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Background and Study Objectives

 Factors contributing to affordability issues:
 Rapid increase in house prices

 Perception of affordable housing

 In-migration from NYC

 Objectives
 Elevate the level of discussion on housing through the provision 

of facts and data regarding housing needs.

 Address confusion about local government roles in affordable 
housing – including myths about what ―affordable‖ means
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Methodology (6,000 Foot View)
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The study is based on the concept of the “Affordability 
Gap”

 This is the difference between unit supply and unit 
demand (demand minus supply)

By tenure (owner and renter)

By  household income category

 The study consists of
 A snap shot of the Affordability Gap in 2006

 Estimates of the Affordability Gap going forward to 2020
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Steps of the Study (see flow chart)

 Step 1

 Long Term Economic and Demographic Forecast to 2020

 2006 Affordability Calculations

 Gather Supply Side Data

 Step 2

 Develop an estimate of supply by price and rent ranges

 Develop an estimate of demand by income category 
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Steps of the Study (see flow chart)
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 Step 3

 Estimate of 2006 Affordability Gap (supply minus demand )

 Projected Affordability Gap out to 2020

 Step 4

The 2006 Affordability Gap plus the projected Affordability Gap 

equals the Total Affordability Gap 2006-2020

 Step 5

 Develop a ―build number‖ to address a portion of  the 2006-2020 

Affordability Gap



6

Gap Analysis Example: Supply vs Demand
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2006 Dutchess County Owner Unit Affordability Gap

Income Category

(% of Median Household Income) 50% 80% 100% 120% >120% Total Units

Estimated Unit Demand (a) 10,969 10,548 8,040 7,693 38,111 75,361

Estimated Unit Supply (b) 4,305 2,992 4,815 7,225 56,025 75,361

Affordability Gap (a-b) 6,664 7,556 3,225 468 Total Gap 17,913
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Results Summary

Po lic y Re s o urc e s ,  Inc .EPR Ec o no m ic  & 

 2006 Gap Analysis
 Owner Units: in all 3 counties, gaps exists between unit supply and 
unit demand at income levels <120% of median HH income

 Renter Units: in all 3 counties, a gap exists between unit supply and 
unit demand, primarily at <50% of HH median income  

 Looking Forward to 2020:
 Affordability pressures are expected to get worse in all 3 counties for 
renter and owners—after current housing downturn ends

 As home ownership becomes more difficult to achieve in the near 
term, demand for renter units will grow faster than demand for owner 

units
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Results: 2006 Affordability Gap
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Estimated Affordability Gap by Tenure

Owner Units Renter Units Total

Dutchess County 17,913 6,900 24,813

Orange County 21,921 9,351 31,272

Ulster County 10,696 5,257 15,953

3-County Region Total 50,530 21,508 72,038
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One Option From a Supply-Side Perspective
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 Several options were explored

 Build to address the pressure on the housing stock 

caused by the declining trend in persons per housing 

unit average

 Fewer persons per housing unit means more units are needed

 From 1980 to 2006 persons/occupied housing unit changed

 Dutchess: from 3.04 to 2.83

 Orange: from 3.08 to 2.88 

 Ulster: from 2.83 to 2.60
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Preliminary Estimates of Units to Build
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Owner Units Renter Units Total Units

Dutchess County 5,172 1,992 7,165

Orange County 5,500 2,346 7,846

Ulster County 3,733 1,835 5,568

3-County Region Total 14,405 6,173 20,578

This would address the current need; additional 

units will need to be built going forward to 2020
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Looking Forward to 2020
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Estimated Affordability Gap as % of Total Units By Tenure, to 2020

2006 2010 2015 2020

Dutchess County

  Owner Units 23.8% 21.6% 24.2% 26.1%

  Renter Units 22.1% 26.1% 27.7% 29.5%

Orange

  Owner Units 24.6% 22.9% 26.5% 28.9%

  Renter Units 24.3% 28.6% 30.9% 33.3%

Ulster

  Owner Units 22.2% 22.7% 24.2% 25.9%

  Renter Units 21.8% 25.4% 26.9% 28.6%
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Next Stepsémunicipal allocations

Po lic y Re s o urc e s ,  Inc .EPR Ec o no m ic  & 

 These county level estimates will be allocated to the 66 

towns and cities in the 3 Counties

 The model that is being developed incorporates the 

following:

Historical trends

Median household income

Poverty rates

Price/Income growth

Capability for compact development
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Questions or comments on the Study?

Dutchess County:

Roger Akeley, Commissioner, (845) 486-3600

Orange County:

Dave Church, Commissioner, (845) 651-3840

Ulster County:

Dennis Doyle, Commissioner, (845) 340-3340

Project Consultant: Zachary H. Sears, Economic & Policy 

Resources, zhs@epreconomics.com
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Orange County Urban Areas, 1990-2000
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Orange County Priority Growth Areas
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