴǘ ŎƻƳƳǳƴƛǘȅ ƛƴ ǘŜǊƳǎ ƻŦ ƘƻǳǎŜƘƻƭŘ ƛƴŎƻƳŜ. Pelham, the second fastest-growing community, however, 
experienced a significant net decline; an indication that factors other than growth also influence changes in enrollment.  
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Table 6. Change in K-12 School Enrollment from 2014 to 2021, by Municipality 

School Year 2014 2015 2016 2017 2018 2019 2020 2021 Total 

Amherst -49 -22 47 -19 -16 11 -65 69 -44 

Brookline -42 -1 4 -32 43 6 5 14 -3 

Hollis -13 -32 32 -6 17 -23 -31 5 -51 

Hudson -223 -47 -111 -96 -75 -125 -81 -35 -793 

Litchfield -26 -24 -38 -42 -1 3 -68 -8 -204 

Lyndeborough 3 -2 2 -13 0 -2 0 -4 -16 

Mason -9 10 7 -11 -10 6 -1 9 1 

Merrimack -37 -133 -66 74 -10 58 -185 22 -277 

Milford -89 -91 -73 -7 -39 -15 -119 7 -426 

Mont Vernon 1 13 -32 7 -21 -3 1 -17 -51 

Nashua -9 -23 -151 -29 69 -184 -613 -130 -1070 

Pelham 3 -52 -23 -32 -39 -67 -15 -88 -313 

Wilton -17 -21 -9 -16 18 3 27 -15 -30 

NRPC Total -507 -425 -411 -222 -64 -332 -1145 -171 -3277 

 Source: NH Department of Education 2013-2021 Enrollment Data 

  



 

47 NRPC Regional Housing Need Assessment 2023 

 

Table 7. School Enrollment per Unit by Housing Type 

Housing Type 
New 

Hampshire 
Greater Nashua 

PUMA 

Mobile Home or Trailer 0.23 0.14 

One-family house detached 0.50 0.55 

One-family house attached 0.37 0.58 

2 Apartments 0.35 0.49 

3-4 Apartments 0.40 0.43 

5-9 Apartments 0.32 0.32 

10-19 Apartments 0.24 0.30 

20-49 Apartments 0.20 0.18 

50 or More Apartments 0.07 0.08 

Boat, RV, van, etc. 1.15 0.00 

All Housing Types 0.42 0.45 

Data Source: Analysis using ACS 5-Year (2016-2020) Microdata Sample 

 

 

With overall public-school enrollments dropping in 
almost all communities, the average number of students 
enrolled in public schools per dwelling unit, also known 
as the generation rate, is also declining. The table to the 
left provides estimates of student enrollment by housing 
type. These generation rates are useful in planning for 
future school facility needs based on growth and are a 
critical component in establishing impact fees for public 
school facilities. It is common for people to overestimate 
student generation rates. Often these are based on 
outdated assumptions of family composition. As of 2020, 
ǘƘŜ ǊŜƎƛƻƴΩǎ ŀǾŜǊŀƎŜ ƘƻǳǎŜƘƻƭŘ ǎƛȊŜ ǿŀǎ нΦрт ǇŜƻǇƭŜ ǇŜǊ 
household and only 39.1% of all households have three 
or more people.      
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IV. HOUSING UNIT TRENDS AND CHARACTERISTICS 

A. Housing Unit Characteristics 

The total number of housing units in the Nashua Region increased by 7.4% between 2010 and 2020, and by 18.6% between 2000 and 
2020. The rate of growth, however, varied considerably by community. Between 2000 and 2010 and between 2000 and 2020, the 
towns of Brookline, Hollis, Litchfield, Milford, Mont Vernon, Pelham all exceeded regional growth rates. Brookline, Pelham, and Mont 
Vernon have been growing at an especially significant rate. The lowest growth rates over the 20-year period were in Merrimack, 
Nashua, and Wilton; however, Nashua followed by Merrimack experienced the largest numerical increases at 4,276 and 1,550 net new 
units, respectively.  

 
New Multi-family Construction in Nashua 

The percentage change in the number of units by community 
since 2000 is shown in Figure 24 on the following page. The 
total number of units in each community together with the 
number of units added since 2020 is shown subsequently.  

It should be noted that not all communities are reporting new 
Accessory Dwelling Units (ADUs) as new units, which will likely 
reduce the unit count in those communities.  
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Figure 24. Change in Housing Units between 2000 and 2020, by Municipality 
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Table 8. Change in Housing Units between 2000 and 2020, by Municipality 

Amherst 3,752 4,280 4,466 714 19.0% 186 4.3% 5.0% 5.2% 5.0% 

Brookline 1,384 1,700 1,877 493 35.6% 177 10.4% 1.9% 2.1% 2.1% 

Hollis 2,491 2,929 3,184 693 27.8% 255 8.7% 3.3% 3.5% 3.6% 

Hudson 8,165 9,212 9,839 1,674 20.5% 627 6.8% 10.9% 11.2% 11.1% 

Litchfield 2,389 2,912 3,146 757 31.7% 234 8.0% 3.2% 3.5% 3.5% 

Lyndeborough 587 687 709 122 20.8% 22 3.2% 0.8% 0.8% 0.8% 

Mason 455 571 588 133 29.2% 17 3.0% 0.6% 0.7% 0.7% 

Merrimack 8,959 9,818 10,517 1,558 17.4% 699 7.1% 12.0% 11.9% 11.9% 

Milford 5,316 6,295 6,846 1,530 28.8% 551 8.8% 7.1% 7.6% 7.7% 

Mont Vernon 720 868 974 254 35.3% 106 12.2% 1.0% 1.1% 1.1% 

Nashua 35,387 37,168 39,663 4,276 12.1% 2495 6.7% 47.3% 45.0% 44.7% 

Pelham 3,740 4,598 5,258 1,518 40.6% 660 14.4% 5.0% 5.6% 5.9% 

Wilton 1,451 1,530 1,630 179 12.3% 100 6.5% 1.9% 1.9% 1.8% 

NRPC Total 74,796 82,568 88,697 13,901 18.6% 6129 7.4% 100.0% 100.0% 100.0% 

 Source: U.S. Census 2000, 2010, 2020 (Table H1) 
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Figure 25. Regional Housing Units by Type in 2020 

 

Note: 1-unit attached housing units are 1) separated by a ground-to-roof wall, 2) have 
a separate heating system, 3) have individual meters for public utilities, and 4) have no 
units located above or below. The last criterion most likely differentiates 1-unit 
attached housing from 2-unit multi-family housing. Unfortunately, based on these 
criteria, ADUs are not counted as units separated from the primary residence. 

 

 
The majority of all housing units in the 
Nashua Region, 61%, were single-family 
detached homes, followed by multi-family 
housing at 36.5% and mobile homes at 2.5%. 
Among the types of multi-family housing, the 
largest share, 9.8% was in buildings with 20 
or more units, 6.5% was housing in buildings 
with 2-units, and 6.4% was 1-unit attached 
housing, and the remaining 14.1% was 
roughly evenly split between buildings with 
between 3 and 19 units. 

Between 2010 and 2020, the Nashua Region 
had a net increase of 4,129 housing units. Of 
the units added, single-family detached units 
saw the largest numerical increase at 1,946 
ǳƴƛǘǎ όоΦф҈ύΣ ǿƘƛƭŜ άнл ƻǊ ƳƻǊŜ ǳƴƛǘǎέ ǎŀǿ 
the largest percentage increase ς 1,379 units 
(19.7%). Most of the larger multi-family 
projects developed were in Merrimack and 
Nashua. Though single-family detached 
dwellings still dominate the reƎƛƻƴΩǎ ƘƻǳǎƛƴƎ 
market at 61% of total units, they represent 
a smaller share of the overall increase in 
units added at 47.1%. 
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Figure 26. Regional Change in Housing Types between 2010 and 2020 
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Table 9. Single-Family Housing Building Permit from 2010 to 2020, by Municipality 

Municipality 
Single-Family Permits by Year 

2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 

Amherst 17 12 5 1 10 14 40 31 24 24 36 

Brookline 12 7 14 26 21 22 16 16 18 20 39 

Hollis 12 4 12 19 18 15 9 16 31 51 29 

Hudson 44 13 25 50 42 71 69 75 54 12 32 

Litchfield 11 6 9 16 9 15 11 2 7 14 31 

Lyndeborough 0 5 0 2 6 3 1 1 3 2 3 

Mason 4 2 1 0 4 1 3 7 5 5 3 

Merrimack 9 15 8 14 19 17 37 37 31 57 58 

Milford 16 15 6 16 14 28 49 60 74 52 115 

Mont Vernon 6 6 6 7 10 5 5 12 24 14 4 

Nashua 31 52 48 76 59 54 57 57 51 53 29 

Pelham 7 5 34 30 27 50 97 90 51 45 20 

Wilton 2 0 1 4 4 2 8 8 15 18 4 

NRPC Total 171 142 169 261 243 297 402 412 388 367 403 

 Data Source: NH Department of Planning and Development (2000-2020 Building Permit Data collected from municipality) 
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Table 10. Multi -Family Housing Building Permit from 2010 to 2020, by Municipality 

Municipality 
Multi -family Permits by Year 

2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 

Amherst 0 0 28 0 2 0 2 4 14 10 4 

Brookline 0 0 0 0 2 0 2 3 0 0 12 

Hollis 0 0 1 0 0 0 0 6 4 4 2 

Hudson 0 1 7 11 0 8 4 15 16 8 94 

Litchfield 2 8 8 6 8 0 2 47 4 7 0 

Lyndeborough 0 0 0 0 0 2 0 0 0 1 1 

Mason 0 0 0 0 0 0 0 0 0 0 0 

Merrimack 10 3 6 3 4 0 2 0 200 358 77 

Milford 2 1 0 0 0 0 1 124 0 5 5 

Mont Vernon 0 0 0 0 0 0 0 0 0 0 0 

Nashua 12 36 289 164 292 56 182 114 166 14 2 

Pelham 13 7 3 10 8 6 0 10 43 11 17 

Wilton 0 3 -2 0 3 -2 0 -2 0 5 1 

NRPC Total 39 59 340 194 319 70 195 321 447 423 215 

 Data Source: NH Department of Planning and Development (2000-2020 Building Permit Data collected from municipality) 
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B. Housing Tenure 

Figure 27. Percent of Housing Units by Tenure in 2020, by Municipality 

 

 

 
Out of the 82,800 occupied units in the 
Nashua Region, 58,680 units (70.9%) 
were owner-occupied and the 
remaining 24,120 units (29.1%) were 
renter-occupied. Note that owner-
occupied dwelling units include both 
single-family and multifamily dwellings. 
Among the NRPC municipalities, all 
except Milford and Nashua had a larger 
share of owner-occupied housing than 
the regional average, typically between 
85-90%. Brookline had the highest share 
of owner-occupied housing, at 95.4%, 
whereas Wilton stood out among this 
group with only 80.6%. On the other 
end, Milford and Nashua had the lowest 
share of owner-occupied housing, at 
57.2% and 54.7%, respectively. 

Over the past 10 years, renter-occupied 
housing grew at a far higher rate than 
owner-occupied housing, an increase of 
19.8%.  

This may reflect the disproportionately larger increase in home purchase prices over increases in monthly rents, which have kept many 
renters out of the homeownership market. Owner-occupied housing grew by a relatively modest rate of 2.5% since 2010. 
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Figure 28. Regional Change in Housing Units by Tenure 
between 2010 and 2020 

 

Figure 29. Regional Housing Units by Tenure 
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C. Housing Stock Age 

Age of the housing stock can be an indication of housing quality or conditions. Older homes are more likely to contain potential threats 
to resident health such as lead paint, asbestos, mold, or lead pipes. They may also suffer from deterioration, substandard electrical 
systems, outdated plumbing, substandard septic systems, and other challenges. Older homes can also be more costly to maintain, 
which has implications for housing affordability. On the other hand, purchase prices and rents in older buildings can also be more 
ŀŦŦƻǊŘŀōƭŜΦ Lǘ ƛǎ ƴƻǘŀōƭŜ ǘƘŀǘ ǘƘŜ ǊŜƎƛƻƴΩǎ ƭŀǊƎŜǎǘ ŎƻƴŎŜƴǘǊŀǘƛƻƴǎ ƻŦ ƭƻǿ-income households tend to overlap with the census tracts with 
the highest concentrations of pre-1960-built housing. It is also important to stress, however, that the region contains a wealth of well-
maintained older homes that contribute greatly to the character of our communities and offer housing and lifestyle choices less 
available in other parts of the country. The image on the left depicts an older multi-family dwelling that shows evidence of 
deterioration. The historic homes in Amherst Village on the right are a ŎǊƛǘƛŎŀƭ ǇŀǊǘ ƻŦ ǘƘŜ ǘƻǿƴΩǎ ŎƭŀǎǎƛŎ bŜǿ 9ƴƎƭŀƴŘ /ƘŀǊŀŎǘŜǊΦ   

The largest concentrations of pre-1960 housing are found ƛƴ ǘƘŜ ǊŜƎƛƻƴΩǎ ƻƭŘŜǊΣ ƳƻǊŜ ǳǊōŀnized areas such as neighborhoods around 
downtown Nashua, Milford, and Wilton. Overall, Wilton had the highest percentage of housing built before 1960 at 53.3% and 
Lyndeborough had the next highest percentage at 36.3%. The relatively high percentage of older housing stock in these communities 
also reflects lower overall rates of new housing development.  
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Figure 30. Age of Housing Units in 2020, by Municipality 
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Map 6. Housing Units Built Pre-1960 
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D. Senior Housing 

The housing needs and preferences of ǘƘŜ ǊŜƎƛƻƴΩǎ ƻƭŘŜǊ population are highly diverse and varied depending on lifestyle, income, 
wealth, age, physical ability, and other factors. Housing offerings targeted to seniors in the region range from age-55-plus independent 
living communities to assisted living facilities and nursing homes. Responses to the RHNA surveys indicate that mƻǎǘ ƻŦ ǘƘŜ ǊŜƎƛƻƴΩǎ 
seniors prefer to remain in their own homes as opposed to living in an age-restricted community. Others opt to live with family either 
as part of a single household or in an accessory dwelling unit. For those seeking alternative independent living options, the region has 
many age-55-plus developments which typically offer single-level homes or multi-level homes with first-floor principal bedrooms in a 
condominium community where all or most outdoor maintenance is provided. Some also offer amenities such as clubhouses and 
walking trails. Historically, many communities in the region incentivized the development of age-restricted housing. Though in recent 
years, many of these incentives have been rolled back due to concerns related to the level of development, challenges in enforcing 
age restrictions, and the cost of the units offered. Purchase prices for homes in many 55+ communities tend toward the high end of 
the market.  

     
Single-family home in a 55+ community in Merrimack, above left. Income-restricted senior housing in 
Nashua, above right.  

 

άI'm 75, own my home and if 
I wanted to move, I couldn't 
afford to. Own a 7 rm home, 
1/2 acre. To go to a 4 rm 
condo would eat up profits 
from my home.έ 
 
Comment from the general 
RHNA survey. One survey 
question asks about housing 
intentions for retirement ς 
37.9% intend to stay in their 
current home, whereas 21.3% 
want to downsize, and 9.0% 
want to move to a 55+ 
community. 






















































































































































