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Home prices

FACT: The median-earning household in Dutchess County falls $142,656 short of qualifying 

for a median priced home in the county. 



Housing inventory



Homeownership trends

• The cost of homeownership is now out of reach for the 
majority of our neighbors in the Hudson Valley 

• Median-earning family falls $109,609 - $280,699 short of 
mortgage necessary to purchase a median home

• Prices pushed higher by pandemic migration

• Hudson Valley lost people to migration during 2018-
2020

• Gained a net of 60,000 people from New York City alone

• Experts say about 20-25% of purchases were all-cash 
during that time

• Supply is at historically low levels → previous sales + people 
staying put

• Production of new housing is very low → since 2010 about 
0.45 units of housing per job created in the region

• Stifled by interest rates, supply costs, labor, land costs

• Shrinking family size requires additional units

• Wages have not kept pace with the cost of housing

Income quintiles adjusted for inflation (2021$)  U.S. Census Bureau



Rents and renter wages

Based on the standard that people should not pay more than 30% of their gross income toward housing

More than 30% = Cost burdened

More than 50% = Severely cost burdened



Rents and renter wages



Rents and renter wages



General conclusions about rent

• The high cost of homeownership is causing more of 
our neighbors to persist in rentals for longer

• Demand stress on rental inventory as supply remains 
low relative to the needs, especially at the lower levels 
of affordability

• The Hudson Valley is becoming more of a renter 
region than it used to be

• Median renter wages are starting to tick upward in 
some areas as middle-class families cannot move into 
homeownership

• The typical renter makes 40-60 percent of AMI in all of 
our counties

• Little money remains for emergencies or non-essential 
purchases

• Land costs, construction costs, financing costs make it 
very difficult to produce new rental units at that level of 
affordability 

• Rehabilitation of existing housing stock is equally 
important to production of new

• Significant risk to service workers across the entire 
spectrum of jobs



Biggest issues connected to housing now…

• The Four L’s – Land, labor, lumber and lending

• NIMBY-ism and outdated zoning

• Cultural fears and battles

• The “missing rung” 

• Lack of homeownership opportunities in the $150K - $350K range

• Lack of understanding about how housing connects to workforce, volunteerism

• The goods and services we need and want, and the people who provide them

• Lack of state-level policy on housing

• Massachusetts “Anti-Snob” Zoning Act

• New Jersey Mount Laurel Doctrine

• Painful and slow approval processes

• Outdated building codes

• Dilapidation and old stock

• People staying in place due to lack of options, high interest rates

• 15+ years of under-building

• Second homes, short-term rentals, and the looming corporate ownership of housing stock



Birth trends in the region
1.55



School populations

1997-2007 2007-2021

• Net loss of 34,088 students

• 97 of 120 school districts have 

shrinking enrollments 



General population of children 2010-2022

FACT: There are 10,370 fewer children living in Dutchess County 

now than in 2010. 



Migration

• The region has lost people to migration for 24 of 

the last 25 years

• Only positive year was the very start of the 

pandemic

• Total net loss is 134,505 people

• Most people going to NYC, bordering 

states/counties, Florida and Carolinas

• Interesting trend of inflow from LA → climate 

refugees? 



Workforce

25-44 = 592,156

45-64 = 691,926

Older workers outnumber 

younger by 99,700

Loss of 27,000 kids and teens

Jonah!

Loss of 4,997

Loss of 11,693

Loss of 4,444

Loss of 5,201



Community Needs Assessment

Data and community input are 
examined to understand the current 
needs of a community, what 
community resources exist, and the 
tools and strategies to fill the gaps. 

Study Area



Methodology

1. Review planning documents and activities: 

• Village of Rhinebeck Comprehensive Plan “Kitchen Table Conversations”

• Village of Red Hook, Audubon International Sustainable Community Program

• Community Preservation Plan Update: Town of Red Hook, Villages of Red Hook & Tivoli, 2016

• Town and village comprehensive and master plans

2. Quantitative data and analysis from sources including (but not limited to): 

• U.S. Census, American Community Survey 5-Year Estimates

• U.S. Department of Housing and Urban Development (HUD)

• Office of Real Property Tax Services (ORPTS)

• New York State Community Health Indicator Reports (CHIRS)

3. Qualitative input

• 24 Interviews with local social service providers and other community leaders

• 3 community meetings. The meetings were scheduled at different times and at venues considered accessible and inviting to the public. A Spanish interpreter was 

available at one of the meetings.

• 313 survey responses. The survey was 40 questions long and available in both English and Spanish and was online and printed. 

• Community events including: Community Conversations, Red Hook Central School Districts; Red Hook Together meeting; Northern Dutchess Mental Health 

Collective; and the Red Hook Community Center Community Clothes Closet.

4. Analysis of quantitative and qualitative input, findings, and recommendations 



Community Needs:
• 12 key community needs were identified. 

• Key needs met the following criteria: 

• expressed by a substantial number of people in the community 

• determined to be significant in terms of impact on the quality of life for residents in the 

community

• found to be crucial issues for overall community sustainability. Community sustainability is 

defined here as a community’s ability to meet current and future environmental, resource, food, 

economic, housing, infrastructure, social and governmental needs. 

Needs are grouped according to whether they can be addressed locally or should be acted 
upon by legislative representatives at the county or state level. 



Locally Focused Community Needs: 
Food Support

Volunteers from local food banks and other food assistance groups report an increase in need since the 
beginning of the pandemic.

In the survey when respondents were asked to rank their top needs “access to food” was the fourth 
ranked need (98 responses).

According to data from the United Methodist Church Food Pantry in Red Hook, from January 2018 to 
January 2023 there was a 137% increase in the number of seniors, a 130% increase in the number of 
children (part of families), a 75% increase in the number of all adults, and a 35% increase in the number 
of families using the food pantry. 

Related Needs:

• more cold storage and the availability of fresh foods, 

• transportation of food from the food bank to the pantries,

• food delivery for people who are homebound, and 

• a need to consider how to sustain the work being done around food support when most of this work is 

led by volunteers. 



Locally Focused Community Needs: 
Senior Services, Opportunities and Aging in Place 
Support

Some of the needs identified during this study specific to 
seniors include:

• Programs for active seniors

• Assistance navigating existing services and resources for 

the aging

• Legal assistance – access to Medicaid, housing, end-of-

life planning

• “Handyman” services at reduced or costs or by volunteers 

• Caregiving services 

• Transportation services

• Food support

• Financial assistance for seniors on fixed incomes

• Technology assistance

• Rental medical equipment for people with disabilities
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Regionally Affected Community Needs: 
Healthcare

• reports of not being able to find a primary care physician or other needed 
providers

• long wait times to get appointments

• high costs of care and of prescription drugs

• transportation challenges limit people’s access to care, lead to depression 
since people are homebound and isolated, and contribute to poor nutrition 
since people are unable to access fresh foods

• healthcare staffing can be challenging when there is no affordable housing 
available in the communities to house the needed employees



Regionally Affected Community Needs: 
Attainable Housing

• Rising housing costs are an urgent and critical concern of many 

people who gave input for this study. 

• Purchasing a home is out of reach for an increasingly large 

portion of the population → housing prices rising more rapidly 

than incomes.

• Renter households are especially vulnerable to housing 

insecurity as rents reflect the high-cost market. 

• Families that have been in the area for generations report that 

they are finding it difficult to stay in the community. 

• Special need for affordable housing that is close to services, 

employment opportunities, and public transportation. 

• Steep housing prices put pressure on household budgets 

and this manifests itself in more people needing assistance 

with other needs like food.

Source: Office of Real Property Tax Service (ORPTS) 2022
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Parting thoughts

• Our demographic shifts and housing shortage are major 
threats to community vibrancy and viability

• Threads of a common yarn 

• Important for us to understand how housing is connected 
to workforce

• Important for us to understand how housing is connected 
to the goods and services that we need and want

• Many of Rhinebeck’s community needs – healthcare, food 
access, transportation – can be alleviated by smart 
choices about housing location

• Our growing inability to support full-time residents is bad 
for many of the things we care about – fire districts, Little 
League, a customer base, etc. 

• The need for housing is across the entire spectrum of 
income, not just the lowest levels

• Make your decisions based on information, not emotion



Question and discussion

Contact me: 

Adam Bosch

abosch@pfprogress.org

845-565-4900

mailto:abosch@pfprogress.org
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