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Columbia County is facing a persistent housing shortage and affordability crisis. Labor force growth is restrained by aging demographics and high housing costs that limit the ability of workers to live locally. Residents are also challenged by increasing costs and taxes. The Project will generate several positive multiplier effects, including an immediate creation of temporary construction jobs and wages during the renovation phase, along with increased demand for local building materials and services, supporting regional suppliers and contractors. It will also result in increased local spending by the 52 new households at local businesses (groceries, retail, dining). It will also provide much needed workforce housing that allows local employers to attract and retain staff who might otherwise be priced out of Columbia County.
In 2022, Hudson Valley Pattern for Progress (‘Pattern’) created the ‘Columbia County Housing Brief’, a report that described the housing affordability challenges facing the County in the wake of the Covid-19 pandemic and an influx of new residents. The following is excerpted from that report (which is available in its entirety here: 2022 Columbia County Housing Brief). Additionally, Pattern publishes an annual report titled ‘Out of Reach’ that focuses on the gap between rising rental costs and stagnant renter wages; data from the 2025 report is included below.
HOUSING IN COLUMBIA COUNTY
Affordable housing is vital to the over health of the county, its residents, and the local economy. This housing brief provides a snapshot of the current housing market, basic demographics, and housing affordability. The housing landscape of Columbia County, has, and continues to be greatly influenced by the pandemic. The county has also experienced changes in demographics and the economy, which are similar to the changes in the surrounding counties and in New York State. In the simplest terms, there is a lack of and an imbalance in the housing supply and the housing needs of the residents are not being met.
IMPEDIMENTS TO HOUSING AFFORDABILITY
Columbia County is very rural in nature and as in many rural counties, especially with limited infrastructure including water, sewer, and broadband, the development of new housing, specifically multi-family and affordable housing is very difficult. Furthermore, rural counties tend to have an older housing stock. In fact, 54% of the housing stock in the county is over 50 years old and 31% was built prior to 1940.
The impediments for the development of housing, especially affordable housing that serves low-income individuals and families are well known. They include community opposition, the cost of development, regulatory restrictions including the approval process, land, labor and materials, and dwindling federal, state, and local financial incentives and grants, and the expenses associated with maintaining the physical structure. The lack of water, sewer, roads, and other infrastructure and the availability of appropriate locations also represents impediments to the development of housing.
In terms of rental housing, the financial resources typically include the Low-income Housing Tax Credit program (LIHTC), Community Development Block Grants (CDBG), New York State Housing Trust Funds, HOME 



Program, USDA Rural Development, developer equity, and a cadre of additional resources that act as bricks to build what is known in the development industry as a “capital stack”. Programs related to homeownership may 
include the resources previously listed and may also include the NYS Affordable Housing Corporation, Federal Home Loan Bank, Access to Home, RESTORE, and a number of other state initiatives administered through the
New York State Homes and Community Renewal (HCR). In addition to the above financial resources, local incentives play a vital role in the development of affordable housing. For example, municipalities can reserve municipally-owned land or buildings for affordable housing to be sold at fair value, or offer a Payment In Lieu of Taxes (PILOT). A PILOT is a fiscal tool that establishes a schedule of payments to a taxing jurisdiction such as a county, town, village, city, and/or a school district. PILOT’s authorized by an industrial development agency (IDA) generally offer a schedule of payments over a period of years that replaces the taxes that would have been paid had the property been fully taxable. This type of incentive is utilized to make a project financially feasible as well as more competitive for state and federal resources.
There is a fundamental difference between PILOT’s for affordable housing and those granted for other projects, as affordable housing already enjoys special assessment practices. Under Section 521-a of the Real Property Tax Law, affordable housing development assessments are based on the net income generated by the development rather than on the value of the buildings (the income-based approach). The local assessor must establish these rates annually using documentation submitted by the owner. PILOT’s for affordable housing generally utilize this income-based approach to set fixed payment schedules based upon projected income. The PILOT removes the potential for annual disagreements with local assessors over net income, providing certainty of future revenue to the taxing jurisdiction and future costs to the developer. Without that certainty, obtaining the long-term financing needed for affordable housing development can be substantially more difficult or impossible.
‘OUT OF REACH’ – 2025
Hudson Valley Pattern for Progress and its Center for Housing Solutions & Community Initiatives have analyzed rental housing and wage data for more than a decade. Our reports on housing trends help lawmakers, nonprofit agencies, developers, and other stakeholders in their efforts to provide housing that is affordable in the region. Our annual Out of Reach (OOR) report examines the affordability of rental housing and homeownership throughout the nine counties we serve: Columbia, Dutchess, Greene, Orange, Putnam, Rockland, Sullivan, Ulster, and Westchester. 
This report is based largely on data published annually by the National Low Income Housing Coalition (NLIHC), which compares fair-market rents (FMR) with average renter wages to arrive at the Rent Gap: the difference between fair market rental costs and rents that would be affordable to tenants earning average wages. In addition, we compare home sales prices and Area Median Incomes (AMI) throughout the Hudson Valley to provide what we have coined the Mortgage Gap, which underscores the challenges faced by median earners trying to buy their first home. 
This year’s data confirm what many in our region already know all too well: The cost of housing in the Hudson Valley continues to rise faster than wages for renters and buyers. Over the 5-year period from 2020 through 2025, the average rent gap grew steadily in nearly every county, with Ulster increasing by $388 (59%), Westchester by $454 (47%), and Columbia by $222 (54%). Even over the past year alone, counties like Sullivan and Westchester saw sharp year-over-year jumps of $141 (48%) and $336 (31%), respectively. For the first time this year, two working adults sharing the cost of rent in Westchester cannot afford a 2-bedroom apartment without spending more than 30% of their incomes on housing costs. These numbers highlight the immediate and growing strain felt by renters, as housing costs continue to outpace income year after year. As a result, working tenants are left with less money to cover basic necessities—like food, transportation, and the cost of raising a family.

COLUMBIA COUNTY RENTAL HOUSING IS OUT OF REACH
The average hourly wage of renters throughout the Hudson Valley has increased to varying degrees in every county since 2020. From 2024-2025, the average hourly wage for renters in most counties remained relatively stagnant (below $0.20 per hour). The greatest year-over-year increases were seen in Dutchess and Westchester, where the average hourly wage grew by 7%. These miniscule to modest increases in hourly wages for renters since 2020 have not kept pace with inflation (25%) that took place over the past 5 years.
In Columbia County, average renter wages increased 3% from 2020 to 2025. During that same period, Fair Market Rent for a two-bedroom apartment increased by 13%. In 2025, an individual earning the average rental wage faces a nearly $9 per hour gap between what they earn ($13.17 an hour) and the wage needed ($22.69, or ‘the Housing Wage’) to afford a one-bedroom apartment at Fair Market Rent.
The gap between actual wages and the Housing Wage underscores the financial stress felt by renters in our communities. Beyond housing, this gap also means that renters in the Hudson Valley are struggling to afford essentials such as transportation, groceries, and other bills. The strain on household budgets is even more severe when we consider the cost of children or other dependents, the need for savings, or funds for unexpected expenses like fixing a car or a trip to the emergency room.
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