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Housing the Hudson Valley: Where are We Today?

AFTER THE GREAT RECESSION: 1 Multi{ayered local governmentstndependent planning
d ing boards, while helpful i iding thei -
THE HOUSING CHALLENGE o b e e i o on-

issues we face today. Housing issues discussed above are
further complicated by an analysis of the demographic

and economic issues facing the valley.

The size, geography and diverse demographics of the Hud-
son Valley create a wide array of housing needs. Hudson
Valley Pattern for Progress defines the Hudson Valley as
Orange, Dutchess, Ulster, Putnam, Rockland, Westchester,
Sullivan, Columbia and Greene Counties. The Region is DIVERSE HUDSON VALLEY DEMOGRAPHICS

5,835 square miles, which is larger than the state of Con-  \MAY COMPOUND HOUSING ISSUES
necticut and twothirds the size of New Jersey. About 2.4

million people live in the Hudson Valley, which represents  The diversity in the social, cultural and economic fabric of
more than 21% of the st at ed the Hudspnuwhllaythasonany onplicationsfe theofiturehod w
York City. housing.

Housing policy in the Hudson Valley must contend with a { Population Growth:The regi onds nine col
litany of issues, including the need for rental units to serve grown by 112,690 since 2000, representing 28% of the

both families and seniors, declining home values, an aging State of New Yorkdés total pop
popylation, and the neeq to attract and retain the next gen- 5% for the region as growth slowed dramatically in the
eration and serve the middle class. We have empty build- latter half of the decade. Will growth continue, and in

ings, an inventory of foreclosed homes, a looming Shadow which parts of the region? Wh

Inventory, and an aging infrastructure. housing needs look like in 2025 as a result?

{l shadow InventoryThousands of housing units are already ] Unemployment:Though many point to the Hudson Valley
in, or about to enter, the foreclosure process. These as having fared better than elsewhere in New York and
homeowners may be ounder wat g fatiodl #Bmahda nix€@ddpiturdih the&eiBn. Sothe
ment or reduced wages, and foreclosure may be justa few muynicipalities maintain lower unemployment rates while

months away. When the Shadow Inventory of foreclosures  gerg exceed state and regional rates by as much as 2%
hits the market there is an impact on neighborhood val-

ues, and a fiscal impact on local municipa”ties_ ﬂ School EnrollmentSchools are experiencing limited
- ) growth and in some cases declining enroliment resulting
{l Current Foreclosuressmall cities, villages and rural com- i the need to close elementary schools. Very few districts
munities are losing the foreclosure battle, and it is far show signs of growth. Additionally, it appears there is an

from over. The Hudson Valley Region currently has over

; I Oout migrationd of residents
6,700 homes in the foreclosure pipeline.

. 1 Family Income:The region ranges in median income lev-
1l Declining Home ValuesDepressed home values, espe- els from $57,200 to $104,700. However, poverty rates
cially when added to properties in the foreclosure pipeline, e high in most of the center cities and large villages, and
have a negative impact on neighborhoods, residents and  the rural poor are more prevalent than one would think. In

municipal and schoo_l budgets'. Only four of nine counties some urban school districts, as many as 80% of students
showed an average increase in home valéi@ot nearly are eligible for free and reduced lunches.

enough to recover their losse$ in first quarter 2011.

9l Reduced Federal and State FundingVidespread effects
are already resulting from cuts td-ederal and State budg- Housing the Hudson Valley Conference
ets and programsthat have historically provided financial
assistance to homebuyers and to the community based
organizations that provide housing services to residents.

Pattern for Progress convenes a regional conference
each spring to focus on the evolving challenges

The US Department of Housing and Urban Development ef the Hudsen Vall ey s
(HUD) Entitlement Communities are seeing cuts to federal The goal of the 2011 Housing Conference is to

allocations for housing, community and economic devel- explore the future of the Valley, and to

opment. Furthermore, small cities, villages and towns that provide ideas, tools and resources, as well as

must compete on an annual basis for state funds are also opportunities for public and private collaborations,

witnessing an enormous impact on their programs as that wil |l positively éempact

funds are reduced.
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Real Estate Data and Trends

Existing Single Family Home Sales: 2008 through 2010

Median | Median | Median Median Median Units Units Units # of units | # of units
Geographic Area Sales Sales Sales | % change| % change| sold sold sold % change| % change

2008 2009 2010 08-09 09 10 2008 2009 2010 08-09 09-10
Columbia County | $222,500 $199,950| $199,950 -10.1% 0% 440 362 376 -17.1% +3.9%
Dutchess County | $310,0000 $275,0000 $270,0000 -11.3% -1.8% 2193 2329 2079 +6.2% -10.7%
Greene County $180,0001 $165,0000 $160,0000 -8.3% -3.0% 322 323 301 +0.3% -6.8%
Orange County $290,000 $260,000] $255,0000 -10.3% -1.9% 1892 1993 1715 +5.3% -13.9%
Putnam County $373,000 $335,0000 $315,0000 -10.2% -6.0% 622 548 577 -11.9% +5.3%
Rockland County | $450,0000 $420,000 $415,0000 -6.7% -1.2% 1174 1169 1183 0.4% +1.2%
Sullivan County $149,450 $125,000 $125,0000 -16.4% 0% 316 269 249 -14.9% -7.4%
Ulster County $240,000 $209,000 $214,0000 -12.9% +2.4% 1001 993 1018 0.8% +2.5%
Westchester Count] $650,0000 $580,0000 $630,0000 -10.8% +8.6% 3808 3356 4017 -11.9% +19.7%
Total Hudson Valle N/A N/A N/A N/A N/A 9735 9184 9585 5.6% +4.4%

Source: NYS Association of Realtors
ANALYSISAIl counties in the Hudson Valley showed doubleptigé in a few counties from 2009 and 2010 was due in part to the
declines in median sales price from 2008 to 2009 except Grésaerartdx credit of $8,000 for new buyers entering the market and tf
Rockland. A rebound occurred from 2009 to 2010 inonly twp 6ourb 00 cr edi t f oup d hiors eh dme ev &l
ties. Total units sold dropped by 5.6% from 2008 to 2009, bigatles inerease may also be attributed to bargain prices in 2010. The
gion saw a 4.4% recovery of units sold from 2009 to 2010. Day<f@dit ended, and property and school taxes, heating fuel, trans-
Market (DOM) was not available for all counties at time of pydalitatiiam and consumable products increased. Additionally, the pro-

The decline in home values paralleled the decline in the eco||96‘|91 d foreclosure and fears of the looming Shadow Inventory con-
Many buyers were fearful of sliding values and real estate wiiyeto SUppress the market. Toda_y,_ B Sting th
longer a safe haven for investment. The foreclosure crisis ftﬁ Ej4f{p smaller and energy efficient homes to compensate for

a

decline. The slight increase in number of units sold and me dafed S 6 fears and the uncertair

Existing Single Family Home Sales: 1st Quarter of 2010 and 2011

_ 1st Quarter 1st Quarter Median DOM DOM Percent | Units | Units % _Change
Geographic Area | Median Sales| Median Sales| % change 2010 2011 Change | Sold Sold Units Sold
2010 2011 2010-11 DOM 2010 | 2011 2010-11
Columbia County $225,000 $208,000 -7.6% NA NA NA 70 80 +14.3%
Dutchess County $255,000 $252,000 -1.2% 180 194 +7.8% | 410 407 -0.7%
Greene County $160,000 $164,950 +3.1% NA NA NA 71 70 -1.4%
Orange County $249,900 $266,634 +6.7% 219 233 +6.4% | 316 352 +11.4%
Putnam County $310,000 $349,000 +12.6% 231 233 +0.8% | 124 139 +12.1%
Rockland County $390,000 $389,000 -0.3% 211 233 +10.4%| 188 197 +4.8%
Sullivan County $137,500 $125,000 -9.1% 267 280 +4.9% 72 74 +2.8%
Ulster County $214,000 $202,500 -5.8%% 156 169 +8.3% | 205 184 -10.2%
Westchester County  $600,000 $552,500 -7.9% 202 206 +2.0% | 754 721 -4.4%
Total Hudson Valley N/A N/A N/A N/A N/A N/A 2,210| 2,224 + 0.6%

Source: NYS Association of Realtors
ANALYSISThe traditional metrics used by realtors reflect thefirstajiliayter 2011 figures show a decrease. Banks are nervous, buys
of the housing market, and trends are difficult to project. For examphy,and the number of units on the market is high. These facto
Westchester County showed an overall increase 2009 to 201rbbirteeo slow the housing market recovery.
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Shadow Inventory and Impacts of Foreclosure

The term Shadow Inventory can have complex
definitions and even more complex ramifications.

Shadow Inventory iseal estate that is somewhere in the fore-
closure process and homes that have not yet entered the mar-
ket. Owners have delayed putting these homes on the market
until prices improve. Shadow inventory can create uncertainty
about the best time to sell (for owners) and when a local mar-
ket can expect full recov-
ery.When prices begin to rise
and the shadow inventory hits
the market, the supply will be
greater than demand and
prices will fall again.

New York State has one of
the largest inventories of
homes in of the shadow mar-
ket, only months away from
foreclosure. The National As-
sociation of Realtors estimates that NY ranks fourth in the
country with nearly 108,000 housing units in inventory, which
will take an estimated 34 months to clear through the market
(a rank of third). The Standard and Poor reports the estimated
time to clear the market is actually 13 years.

The foreclosure issue is far from resolved
in the Hudson Valley.

According to RealtyTradn April 2011 there were 6,730 homes
in the foreclosure process in the Hudson ValleyNew York
State has 43,032 homes in the foreclosure process, of which
31,579 are in NYC and Long Island, leaving 11,453 homes in
the rest of NYS. Therefore, the Hudson Valley represents
58.76% of upstate homes in foreclosure.

The region began witnessing foreclosure impacts in 2007, with
the height of the foreclosures in late 2009. The Dyson Founda-
tionés 2007 report, oOMany
sounded the alarm on lack of affordability. Today, foreclosures
are not only an urban issue, but are also prevalent in both the
rural and suburban communities. In fact, there are suburban
areas that have a higher rate of foreclosure than cities. Re-
gardless of the location, the impacts of foreclosures are wide-
spread. Failure to pay taxes decreases the revenue stream that
villages, towns, counties and schools count on. Neighborhood
appearance and property values are also negatively impacted.

There are many examples of families who purchased a home
during the hot market, paid a premium price for a home and
now the home is devalued by at least 15% and in some com-
munities as much as 30% or morefFor example, the average
sales price of a home in Orange County fell from $347,836
in 2006 to $247,364 by April 2011, a decline of 29%.

During the hot real estate market, there were many question-
able mortgage underwriting methods and practices. There

were also mortgage products that were extremely lenient with
income verifications and ratios, as well as loan to value ratios.
Typically a buyer is required to have-3% down and pay for the
closing costs. Based upon loan to value ratios greater than

80%, Private Mortgage Insurance (PMI) was required. PMl is a
payment made by the borrower to
case of default and is proportionate to the mortgage amount.

PMI may add about $150 per month to the mortgage payment.

During the housing boom, interest rates were at historic lows,

values were inflated and obtaining a mortgage was fairly easy,

even for those with low credit scores. An overwhelming major-

ity of the experts failed to understand the ramifications of

these strategies. To compound the problems, a common prac-
tice included o0rolling ino6 clos
and providing a second mortgage as a lin-
of credit. Some banks allowed the line of
credit to be used as down payment on the
home to avoid PMI. Many people used
their lines of credit to purchase various
consumer goods for the new home.

There is no question
we had some folks
using their homes like
ATMO s .

Shaun Donovan

. . L . U. S. Secretary
These practices, in combination with the Dept. of Housing and

overinflated property values, resulted in Urban Development
home owners being ¢ o]
the homef6s value is far | ess t
mortgage. Based on the value of the home declining so drasti-
cally, lines of credit have been frozen or reduced and in many
cases are being ocalledd6 for p
in now while the market is hot
mental impact on both families and communities.

Now the lending pendulum has swung
in the opposite direction.
Today, lending criteria has tightened drastically, impacting the

value of homes, the length of time on the market and the abil-
ity to close quickly. Additionally, many lenders now require pre

V o i candpost furclease\dauhseélivgyfod all hdme loliyeesl r e ady

To that end, pre, post and foreclosure counseling service pro-
viders are under enormous strain. These services are offered
through Community Based Organizations that are funded by
federal and state resources, which have been drastically re-
duced or eliminated due to government budget cuts.

Counseling is critical for potential home buyers and current
home owners who are impacted by financial crisis. According
to the US Department of Housing and Urban Developmetite
default rate of a homebuyer who has not received counseling
is 34% higher than that of a family who was counseled by a
Certified Housing Counselor.

Residents who are faced with foreclosure will benefit from
counseling as well. There are many resources and processes
that can either avert foreclosure or at minimum reduce the
impacts on the family.

HUDSON VALLENF




Impacts of the Housing Market on Banks ... and Beyond

Housing was at the epicenter of the financial crisis that led to the Great Recession|.

The collateral damage from the housing crisis continues to weigh on economic
growth, as the process of resolving residential mortgage debt overhang drags on.

-Joseph Tracy, Sr. Advisor to the President, Federal Reserve Bank of ||

Lifecycle of Foreclosure and Effects on Local Banks: A Case

Original Home Value $300,000 June 2006 Home
A Home buyer employed, household annual income $100,000 .
A Loan is well underwritten and affordable Closmg
Recession Hits June 2008 30to
I ncome declines due to |l oss|of| pmbh, rd
A Local taxes, insurance and pnefD@ays|CoOst
A Collections Loan Restructu 'EgLaé’é Eﬂgdi
A Bank starts to lose interest even i

Foreclosure Process Begins

A Home is abandoned and vacantproperty value begins to decline 90 or
and potential of vandalism more
A Interest Revenue Stream Loss of 3 months Days

A Mortgage balance $270,000
A Bank incurs carrying costs of taxes, insurance, maintenance, legal
fees and staff

Late

Bank Becomes "Owner" of Property
A Property val utfomavaluelsinowsé240,00¢ 20 %| 120

A Bank incurs continued carryilng| Days|ts f
A Lost Mortgage Interest Revenue| fps| 36
A Bank discounts sale price by 1 Dvaart|0 $3F

in order to attract a new buyer

Total Bank Loss After 36 months: $128,250 June 2011
A Carryi$2350Cost s New
A Loss of Mortgah#,730nt er est Revengt)ger
A Repairs f o$10,808+ Riscoorft onlsaterofeb24,000
A Mortgage | oss based-$8000ai mi nli shed home

| frettomes Tors pren R R 0

Alternatives to Foreclosure also hurt banks ... and communities

Strategic Defaultis the decision to stop mortgage payments, typically because the
value of the property is well below the mortgage balance. The owner remains in the
home rent free, and the bank pays taxes and insurance while losing interest reve-
nue, ultimately taking title and incurring further losses.

Short Salesare approved by the mortgage holder, allowing a home to be sold for
|l ess than the mortgage balance. Thoudg
foreclosure, and incurs much smaller financial loss to the bank than strategic de-
fault. Still, the impacts on property values have lasting effect on the neighborhood,
the community, local governments, and the housing market at large.

The Risk Faced by Banks

Banks can experience significant fiscal
problems, even in the process of providing
good loans. They face enormous financial
NYrisk when writing a mortgage.

Local community banks have provided solid
underwriting, made good decisions and
closed on quality loans during the housing
boom, and have still not been immune to
foreclosures.

According to Fannie Mae, the national aver-
age cost to a bank of a foreclosed home is
$85,000. In many communities in the Val-
ley the cost can top $125,000, as depicted
dulefte At this east; tbe finandial ingarkeos
sjustiardozerefareck)subeys is $LB:)@tantiaI.
fnThcf;s%I s,ses gre ngc%d |ns§ cgsh re-
serves and along with the tlghtenlng of the
secondary markets, the local banks have a
limited ability to write new loans, which af-
fects their financial bottom line.

Homeownership for Everyone?

Homeownership has always been an Ameri-
can Dream. It creates financial stability,
better neighborhoods and the freedom to do
as you wish within your own four walls.

But homeownership, especially in poor
housmg markets, can also stifle mobility,
i mi_ ti

%gpoﬁuﬁ@, %qlﬁd F The average Ameri-

can family now
spends 52 cents of
boomers entering every dollar they earn
. on housing and trans-
retirement are Won-  pqration... before gas

dering if the long went to $4 per gallon.
term investment in
Shaun Donovan

the|r home is s_uffl- U. S. Secretary
clent fOI’ thell’ f|nan' Dept of Housing and
Ci@lIaS(f,'CHrgy. Urban Development

First time homebuyers, especially those with
low to moderate incomes, face increasing
challenges. The tax credit is gone, federal
assistance programs have been slashed,
and new regulations have made it difficult
to obtain financing.

Alternatives to ownership are limited in the
Hudson Valley. The region needs more
rental units, yet these are often the hardest
tio oktaindogal appiayals fop Wiere is @ y |
small number of tax credit projects under
development, and few luxury rental units
being constructed.

b
w ere Many Y
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Projecting Future Growth in the Hudson Valley

SN Czeggg > nglsg > Eggm;ls Egtc')rr:aetlés Est[i\rlwr;\t/le-l;jcgozo Est:\rer;\tAe-I(-jC;ozs
020 2025
Columbia 63,004 63,096 59,465 57,461 N/A N/A
Dutchess 280,150 297,488 320,154 328,519 331,900 350,600
Greene 48,195 49,221 51,029 51,388 N/A N/A
Orange 341,367 372,813 433,496 454,546 419,600 439,800
Putnam 95,745 99,710 110,354 113,576 110,600 116,100
Rockland 286,753 311,687 318,848 327,693 317,200 326,600
Sullivan 73,066 77,547 79,322 79,845 89,200 97,900
Ulster 177,749 182,493 189,107 190,123 216,900 241,500
Westchester 923,459 949,113 996,357 1,011,179 1,019,400 1,045,800
Total Hudson Valley] 2,290,478 2,403,168 2,558,132 2,614,330 2,504,800* 2,618,300*

The Challenges of Population Projections

It is essential for the real estate and economic development
communities, in addition to planners in the Hudson Valley, to
have a good understanding of where growth may occur; how-
ever, it is not an exact science.

Even under the most stable economic conditions, there are
many issues that affect projecting population at the county
level. Numerous data sets and variables must be taken into
account, such as birth and death rates, school enrollment, in
and out migration patterns and employment opportunities.
Also, projections cannot account for catastrophic events such

as 9/11, and the resulting exodus from NYC, or the Great Re-

cession.

There are two institutions that offer population projections for
the Hudson Valley. Cornell Institute for Social and Economic

Research (CISER) and the New York Metropolitan Transporta-
tion Council (NYMTC). Both institutions offer projections to the

year 2035.

We urge those contemplating the development of any type of
housing to examine these two resources in addition to school
enrollments, birth rates, building permit data and planning
and zoning board activity in the targeted community.

When to Build

A recentWall Street Journahrticle* suggested five key fac-
tors potential homeowners should consider when making the
decision to buy. Housing developers should consider this list
in addition to other factors covered in this report:

HUDSON VALL

*NYMTC Totals do not include Columbia and Green County

1. Demographics If trends point to the formation of house-
holds, demand will increase. In the recent economic
downturn people stayed in school, doubled up with room-
mates or moved in with other family members. The 2010
census showed that the cohort aged 2@9 was growing
in the Hudson Valley and may be a signal that household

formation will lead to increased demand.

2. Affordability. While the decline in home prices has
caused many issues for home owners who bought during
the housing boom, it may now create a new market for
home builders to attract those that can only afford to buy
homes with smaller square footage or even rental units.

3. Employment As the chart on page 7 points out, unem-
ployment rates are improving but still remain too high.
Monitoring this rate will help to reveal when the economy
is improvingiand when individuals and families may once
again have the confidence to enter the housing market.

4. Credit Right now there is divergent guidance to builders
as the credit market is very good for those who can meet
much tougher guidelines. Banks have been given a very
mixed message as weld we want you to make loans but
donét make risky ones. Build
where incentives are created for those who are trying to
buy a home in addition to the ability to obtain credit.

5. Psychology Those who believe homeownership is a safe

investment dropped to 66% in the first quarter from 83%
in 2006 according to Fannie Mae. The impact of this atti-

tude on the purchase of home
confidence in the economy.
oWhy | tdés Time to Buyéo Wal |l Street




Employment and Income Data

Unemployment Trends

Geographic Area 1992 | 2000 | 2007 | 2008 | 2009 | 2010 23(";‘{‘1 2F§1b1 %alrl /2*85"1
United States 75% | 4.0% | 46% | 58% | 9.3% | 96% | 9.0% | 89% | 88% | 9.0%
New York State 8.6% | 45% | 45% | 53% | 8.4% | 86% | 89% | 87% | 80% | 7.7%
Columbia County 5.8% | 3.4% | 3.9% | 48% | 75% | 7.6% | 85% | 84% | 7.9% | 7.3%
Dutchess County 6.7% | 3.2% | 40% | 51% | 7.8% | 7.9% | 85% | 82w | 7.7% | 7.3%
Greene County 8.9% | 45% | 48% | 59% | 85% | 86% | 92% | 9.2% | 88w | 8.6%
Orange County 6.5% | 3.4% | 4.4% | 54% | 8.0% | 83% | 87% | 85% | 7.8% | 7.4%
Putnam County 6.0% | 2.9% | 3.4% | 4.4% | 69% | 6.9% | 7.0% | 70w | 65% | 6.5%
Rockland County 65% | 3.3% | 3.9% | 47% | 71% | 7.1% | 7.4% | 71% | 65% | 6.0%
Sullivan County 9.1% 4.3% 5.3% 6.5% | 89% | 9.2% | 10.6% | 10.4% 9.7% 8.8%
Ulster County 6.7% | 3.6% | 4.4% | 54% | 7.9% | 82% | 9.1% | 88% | 81% | 7.7%
Westchester County 6.2% 3.4% 3.8% 4.8% 73% | 7.2% 7.6% 7.3% 6.7% 6.3%

ANALYSIS:

Unemployment rates were at their lowestinemployment rates throughout the Hud&mepartment of Labor. However, as the state

2000 and slowly increased through 2007Valey and the state, but the national ratecints funding to schools and reduces their own

2008, the rates began to climb dramaticageased slightly. The Hudson Valley hasWar&tbrce, unemployment rates are expected

until their peak at the end of 2010. In thelfiggier, since the Great Recession, than tkeincrease among positions that are better

quarter of 2011 there was a drastic decliig@i@ance of the country according to the N)&®&l and come with retirement and health
benefits.

2011 Area Median Income (AMI)

2010 Area| 2011 Area | Maximum Area Median Income adjusted for Family Size (Low Infome)
Median Median
COUNTY Income Income 1 Person| 2 Person| 3 Person| 4 Person| 5 Person| 6 Person
Columbia $65,700 $70,100 $38,600( $44,100| $49,600| $55,100| $59,550( $63,950
Dutchess and Orangey $83,400 $86,100 $44,950( $51,400| $57,800| $64,200| $69,350| $74,500
Greene $57,200 $58,200 $32,600( $37,250| $41,900| $46,550| $50,300| $54,000
Rockland $101,600 $101,700 $45,850( $52,400| $58,950| $65,450| $70,700| $75,950
Putnam $62,300 $64,200 $45,850( $52,400| $58,950| $65,450| $70,700| $75,950
Sullivan $57,500 $60,700 $33,800| $38,600| $43,450| $48,250| $52,150| $56,000
Ulster $70,100 $72,900 $40,850( $46,650| $52,500| $58,300| $63,000| $67,650
Westchester $104,700 $106,500 $51,000( $58,250| $65,550| $72,800| $78,650| $84,450
ANALYSIS:
The US Department of Housing and Urba@vels, eligibility is triggered for many aff@@4[#60, which equates to an average annual
Development publishes AMI levels for edefusing assistance programs. salary of $32,100, assuming two wage earners

n the household. Entry level teachers, police

people apply stereotypes to the mdo'Yﬁ g'rs, firefighters, paramedics, healthcare

d families who are eligible for housy rkers, bank tellers and retail managers earn
istance programs. However, the AMI)N a .’ ; 9
) X Se types of salaries.
ily of four in Orange County, for examp?e, is

* Combining of counties due to HUD methodology

county broken down by family size. Thesg,i
come levels are used to determine eligibgfg
a variety of housing assistance program
When a family falls below the maximum?j&ﬁ

SUSTAINABLE SOLUTION




Out of Reach: The National Low Income Housing Coalition Study

The affordability gap in rental housing, based upon fair market rents and median wage rate of renters

Category: Columbia| Dutchess| Greene| Orange| Putnam| Rockland| Sullivan| Ulster | Westchestey

2BR Fair Market Rents (FMR) $862 $1,156 | $814 | $1,156( $1,403( $1,403 [ $899 | $992 $1,561

Hourly Living Wage Rate needed to
Afford 2BR EMR $16.58 | $22.23 | $15.65| $22.23| $26.98| $26.98 | $17.29| $19.08] $30.02

Annual Living Wage Rate needed

to afford 2BR FMR $34,480( $46,240( $32,56(0 $46,24(0 $56,12(0 $56,120| $35,96Q $39,680 $62,440

Estimated Mean Renters Hourly Wage

Raté $9.86 $12.85 | $9.34 | $9.06 [ $10.74| $10.97 | $9.06 | $9.48 $16.56

Rent Affordable at the Mean Renters

Hourly Wage Rate $513 $668 $486 | $471 | $559 $571 $471 | $493 $861

Difference between FMR and Afforda

Rent at the Mean Renters Wage*Ratd $349 -$488 | -$328 | -$685| -$844 | -$832 | -$428 | -$499 -$700

Weekly Hours Needed at Renters Mepn

Hourly Wage to Afford 2BR FMR 67 69 67 98 | 100 98 76 81 72

Weekly Hours Needed at Minimum Wage
to Afford 2BR FMR 91 123 86 123 149 149 95 105 166

% of Renters unable to Afford 2BR FMR 51% 54% 53% 57% 56% 64% 60% 53% 63%

Putting it into Perspective:

The National Low Income Housing Coalistate in which to live, based upon a indicate annual salaries at $55,000, with
tion (NLIHC) produces an annual study Living Wage Hourly Rate of $24.38 the other two significant industries show-
that uses a two bedroom unit as its Although there are no counties within  ing salaries of $36,000.

baseline to show affordability across the the Hudson Valley that make the top 10
country. The chart shows that across themost expensive counties in the country,
region, in order to afford Fair Market it is a different story if a comparison is
Rent a 40 hour work week at the me- made against other states.

dian wage rate is insufficient. The prob-
lem is exacerbated if a renter is earning
minimum wage. Additionally, over half

Therefore those in economic develop-
ment and job attraction must recognize
the integration of wages into the housing
equation. For instance, new, higher
NYS DOL predicts significant job growth technology warehouse and distribution
through 2016 in specialty trades (44.5%),jobs pay more, and can add another
: administration & supportive services shift to households that can help them
g‘gé&n;ré alunr T\:/Ia: rrllgto gg% cannot afford _(22.9%_), healthca(e services (19.3%) andwith their mortgage when by itself, a line
' in nursing and residential care facilities  job may not be enough to meet the nec-
New York is the fifth most expensive (22.2%). Healthcare and specialty trades essary income thresholds.

Special Notes:
According to HUD, "affordable” rents represent the generally accepted standard of spending not more than 30% of gross in-
come on gross housing costs. Fiscal Year 2011 Fair Market Rent (HUD, 2010; final as of October 1)

1 Hourly wage rate required to afford the Fair Market Rent for a 2BR unit, assumes 30% of income toward rent

2 American Community Survey 2002009 median renter household income, projected to 2010 using HUD's income adjust-
ment factor and through 2011 based on estimated AMIs

3 Affordable rent at the Renters Mean Wage Rate (Hourly Rate x 2080 /12 x 30%)

4 2BR Fair Market Rent as compared to the Affordable Rent for the Mean Renters Wage Rate, shown as a negative

5 Based on 2009 BLS data, adjusted using the ratio of renter to overall household income reported in Census 2000, and pro-
jected to April 1, 2011

6 Estimated Area Median Income (AMI) As of the time of this publication, HUD had not yet published its AMIs for FY11
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What the Experts are Saying about the Hudson Valley Market

Observations from leaders in economic development, housing, planning and research

Fair access to housing for all remains a critical element of thePrices remain weak with the median year to date price down
overall quality of life here in Orange County and the Hudson 5% in Orange and stable in RocklandThe condo market is
Valley.Everyone should expect affordable and safe hous-  extremely weak with units and sales prices down double digits
ing. Today's unique economic conditions have not changed as compared to last year, which by normal standards was a
this expectation. David Church, Commissioner, Orange poor year for condo sales. Ann Garti, RCE, Chief Executive
County Planning Department Officer, Orange County Association of REALTORS Greater Hud-
son Valley MLS
Housing is a regional issue that should concern ushe contin-
ued decline of our household size alone means our housing | believe the successful future of housing in the Hudson Valley
will have to work much harder and we'll need more types of will focus around communities which will allow workforce fam-
housing other than the suburban single family home thdtlas ily housing opportunities to be created.keeping people close
dominated our market.Housing needs to serve everyone in  to where they work androviding not only economic growth by
our community: downsizing seniors, entry level workers, the attracting new business, but also strengthening the social fab-
disabled and homeless ... along with apartments and lofts to ric of the community byallowing these residents to have a
attract the creative class and young professionals. | welcomegreater stake in the places where they both live and work
the recent and growing recognition of the important role of  Those communities will encourage the next generation
rental housing, but | remain concerned that homeownership of current residents to stay in town rather than leaving that
will continue to be made available to first time buyers, people community where they grew up, for the lack of a job or an af-
of color and low to moderate income.The coming reform of  fordable housing opportunity.. Larry Regan, President, Regan
the Government Sponsored Enterprises and the mortgage  Development
industry itself must result inthe continuation of low down pay-
ment, well underwritten mortgages that require counseling soAs the Hudson Valley works to diversify our economy and at-
that we retain a fluid housing continuum where baby boomersract high quality jobs, we will continue to face a growing hous-
can sell their homes, young families can buy homes and housng need. Today's workforce is looking to have a lifestyle that
ing continues as an important part of our economic engine. combines work and play within a reasonable travel timét is
There is tremendous opportunity ahead as we retool our housritical that we address our future housing needs with an un-
ing to be healthier, more energy efficient, more transit/job  derstanding of the needs of our growing business sector clus-
oriented and we create more housing choices in the Hudson ters... Michael Oates, President & CEO, Hudson Valley Eco-
RiverValley. Kevi n O8dConnor, Exec umnimc®evéldpmentcCbrporation RUP CO

There exists an historic opportunity for homebuyers in the | remain optimistic about the future of housing in the Hudson

Hudson Valley to take advantage of high affordability and lowValley. I think it is clear that we are seeing a movement away

interest rates that should continue to drive stabilization, from largescale sprawl development, and that we have

though mortgage underwriting standards are a significant dragearned that it is not conducive to improving our quality of

on the market. The opportunity is even greater for investors life. We are looking towards innovative means of promoting

looking to take advantage of high affordability, distressed marsustainability and energsefficiency, and preserving and en-

kets, and an increase in consumers choosing or being forced hancing the character of the communities we call home.

to rent... Matt Rand, Managing Partner, Better Homes & Gar- Homebuyers and homeowners are more aware of the impor-

dens Rand Realty tance of being properly prepared to purchase and maintain a
home, and renters are seeking affordable options that give

The post 0Great Recessi on6 thenoacoessio ndighbsrhobdeservices; dmenitiesandgublicz e d

by slow job growth, specialization in job creation, increased transportation. There remains a great need for quality, afford-

reliance on transfer payments, a growing dependence on conable housing in the Hudson Valley, if we are to retain and at-

muter income and a reduction in labor mobility. Nederm tract young people and build our workforce, and there is an

these factors point to continued weakness in the housing marequal need to plan for our aging populationl firmly believe

ket. In the longterm, industry specialization with its attendant there remains great opportunity to house everyone in our com-

inflow of income from the sale of goods and services,incon-muni ti es with dignity, and wit!l

cert with strong growth in commuter income, will underwrite  Gail Webster, Executive Director, Hudson River Housing

resurgence in the regional housing markét .Dr. Christy Hueb-

ner Caridi, Director, Marist Bureau dEconomic Research

SUSTAINABLE SOLUTIONS THAT EN : " CAOISTHEVALLEY.




Emerging markets and trends provide ideas

1. Adapt to the Needs of the Baby Boomers structures that may lend themselves to adaptive reuse are
abandoned psychiatric facilities, hospitals, churches, factory

The Hudson Valley has grown in both population, 4.9% from puildings and schools.

2000 to 2010, and in age. According to the 2000 Census,

there were 622,967 people in the age group of 45 to 69. By These assets are typically located where broadband is avail-

2010, this age group increased by 158,382, or 25.4%, to able, which is a necessity for many professionals such as

781,349 residents. Today, this age group represents 32.5% graphic and web designers, database managers, writers and

of the entire Hudson Valley population. This group also repre- authors, financial managers, investment consultants and

sents an enormous market for researchers. These buildings are typically serviced by existing
various types of housing and infrastructure, have access to transportation and are located
buying power within the local In general near medical and educational facilities, retail and entertain-
economy. Senior complexes are ) y ment venues. The combination of adaptive reuse to create
filled and the region needs addi- ideal neighborhoods live-wor k space, technology and
tional units. have a mix of houses, tunities holds many possibilities to appeal to a new market.
However, there are varying lev Rt 1les S h ki Ithi if |

els of affluence in this category. within an easy walk 4. Support those seeking a Healthier Lifestyle:

The need to develop new afford or close drive. In general, ideal communities have a mix of houses, and

able housing units using green IReCzoika amenities within an easy walk or (;Iose drive. These ne|g'hbor—
building techniques to lower the Pattern for Progress hoods are also enV|ronmentaI[y frle;ndly, support a healthle_r
costs for those on fixed incomes way of living and create a positive impact on local economies.

is increasing every year. Also,

seniors are much more active

today than in the past. The development of intergenerational
housing units on or near college campuses will allow seniors
to attend or audit classes, use the fitness facilities, attend
social gatherings, educational seminars and events.

create a healthier population. Walking also improves commu-
nity interaction as people are more likely to speak with
neighbors and shop in local retail establishments. Housing
values are often significantly higher in these types of commu-
nities.

2. Create Housing for the TwentySomethings

Creating housing units and business space in the downtowns

5. Rebuild Inner Cities for the New Professionals

t

oWal kabl e communitiesdé decreas

to attract and retain the next generation is a critical element | N t odayds gl obal economy, the

in revitalizing neighborhoods and rebuilding the local econ-  €rs that locate in our small cities, villages and hamlets. How-
omy. The 2010 Census indicates there are almost 280,000  €ver, the return of micreeconomic businesses and small
residents in the region between the ages of 20 and 29. A vast Scale employers is on the rise. As a result of technology, the
majority of this age group is very savvy with technology and ~growing number of people operating a home office or small
demands the newest and best bdgd dEeStse hiars dbredceormer ;a sdatijvsl fnyg
their unquenchable thirst for immediate gratification. ability to supply space for small and home based businesses
is a catalyst to attract young professionals into the small
There are varying lifestyle interests within this age group and downtowns and center city.
the market needs to take this into account when designing
and bu||d|ng homes_ Some may be interested in Wa'kab'e Transit Oriented Deve|0pment (TOD) il’lC|Udes bOth reSidentia|
neighborhoods that offer ready access to broadband commu- and commercial development that is specifically designed
nications, transportation, entertainment and social network- ~ adjacent or near mass transportation. TOD is typically high
ing. Others may want, or economically need, to remain in the density, includes mixeelse development and promotes walk-

family home, which may result in a redesign of the home-  able neighborhoods. These amenities appeal not only to

stead. young professionals but to many other residents of the com-
munity.

3. Recycle via OAdaptive Reused

6. Redesign the family home for today's demands
Throughout the region there are a number of vacant motels g y y

available for acquisition, which lend themselves to living and During the past decade, single family homes became much
working in the same space through adaptive reuse. Other larger in size, as did parcels of land they sit on. Many buyers
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for the recovery of the

did not fully acknowledge the cost of heating, cooling, furnish©One way to alleviate this issue is by providing Employer As-
ing and maintaining the home, both inside and out. Larger, sisted Housing (EAH). EAH takes various forms, including
more luxurious homes were valued at a higher rate, hence a home ownership and credit counseling, down payment and
significantly larger tax bill. closing cost assistance, mortgage rate begowns, low interest

loans and rental subsidies.
At the end of the last decade, homes and parcels became

much smaller. Many larger homes in excess of 3500 square The process begins with the creation of a partnership between
feet that are currently on the market are priced to recover  community stakeholders. Partners can include local and state
their investment, but as a result are among the most difficult government, nonprofit housing organizations, private land-

e

to sell, with more time on Ilordseaandrieaders.&then praperly designé&laydsmpl®mentddia r -

ket (DOM) is a key indicat EAHwIl belp span theaffoaabiity gamand achéevelgeals in |
ange and Rockland, DOM has increased more than 10% in community revitalization. Employers must also recognize their
first quarter 2011 over first quarter 2010 . own ability to staff, train and administer EAH programs.

Homeowners are facing difficulties selling these homes, and During times of economic distress and federal and state
increasingly will strategically default on the mortgage, leavingbudget cuts to housing programs, leveraging private resources
an abandoned home and effectively reducing the value of  and creating partnerships as part of an EAH program can add
neighboring homes. Municipalities need to recognize these significant value.

issues and allow for creative solutions. o
A successful model and best practice is the Long Island

n

For example, many buyer s i nHdmeWoaky Bagnershiprwhichaenay be foundat imyv.ling.org. e r

region have large extended families that are part of the The partners include the Long Island Housing Partnership
household. One solution: Municipalities should allow for ac- (LIHP), Suffolk County Community Development Block Grant
cessory apartments within larger homes. This is easily Consortium, Nassau County, Fannie Mae and the NYS Afford-

achieved and has many benefits, which include avoiding a able Housing Corporation. The program is administered by
strategic default, maintaining an occupied home and stabiliz- the LIHP and any employer on Long Island may participate.

ing property values. The program provides housing counseling and matching
) grants to eligible employees. The employer provide a mini-
7. Support Emerging Employment Clusters mum of $3,000, which is matched by the employee. These

NYS Department of Labordés p W'@Pisa%eggﬁe%|%1Vef<jlg%dﬁNith90WQ{ [FIowces up o gsmyighe s -

sions such as healthcare, may lead to the demand of housings $
units near emerging areas of employment density.

Among the best examples are medical corridors that have 9. Develop New Markets, New Products

developed throughout the region. In Orange County, Horton Building or rehabilitating a home today, be it a single family,
Hospital in Middletown will be transformed into a new teach- townhome or multifamily, is more likely to involve green build-
ing facility following the move of Orange Regional Medical ing techniques and products, and the installation of energy

Center (ORMC) to its enormous new home. conserving systems and technol

more conscious of how energy efficiency can create a more
The new, multimillion dollar, ORMC facilities are located on affordable home.
East Main Street within a mile of other major medical offices
and businesses on Crystal Run Road. Although there may beEnergy conservation and efficiency measures include foam
some housing units in the Greater Middletown area, the new insulation, ondemand hot water systems, solar and geother-
medical complex will create a demand for housing units that mal systems, high efficiency windows and doors, high effi-
range from rental units to single family homes, townhomes  ciency lighting fixtures and water saving devices. There are tax
and condominiums. The medical profession and supportive credit incentives and weatherization programs available to
administrative positions range in wages from $30,000 to well lower the impact of the investments.

over $100,000. -
The technology needs of home buyers are not limited to

TwentySomethings. Smart Homes that are previred for inter-
net and WiFi, security systems and other electronic devises
Recruiting and retaining a higiguality workforce is a chal- create the opportunity for telecommuting and home offices.

8. Explore Employer Assisted Housing

(

|l enge for many employers even in todayds volatile economy



