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INTRODUCTION
The Housing Needs Assessment (HNA) evaluates current housing conditions and unmet needs in the City
of Poughkeepsie. The HNA includes the following:
•

An analysis of socio-economic and demographic trends

•

A snapshot in time of existing housing conditions

•

An explanation of housing needs

•

An explanation of challenges associated with housing

•

A blueprint to advance the City of Poughkeepsie’s efforts to provide a variety of housing
options and address housing related issues

The data and analyses in the HNA provide the basis for revising policies and implementing strategies to
meet housing needs.
The findings and recommendations in this HNA can be used as part of the foundation for PK4Keeps, the
comprehensive plan update currently underway. This update will feed and support local visioning,
planning and policy. Additionally, the HNA will inform the city’s zoning update in terms of land use and
development patterns specifically associated with housing.
The housing needs in a community change over time. These changes are influenced by broader trends in
the economy and demographics, and they are affected by changes in the regulatory environment.
Currently, Poughkeepsie is faced with a multitude of housing challenges including rapidly rising prices,
an aging housing stock, displacement pressures, and issues of accessibility. Waiting lists are common
across housing types including public, affordable, workforce, market rate, or rental assistance programs
such as Section 8. This is the case in other urban centers across the Hudson Valley and even across the
United States.
As the county seat, there is a concentration of social services in the City of Poughkeepsie. People who
utilize these services often have housing challenges. Taken together, these elements, in addition to
other development pressures and market forces outside the city, add to the complexities of the housing
challenges.
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This HNA offers a set of recommendations for the city and its partners to consider implementing in
support of the following three priority areas:

IMPROVE
HOUSING
OPPORTUNITIES

CREATE AND
SUPPORT POLICY TO
EQUITABLY ADVANCE
HOUSING
DEVELOPMENT

ENHANCE
COMMUNITY
ENGAGEMENT AND
COMMUNICATIONS

One of the key questions under investigation for this housing assessment was, “Does Poughkeepsie
need more affordable housing?” Throughout this study, it was clear that there is no consensus within
the community on this matter. In interviews and during community engagement sessions, the case was
made on both sides of the debate. Some argue that the city already has its fair share of affordable
housing, and by building more housing the city is taking on a greater responsibility than surrounding
municipalities to house low-income residents and provide related services. The City of Poughkeepsie
should not shoulder the entire responsibility of providing affordable housing. Surrounding communities
must also play a role. To address this concern, Dutchess County is currently conducting a county-wide
housing needs assessment.
Those in favor of more affordable housing argue that residents of Poughkeepsie are facing extreme
housing insecurity and high housing costs, living in very poor-quality housing, and homeless rates are
rising. All these challenges contribute to poor health, education, work, and other undesirable outcomes.
These factors all point to the need for more affordable housing.
This HNA determines there is a need for additional affordable housing. The number of low- and
moderate-income households that are currently burdened by housing costs, long waiting lists for
existing subsidized housing and rental assistance, and the growing number of homeless are all indicators
of the housing crisis. Without affordable and safe housing, residents of Poughkeepsie will continue to
face challenges associated with health and overall life outcomes. For the large number of school age
children experiencing housing insecurity and homelessness, future outcomes are seriously at risk unless
a solution for them is found. However, the city is not solely responsible for providing affordable housing
for the entirety of Dutchess County. This responsibility must be shared by each municipality in the
county.

City of Poughkeepsie Housing Needs Assessment

4|P a g e

This HNA also finds that the city needs more than just additional affordable housing. The city would
also benefit from additional moderate-income housing, market rate housing, and above all, more
homeownership opportunities for working families. This would help working families achieve longterm housing stability and build equity and generational wealth. With the increase in development in
recent years, many moderate-income households will see new high-quality rental housing opportunities
in the near future. Market rate housing along the waterfront and in the downtown area suggests higher
income households will have disposable income and provide an economic boost to local businesses.
Recently completed developments, both market rate and affordable, are being quickly absorbed,
demonstrating a strong demand for new housing. These development pressures are also pushing
existing rents higher. Therefore, mitigating displacement is paramount to the overall health and wellbeing of city residents and businesses.
Housing costs and affordability are directly related to income and wages. In Poughkeepsie, wages are
mostly stagnant while housing prices continue to climb. Part of the strategy for addressing housing
challenges is economic development. The city should continue to take measures that attract new highpaying job opportunities. To ensure these jobs benefit current residents, it is essential to work with
partners and create pathways for residents to enter these new jobs through training programs.
The city should continue to work with private and nonprofit partners to identify programs, policies and
funding opportunities that can encourage or support the development of more housing. In particular,
the city should examine policies to promote increased density, which might help to reduce the need for
public subsidy by increasing the overall housing supply.
The city is fortunate to have the infrastructure of a well-established network of nonprofits working in
housing and community development. Successful implementation of the recommendations in this study
hinges on collaboration between existing partners and fostering new partnerships. This can only be
accomplished through a coordinated strategy among partners, in which all the partners agree to
participate and understand their roles and strengths. It is also important for the city to continue
tracking housing needs, new development, and the conversation around challenges and solutions
through ongoing community engagement.
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BACKGROUND
The timing of this HNA aligns with the current City of Poughkeepsie comprehensive plan update and
the Dutchess County Housing Needs Assessment, which are both anticipated to be completed in 2022.
The comprehensive plan update will include a housing element and will translate community core values
into a decision-making framework. It will also identify priorities and goals for public and private sector
partnerships, provide guidance on the geographic location of future development and redevelopment,
and provide implementable strategies. The Dutchess County Housing Needs Assessment includes an
analysis of existing housing conditions, projections of housing needs, and policy recommendations and
goals to meet the housing challenges across the county.
As part of the early planning process, czb and Ingalls Planning and Design, the consultants working on
the comprehensive plan update, assessed the spatial relationship between race and ethnicity, economic
segregation, and disinvestment. The consultants found the redlining of the 1930s, which was reinforced
by other historical forces and discriminatory practices over the last 80 years, continues in a similar
pattern today. The early findings, based on community engagement efforts conducted by the
consultants, include the following top issues:
•

Affordable opportunities for good housing are increasingly limited for lower income households

•

The North/South equity divide is widening and has a corrosive impact on the sense of
community in Poughkeepsie

•

Foundational quality-of-life issues are critical: sense of safety, school quality, neighborhood
quality

•

Lack of cooperation and communication is holding Poughkeepsie back; very difficult to be truly
informed in the current media landscape

The three emerging priorities, identified by the consultants, include:
•

Expand access to good and affordable housing opportunities

•

Improve residential quality of life

•

Strengthen civic life and commercial vitality

The HNA includes similar findings and the recommendations address these critical issues.
As part of the analysis for the HNA, Pattern reviewed other planning reports and documents to identify
how housing challenges may have influenced the findings and recommendations of those studies. The
planning reports demonstrate that the city has created tools to foster the development of additional
housing, which includes policies to enhance the supply of affordable housing.
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Poughkeepsie Innovation District (PID) (2019)
The PID aims to support the revitalization of the Poughkeepsie Central Business District. Zoning
regulations for preservation, rehabilitation, and development within the district were updated as part of
this planning effort.
As part of the PID, zoning updates were implemented to encourage the development of affordable
housing. In exchange for the inclusion of affordable units, developers were offered additional building
height up to three stories. For three additional stories, 20% of units have to be affordable for the
following income limits:
•

Fifty percent for households with incomes between 60% and 80% of Dutchess County Area
Median Income (AMI)

•

Fifty percent for households with incomes between 80% and 100% AMI

For two additional stories, developments must include 10% of units as affordable with income limits of:
•

Fifty percent for households with incomes between 60% and 80% AMI

•

Fifty percent for households with income between 80% and 100% AMI

Poughkeepsie Waterfront Redevelopment Strategy & Waterfront Transit-Oriented Development
District (WTOD) (2014)
The Poughkeepsie Waterfront Redevelopment Strategy and WTOD is a district to promote mixed-use
development that includes recreational, residential, and commercial uses all within walking distance of
the waterfront, the Walkway Over the Hudson, and the train station.
Housing is recommended in the WTOD in several areas including:
•

Along Kaal Rock Park

•

New infill housing in various areas

•

Housing at a height of 2-5 stories near the public housing known as Rip Van Winkle

•

In the upper levels of mixed use buildings near Waryas Park and at River Station buildings

•

Within new mixed-use development along Rinaldi Boulevard

Housing plays a larger role in the strategy than just providing people with places to live. Housing is part
of creating a cohesive, vibrant, safe, and economically sustainable community.
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CURRENT AND RECENT ACTIVITIES TO SUPPORT HOUSING
Commissioning this Housing Needs Assessment demonstrates the City of Poughkeepsie’s commitment
to identifying and mitigating current housing challenges. The city has also proactively addressed
planning and housing needs through the following actions. These are important tools to affect housing
supply, housing options and tenant rights:
Good Cause Eviction Law
During the time of this HNA, the Poughkeepsie Common Council passed a resolution to adopt the Good
Cause Eviction law into local law on November 15, 2021. Several other cities in New York State,
including Albany, Hudson, Kingston and Newburgh, have also adopted “good cause eviction” measures.
Under these laws, tenants are entitled to a renewal lease and protection against ‘unconscionable’ rent
hikes, and landlords must prove ‘good cause’ for a tenant to be evicted. The legislation also prevents a
landlord from evicting a tenant who has not paid rent after rents were “unjustifiably” increased. The
state legislation prevents landlords from evicting tenants, in most cases, without an order from a judge,
regardless of a lease expiring or the lack of a lease. The draft bill also caps rent increases by 3% of the
total rent, or 150% of the Consumer Price Index, whichever is higher. A landlord would need to justify
the increase in court if a tenant were to challenge the increase of rent. This law is likely to be tested in
court, including some cases that might challenge it on constitutional grounds.
While the impact of this new law is not yet known, it does offer a potential policy to mitigate
displacement in the City of Poughkeepsie. However, the impact of limiting rent increases may result in
disinvestment by building owners, as the time to recoup the cost of capital improvements could be
substantial. By limiting rent increases, the law might also limit the ability of building owners to pay for
the maintenance of their buildings and the heating, cooling, water and other systems that make them
function.
Local policy should clearly define a reasonable rent increase, which may be based on an examination of
income and expenses submitted by a property owner to the city. However, this could place an
additional administrative and records-keeping burden on the city if it chose to monitor and evaluate
documentation from landlords. As a small city, Poughkeepsie has limited capacity and staff time for
administering this type of program.
Anti-Blight Task Force:
Formed in 2018, the Anti-Blight Task Force has worked to reduce the number of vacant and abandoned
buildings in the city. Members of the Task Force include council members, the council chair, community
members, and representatives from the city IDA and city staff.
The City of Poughkeepsie through its anti-blight task force:
•

Achieved an overall reduction of vacant buildings and properties, bringing the number from
approximately 600 in 2016, to 200 in 2021
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•

Worked alongside Hudson River Housing to transfer vacant properties for the development of
three two-family homes on the Northside

•

Worked with Habitat for Humanity to create new homeownership opportunities

•

Razed a number of buildings that were severely dilapidated

In the aggregate, all these activities have led to opportunities for community renewal and new
investment.
Dutchess County Poughkeepsie Land Bank (DCPOK Land Bank)
Community land banks (CLB) are local public entities with unique powers to acquire property and clear
title, hold properties tax exempt, and to sell properties to achieve positive community outcomes. By
putting vacant buildings back to use and growing the tax base, creating new housing opportunities, and
mitigating neighborhood blight, a CLB is an important tool for the stabilization and revitalization of
communities.
The DCPOK Land Bank is a new organization that may play an important role in providing new housing
opportunities in the City of Poughkeepsie in the coming years. Still evolving, the DCPOK Land Bank was
officially incorporated in New York State in April 2021. The mission is to “promote equitable and
sustainable development through the rehabilitation of vacant, abandoned and underutilized properties
in ways that are guided by ongoing community input, that foster housing that is affordable, that nurture
communities of choice and access, and that support economic, environmental and social resiliency.”
Currently the housing market in Poughkeepsie may not lend itself to the model of a land bank. However,
housing markets change over time and it is important for Poughkeepsie to have an established land
bank that can maximize the opportunities presented by foreclosed and in-rem properties.
Other Activities
In addition to the above, the city has also:
•

Provided funding to mitigate the anticipated evictions as the New York State moratorium
expired (Legal Aid Society of the Hudson Valley)

•

Provided funding to Hudson River Housing to administer a number of programs and services

•

Converted from property tax lien sales to in-rem foreclosure as a method of enforcing
delinquent property taxes

•

Stayed under the New York State tax cap for five consecutive budget years and lowered the
homestead and non-homestead tax rates in each of the last two years
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APPROACH AND METHODOLOGY
The HNA was developed using a multifaceted approach. This included both quantitative and
qualitative research and data analysis of existing conditions and an examination of new housing in
various stages of development. The HNA is also based on findings from stakeholder interviews,
public outreach, and a review of models and best practices from communities in the Hudson Valley
and around the country.
The HNA was guided by the Housing Needs Advisory Committee, which met three times between
July and November 2021. During these meetings, the advisory committee reported on local
conditions and the unique challenges faced within the City of Poughkeepsie, including issues related
to housing. The committee also assisted with the development of recommendations to address the
city’s housing needs.
The Advisory Committee included the following members:
•

Lorraine Johnson, Poughkeepsie Common Council

•

Sarah Salem, Poughkeepsie Common Council (Alternate)

•

Maureen Lashlee, Habitat for Humanity

•

Gabriela Vega-Matthews, Community Organizer, Advocate and Liaison for the Latino
Community

•

Darren Scott, NYS Homes and Community Renewal

•

Mario Johnson, Director of Marist Upward Bound Program, Marist College

•

Anne Saylor, County Deputy of Housing, Dutchess County

•

Christa Hines, Executive Director, Hudson River Housing

•

Sandra Booth, Executive Director, Poughkeepsie Housing Authority

•

Alana Daly, Public Relations, Central Hudson Gas and Electric

•

Sue Gerry, Senior Vice President for Strategic Alliances and Partnerships, WMCHealth

•

Stacy Bottoms, Assistant to the Mayor, City of Poughkeepsie; Pastor, Beulah Baptist Church

•

Eli Berkowitz, Base-Building Organizer, Community Voices Heard

Pattern conducted a series of interviews with housing professionals, nonprofits and service providers,
community leaders, city employees, and elected officials. Interviewees were selected to gain an in-depth
and firsthand knowledge of the multiple dimensions of housing challenges, potential solutions, and to
ensure important factors regarding housing were considered.
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Five community engagement sessions were held over the course of this study.
•

Two were virtual at different times during the day to maximize participation:
o

One was during the lunch hour on a weekday.

o

Another was after work hours on a weeknight.

•

An in-person session was held at the Family Partnership building on a weeknight.

•

A Spanish language session that included the assistance of a translator was held on a weeknight.

•

A table event was held in the Northside neighborhood on a weekday afternoon.

Participants in all sessions were invited to partake in a discussion about housing needs, challenges and
solutions. Participants were also asked to submit written comments during the sessions. The public was
also invited to submit written comment through a link made available on the city website.
The input gained from the community engagement sessions, the interviews, and the committee was
invaluable for the assessment of housing. Many of the recommendations made in this report come
directly from the input of the community.
The assessment conducted for this study includes a thorough analysis of housing and related issues from
sources including:
•

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

•

U.S. Census Decennial Census 2010 and 2020

•

U.S. Department of Housing and Urban Development, Comprehensive Housing Affordability
Strategy

•

New York Department of Labor

•

Dutchess County Multiple Listing Service

•

New York State Office of Real Property Services

•

City of Poughkeepsie Planning Department

•

Section 8 waiting list data provided by the Poughkeepsie Section 8 Office, PathStone, and the
Poughkeepsie Housing Authority

•

City of Poughkeepsie Public Housing Authority waiting list data

•

Hudson River Housing waiting list and demographic data

•

Dutchess County Rental Housing Survey

•

Eviction data from the New York Office of Court Administration (OCA)

•

Shared data from the consultant czb and Ingalls Planning & Design

Throughout this study, Pattern had an open working relationship with czb and Ingalls Planning & Design
who are working on the comprehensive plan update and the Dutchess County Housing Needs
Assessment. The consultants shared early findings and data, which are incorporated into the analysis
and recommendations in this report.
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KEY FINDINGS
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POUGHKEEPSIE IS IN A HOUSING AFFORDABILITY
CRISIS
The City of Poughkeepsie in a housing affordability crisis. The average household income in
Poughkeepsie is low, and wages are not keeping up with increasing housing costs. The COVID-19 virus
exacerbated this situation by disrupting jobs and bringing an influx of new residents to the region, which
increased the demand for housing and inflated housing prices. These conditions have resulted in
untenable and economically unsustainable living conditions for a significant number of Poughkeepsie
residents. Thousands of Poughkeepsie residents spend the majority of their income on housing costs.
The waiting list for subsidized housing is long, and hundreds of families and children are homeless.1
Household Incomes in Poughkeepsie are low
In 2019, the median household income in Poughkeepsie was $43,790, which is 46% lower than the
median income of Dutchess County. Household incomes are even lower for renters in Poughkeepsie;
the median household income for renter households in 2019 was just $31,977.
Poughkeepsie housing costs are increasing, and wages are not
In Poughkeepsie, inflation-adjusted median household income is decreasing, and median rents are
increasing. From 2010 to 2019, inflation-adjusted household income decreased by 2%, while inflationadjusted median rent has increased by 2%. For those looking to purchase a home in Poughkeepsie, the
price continues to rise. The median sale price of a single-family home in Poughkeepsie through July 2021
is 12% higher than the median sale price in 2019.
The majority of households in Poughkeepsie are spending too much on housing costs
Just over half of all households in Poughkeepsie spend more than 30% of their total household income
on housing costs. Among those households, approximately 630 homeowners and 2,935 renters spend
more than half of their income on housing costs, which is considered “severely cost burdened.” This
means that roughly one in three renters in Poughkeepsie spend more than half of their income on
housing costs. Housing costs this high are especially difficult for low-income households as it leaves little
money left over for other necessities, let alone savings. Among all households in Poughkeepsie that are
spending more than half of their income on housing costs, 69% of them have an annual household
income of less than $28,380, which is just 30% of the Area Median Income (AMI) as defined by HUD.
Hundreds of Poughkeepsie residents are on long waiting lists for subsidized housing
The City of Poughkeepsie Housing Authority oversees 359 housing units in five locations throughout the
city. There are 684 households on the Poughkeepsie Housing Authority waiting list, and the average
wait time is six and a half years. The larger the household, the longer the wait time - the average wait
time for a four-person household is almost 12 years. In addition to public housing buildings, the City of
Poughkeepsie administers Section 8 Housing Choice Vouchers. In July of 2021, there were 2,942
1

Poughkeepsie/Dutchess County Continuum of Care, 2021 Point-In-Time count
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households on the waiting list to receive a Section 8 voucher, and 77 households who had a voucher
but could not find housing due to a combination of high rents and, likely, illegal discrimination against
Section 8 voucher holders by landlords. Section 8 vouchers are also available through the Poughkeepsie
Housing Authority, and PathStone. Both of these sources also have long waiting lists.
Hundreds of Poughkeepsie families and children are homeless
The 2021 point-in-time homeless count conducted by the Poughkeepsie/Dutchess County Continuum of
Care Consortium shows approximately 536 homeless people county-wide. The NYS Department of
Education reports homelessness among students in the Poughkeepsie City School District (PCSD)
increased for five straight years starting in the 2014-15 school year, reaching a peak in 2018-19. During
the 2018-19 school year, 434 PCSD students experienced homelessness at some point during the
school year.2 This means that 10% of the entire student body experienced homelessness at some
point during that school year.

The research and data analysis, which includes the metrics above and personal testimonies from
Poughkeepsie residents, coupled with input from local stakeholder and industry professionals, all
point to the conclusion that there is a housing affordability crisis in Poughkeepsie. The word “crisis” is
strong, but it was chosen intentionally. It accurately conveys both the seriousness and depth of
housing-related distress experienced by thousands of Poughkeepsie residents, and the urgency
required to address these housing issues.
Fixing the housing affordability crisis in Poughkeepsie will not be easy.
There is no single program or policy that can remedy every housing problem. There will be
disagreement and debate about the best course of action. But the facts are clear: safe, stable,
affordable housing remains out of reach for far too many families in Poughkeepsie. It will take
steadfast collaboration between the government, nonprofits, private developers and citizens to move
toward a solution that helps pull our neighbors out of housing insecurity.

2

https://www.nysteachs.org/data-and-statistics-on-homelessness
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COVID-19 EXACERBATED EXISTING HOUSING
CHALLENGES
When the COVID-19 pandemic hit the region in early 2020, it affected almost every aspect of daily life,
including housing. The pandemic had direct and highly publicized impacts on housing, such as inflated
home prices and the institution of a statewide eviction moratorium. However, it also had more indirect
impacts such as disruption of housing related services, and housing instability as a result of job loss or
decreased wages. Overall, the COVID-19 pandemic created new housing-related challenges and
exacerbated existing underlying housing issues.
Due to its proximity to New York City, the Hudson Valley became a popular destination for some of
those residents looking to escape that dense urban environment during the height of the pandemic. The
result was an increase in population, a higher demand for housing, and an increase in housing prices in
the Hudson Valley. In just one year, from 2019 to 2020, the median sale price of a single-family home in
Dutchess County increased by $31,000. While these increases benefit existing property owners, it
further raised the barrier to entry for first-time homebuyers.
Compared to results from the 2019 American Community Survey, the 2020 Census showed a population
increase of almost 1,200 in Poughkeepsie from 2019 to 2020. Even after accounting for margin of error,
the data suggest that Poughkeepsie’s population increased by at least 1,000 in one year.
As the pandemic caused many businesses to temporarily or permanently close, an already tenuous job
market in Poughkeepsie was made worse. Because housing costs are by far the biggest expense for
many households, job loss or even decreased wages has a significant impact on housing stability.

“Even during the pandemic some people have had
large rent increases of several hundred dollars.”
“With the eviction moratorium ending we will see
problems, especially if people do not apply for rental

What We
Heard During
Our Sessions:

assistance.”

“Despite the moratorium some landlords have tried to
move evictions forward. Tenants don’t understand
that a rent demand letter is not the same as an eviction
letter and so some are leaving without needing to do
so.”
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For renters, the state-mandated eviction moratorium provided some protection, but this temporary
stopgap recently ended in January of 2022. Although there have been state and federal programs
established to assist tenants and property owners, the requirements and process are onerous. The end
of the eviction moratorium will likely bring housing stability to many renters. Even though homeowners
are less burdened by housing costs overall, unexpected job loss or wage decreases can significantly
affect the ability to make mortgage payments.
The pandemic also disrupted the operation of many housing related systems, especially in the early
months of 2020 when restrictions were tight and business and organizations were scrambling to adapt.
Even while the housing market was hot, the home-buying process was slowed as buyers, sellers,
realtors, attorneys, appraisers, and lenders all had to operate with little to no in-person interaction.
Securing subsidized housing was also affected. Documentation requirements for Section 8 applicants
were harder to meet as the offices and businesses necessary to complete required paperwork were
closed or had limited hours. Case management capacity for Section 8 applicants was also diminished as
local agencies closed their offices and did not allow home visits.
The full effects of the COVID-19 pandemic have yet to be realized. The virus is still with us, and the longterm effects could take some time to be understood. Still, the immediate impact on housing and housing
related issues was apparent in the City of Poughkeepsie with increased housing insecurity, disruption of
key housing related services, and increasing housing prices.
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THERE IS SIGNIFICANT RACIAL DISPARITY IN
POUGHKEEPSIE

History has shown that racism and discrimination, on both a cultural and institutional level, influenced
the development patterns of urban centers and the housing market, in terms of homeownership rates.
Part of the history of housing in the City of Poughkeepsie, as it was for many cities across the country,
was the displacement of minority families during Urban Renewal in the 1950s and 1960s. As a result, the
opportunity to build generational wealth was dramatically impacted. Poughkeepsie was also affected by
a common practice of discrimination known as redlining. Redlining was a practice of excluding minorities
from certain neighborhoods through the denial of loans and other financial tools. While these issues are
complex and not unique to Poughkeepsie, it is important to understand the measures of racial disparity
in the city and the effect it has on housing conditions and housing opportunities.
The information in the following section uses race and ethnicity categories as defined by the U.S. Census
Bureau. There is a diverse spectrum of race, ethnicity, and cultural identity, the subtleties of which are
not captured here. For the purposes of this section, three categories of race and ethnicity are used:
“Black or African American,” “Hispanic or Latino,” and “White.” These categories are imperfect, but
useful for the purpose of analysis given the constraints of the available data. Approximately 92% of
Poughkeepsie residents fall within these categories. Additional race and ethnicity data that are more
inclusive are shared later in this report.
Poughkeepsie Housing Metrics by Race and Ethnicity
Spend 30% or
Spend more
Median
more of
than half of
Household
income on
income on
Income
housing
housing
costs
costs
All households
Black or African
American
householder
Hispanic or*
Latino
Householder
White
Householder*

Owner
Occupied

Renter
Occupied

$43,794

51%

28%

35%

65%

$36,144

55%

33%

20%

80%

$37,338

63%

34%

16%

84%

$52,030

45%

25%

47%

53%

Source: U.S. Census Bureau - 2019 American Community Survey 5-year Estimates
* Not Hispanic or Latino
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The table above shows that median household income for Black or African American households is 17%
lower than the median income for all households, and 31% lower than the median income of white
households. Hispanic or Latino households have a median household income that is similarly lower. The
table also shows Hispanic or Latino households and Black or African American households are generally
more housing-cost burdened than White households are. The majority or Hispanic or Latino households
and Black or African American households are spending 30% or more of household income on housing
costs, and approximately one in three are spending more than half of their income on housing costs. The
last two columns in the table show that homeownership among White households is significantly more
common than Black or African American households and Hispanic or Latino households. While renting is
not inherently a bad thing, homeownership is a significant wealth-building opportunity.
Within Poughkeepsie, there are distinct geographic distributions of racial groups. In general, there is a
concentration of Black / African American households in the northern part of the city, while southern
portions of the city are predominately White. The maps below illustrate that there is a distinct inverse
relationship between the percentage of households that are Black/African American or Hispanic/Latino
and the median sale price of a single-family home. While this does not apply to every census tract, there
is a clear geographic pattern.
Percent of Households that are
Black/African American or Hispanic/Latino
by Census Tract- 2020

Single-Family Median Sale Price by Census
Tract- all Sales from January 2013 to July
2021

Source: (Left) U.S. Census Bureau – 2020 Census. (Right) NYS Office of Real Property Tax Services
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In the summer of 2021, the consulting firm czb and Ingalls Planning & Design conducted a thorough
survey of residential property conditions for the entirety of the City of Poughkeepsie. The results of this
survey, which are mapped on the following page, show that overall property conditions are worse in the
Northside of Poughkeepsie, and better on the Southside of Poughkeepsie. Similar to median household
income, there is an easily recognizable geographic relationship between a higher concentration of
Black/African American and Hispanic/Latino households and worse housing outcomes. Racial disparity is
a large and complex issue that goes well beyond housing and well beyond the City of Poughkeepsie. Still,
is important for these disparities to be recognized and addressed in Poughkeepsie through policy and
programming decisions.
Residential Property Conditions Survey

Source: Data and Map creation by czb Consulting
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“AFFORDABLE” DOESN'T ALWAYS MEAN AFFORDABLE
One of the most common remarks heard during interviews and community engagement sessions for this
study was that the new affordable units being created in the City of Poughkeepsie are not actually
affordable for the people who need housing.
Context and an understanding of the regulatory challenges associated with the development of
affordable housing is critical and must be at the forefront of housing discussions. The financing
mechanisms and regulatory requirements associated with the development of affordable housing are
complex. The financing of affordable housing developments that use federal and state programs is
based on county Area Median Income (AMI) levels, which is established on an annual basis by the U.S.
Department of Housing and Urban Development (HUD). These developments must comply with income
limits established at the county level, not at the city level. The AMI for the City of Poughkeepsie is
calculated based on the “Poughkeepsie-Newburgh-Middletown Metro Area,” which is both Dutchess
County and Orange County.
In Poughkeepsie, much like many urban centers, the median income level is much lower than that of the
county in which it is located. In fact, the median income in the city is less than half of the HUD AMI.
Federally and state funded affordable housing development serve households with income limits
ranging from 30% AMI up to 120% AMI.
Therefore, some affordable housing developments are providing homes for households with incomes
much higher than the median income of city residents. Many of the new affordable units that recently
opened, are under construction, or proposed in the city will serve moderate-income level households.
The following table shows the dollar value of these AMI percentages based on the PoughkeepsieNewburgh-Middletown Metro Area for a four-person household.

2018 Poughkeepsie-Newburgh-Middletown Metro Area AMI: $94,600
Percent of AMI
100%
80%
50%
30%

Dollar Amount
$94,600
$75,680
$47,300
$28,380

Source: HUD - 2018 Median Family Documentation System

Note: 2021 Area Median Income calculations are available at the time of this report; however, 2018 is the most recent
year for which CHAS data are available, which provides the distribution of households by income. As a result, 2018
AMI is used in this section. The 2021 AMI for the Poughkeepsie-Middletown-Middletown Metro Area is $100,500.
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The median household income in Poughkeepsie in 2018 was $42,000. This table demonstrates that
housing designed to be affordable for households earning 50% AMI are still too expensive for the
median income household in the city.
The following chart shows that only 28% of Poughkeepsie households earn more than the Area Median
Income of $94,600. The majority of households in Poughkeepsie earn less than the AMI, including
almost half of households that earn less than 50% of AMI. Approximately one in four households in
Poughkeepsie earns less than or equal to 30% AMI.
Dutchess
County
Poughkeepsie
Income Range (% AMI)

Income Range $

> 100% AMI

> $94,600

28%

> $75,680 to ≤ $94,600

9%

> 80% AMI to≤ 100% AMI
> 50% AMI to ≤ 80% AMI

> $47,300 to ≤ $75,680

>30% AMI to ≤ 50% AMI

> $28,380 to ≤ $47,300

≤ 30% AMI

≤ $28,380

53%

18%

9%
15%

19%

11%
12%

26%

Source: HUD - 2018 Median Family Documentation System; HUD – CHAS 2014-2018

While this mismatch is obviously problematic, the City of Poughkeepsie does not have direct control
over either state of federal housing programs. Both nonprofit and for-profit developers rely on these
funding resources as part of their capital investment to build affordable housing, but the terms of the
funding are not decided at the local level of government.
HUD considers households earning 80% of AMI to be “low income,” households earning 50% of AMI to
be “very low income,” and households earning 30% of AMI to be “extremely low income.” Because of
the extreme discrepancy between the county-level AMI and the median income of Poughkeepsie, it is
important to recognize that these terms can be misleading when they are used to reference income
levels being served specifically in the City of Poughkeepsie. What is considered “low-income”, which is
defined as 51% to 80% AMI, actually serves households with a much higher income level than the city
median income. Furthermore, what is considered “very low-income” housing at 31% to 50% AMI
represents housing that is affordable for about half of the households in the city. Given the necessity of
using HUD-defined AMI for many affordable housing developments, it is important to evaluate potential
projects through the lens of how the proposed AMI levels of the project align with household incomes in
the city. The regional standard of affordability will not necessarily help those who are in the most dire
need of housing in Poughkeepsie, where affordability does not measure out the same way.
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THE EXISTING HOUSING STOCK PRESENTS UNIQUE
CHALLENGES
The City of Poughkeepsie had 14,534 housing units and 12,891 occupied housing units as of 2019. Of
the total occupied housing units, homeowners occupy 4,468 and 8,423 are rental households; 65% of
Poughkeepsie households are renters and 35% are homeowners. For comparison, in Dutchess County
33% of households are renters and 77% are homeowners.
Housing Tenure for the City of Poughkeepsie and Dutchess County

Dutchess

Poughkeepsie

33%

35%
65%

renters

77%

owners

Source: US Census, American Community Survey 5-Year Estimates 2019

It is typical for an urban center to have a higher percentage of renters in comparison to its county at
large. Tenure has implications for individuals as well as the larger community. In general, renters have
lower incomes, are more transient, and have less opportunity to gain equity.
It is also true that homeownership rates are dropping in Poughkeepsie. In 2010, 39% of households
(5,189) were owner occupied. Over the next decade, both the percentage and the number of
households that are owner occupied dropped (4,468 households, 35% of households).
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Housing Tenure by Census Tract
Label
Census Tract 2202.01
Census Tract 2203
Census Tract 2207
Census Tract 2208.01
Census Tract 2209.01
Census Tract 2210.01
Census Tract 2211
Census Tract 2201.01
Census Tract 2201.02

% Owner
20%
21%
29%
33%
48%
94%
18%

% Renter
80%
79%
71%
67%
52%
6%
82%

No data
No data

No data
No data

Source: U.S. Census, American Community Survey 5-Year Estimates 2019

Homeownership requires a high level of responsibility and investment, but it also provides the
opportunity to build equity. Some argue that homeownership is a way to end generational poverty
since families that always rent never gain the asset of a house that can appreciate and sell at a higher
price.
During the interviews and community engagement sessions conducted for this study, many people
expressed the need to increase homeownership opportunities in the City of Poughkeepsie. Several
participants in the community engagement sessions expressed interest in becoming homeowners
themselves, but they faced many barriers including:
•

Accessing capital (i.e. qualifying for a loan)

•

Knowing how to navigate the process

•

Money for a down payment

•

Finding a home that they could afford

•

Finding a home that did not need a very large amount of repairs

•

Lacking a Social Security number

Within the City of Poughkeepsie, there are disparities in the proportion of renters to homeowners by
census tract. The southern end of the city has much higher homeownership rates at 94% in census tract
2210.01 whereas in the northern census Tract of 2202.1 homeownership rates are only 20%. As
described above, there is also a disparity in homeownership rates by race with White households having
much higher homeownership rates than Black or African American or Hispanic or Latino households.
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Age of Housing Stock and Building Conditions
One of the more significant housing challenges in Poughkeepsie is the age of the existing housing stock
and the need for major system and structural repairs and renovations. Older housing units have a
higher risk of containing lead-based paint and other hazardous materials, needing substantial structural
repair, higher energy costs, and needing replacement of major systems like heating or plumbing. The
high costs associated with these issues contribute to the unaffordability of exiting housing.
In units where maintenance is deferred, occupants may live in unsafe conditions. During interviews and
community engagement sessions, several people reported on the very poor quality of some of the
housing. These included reports of flooding, insect and rodent infestations, structural issues, and
heating and electrical problems. According to data from HUD, in the City of Poughkeepsie 25 owner
households, and 135 renter households lack complete plumbing or kitchen facilities.
As is true in many Hudson Valley cities, a large portion of the existing housing stock in the City of
Poughkeepsie was built more than 50 years ago. Of the 12,891 renter and owner occupied housing
units, 70% were built before 1970.

Rental
25%
32%
75%
68%
Owner Occupied
built before 1970

built after 1970

Source: U.S. Census, American Community Survey 5-Year Estimates 2019

According to the 2021 residential building conditions survey completed by czb and Ingalls Planning &
Design, as part of the comprehensive plan update (map on page 19 above), building conditions are
generally worse in the northern part of the city and better in southern parts. On a scale of 1 to 5 where
1 is excellent and 5 is severe distress, there are a large number of buildings near the arterials and north
that were marked as a 4 or 5.
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CHANGING DEMOGRAPHICS MEANS NEW HOUSING
NEEDS
It is important to look at household demographic trends in order to understand current and future
housing needs.
Aging Population
An increasing portion of Poughkeepsie’s population is over the age 40. From 2010 to 2019, the
percentage of the total population in the following age groups increased: 40 to 54, 60 to 79, and 85 or
older. There was an approximate increase of over 300 people over the age 60 in the City of
Poughkeepsie between 2010 and 2019, a 2% increase. As the large baby-boomer population continues
to age, more people will move into these older age groups. An aging population has significant
implications for housing needs.
First, there is already a shortage of affordable senior housing as evidenced by the waiting list for tax
credit senior housing that is years long, and the fact that elderly make up 16% (291) of the 1,790 people
on the PathStone Section 8 voucher waiting list for Dutchess County (see Waiting list on page 94). As a
greater portion of the population becomes elderly, the number of seniors on these waiting lists will
continue to grow unless more units and housing opportunities are created for this population.
As people age their mobility becomes limited, which may include the ability to walk and maneuver
within a home, or the ability drive a vehicle. The development of senior housing should be near public
transportation options, within walking distance of services, and comply with ADA requirements for
people with mobility challenges - through modifications and designs like wider doorways, handrails, and
single-floor units. Retrofitting existing housing or building new housing that is accessible is costly, and
resources must be dedicated to these housing challenges. Accessible housing is also very important for
disabled persons with limited mobility, not just the aging population.
When there is limited senior housing options, people may choose to remain in their home and age in
place. This leads to the possibility of underutilization of residential space within existing homes. As
children grow up and move out of their parent’s home, a two-, three-, or four-bedroom house may now
be occupied by one or two people. This occurs in many communities and affects the available housing
inventory for young or larger families with space needs. Furthermore, aging residents may not be able
to keep up with home maintenance, leading to deterioration of the housing stock. New affordable
senior housing for residents on fixed incomes should be developed centrally and designed for people
with limited mobility. This would free up single- and two-family homes in the City of Poughkeepsie.
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Accessory Dwelling Units (ADUs) also offer another solution for the aging population. Small apartments
on the lots of one or two-family homes, ADUs can create a revenue stream for homeowners and provide
new housing opportunities for one- or two-person households. For seniors, ADUs can be beneficial in
several ways. First, if a senior desires to remain in his/her home, an ADU can provide income to offset
existing housing costs. An ADU may also be used as a housing option for a caretaker. Alternatively,
ADUs that are constructed to be accessible may provide a housing option for seniors who may wish to
live near family, but not in the same home, or to live in a smaller housing unit within a residential
neighborhood.
Smaller Households
Following a nationwide trend, household size in Poughkeepsie is decreasing with fewer households that
have three, four or more persons and a greater percentage of households with only one or two people.
The following tables show the households by household size for renters and for owners for years 2010
and 2019. For both renters and owners, the portion of households that are one- and 2-person has
increased while the portion of households that are three-person and four-person households has
decreased.
Renter Households by Household Size: 2010 and 2019

14.8%

19.5%

15.5%
17.2%
27.9%

23.0%

40.4%

41.8%

2010

2019
1-person
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Owner Households by Household Size

2010

2019

14.1%

19.4%

14.8%

12.8%

38.2%

37.3%

30.4%

32.9%

2010

2019
1-person

2-person

3-person

4-person

Source: U.S. Census, American Community Survey 5-Year Estimates 2010 and 2019

The implications of an increase in the portion of households that have one- two persons and a decrease
in the portion of households with three or four persons is that households may need more studios, and
one- and two-bedroom units and fewer three- and four-bedroom units. However, with the recent rise in
the number of people working from home, unused bedrooms may now serve as home offices, so
consumer demand for higher bedroom units may continue to rise.
Another consequence of an increase in smaller household size is that even if a population does not grow
or even decreases, the demand for housing units may increase as people are distributed over a greater
number of households.
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Change in Number of Households with Own Children 2010 to 2019
0

-200

Total households
with own children
under 18 years

Married couples

Male householder Female householder
no wife present no husband present

-400

-600

-800

-1000

-1200

-1400

-1600

-1800
Source: U.S. Census, American Community Survey 5-Year Estimates 2019

The number of households with their own children under the age 18 decreased by over 25% (-1,653)
from 2010 to 2019. The largest percent decrease was in the number of male householders with their
own children and no wife present which decreased by 65%.
Similar to the implications of smaller households, fewer households with children may mean that there
is less of a need for large three- and four-bedroom units, and a greater need for smaller units.
There are a number of ways to interpret the 25% drop in households with their own children from 2010
to 2019. This may be influenced by any of the following factors:
•

Households with children are moving out of the city

•

High housing costs, among other households items may make having children cost prohibitive

•

People are choosing to have fewer children for other reasons

The decrease in households with children aligns with the decline in enrollment in City of Poughkeepsie
public schools. (See appendix - Community Profile)
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THE DEVELOPMENT PIPELINE NEEDS MONITORING

Poughkeepsie has close to 2,000 new housing units that are either recently completed or somewhere in
the development process. Of these, a little over one-third of those units are in completely affordable
projects, while another 11% are in mixed income projects (a mix of market rate and affordable units).
Approximately 56% of the units in the pipeline are in strictly market rate housing developments with no
affordable units.
New Units by Project Affordability

11%
33%

56%

Affordable

Market Rate

Mixed Income

Source: City of Poughkeepsie development pipeline

The large number of new housing units should help alleviate some of the housing challenges in the City.
Following the economic principle of supply and demand, where prices increase if demand is greater than
supply and prices stabilize when the supply increases, the increase in units in the city should result in
stabilized rental housing prices.
New development, which includes both residential and commercial space, should produce an increase
of the tax base for the city. Commercial space as well as market rate and affordable units contribute real
estate taxes. With these new dollars, the city should be able to improve the services for all
Poughkeepsie residents.
According to a recent market study, commissioned for an affordable housing development project in the
downtown area of Poughkeepsie, there is a strong lease-up and absorption rate for new rental units.
The study also shows stability in occupancy for the new housing developments. The typical occupancy
for stabilized projects is over 95% with normal turnover. Affordable projects have limited turnover and
long waiting lists. New housing developments analyzed in the market study that are included in this
inventory had between 97% and 100% occupancy.
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As discussed in the “Affordable Doesn’t Always Mean Affordable” section of this HNA, while a significant
number of the new housing units are affordable, there is still a considerable need for very-low income
housing units as defined by HUD’s income requirements. Twenty-six percent of Poughkeepsie renters
have a household income that is under 30% AMI and 35% (2,935) of renters are severely cost burdened.
While the exact breakdown of income limits for the new affordable units is not available, it likely
includes a fair number of units for households at 60% and 80% AMI. These units will not be affordable
to households that are under 30% AMI, many of which are currently severely housing-cost burdened.
The city should monitor projects for level of affordability, but also keep an updated inventory of the
income limits on new development projects. This is challenging to do with pipeline projects because
during the development process these limits and counts often change. Still, the city should make an
effort to inventory, track and publish these numbers for the public.
All Development Projects – Including Recently Completed and Pipeline Projects
The city has taken actions to encourage development in the Poughkeepsie Innovation District (PID) and
in the Waterfront Transit-Oriented
Development District. An increase in residential
units and commercial space in these
neighborhoods will support a walkable
community. By increasing the density of these
districts, people should be able to access job
opportunities and services within a short
distance of where they live. Increasing density in
these two key parts of the city supports
revitalization, economic development, transitoriented development, and walkable
communities.
It is paramount for other parts of the city,
namely the Southside and the Northside, to also
see new investment and new housing. In the
Northside, it is a matter of creating new
affordable homeownership and rental
opportunities, improving the quality of the
housing stock, and investing in neighborhoods
that have seen little investment over the last
several decades. In the Southside, it is a matter
of creating new housing opportunities in the
most affluent neighborhoods in the city as a way
to desegregate the economically and racially
partitioned city.

City of Poughkeepsie Housing Needs Assessment

30 | P a g e

The new development projects will result in a significant amount of new commercial space. For projects
with a residential component, close to a million new square feet of commercial space is planned. When
other non-residential development projects are added to this, Poughkeepsie can expect to see 1.15
million new square feet of commercial space.
Not all projects in the development pipeline will be developed. Some projects may fail to move into the
construction phase due to funding or other issues, some may not make it through the approvals process,
while still other projects may withdraw their applications for business or personal reasons. Thus, while
the development pipeline provides an indication of development interest in the City of Poughkeepsie,
until projects are built and leased, it can be hard to predict the future impact that pipeline projects may
have on the residential and commercial sectors of the city.
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RECOMMENDATIONS
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The City of Poughkeepsie mirrors much of the Hudson Valley and many parts of the country that are
facing extreme housing challenges. Rental prices are rising much faster than wages and homeownership
is beyond reach for a large portion of the population. Across the spectrum, existing housing options do
not meet the needs of many city residents. Pressures from the upper end of the housing market affect
all other levels of housing, including those who face homelessness at increasing rates, and a
deteriorating housing stock that poses health risks for residents and the community.
While Poughkeepsie is not unique in facing these pressures, there are distinct challenges that can be
resolved at the city level. The following recommendations address local problems with local solutions.
Based on the research conducted for this study including quantitative data analysis, stakeholder
interviews, committee meetings, and community engagement sessions three priority areas were
identified. Recommendations are organized under the three priorities as follows:

Improve Housing Opportunities
Recommendation: Increase Density Across the City
Recommendation: Develop New Homeownership Opportunities Across
the City with a Special Focus on the Northside
Recommendation: Establish a Housing Trust
Recommendation: Create a Housing Inventory and Tracking System for
Subsidized Units
Recommendation: Encourage the Creation of Accessory Dwelling Units
(ADUs)
Recommendation: Implement Strategic Code Enforcement Strategies

Policy to Advance Housing Development
Recommendation: Reinstate 485-a
Recommendation: Evaluate costs and benefit of keeping the City IDA or
dissolving the City IDA and instead utilize the Dutchess County IDA
Recommendation: Implement an Inclusionary Zoning Policy
Recommendation: Support the Advancement of Opportunity Zone
Investment

Community Engagement and Communication
Recommendation: Enhance the City’s public communication strategy
around housing and development
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IMPROVE HOUSING OPPORTUNITIES
INCREASE DENSITY ACROSS THE CITY

Increasing density in the City of Poughkeepsie would create opportunity for new housing units across
the economic spectrum. There are also many other important benefits to increasing density including:
•

Create opportunities for desegregation – Poughkeepsie carries the legacy of policies like
redlining. The city remains segregated in that the south part is White and wealthy with high
levels of homeownership while the Northside is mostly non-white, and households have lower
incomes and lower levels of homeownership. The same pattern of segregation continues in part
due to policies like single-family zoning that prevents the building of affordable housing in
advantaged, majority-white neighborhoods, like the Southside. Upzoning in these
neighborhoods is a key action in desegregating the city.

•

Economic and cultural vibrancy – Neighborhoods with higher density are essential for the
establishment and survival of many commercial establishments, cultural institutions, and public
services such as libraries, and public transportation.

•

Neighborhood stabilization – For neighborhoods with a high level of vacant buildings or space,
an increase in residential density supports stabilization.

•

Public transportation – Public transportation is more viable with more density. The more people
who live with a .5 mile walk from a bus stop, the more who will use it, driving down costs of this
type of service.

•

Social benefits- Density also supports mixed income and diverse communities, which provides
the chance for interaction between different social groups, an important piece of equality and
inclusion as well as of a healthy democracy.

•

Supports community identity- Housing that is spaced far apart can inhibit social interaction
between neighbors. Denser housing with intentionally designed communal space fosters
community.

•

Efficiency of infrastructure and lower public costs – The fixed costs of infrastructure are spread
to a higher number of businesses and households. For example, a road that serves ten houses
on 5 acres of land costs about the same as a road that serves 400 housing units on the same
area of land – so, per housing unit, the cost of road is much less with more density.

•

Protection of open space – By allowing density, it is possible to preserve open space even as the
population continues to grow. Open space is important for quality of life, recreational
opportunities, and as natural habitat.

•

Reduced environmental impacts – Per capita carbon emissions typically decrease with density.
People have to drive less, require less heating and cooling, and need fewer resources when
there is more density. Density is the antidote to sprawl.
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It is recommended that as part of the new zoning update the City increase density across all zoning
districts including low-density R-1 neighborhoods.
Density is a relative term and increasing it means different things in different parts of the city. In
neighborhoods that are zoned for single-family homes, allowing duplexes or triplexes is a gentle increase
in density that does change neighborhood character.
Under current zoning, two- and threefamily homes are prohibited in R-1 zones.
This “gentle density” of small multifamily
homes is an excellent way to create
affordable homeownership opportunities
for middle-income households as well as
high quality rental units. The homeowner
occupies one unit and uses the rental
income to help manage mortgage
payments. Because rental units are mixed
into neighborhoods with high rates of
homeownership, it also supports mixed
income communities.
In other neighborhoods, it may be
"GENTLE DENSITY" OF DUPLEXES AND TRIPLEXES IS
desirable to increase density in areas that are
APPROPRIATE UPZONING IN SOME NEIGHBORHOODS
close to employment centers and services. In an
Source: Opticos Design
urban setting, upzoning to support Transit-Oriented
Development (TOD) serves many ends including adding potential riders to support existing public
transportation as well as locating residents close to transportation options that reduce their overall
living expenses.
Retail and restaurants do better when there is an ample amount of housing within walking distance, so
it may make sense to increase density near commercial areas. This is a win for local businesses and a win
for residents who do not have to travel far to reach everyday destinations.
In all neighborhoods, consideration should be given to upzone near the public schools and major
transportation routes. Current business districts should also be rethought to allow mixed-use buildings
that include residential.
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The following are some best practices to ensure upzoning provides the maximum benefit to a
community:
1. Involve stakeholders in the rezoning process.
Local residents, business leaders, and others
should be part of the conversation in order to
ensure upzoning is in line with community
goals.
2. Tailor upzoning to local conditions –
neighborhood members need to decide where
they want to see pockets of density, how much
density is needed to satisfy housing supply
needs, and how to upzone in a way that is
AN ATTRACTIVE FOURPLEX IS AN EXAMPLE OF HOW DENSITY
CAN OCCUR IN A FORMERLY SINGLE-FAMILY NEIGHBORHOOD
aligned with community goals.
Source: Portland for Everyone blog posting

3. Mandate the inclusion of affordable units
within new developments over a certain size (see Implement an Inclusionary Zoning Policy page 50).
4. Allow mixed-use in districts concurrent with upzoning. Increasing density in a neighborhood means
there are more people who need goods and services, and in turn, support local businesses. In order
to ensure upzoning results in more walkable communities, there needs to be close by destinations
for people to walk. As communities upzone they should consider where it makes sense to create
mixed-use areas that include residential, commercial and retail.
5. Reduce parking requirements. Studies show that standard parking requirements are excessive and
add to the cost of development. Poughkeepsie has already taken the step of reducing parking
requirements in some parts of the city.
6. As a community goes through the process of upzoning, update the approval process to streamline
projects that meet certain project standards: affordable housing component, meeting design and
architectural guidelines, offering certain community benefits.
7. Ensure upzoning does not result in structures that feel “out of place” in a neighborhood with design
guidelines that specify that buildings on the edge of a zone must “step up” to maximum allowable
height. Additionally, include clear architectural guidelines to ensure the building style is in character
with that of the neighborhood.
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DEVELOP NEW HOMEOWNERSHIP OPPORTUNITIES
ACROSS THE CITY WITH A SPECIAL FOCUS ON THE
NORTHSIDE
Homeownership is an important means by which families build equity and generational wealth. It also
increases household and neighborhood stability. In Poughkeepsie, there is a great disparity in
homeownership rates by race and ethnicity where White families have much higher levels of
homeownership. The city continues to be racially and economically segregated. In order to address the
issue of economic inequality it is important to increase opportunities of homeownership for lower
income households and people of color across the city with a focus in the Northside.
The history of redlining in the
Northside of Poughkeepsie has
impacted the ability for residents to
purchase a home of their own. As of
2019, only 20% in the Northside tract
2202.01 and 21% of residents in Census
Tract 2203 were owner occupied. For
comparison, 94% of households in the
Southside census tract 2210.01 were
homeowners.
To compound the issue of attaining
homeownership, the cost of purchasing
and rehabilitating a home or building a
new single-family home is not
achievable for most area residents due
to household income level. The
northern two census tracts in the city
have the lowest incomes: Census Tract
2202.01 was $35,392 and Census Tract
2203 was $33,946 as of 2019.
Additionally, there is a lack of quality
rental housing in the Northside
neighborhood. According to the
residential building distress survey
conducted by czb for the
comprehensive plan update, PK4Keeps,
the Northside neighborhood has a high level of buildings classified as “severe distress”.
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There are numerous barriers to homeownership including:
•

Not enough supply

•

Unable to access credit

•

Lack the education to navigate the process of purchasing and owning a home

•

People do not have the necessary capital for a down payment and closing costs

•

There is a valuation gap where the cost of repairing or building a home is more than the sale
price, so banks will not finance the costs

Across the city, potential homeowners may face a combination of these barriers. The following
strategies would increase the supply of homeownership opportunities, potentially reduce the capital
costs needed, and provide support to homeowners:
1. Promote the construction of two- or three-family owner-occupied homes. Small multifamily
units create homeownership opportunities, high quality rental units that fit into the character of
the neighborhood, while also providing a revenue stream for the homeowner.
2. Allow for Accessory Dwelling Units (ADUs). Small units on existing lots gently increases
neighborhood density while also creating a new revenue stream for the homeowner.
3. Foster and support Small Incremental Development with new buildings up to 20 units. These
small complexes would be developed as cooperative ownership model for housing using the
new HCR Small Building Homeownership Loan Program coupled with other financing
mechanisms.
4. Streamline the approval process for the construction of infill of housing for homeownership.
5. Adopt the Real Property Tax Law (RPTL)-457 for First-Time Homebuyers of Newly Constructed
Homes. Through this five-year exemption of the portion of the property taxes for newly
constructed one- and two-family owner-occupied homes that have not been previously
occupied, new homeowners will find housing costs more manageable.
6. Support and work in collaboration with housing agencies. The city should continue to partner
with local housing agencies such as Hudson River Housing, Rebuilding Together Dutchess
County, and the newly established Dutchess County / Poughkeepsie Land Bank to promote,
develop, and preserve homeownership.
Examples and Resources
HCR Small Building Homeownerships Development Program Small Building Homeownership
Development Program | Homes and Community Renewal (ny.gov)
Assessor Manual, Volume 4, Exemption Administration: RPTL Section 457 (ny.gov)
(https://www.tax.ny.gov/research/property/assess/manuals/vol4/pt1/sec4_01/sec457.htm )
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ESTABLISH A HOUSING TRUST FUND

The city should consider setting up a housing trust fund with specific allocation targets in mind. A
housing trust fund is typically established as a source of funds dedicated to housing related challenges.
Since Poughkeepsie has lower homeownership rates as compared to most of the county, Dutchess
County should set a program to provide funds to the trust for homeownership through sales tax and
mortgage tax recording fees. Additionally, trust funds may also be used as a resource to meet the needs
of renters.
Examples of the types of things these funds could go towards include:
•

•

Assistance to nonprofits that includes:
o

Supportive housing development

o

Rental assistance directly to homeowners and renters:
▪

Housing rehabilitation

▪

Homelessness prevention

Assist in the creation of new affordable housing:
o

Gap financing for the development of rental housing (Gap financing fills the need for the
completion of housing developments)

o

Local match to assist a developer’s ability to compete for state and federal assistance

•

Preservation of existing affordable housing through acquisition and housing rehab programs

•

Preservation of affordable housing inventory with expiring contracts and terms for affordability

Potential Funding Sources for the Housing Trust:
TAXES and FEES
•

Create a policy for annual appropriations dedicated for housing purposes
o

Portion of existing sales tax or increased sales tax by a ¼ of a percent, for example.

o

Portion of increase in property tax revenue as property assessments increase.

o

Linkage or impact fees derived from new residential or commercial development
(affordable housing is exempt from the fee). New development may lead to new jobs, so
there is justification in charging a fee to preserve or create affordable housing. The fee
amount is determined by the square footage of the development.

o

Short Term Rental Tax where a portion of the STR tax (.5%) is directed to the housing
funds

o

Dedicated portion of the bed tax from hotels, motels, resorts, short term rentals, and
other overnight accommodation venues
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o

If the city adopts a mandatory set-aside policy for the inclusion of affordable housing
units in new development, developers may also be offered a buyout option that would
feed the housing trust fund.

The Enterprise Anti-Displacement Learning Network (ADLN) offers a grant from the Enterprise
Community Partners and the New York State Attorney General’s Office for the establishment of housing
trust funds. As an example, the City of Hudson recently received an ADLN grant and is establishing a
housing trust fund with a portion of the grant funds. Poughkeepsie should be prepared to apply for the
ADLN grant should it become available again by working with the local CBOs and the Poughkeepsie
Affordable Housing Coalition. The city should obtain a copy of the grant requirements, the questions
asked in the RFP by Enterprise Partners and build a response should the funding become available.
Examples & Resources
The following examples are communities with Housing Trust Funds:

Affordable Housing Trust - Somerville, MA
Website: https://www.somervillema.gov/departments/affordable-housing-trust-fund
Guidelines: https://www.somervillema.gov/sites/default/files/sahtf-guidelines.pdf
The fund was established in 1989 with the goal of creating and preserving affordable rental and
homeownership units (funds are accessed through a competitive Request for Proposals (RFP) process)and
to support programs that offer assistance to homeowners and renters with low to moderate-incomes:
•

at or below 110% of AMI with

•

at least 20% for households between 0% and 50% AMI

•

at least 20% for households between 51% and 80%, and

•

at least 10% for households between 81% and 110% AMI.

Some of the activities that may be funded include:
•

Creation, acquisition or preservation of affordable housing

•

Housing development projects

•

Housing assistance to households or individuals

•

Tenancy stabilization programs

•

Rental assistance programs

•

Leasing differential programs

•

General housing programs

The Trust is funded from:
•

Linkage Fees

•

Portion Inclusionary Zoning Payments

•

Community Preservation Act Funds a 1.5% local surcharge on local property taxes
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Housing Trust Fund - Austin, TX
Website: https://www.austintexas.gov/department/housing-trust-fund
The fund was started in 1999 with the purpose of supporting development and rehabilitation of
housing and to purchase property for the purpose of affordable housing.
Administered by: Neighborhood Housing and Community Development Department
Funds support:
• Rehabilitation and creation of new affordable housing
•

Repair assistance for low income households

•

Repayment to HUD for properties sold

•

Homebuyer counseling

•

Tennant based rental assistance

•

Advance affordable housing in higher-income areas of the city

The Trust is funded from:
•

Established in 1999 with $1 million annually for three years

•

40 percent of city property tax revenues from developments built on formerly city-owned
land

•

City Sustainability Fund

•

Tax Increment Financing

•

Funds from the Capital Improvement Program

•

Property sales
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Housing Investment Fund (HIF) - Portland, OR
The Portland HIF supports Portland housing initiatives to develop and preserve affordable housing for
low to moderate-income households.
The HIF can be used for:
•

Housing services and financial assistance

•

Risk Mitigation Pool

•

Fee-supported activities (limited tax abatements and development fee waivers, for example)

Funds come from:
•

Affordable Housing Bond

•

Loan interest income

•

Fee payments

•

Cash transfers

•

Lodging tax from short term rentals

Short Term Rental (STR) Revenue
According to a Budget Review by the Portland Housing Bureau for Fiscal Year 2020-21, STR revenues
were used for different programs including housing development support and non-bond eligible
costs. At a $4/night surcharge, the revenues were $3.4 million over a 1.5 year period. Revenues have
increased between 2017 and 2020 and exceed original projections.
754843 (portlandoregon.gov)
Portland Dedicates Short Term Rental Lodging Tax to Housing Investment Fund |
(housingtrustfundproject.org)
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CREATE A HOUSING INVENTORY AND TRACKING
SYSTEM FOR SUBSIDIZED UNITS
Poughkeepsie has an inventory of subsidized affordable housing units that are restricted through various
programs including LIHTC, project based Section 8, HOME, and a variety of other state funding
resources. When restrictions expire, affordable rental units will be lost from inventory because the
regulatory period ends.
Tracking the expiration dates of existing affordable housing developments will assist in long-range
planning and mitigate the potential loss of affordable units to the private market. This data set is an
important element for future planning and community needs assessments. Much of these data can also
be placed into a GIS database for additional mapping purposes to assist in drafting local policy, drafting
and updating comprehensive plans and zoning.
The city should create a preservation catalog in which units are identified, along with the type of subsidy
and rent restrictions that that apply to each unit. These data is provided in the “Existing Subsidized
Affordable Housing Inventory” in this report (page 83). Going forward, the city should continue to
update this inventory, and track existing affordable units as well as newly developed subsidized units
to know when expirations dates will occur.
There are resources that can be applied to the preservation of affordable units through HOME, CDBG,
LIHTC programs, and tax-exempt multifamily bonds.
The city should prioritize which units should be preserved for affordability and discuss terms of
extended affordability with owners. If additional funding is required for the preservation of affordable
units, the city can generate a stream of funding through local actions to direct toward preservation. The
following are options for generating local revenue:
•

Linkage Fees – A fee is applied to non-residential development that is then applied to build or
preserve affordable housing units.

•

Housing Trust Funds (HTF) – Establishing a Housing Trust Fund is another recommendation in
this report

•

Tax Incentives – The city can also develop tax incentives for property owners that offer
affordable rents. (see page 157, Tax Incentives and Exemptions)
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ENCOURAGE THE CREATION OF ACCESSORY
DWELLING UNITS (ADUS) IN POUGHKEEPSIE
An accessory dwelling unit (ADU) is a self-contained residential unit located on the same property as a
principal residential structure. ADUs provide many benefits for a community, such as increasing the
supply of housing, creating naturally affordable housing, providing opportunities for downsizing, and
more. It is recommended that the Poughkeepsie make ADUs a permitted use in all residential districts in
the city. This change should be made concurrent to any other zoning changes as a result of the
comprehensive plan update. In addition to this policy change, the city should further encourage the
creation of ADUs by providing educational resources and a clearly defined process for those interested
in creating an ADU.
ADUs are currently only allowed in the Poughkeepsie Innovation District (PID) as an accessory use. The
only listed requirement is that the ADU must be constructed behind the front building line of the
primary use. The PID encompasses a relatively small part of the city, and the existing land use is not
generally conducive to the creation of ADUs; there are several office buildings, a lot of commercial
space, and many of the residential uses are apartment buildings. In the Walkway Gateway District (WG), accessory apartments are a permitted use subject to special conditions about owner occupancy, size,
and design. While similar to an ADU, accessory apartments as defined by the code are required to be
contained within a single-family dwelling.
The arrangement of the ADU on the property is generally accomplished in three ways:
•

The ADU is completely within the principal building – a section of the principal building was
internally divided to create the ADU.

•

The ADU is attached to the principal building – the exterior of the principal structure was
modified to create the ADU.

•

The ADU is in its own detached building separate from the principal building.

There are several benefits of ADUs and many of the benefits directly fill a housing need identified by this
housing needs assessment. The benefits of an ADU include:
•

Increasing the overall number of housing units

•

Increasing housing supply without disrupting the aesthetic of a neighborhood

•

Providing an opportunity for someone to downsize their housing within in their own community

•

Providing flexible living arrangements for situations where there is a desire for independent
living but additional care is required, such as an elderly parent

•

Driving development to occur where there is already existing infrastructure

•

Creating naturally affordable housing; ADU’s are typically relatively small, so rent may be more
affordable

•

Providing an opportunity to earn rental income in cases where the ADU is rented out
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There are also some potential challenges related to ADUs. However, in most cases, these challenges can
be mitigated through appropriate policy and ADU design standards. Potential challenges include:
•

Increasing the demand for on-street parking

•

Creating conflict and pushback from neighbors who do not want an ADU on their street

•

Creating additional strain on existing infrastructure

•

The upfront cost of creating a new ADU is prohibitively expensive for many residents

•

Creating an ADU could increase the property tax for the owner, especially if there is a
substantial new construction on the property

Many of the potential challenges listed above can be broadly categorized as challenges resulting from
increasing residential density. Increasing density and bringing more renters into a community are both
traditionally unpopular topics, especially in mid- to low-density single-family neighborhoods. However,
these low-density neighborhoods are precisely where the creation of ADUs is most feasible by virtue of
available land. One of the primary fears surrounding ADUs (or increased density in general) is a decline
of nearby property values. This fear is simply not supported by evidence. Educational resources about
ADUs could go a long way towards convincing residents that ADUs are not detrimental, and are in fact
beneficial to their community.
There are several standards and requirements that can be employed to mitigate potential problems and
encourage appropriate ADU creation. Balance is required when considering ADU requirements; overly
restrictive requirements may make ADUs too complicated or entirely unfeasible to create. On the other
hand, requirements that are too lax may lead to ADUs that are out of place due to their size or design. In
addition to a balanced approach, it is critical that the requirements are clearly defined. The less
subjective interpretation within the requirements, the better. Reducing or eliminating requirements that
are open to subjective interpretation makes for a more user-friendly and predictable development
process. This same reasoning is why it recommended that ADUs be a permitted use and not subject to a
special use permit.
Types of things to consider in an ADU policy:
•

Owner occupancy requirement – A requirement that either the principal building or the ADU be
occupied by the property owner.

•

Occupancy limit – A limit on the number of people who can occupy the ADU.

•

Bulk requirements – building requirements that are standard in zoning codes such as minimum
setbacks, minimum/maximum floor areas, maximum lot coverage, or minimum lot size.

•

Design standards – design standards that are typical in zoning codes related to things like
building materials and architecture.

•

Parking requirements – parking requirements related to the creation of an ADU.
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•

Short-term rental policy – Short-term rentals, which have become more prevalent thanks to
companies like AirBnB, are a potential use of ADUs. Recognizing that short-term rentals can
decrease local housing supply, some municipalities have adopted short-term rental policies that
range from restricting them to outright banning them. If short-term rentals are not a desired use
or if there are desired requirements related to them, it is recommended that a separate shortterm rental policy be adopted separate from an ADU policy.

Senate Bill s4547, introduced by State Senator Pete Harckham, would legalize ADUs in all single-family
zones in New York State. This proposed legislation would override any local zoning codes that prohibit
ADUs in single-family zones. Should this bill become law, there would likely be pushback and legal
challenges from municipalities on the basis that New York is a home rule state, and local governing
bodies have the preeminent authority to decide on local land use policies.
Examples & Resources
City of Santa Cruz ADU Regulation and Resources
Additional ADU Background Information (American Planning Association)
Village of Ellenville Short-Term Lodging Regulation
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IMPLEMENT STRATEGIC CODE ENFORCEMENT
STRATEGIES
Code enforcement is an important function and powerful tool for municipalities to ensure safe living
conditions, prevent neighborhood blight, and address nuisance properties. The City of Poughkeepsie has
made significant progress to address vacant properties in recent years including expanding code
enforcement staff and securing grants to fight vacant “zombie properties.” However, this assessment
has identified a need for improved communication about the code enforcement process, as well as a
need for improved capacity to address substandard living conditions. It is recommended that the
following series of strategies be implemented to address these needs.
•

Establish rental dwelling registry – A rental dwelling registry would require all landlords to
register with the City of Poughkeepsie and provide basic information about themselves and the
properties they rent. Rental registries can include a nominal fee for registration to cover the
administrative cost of the program. They can also include a provision that requires an inspection
by the building department. Rental registries have a number of benefits; they provide a point of
contact for property owners, they create an opportunity to proactively inspect rental units, and
they generate valuable data for municipal officials about their rental housing stock

•

Track “bad actor” landlords – This housing needs assessment has identified that there is a
significant amount of landlords that do not properly maintain their rental properties, sometimes
to the point where the health and wellbeing of renters is jeopardized. Often times these
landlords do not live in the community and prioritize profit above the wellbeing of tenants. It is
recommended that the city systematically track landlords with a significant number of
complaints and code violations. A common practice employed by landlords to dodge
consequences is to create multiple LLCs and spread their portfolio among them. The
recommended rental dwelling registry will help overcome this obstacle.

•

Create a point of contact for Spanish speaking residents – This housing need assessment has
identified a need for better communication for Poughkeepsie Spanish-speaking residents. This
need is captured in more detail in the Community Outreach and Communications
recommendation, but code enforcement complaints was identified as a particularly significant
point of frustration within the Spanish-speaking community. It is recommended that the city
establish a Spanish-speaking point of contact for the code enforcement process as part of a
broader initiative to improve communication between the city and the Spanish-speaking
community.
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•

Consider adopting policy that grants building department emergency powers – A finding from
the community engagement process of this housing needs assessment is that sometimes
landlords are slow to fix housing problems, and sometimes never do, even when the situation is
dire. It is recommended that the city consider implementing a policy that would grant city
officials from the building department emergency powers to enter the building and fix the
problem. Costs incurred for fixing the problem would be charged to the property owner and/or
a lien on the property.

Examples & Resources
City of Albany Rental Dwelling Registry Ordinance
City of Troy Landlord Registration Form
Village of Ossining Proposed Landlord Registration Form
City of Albany Chief Building Officer Emergency Powers Ordinance

City of Poughkeepsie Housing Needs Assessment

48 | P a g e

CREATE AND SUPPORT POLICY TO EQUITABLY ADVANCE
HOUSING DEVELOPMENT
REINSTATE 485-A

Property tax exemptions are often a necessary funding piece in the development of new housing projects.
New York RPTL 485-a, known as Residential-Commercial Urban Exemption (CUE) program authorizes a
12-year partial exemption from property tax for non-residential properties that are converted into a mix
of residential and commercial uses. The municipality must enact a local law to adopt the exemption.
The school district located within the municipality may also adopt the exemption with the same
restrictions. The county’s approval of the exemption would require a local law and the school district’s
approval requires a resolution. The exemption is equal to the value of the improvements on the
property.
Year of Exemption
Percentage of Exemption
1 through 8
100% of Exemption Base
The exemption follows the following
9
80% of Exemption Base
schedule:
10
60% of Exemption Base
11
40% of Exemption Base
12
20% of Exemption Base
In 2020 the State Assembly passed legislation to change the rules for the RPTL 485-a. According to the
new legislation at least 75% of an existing commercial building must be retained in the new
development, 15% of floor space has to be dedicated to commercial use and 50% to residential use.
Additionally, for the 12-year term the owner must certify that the project meets the requirements and if
it fails to do so the owner must repay the exempted taxes.
In 2020, the Poughkeepsie City School District rescinded 485a and Dutchess County then rescinded it in
2021. Without this tax exemption option, there is no mechanism for developers to get an abatement on
taxes if they rehabilitate a vacant building that meets the criteria of the 485a exemption. This puts a
barrier on anti-blight work and the adaptive reuse of underutilized and vacant buildings.
The City of Poughkeepsie should reinstate the 485-a of the RPTL to encourage the production of new
residential units as mix use development in underutilized commercial properties, and to encourage new
investment in the city. In reinstating the exemption, the city should include regulatory changes to make
the targets of the exemption more specific to the city’s goals for housing and development.
Resources
Form RP-485-A-INS:1/05:Instructions for Application for Real Property Tax Exemption for ResidentialCommercial Urban Exemption Program:rp485ains (ny.gov)
Legislation | NY State Senate (nysenate.gov)
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IMPLEMENT AN INCLUSIONARY ZONING POLICY

Inclusionary zoning is a policy that requires a portion of new residential construction is set aside for
affordable housing for low-income households, either by mandate or by incentive. This housing needs
assessment has identified a great need for affordable housing in the City of Poughkeepsie. It is
recommended that the City of Poughkeepsie implement a mandatory inclusionary zoning policy.
The policy should include clearly defined goals, which will help guide the technical components of the
policy. Ideally, the goals should be identified as part of the comprehensive plan update. It is further
recommended the details of the policy be annually evaluated and potentially adjusted based on market
conditions and if the policy is achieving the goals.
Inclusionary zoning policies can vary in scope and complexity. In general, there are few major of
components to consider for all inclusionary zoning policies:
•

Level of affordability - the rent that is affordable for the targeted income range or ranges.
Typically, the level of affordability is defined in terms of affordable rents relative to area median
income (AMI).

•

Set-aside allocation – the number units to be set aside as affordable units. Typically, this is
defined as a given percentage of total units.

•

Applicability of the policy – the definition of what types of new construction the inclusionary
policy applies to. Typically, there is a minimum number of total units below which the policy
does not apply.

•

Buyout / in lieu option – an option for a developer to buy out of an affordable housing set aside.
Typically, any money received by the municipality through a buyout option is designated for
affordable housing creation or other things that support affordable housing.

•

Mixed income flexibility – a built in mechanism that allows developers to choose from a range of
affordability levels for the set aside. Typically, the deeper the level of affordability, the fewer
number of units would be set aside. This can be structured in a way to allow a mix of
affordability levels.

•

Incentives for developers – an incentive or incentives to induce development or encourage the
creation of additional affordable units on top of what it already mandated. Examples of
incentives include density bonuses, streamlined approval, reduced fees, reduced parking
requirements, height bonus, and tax abatements for the affordable housing units.

While an inclusionary zoning policy can be a powerful tool for creating affordable housing, it is
important to understand its limitations. Inclusionary zoning policies should not be retroactively applied
to existing developments or development projects that may have received preliminary approvals of
concept, design, or reached other significant stages in the development process. Therefore, the policy
should only apply to development that occurs subsequent to local adoption. This is particularly
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significant for Poughkeepsie, as there are hundreds of new residential units in the development
pipeline, some of which may not be affected by a new policy.
It is also helpful to understand that the creation of affordable housing through inclusionary zoning
policies is predicated on the development of many more market rate units. In many cases, relying on an
inclusionary housing policy alone to meet the demand for affordable housing would require an
associated number of market rate units that is too large to be supported by the local housing market.
For example, to achieve a goal of 500 units of new affordable housing units utilizing a 10% set-aside,
5,000 units would need to be developed.
It is recommended that an adopted inclusionary zoning policy have a regularly scheduled evaluation to
measure how well the policy is meeting the stated goals, and identifying potential adjustments to the
policy. The conditions of the housing market can change rapidly, as evidenced most recently by the
impacts of the COVID-19 pandemic. Having a built-in review of an inclusionary zoning policy will provide
an important opportunity to react to changing conditions and evaluate the outcomes of the policy. One
potential pitfall of an annual review is a policy that changes too much and/or too often, creating
unpredictability for developers. This potential volatility can be mitigated by only making changes at the
regularly scheduled times, and ensuring that any changes made are in pursuit of better achieving the
stated goals of the policy that remain unchanged.
At the February 4, 2020 meeting of the City of Poughkeepsie Common Council, a local inclusionary
zoning law was proposed entitled “The Poughkeepsie Emergency Tenant Housing, and Inclusionary
Construction Strategy Act of 2020,” or the Poughkeepsie ETHICS Act, for short. The major aspects of the
proposed law were:
•

A mandated 10% affordable set aside for buildings of six units or more, and a minimum of one
affordable unit where 10% equals less than one unit.

•

The target level of affordability is a household income of 60% AMI, based on Dutchess County
statistics

•

The law only applies to new construction or “significantly rehabilitated” buildings of 6 units or
more

•

The law will be in effect for three years, and then sunset.

Creating an effective inclusionary zoning policy is complex and requires substantial planning, outreach,
and research. In recognition of this, recommending the exact details of an inclusionary zoning policy for
the City of Poughkeepsie is beyond the scope of this Housing Needs Assessment. However, the following
general recommendations and findings may be a useful for any future planning for an inclusionary
zoning policy in Poughkeepsie:
•

An inclusionary zoning policy should have clearly defined goals and be part of a larger housing
strategy. Ideally, the goals of the policy should align with the goals of the city’s comprehensive
plan.
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•

Given the significant impact that mandatory inclusionary zoning policies can have on local
investment, it is critical that the policy is detailed and the language used is clear. Special
attention should be paid to technical aspects of the policy, and terms need to be clearly defined
so as to leave as little room for interpretation as possible.

•

The majority of affordable housing developments utilize state and federal subsidies such as Low
Income Housing Tax Credits, Community Development Block Grant, and/or the HOME
Investment Partnership program. Eligibility for these programs is in part, based on providing
affordable housing units based on the HUD-defined AMI. Given the importance of these funding
sources, an inclusionary zoning policy should define affordability based on the HUD defined AMI.
In Poughkeepsie, the AMI is based on the Poughkeepsie-Newburgh-Middletown Metro Area.

•

CHAS data published by HUD, fully explained in the Housing Cost Burden section of this report,
suggest that demand for affordable units is highest for households earning 50% of AMI or less
(Poughkeepsie-Newburg-Middletown Metro Area AMI). More than half of renter households in
Poughkeepsie earn an income that is 50% of AMI or less, and among those households,
approximately 60% are severely cost burdened. Put another way, virtually all (99%) of severely
cost burdened renters earn less than 50% of AMI. In real numbers, this means there are
approximately 2,900 severely cost burdened renters earning less than 50% of AMI. Though the
demand is apparent, this level of affordability would require substantial subsidy and tax
abatements through a PILOT, or other tax policy to make projects feasible for developers.

•

The goal of an inclusionary zoning policy is to create more affordable housing units, so if there is
a buyout/in-lieu option for developers, the fee should at a minimum cover how much it would
cost the city to build the affordable housing units that the developer is opting out of. It may be
most appropriate to not have a buyout option at all. If a buyout option is included and a housing
trust fund is created in Poughkeepsie, the buyout payments should go into this fund.

Inclusionary zoning policies are often controversial. A common argument employed against these
policies: the development is financially unattractive or even infeasible for developers, and therefore
impedes investment in the municipality. While an inclusionary policy should not over-reach to the point
where all development is stymied, and no affordable housing is built, it is important to note that
developer opposition is likely to occur regardless of the details of the policy. When adopting an
inclusionary zoning policy, municipal officials should be prepared to face pushback. The controversial
nature of inclusionary zoning polices further highlights the need for a periodic performance review of
the policy, and clearly defined goals that guide the technical components of the policy.
Examples & Resources
New Rochelle Affordable Housing Policy (example of flexible levels of affordability)
City of Beacon Affordable-Workforce Housing Ordinance
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COMMUNITY OUTREACH AND COMMUNICATIONS
ENHANCE THE CITY’S PUBLIC COMMUNICATION
STRATEGY AROUND HOUSING AND DEVELOPMENT
In communities where communication and community engagement are an issue, the public is at a
disadvantage because they lack knowledge of existing resources, they may not know their rights as a
tenant or building owner, and they have little opportunity to voice their concerns. In turn, the local
government and nonprofits that serve the public lack an understanding of issues to effectively allocate
and optimize scarce resources. The distrust that results from failed communication between a citizenry
and its government leads to an unproductive environment where solving local issues, such as housing, is
made difficult or impossible.
A robust communication and outreach program between city staff, elected officials, nonprofits and the
public serves many purposes including:
•

Providing the public with information about existing resources available through the city or
nonprofits

•

Providing information to the city and nonprofits about issues faced by the public

•

Increasing opportunities for underserved and underrepresented communities to be heard

•

Building trust between citizens and their government

•

Citizens who trust their government are more likely to be motivated to be involved in their
communities

•

An informed city government can better allocate resources

The City of Poughkeepsie should develop a public communication strategy around housing and
development to increase communications and community outreach with special attention to
underserved and underrepresented citizens. The following would support this strategy:
1. Housing Listening Tour. On a bi-annual basis the Anti-Blight Task Force, city staff, and nonprofit
housing agencies should conduct neighborhood meetings to listen to challenges, provide
education and information, and follow up. The purpose of this activity is a two-way information
gathering and sharing. What does the community have to say that those working in housing
may not be aware of? What resources are available for the public? What rights and
responsibilities should the public as homeowners, tenants and landlords be aware of?
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The participation of the Anti-Blight Task Force in this effort means this group could proactively
manage issues of maintenance and disrepair by connecting directly with property owners in the
community. They could work with nonprofits to connect struggling homeowners with financial
resources and financial literacy education. Rebuilding Together Dutchess County should also be
part of this effort.
2. Improve transparency to build trust between the city and residents and ensure that dialogue is
informed by facts. These are two actions the city should consider:
•

Make building permit applications more accessible to the public

•

Create and periodically update a map of new development to show the bigger picture of
all the proposed and on-going development in the city

3. Increase marketing and outreach for the housing resources and programs that exist in the
community for first-time homebuyers, other housing resources, or commercial products from
lenders. Utilize the city website, social media and printed media to ensure citizens have the
information they need and in the language that they speak.
4. Provide information to tenants about their rights, and to landlords about their responsibilities
under the New York State Housing Stability and Tenant Protection Act (HSTPA). A rental registry
program would require landlords to sign a form that they have read and understood the latest
state and local policies around housing and tenants’ rights. It would also require landlords to
share this information with their tenants. The city should utilize its website, social media and
printed media to make this information public.
5. Increase community engagement and communications with special attention to the Spanish
speaking community and other underrepresented groups:
•

Publish public notices through Spanish language media outlets

•

Conduct meetings with language interpretation services when possible

•

Produce printed materials in Spanish when possible

•

Increase the portion of city staff that speaks Spanish

•

Encourage nonprofits and other local partners to provide Spanish language services

Examples:
Mapping Development - New Rochelle’ Downtown Overlay Zone has seen a large amount of investment
and new development in recent years. Development projects are tracked on a map available to the
public. Development Map - Ideally Yours | New Rochelle NY (ideallynewrochelle.com)
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ADDITIONAL RECOMMENDATIONS
EVALUATE COSTS AND BENEFITS OF KEEPING THE
CITY IDA OR DISSOLVING THE IDA AND UTILIZING THE
DUTCHESS COUNTY IDA
The tax exemptions offered through an IDA are important for economic development and the
production of new affordable housing. The development of affordable housing designed to achieve
monthly rents that serve very low- to low- and moderate-income households requires substantial public
subsidy, owner equity, and long-term debt. Preference for competitive state funding and grant
resources is given to housing development applicants that apply with a PILOT, or other tax abatement,
as this demonstrates the community is invested in the project. Furthermore, the ability to provide
affordable rents is drastically diminished without lowering the operating costs, which includes real
estate taxes.
The operation of a fully functioning IDA requires a high level of professional staff and technical expertise
to meet reporting requirements and for the analysis and evaluation of projects. As with many smaller
IDAs, the Poughkeepsie IDA currently lacks resources and capacity to manage the responsibilities of an
IDA.
The following table provides the pros and cons for the following:
• Retain the Poughkeepsie IDA;
•

Dissolve the city IDA and utilizing the Dutchess County IDA (DCIDA);

•

Dissolve the city IDA and utilize the DCIDA if the county and city can mutually agree to add a
special provision to the DCIDA Unified Tax Exemption Agreement (UTEP) for project criteria
within the City of Poughkeepsie.
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Pros

Cons

• City maintains local control over
incentives for development
• Opportunity to restructure and align the
mission of the IDA with the new
comprehensive plan update goals. This
creates an opportunity for community buyin and ensures the public is subsidizing the
goals of the community

• Poughkeepsie IDA does not have a good
track record or reputation among the
development community and haphazard
IDA administration impacts the overall
development perception for the city, even
for non-IDA projects.
• The mission of the IDA is not clear
• IDA is subject to political shifts in the city
• IDA may not have the professional
capacity to attract, evaluate and monitor
projects

Utilize Dutchess
County IDA (DCIDA)

DCIDA has the professional staff and
capacity

• The dissolution of the city IDA is
irreversible
• City loses control over public subsidy for
local development projects

Utilize Dutchess
County IDA (DCIDA)
with special
provision for
Poughkeepsie
within the UTEP

• DCIDA has the professional staff and
capacity
• With special provision in the UTEP the
city is able to maintain local control over
development
• Opportunity to align development goals
in special provision of DCIDA UTEP with the
new comprehensive plan update goals.
This creates an opportunity for community
buy in and ensures the public is subsidizing
the goals of the community

Poughkeepsie IDA
continues

The dissolution of the city IDA is
irreversible

Based on analysis of the chart above, the recommendation is to opt for one of the following three
possible scenarios for the IDA:
Scenario 1: Keep the City Poughkeepsie IDA:
•

Conduct a cost-benefit analysis (which includes evaluation of potential IDA fees that can be used
to offset economic development staff or other city expenditures)

If the city determines the benefits of keeping the city IDA outweigh the costs, then the city should
conduct a strategic plan for the IDA to:
•

Examine structural issues and restructure in a way that minimizes political influence on the IDA
and increases professional and technical capacity, and

•

Rewrite the mission statement, UTEP, and other IDA documents to ensure the public subsidies
offered through the IDA align with the community vision and goals as set forth in the new
comprehensive plan update as well as other adopted policies from the Local Waterfront
Revitalization Plan, the Poughkeepsie Innovation District, and the Main Street Economic
Development Strategy. The IDA would include special provision supporting projects for
affordable housing.
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Scenario 2: The city dissolves the Poughkeepsie IDA and works with the Dutchess County IDA:
Under a new agreement with DCIDA, the city would do the following:
•

Establish a contract with the DCIDA to administer services for the City of Poughkeepsie

•

Under this contract the DCIDA would create a special provision within the UTEP that includes
policies specifically for development within the City of Poughkeepsie that align with local
community vision and goals, as set forth in the new comprehensive plan update as well as other
adopted policies from the Local Waterfront Revitalization Plan, the Poughkeepsie Innovation
District, and the Main Street Economic Development Strategy. The special provision would
include supporting projects that include affordable housing. The city should ONLY dissolve if the
county UTEP can include a special provision targeting economic development projects and
mixed use that includes 100% affordable housing.

Scenario 3: Keep the city IDA with limited function and partner with Dutchess County IDA
Similar to the first scenario, the city would conduct a cost-benefit analysis of keeping the city
IDA, but in this scenario the Poughkeepsie IDA would strictly work on non-residential
development projects.
All residential development projects (both market rate and affordable) would be directed to the
DCIDA. Like in scenario No. 2, under a contract with DCIDA for the administration of services,
the city would also create a special provision with the UTEP that includes policies specific to
housing development within the City of Poughkeepsie. The policy would align with local
community vision and goals, as set forth in the new comprehensive plan update as well as other
adopted policies from the Local Waterfront Revitalization Plan, the Poughkeepsie Innovation
District, and the Main Street Economic Development Strategy.
The benefit of this third scenario is that the city would be able to retain the IDA while also
benefiting from the professional staff of the DCIDA. Because each entity would have its own
type of projects, developers would not shop the IDAs for the best deal, which is a race to the
bottom for communities.
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Examples & Resources
Under the Community Investment Incentive Tax Abatement Program (CIITAP), the City of Ithaca uses the
Tompkins County IDA (TCIDA) with a special policy within the UTEP for development within the city.
Ithaca benefits from the partnership because TCIDA has the professional staff, the attorneys, and a well
working process that the city does not.
Working with the TCIDA, Ithaca developed a process that applicants must go through that includes a
review at the city level. Projects are scored using criteria that meet city goals. After the scoring, the
project would go to the council and then was presented in a public meeting before moving on to the
TCIDA. Recently the process was modified and projects are still scored by the city and presented in a
public meeting but no longer are required to go before the council before moving directly to the TCIDA.
Ithaca CIITAP program aligns with the Tompkins County Comprehensive Plan:
•

Strengthen and enhance the City of Ithaca’s downtown area as the urban center of the county.

•

Increase the amount and density of housing and business space in the central business districts
throughout the county.

•

Promote greater density by encouraging development of existing ‘gaps’ left by abandoned
buildings and vacant parcels.

Community Investment Incentive Tax Abatement Program (CIITAP) | Ithaca, NY - Official Website
(cityofithaca.org)
Industrial Development Agency Directory and Reports NYS Authority Budget Office
(https://www.abo.ny.gov/paw/paw_weblistingIDA.html)
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SUPPORT THE ADVANCEMENT OF OPPORTUNITY ZONE
INVESTMENT
In 2017, a provision within the Tax Cuts and Jobs Act established a tax incentive and designated
individual census tracts as Opportunity Zones. As described by LISC,
“Opportunity Zones are economically-distressed communities, designated by states and
territories and certified by the U.S. Treasury Department, in which certain types of
investments may be eligible for preferential tax treatment. The tax incentive is designed to
spur economic development and job creation in distressed communities by providing these
tax benefits to investors. Effective June 14, 2018, Treasury certified Opportunity Zones of all
states, territories and the District of Columbia. Opportunity Zone designations certified by
Treasury will remain in effect until December 31, 2028.”
In Poughkeepsie, both Census Tract 2211 and 2201 are designated as Opportunity Zones.
The mechanism or vehicle for investment into an Opportunity Zones is an Opportunity Fund. The fund is
designed as a tax deferral benefit against capital gains. The fund can be established and structured as a
partnership or corporation benefit. There are Qualified Opportunity Funds that create innovative
strategies that specifically drive investment into educational opportunities; the creation of affordable
housing; removing blight and the remediation of brownfield sites; the creation of jobs for low-income
residents; and the provision of services and programs to disadvantaged communities such as healthcare,
daycare, and access to quality food.
To that end, Qualified Opportunity Funds that are associated with charitable foundations and
philanthropic organizations represent a critical partner for local municipalities. Typically, these types of
organizations are mission driven and look for innovative ways to leverage additional resources that
provide pathways for community and economic development in distressed communities. Additionally,
mission driven foundations and philanthropic organizations typically foster socially responsible projects
and programs to foster equitable growth, development without displacement and build healthy
communities of opportunity.
While there has been debate on the efficacy of Opportunity Zone (OZ) investment, this resource can be
a valuable tool as a vehicle for an infusion of capital to create local economic opportunity and revitalize
neighborhoods. A number of nationally recognized community and economic development advocacy
and policy organizations, highly recommend a thorough examination of OZ investment funds to ensure a
focused strategy that fosters the improvement of opportunities and outcomes for local residents.
“The investments could lead to displacement of low-income people and communities of color
in addition to the loss of community assets and land”. (PolicyLink.org)
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There are dozens of resources available that provide details of how OZs are utilized as a tool to attract
investment. The above information was taken from the following resources, which includes background,
answers to frequently asked questions, and detail on the timeframes and deadlines for the tax
incentives:
https://www.irs.gov/credits-deductions/businesses/opportunity-zones
https://www.enterprisecommunity.org/capabilities/opportunity-zones
https://www.lisc.org/our-resources/resource/opportunity-zones-101/
https://www.policylink.org/opportunityzones
https://eig.org/opportunityzones/facts-and-figures
Additionally, the U.S. Department of Housing and Urban Development identified a number of best
practices for local and state governments along with philanthropic organizations to advance and
revitalize communities. https://opportunityzones.hud.gov/
In the interest of transparency and as part of their due diligence for local approval processes, the city
should require developers using this form of investment disclose in a signed written form whether they
will utilize an Opportunity Zone Fund. The disclosure should include the investment strategy, mission of
the fund, and benefits to local residents and businesses while mitigating displacement.
The city should also work with the developer to ensure long-term affordability and community
stabilization efforts are in place. Finally, the city should continue to follow its approval process and
conduct due diligence in the analysis of projects through local zoning and other requirements for
additional incentives, if requested, as well as ensuring consistency with other public policy and planning
documents.
Finally, one additional resource that may be used to help guide an analysis of potential development
and projects is from https://ozframework.org/about-index. The five-page framework could be adapted
by the city and used as a mechanism to review investment funds and development projects brought to
the city. The following information is taken directly from the OZFramework:

City of Poughkeepsie Housing Needs Assessment

60 | P a g e

Guiding Principles for Opportunity Zones Stakeholders
We are optimistic about the possibilities that Opportunity Zones and Opportunity Funds offer to combat
economic inequality and barriers facing low-income and underinvested communities. We also believe
that doing so will require focus on these goals, as well as diligent efforts to avoid unintended outcomes.
These principles are designed to guide stakeholders, of all kinds, as they conceptualize and implement
their Opportunity Zones activities.
1. Community Engagement: Opportunity Fund investors should request that fund managers
integrate the needs of local communities into the formation and implementation of the funds,
reaching low-income and underinvested communities with attention to diversity.
2. Equity: Opportunity Fund investments should seek to generate equitable community benefits,
leverage other incentives and aim for responsible exits.
3. Transparency: Opportunity Fund investors should be transparent and hold themselves
accountable, with processes and practices that remain fair and clear.
4. Measurement: Opportunity Fund investors should voluntarily monitor, measure and track
progress against specific impact objectives, identifying key outcome measures and allowing for
continuous improvement.
5. Outcomes: Opportunity Fund metrics should track real change, with an understanding that both
quantitative and qualitative measures are valuable indicators of progress.
The following two examples show how Opportunity Funds may be used as an investment vehicle for
development with significant attention to affordable housing, program services, job creation, and
incorporate sustainable and energy saving building techniques.
•

Ox Fibre Apartments, Frederick, MD
https://eig.org/wp-content/uploads/2020/03/Case-Study-%E2%80%93-Ox-Fibre-UPDATED.pdf
https://www.prnewswire.com/news-releases/ox-fibre-apartments-innovative-lihtc-workforcehousing-in-frederick-historic-districtopportunity-zone-announces-grand-opening301341266.html
https://www.oxfibreapartments.com/

•

Parramore Apartments, Orlando, FL
https://eig.org/wp-content/uploads/2019/11/CaseStudy-Parramore.pdf
https://www.wmfe.org/affordable-housing-community-opens-in-parramore-bringingsupportive-services-for-at-risk-residents/138673
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GOING FORWARD
THE NEXT THREE TO FIVE YEARS
This Housing Needs Assessment should be considered a “living document.” It serves as a guide to
provide a measurable framework for housing programs and policy. The existing housing conditions are
an important assessment of need and serve as a benchmark. For example, the high number of
households that are cost burdened should be used as a starting measure and the goal should be to
reduce this number.
The affordable subsidized housing inventory is a foundation to track these units. Poughkeepsie should
work proactively to preserve these units as affordable housing options.
The new development pipeline and analysis are important for understanding how Poughkeepsie will
change over the next several years. As new developments are built, the regulatory framework may need
to be adjusted to address changing needs of the community.
Over the next several years, Poughkeepsie will see a large number of new housing units come onto the
market. These projects will surely have a transformative impact on the neighborhoods and city at large.
While most developers conduct their own market analysis to determine the absorption rate of new
development, it is critical for the city to continue to monitor the pipeline of development and lease-up
rates to ensure the housing supply and the amount of commercial space does not become
oversaturated.
With economic uncertainty and domestic migration related to the pandemic, it is especially important
that Poughkeepsie continue to evaluate housing needs over the next few years. The population will
likely continue to change. With the new option of working remotely, many residents from New York City
are now choosing to relocate to the Hudson Valley. Poughkeepsie has already seen an influx of new
residents, and this trend could continue.
The following table shows the recent population counts from the 2010 Decennial Census, the 2015 ACS,
and the 2020 Decennial Census with a trend line projecting into 2030. While it is true that Poughkeepsie
did lose population between 2010 and 2020, in the most recent years the city has seen some population
growth.
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Poughkeepsie Total Population
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The City of Poughkeepsie is the largest urban center in Dutchess County and plays an important role
within the county and in the region. There are many services available and an infrastructure that
supports the development of housing. The qualitative and quantitative data show there is a strong
demand for housing at all income levels for renters and homeowners. Furthermore, the data show a
high need for additional affordable housing, especially for households with incomes under 50% AMI.
However, the responsibility of providing this housing should not be shouldered entirely by the city. The
surrounding municipalities need to provide affordable housing as well.
The city is currently updating the comprehensive plan and Dutchess County is conducting a housing
needs assessment. This HNA can be used as a foundational document that feeds into the overall vision
of the city and the recommendations, planning, and policy work associated with the comprehensive plan
update and the county-wide housing study.
While it is impossible to look into the future with a crystal ball, it does seem that Poughkeepsie is at a
crossroads. The city can choose to address the challenges around housing. The recommendations
proposed in this HNA will provide a foundation on which the City of Poughkeepsie can make informed
decisions to improve the quality of life for its residents.
Finally, housing production and policy are not a remedy for all of the housing issues in Poughkeepsie. No
single policy or recommendation will alleviate or mitigate all housing challenges. It will take multiple
policies and the combined efforts of multiple stakeholders to create a positive change for those affected
by housing issues in the city. Housing and employment are inextricably connected. Long-term housing
stability also involves higher household incomes created through economic development and the
attraction and retention of industry sectors with higher wages.
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APPENDIX
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QUANTITATIVE DATA
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This section evaluates the demographics, existing housing, affordable and subsidized housing, housing
costs and real estate trends in the City of Poughkeepsie. Demographics influence housing needs and
preferences as well as the level of affordability that housing needs to be to meet the need. The
inventory of existing housing provides foundational information integral to assessing the current and
future housing needs.

POUGHKEEPSIE DEMOGRAPHICS
The City of Poughkeepsie is the largest urban area in Dutchess County and has a total population of around
30,000 people. Poughkeepsie’s population accounts for 10% of the Dutchess County population.

Total Population
Median age
65+ years
<18 years
Median Household Income
Population for whom poverty status is
determined

City of
Poughkeepsie
30,381
37.8
4,860
16%
5,995
20%
$43,794
19.4%

Dutchess
County
293,754
42.2
50,176
17%
56,196
19%
$81,219
9.0%

Source: U.S. Census, American Community Survey 5-Year Estimates 2019

The median income in the City of Poughkeepsie is approximately half that of Dutchess County. At the
same time, the city has a much higher poverty rate at 19.4% versus 9.0% for the county.
As with many places in the United States, Poughkeepsie’s population is aging as indicated by the change
in the median age, which was 36.4 in 2015 and is 37.4 as of 2019. Still, the city has a younger median
age than the county where it is 42.2.
The share of the population that is 65 years or older is slightly lower in the city (16%) as compared to the
county (17%). Conversely, the percentage of the population that is younger than 18 years of age is
somewhat higher in the city than in the county at 20% versus 19%.
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POPULATION
City of Poughkeepsie Total Population- 2010-2019
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30,381

30,500
30,000
29,500
29,000
2010
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Source: American Community Survey 5-Year Estimates 2019

As is true with many places in the Hudson Valley, the population in the City of Poughkeepsie has slowly
declined over the last decade. From 2010 to 2019, it dropped from over 32,441 to 30,381, a decrease of
6%. The 2020 Decennial Census data show that the population in 2020 was 31,577. This is an increase
from 2019 but still down 4% from 2010.
There is a significant amount of anecdotal evidence that over the last year during the Pandemic the
Hudson Valley has seen a high level of in-migration from New York City. During interviews for this
report both realtors and developers said a large portion of people moving in were from New York City. It
will be interesting to see the impact on Poughkeepsie’s total population in next year’s release of
American Community Survey data.
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Age as a percentage of the Total Population 2010 and 2019
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Source: U.S. Census, American Community Survey 5-Year Estimates 2019

The chart on this page shows the different age groups as a percentage of the total population in
Poughkeepsie for years 2010 and 2019. The percentage of Poughkeepsie’s population that is in the
following age groups declined between 2010 and 2019:
•

under 5,

•

5 to 9,

•

20 to 24,

•

30 to 34,

•

35 to 39,

•

55 to 59, and

•

80 to 84

The most significant decrease in terms of the percentage of the total population was in the age group 5
to 9, which made up 6.8% of the total population in 2010 and 4.8% in 2019.
The percentage in all other age groups increased from 2010 to 2019. The overall percentage of the
population over 16 years of age increased from 78.9% in 2010 to 82.9% in 2019.
These data suggest the younger population is shrinking, keeping with the national trend of lower birth
rates. Meanwhile, the population over 60 years of age is increasing.
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RACE AND ETHNICITY

White Alone not Hispanic
Black Alone
American Indian and
Alaska Native Alone
Asian
Some Other Race Alone
Hispanic or Latino
Two or More Races

Total
6,246
4,378

Owner occupied
3,167
51%
891
20%

Renter occupied
3,079
49%
3,487
80%

26

26

100%

0

0%

151
729
1,613
639

69
45
256
131

46%
6%
16%
21%

82
684
1,357
508

54%
94%
84%
80%

Source: U.S. Census, American Community Survey 5-Year Estimates 2019
*Individuals who identify as one Race/Ethnicity group alone may also identify as “Hispanic or Latino” except for “White Alone
not Hispanic”

The table and chart on this page show tenure by race and ethnicity in Poughkeepsie. With the exception
of the very small American Indian and Alaska Native population, the White population is the only group
with a higher percentage of owners than there are renters at 51% vs. 49%, respectively. Some Other
Race Alone had the smallest percentage of owners at 6% followed by Hispanic or Latino at 16%.
120%
100%
80%
60%
40%
20%

Tenure by Race/Ethnicity
0%
White Alone
not hispanic

Black Alone

American
Indian and
Alaska Native
Alone
Owner occupied

Asian

some other
race alone

Hispanic or
Latino

Two or more
races

Renter occupied

Source: U.S. Census, American Community Survey 5-Year Estimates 2019
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Tenure by Census Tract
The map and chart above shows tenure varies greatly across Poughkeepsie with much higher
percentages of homeowners in the southern part of the city and much higher percentage of renters in
the Northside. In Census Track 2210.01 in the south, homeowners make up 94% of households.
Conversely, in Census Tract 2202 in the Northside, only 20% of households own.

Households that are Owner-Occupied by Census Tract

Source: U.S. Census, American Community Survey 5-Year Estimates 2019

Note: After 2019 Census Tract 2021 was split into two new tracts: 2201.1 and 2201.2

Label
Census Tract 2202.01
Census Tract 2203
Census Tract 2207
Census Tract 2208.01
Census Tract 2209.01
Census Tract 2210.01
Census Tract 2211
Census Tract 2201
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%
Owner
20%
21%
29%
33%
48%
94%
18%
14%

%
Renter
80%
79%
71%
67%
52%
6%
82%
86%
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Race by Census Tract (2020)
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Census Tract 2201.01
Census Tract 2201.02
Census Tract 2202.01
Census Tract 2203
Census Tract 2207
Census Tract 2208.01
Census Tract 2209.01
Census Tract 2210.01
Census Tract 2211
City of Poughkeepsie

Hispanic
or Latino
25%
17%
26%
23%
15%
16%
22%
9%
41%
23%

White
alone
38%
30%
22%
13%
32%
50%
36%
71%
20%
34%

Black or
African
American
Alone
29%
35%
45%
56%
45%
27%
34%
14%
32%
35%

Some
Other
Race
alone
3%
12%
2%
2%
3%
3%
2%
3%
2%
3%

Two or
More
Races
6%
7%
5%
6%
5%
5%
5%
4%
6%
5%

Source: U.S. Census, Decennial Census 2020
Note: After 2019 Census Tract 2201 was split into two new tracts: 2201.1 and 2201.2

The maps of race by census tract and the table above both use U.S. Census Decennial Census data for
year 2020.
The census tract with the highest income (Census Tract 2210.01) is the only tract with a majority of
White residents (71%). In most of the nine tracts, the Hispanic or Latino population accounts from
between 15% and 25% of the population. In Census tract 2211, the Hispanic or Latino population makes
up 41% and in Census Tract 2210.01 it only makes up 9%. The Black or African American population
makes up between 27% and 56% of the population in all of the tracts except 2210.01 where it accounts
for 14%. The population that identified a Some Other Race makes up between 2% and 3% of the
population in all tracts except 2201.02 where it makes up 12%. The population that identified as “Two
or more races” makes up between 4% and 7% of the population by census tract.
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Racial and Ethnic Group as a Percentage of Poughkeepsie's Population
Race and Ethnicity Trends over Time

2%

3%

2010

19%
32%

44%
Hispanic or Latino
Black or African American alone
Population of two or more races

White alone
Other

Source: U.S. Census Decennial 2010 and 2020

The chart and table both use U.S. Census Decennial data for years 2010 and 2020. The racial and ethnic
makeup of Poughkeepsie’s population has changed from 2010 to 2020.
The portion of the total population that identifies as White decreased from 44% to 34% (3,339).
Meanwhile the portion of the population that identifies as Hispanic or Latino increased from 19% to
23%. The portion of the population that identifies as Black or African American also increased slightly
from 32% to 35%. The population that identifies as two or more races also increased from 3% to 5%.

Hispanic or Latino
White alone
Black or African American alone
Other*
Two or more races
Total:

2010

2020

change

6,384
14,252
10,407
692
1,001
32,736

7,105
10,853
11,165
795
1,659
31,577

721
-3,399
758
103
658
-1,159

%
change
11%
-24%
7%
15%
66%
-4%

Source: U.S. Census, Decennial Census 2020
*Other includes American Indian and Alaska Native, Native Hawaiian and Other Pacific Islander, and Some
other race alone
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INCOME
Income Distribution-Poughkeepsie and Dutchess County
7%

$150,000 or more

23%
10%

$100,000 to $149,999

20%
26%

$50,000 to $99,999
$25,000 to $49,999

15%

less than $25,000

13%
Poughkeepsie

28%

28%
28%

Rest of Dutchess County

Source: U.S. Census, American Community Survey 5-Year Estimates 2019

The chart on this page shows the distribution of households by income range for Poughkeepsie and for
Dutchess County (with the exclusion of the City of Poughkeepsie). A much larger percentage of County
households have high incomes above $100,000 than in the city: 23% with $150,000 or more and 10%
with $100,000 to $149,999. The City of Poughkeepsie has a much higher percentage of households with
low incomes: 28% with incomes of $25,000 to $49,999 and 28% with incomes less than $25,000. For
middle incomes ($50,000 - $99,999), a little over 25% of households are in this range in both the county
and the city.
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MEDIAN HOUSEHOLD INCOME

Change in Median Annual Household Income- 2010 & 2019
County
Municipality
Orange
Newburgh
Ulster
Kingston
Dutchess
Beacon
Dutchess
Poughkeepsie
Dutchess County

2010

2019

$ Change

% Change

$36,153
$46,098
$60,987
$38,406
$69,838

$41,769
$51,299
$71,193
$43,794
$81,219

$5,616
$5,201
$10,206
$5,388
$11,381

16%
11%
17%
14%
16%

2019

$ Change

% Change

$41,769
$51,299
$71,193
$43,794
$81,219

- $228
- $2,250
$348
- $820
$92

-1%
-4%
0%
-1%
0%

Source: U.S. Census, American Community Survey 5-Year Estimates 2019

Change in Median Annual Household Income 2010 & 2019 –
Inflation-Adjusted

County

Municipality

Orange
Newburgh
Ulster
Kingston
Dutchess
Beacon
Dutchess
Poughkeepsie
Dutchess County

2010
(in 2019
dollars)
$41,997
$53,549
$70,845
$44,614
$81,127

Source: U.S. Census, American Community Survey 5-Year Estimates 2019

The top table show the median annual household income for Poughkeepsie and in Dutchess County for
years 2010 and 2019, the dollar amount change, and the percent change. In Poughkeepsie annual
income is almost half that of the county. In both geographies, the change was about a 15% increase
from 2010 to 2017.
The second table shows the same data points but the 2010 dollars have been adjusted for inflation to
show incomes in terms of spending power. With the numbers adjusted, Poughkeepsie actually
experienced a 2% decline in median household income from 2010 to 2019 and the county change in
median income was $92, essentially flat.
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The map and chart on this page shows how the median household income varies significantly by census
tract. Household incomes are highest in Census Tract 2210.01 at $87,057 and less than half that in
Census Tract 2203 at $33,946. Census Tract 2210.01 is the only tract where household incomes are
higher than that of the county.
Median Household Income by Census Tract Poughkeepsie, 2019

Census Tract
Census Tract 2202.01
Census Tract 2203
Census Tract 2207
Census Tract 2208.01
Census Tract 2209.01
Census Tract 2210.01
Census Tract 2211
Census Tract 2201

Median
income
(dollars)
$35,392
$33,946
$48,112
$37,156
$59,531
$87,057
$35,332
$39,191

Source: U.S. Census, American Community Survey 5-Year Estimates 2019
Note: After 2019 Census Tract 2021 was split into two new tracts: 2201.1 and 2201.2
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HOUSING
HOUSEHOLD SIZE
The table on this page shows household size by tenure for years 2010 and 2019. From 2010 to 2019
household size in Poughkeepsie decreased overall with a smaller number of households with three or
four persons or more and a greater number of households with one or two persons.
Household Size
TOTAL Occupied Housing Units
OWNER Occupied Housing Units
RENTER Occupied Housing Units

1-person
households

2-person
households

3-person
households

4-person
households

2010
13,470
5,189
8,281

2019
12,891
4,468
8,423

2010

2019

Change
-579
-721
142
Change

TOTAL

36.5%

4,917

38.7%

4,990

73

OWNER Occupied

30.4%

1,577

32.9%

1,469

-108

RENTER Occupied

40.4%

3,346

41.8%

3,521

175

TOTAL

28.5%

3,839

31.5%

4,055

216

OWNER Occupied

37.3%

1,935

38.2%

1,705

-230

RENTER Occupied

23.0%

1,905

27.9%

2,350

445

TOTAL

15.5%

2,088

15.3%

1,968

-120

OWNER Occupied

12.8%

664

14.8%

662

-2

RENTER Occupied

17.2%

1,424

15.5%

1,306

-118

TOTAL

19.4%

2,613

14.6%

1,878

-735

OWNER Occupied

19.4%

1,007

14.1%

632

-375

RENTER Occupied

19.5%

1,615

14.8%

1,246

-369

Source: U.S. Census, American Community Survey 5-Year Estimates 2010 and 2019
Data Notes: 2010 unit counts are calculated from percentages; minor rounding errors may be present

Owner households decreased in number for every household size.
Renter households increased but not for every household size group; there were fewer three-person
and four-person renter households in 2019 than in 2010.
The greatest change was in four-person households. Owner occupied four-person households dropped
by approximately 375 households. Renter occupied households with four-persons dropped by
approximately 369 households.
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Households with Own Children Under 18 Years
Total households in Poughkeepsie
Total households with own children under 18 years
married couples
other families
male householder no wife present
female householder no husband present

2010
13,470
6,532
2,612
3,920
616
3,304

2019
12,891
4,879
2,129
2,750
214
2,536

% Change
-4.3%
-25.3%
-18.5%
-29.8%
-65.3%
-23.2%

Source: U.S. Census, American Community Survey 5-Year Estimates 2019

The above table shows the number of households that include own children for years 2010 and 2019 by
household type.
The total number of households with their own children under the age 18 decreased by over 25% from
2010 to 2019. While total households also decreased (-4.35) the decrease in households with their own
children was much greater. The largest percent decrease was in the number of male householders with
their own children and no wife present which decreased by 65.3%, going from 616 households to 214.

EXISTING HOUSING
Housing Stock and Occupancy Summary
Total Housing Units
Total housing units
14,534
# of Total
% of Total
Occupied housing units
12,891
89%
Vacant housing units
1,643
11%
Owner-occupied
4,468
35%
Renter-occupied
8,423
65%
Homeowner vacancy rate
4.8%
Rental vacancy rate
4.2%

Average Household Size
Homeowners Renters
2.34
2.25

Source: U.S. Census, American Community Survey 5-Year Estimates 2019

As of 2019 U.S. Census American Community Survey data, there are 14,534 housing units in the City of
Poughkeepsie. Thirty five percent (35%) of the occupied housing units are owner-occupied, and 65% are
renter-occupied. The vacancy rate, as of 2019, was 4.8% for owner occupied units and 4.2% for rental
units.
The average household size is slightly larger for homeowners at 2.34 persons per household than for
renters at 2.25 persons per household. Household size is an important factor in housing need. The
number of people living in a household affects both the size of a unit but also the number of units. In
general, as household size decreases, there are more households for a set population, and these
households need smaller units.
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The chart below shows that both renter-occupied and owner-occupied household sizes appear to be
trending downward.

Household Size
2.55
2.5
2.45
2.4
2.35
2.3
2.25
2.2
2.15
2.1
2010

2015

2019

owner-occupied unit

renter-occupied unit

Linear ( owner-occupied unit)

Linear (renter-occupied unit)

Source: U.S. Census, American Community Survey 5-Year Estimates 2010, 2015, 2019
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HOUSEHOLD TYPE

TOTAL HOUSEHOLDS:
12,018

Married Couple Family:

Other Family:

3,398

3,176

Owner
Occupied
Housing
Units:
2,264

Renter
Occupied
Housing
Units:

Non Family
Households:
5,444

Male Householder -

Female Householder -

No Wife Present:

no husband present:
2,661

515

1,134

Owner
Occupied
Housing
Units:

Renter
Occupied
Housing
Units:

Owner
Occupied
Housing
Units:

128

387

603

Owner
Occupied
Housing
Units:
1,651

Renter
Occupied
Housing
Units:
3,793

Renter
Occupied
Housing
Units:
2,058

The table shows that a little over half of households are family households and a little less than half are
Nonfamily households. Of the family households, there are almost as many Married-couple families as
there are Other family households. More owner-occupied households are Married-couple families than
renters. There are more renter-occupied housing units with Other family households or Nonfamily
households.
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Housing Units by Census Tract

Census Tract 2201.01
Census Tract 2201.02
Census Tract 2202.01
Census Tract 2203

Total
2,137
463
1,435
2,095

Occupied
1,910
444
1,255
1,880

Vacant
227
19
180
215

Census Tract 2207
Census Tract 2208.01

1,114
1,966

1,029
1,733

85
233

Census Tract 2209.01

1,807

1,652

155

Census Tract 2210.01
Census Tract 2211
Poughkeepsie

1,798
1,789
14,604

1,724
1,512
13,139

74
277
1,465

Source: U.S. Census, Decennial Census 2020

The table above shows the number of housing units, occupied housing units, and vacant housing units
by census tract from the 2020 Decennial Census. Census tract 2201.01 had the highest number of units
at 2137. Census Tract 2201.02 had the smallest number of housing units at 463. These two tracts were
both part of Census Tract 2201 until this tract was split after 2019.
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Number of Units in Building

Mobile home or other
type of housing
0.40%

10 or more
apartments
21.30%

1, detached
25.60% 26%

5 to 9
apartments
8.90%

1, attached
5.70% 6%
3 or 4
apartments
18.80%

2 apartments
19.20% 19%

Source: U.S. Census, American Community Survey 5-Year Estimates 2019

There is a wide variety of residential buildings in Poughkeepsie. Approximately a quarter of
Poughkeepsie’s housing stock is comprised of one-unit detached buildings. These are typically
freestanding single-family homes with some yard space. An additional 5.7% of the housing stock is
comprised of on-unit buildings that are attached to another structure, such as a single-family row house.
Another 20% of housing units are in 2-unit buildings, 27.7% are in 3 to 9-unit buildings, and 21.3% are in
buildings of 10 or more units. Very small portions of units are in mobile homes or some other type of
housing.
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Rental and Owner Occupied Units by Year Built
Rental
Built 2014 or later
Built 2010 to 2013
Built 2000 to 2009
Built 1990 to 1999
Built 1980 to 1989
Built 1970 to 1979
Built 1960 to 1969
Built 1950 to 1959
Built 1940 to 1949
Built 1939 or earlier
Total Occupied Units:

109
238
266
384
489
1,224
764
1,016
765
3,168
8,423

1%
3%
3%
5%
6%
15%
9%
12%
9%
38%

Owner
Occupied
8
0%
24
1%
221
5%
170
4%
261
6%
441
10%
445
10%
559
13%
462
10%
1877
42%
4,468

Source: U.S. Census, American Community Survey 5-Year Estimates 2019

Poughkeepsie has a relatively old housing stock. Older housing units have a higher risk of containing
lead-based paint and other hazardous materials, are more likely to need substantial structural repair,
typically have higher energy costs, and are more likely to need a replacement of major systems like
heating or plumbing. The costs associated with the mitigation, repairs, and maintenance are passed on
to the owner, or renter, in the case of a rental unit. These costs can contribute to the unaffordability of
exiting housing.
Eighty three percent (83%) of rental units in the City of Poughkeepsie were built before 1980, and 38%
were built before 1939. About 4% of rental units were built in the last decade, since 2010. Owneroccupied units are older than rental units in the city, with 85% of owner occupied units being built
before 1980, and 42% being built before 1939. Only about 1% of owner-occupied units were built in the
last decade.
Median Household Income

Total
Homeowners
Renters

City of Poughkeepsie
$43,794
$73,603
$31,977

Dutchess County
$81,219
$103,527
$ 42,654

Source: U.S. Census, American Community Survey 5-Year Estimates 2019

The median household income in Poughkeepsie$(43,794) is almost 50% lower than the median
household income in Dutchess County ($81,219). Within the City of Poughkeepsie, the median
household income of homeowners is significantly higher than that of renters. Homeowners have a
median household income of $73,603 versus just $31,977 for renters – more than twice as high.
Because renters make up a large percentage of households in the City of Poughkeepsie with 58% of
households, the overall median income is closer to that of renters at $43,794.
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Rental and Owner Occupied Units by Household Size
Owner
Occupied
Rental
and Owner
Occupied Units by Household
Size 4,468
Total Occupied
Units:
8,423
1,469
33%
1-person household
3,521
42%
1,705
38%
2-person household
2,350
28%
662
15%
3-person household
1,306
16%
403
9%
4-person household
600
7%
160
4%
5-person household
503
6%
52
1%
6-person household
65
1%
17
0%
7-or-more person household
78
1%
Rental

Source: U.S. Census, American Community Survey 5-Year Estimates 2019

Single person households make up the largest group of rental households in the City of Poughkeepsie at
42%. Two-person households comprise 28% of renter households and three-person account for 16%. A
small portion of renter households have four people (7%) or five people (6%). Less than 2% are larger
than six people. A significant percentage of homeowner households are also single person at 33%, twoperson is 38% and 15% are three-person.
Rental and Owner Occupied Units by Year Moved In
Rental
Total Occupied Units:
Moved in 2017 or later
Moved in 2015 to 2016
Moved in 2010 to 2014
Moved in 2000 to 2009
Moved in 1990 to 1999
Moved in 1989 or earlier

8,423
1,226
15%
2,142
25%
3,065
36%
1,426
17%
413
5%
151
2%

Owner
Occupied
10,466
387
4%
845
10%
1,379
16%
3,807
45%
1,826
22%
2,222
26%

Source: U.S. Census, American Community Survey 5-Year Estimates 2019

As is often true, the rental population in the City of Poughkeepsie is significantly more transient than the
homeowner population. Only 2% of renters have been in their current units since before 1989 whereas
for homeowners this percentage is 26%. Seventy-four (74%) of renters moved in after 2014, whereas
only 30% of homeowners moved to their current residence from this date.
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Vehicle Available by Tenure

Owner
Occupied
4,419

Rental
Total Occupied Units:
No vehicle available
1 vehicle available
2 vehicles available
3 vehicles available
4 vehicles available

8,423
3,144
4,077
914
209
60

37%
48%
11%
2%
1%

347
1,722
1,754
443
135

8%
39%
40%
10%
3%

Source: U.S. Census, American Community Survey 5-Year Estimates 2019

Vehicle availability is an important consideration when planning for housing needs. Car ownership is a
large portion of many household budgets, and is cost prohibitive for other households. Important
aspects of daily life such as access to jobs, education, and other resources are often highly dependent on
vehicle ownership, especially in locations where public transit is limited or non-existent. A high
percentage of households without a vehicle indicates that housing should be located near public
transportation and within walking distance of important services, schools, and employment
opportunities.
In the City of Poughkeepsie, 37% of renter households (3,144 households in absolute numbers) do not
have access to a vehicle, and 48% of renter households have access to a single vehicle. Among
homeowner households, 8% do not have access to a vehicle, and 39% have access to a single vehicle.
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AFFORDABLE AND SUBSIDIZED HOUSING
EXISTING SUBSIDIZED AFFORDABLE HOUSING INVENTORY
The following inventory of existing subsidized affordable housing units in Poughkeepsie includes all
those owned and managed by Hudson River Housing as well as those listed on the National Housing
Preservation Database (NHPD). The following tables are organized as follows: Summary of all
subsidized units in the City of Poughkeepsie, Hudson River Housing units, HOME Subsidy Properties,
LIHTC Subsidy Properties, and Public Housing and Project Based Vouchers.
Existing Subsidized Affordable Housing Summary
Target Tenant
0 to
TOTAL
Type
TOTAL
2
3+
1
Subsidized
Unit Count
units*
BR ** BR **
BR**
Units
(subsidized
units)

2,235

1,133 294

215

1,766

TOTAL units by
Subsidy Type

Family
HOME (including Section
(including 709 8, and with Historic Tax
individuals)
Credits)

316

Elderly/
Senior

LIHTC (including 4% and
369 9% and with HTFCWF,
and Con, Other, NOW)

705

Disabled

14

Public Housing and Project
418
based vouchers

Elderly or
Section 8 (including HUD
145
Disabled
Insured and with LIHTC)
All
Other***

590

709 All Other including none *** 206

*Unit counts are based on available data. Some properties have no unit count information or breakdown by
bedroom or target tenant type, these units are included in the total
**Available data for bedroom breakdown are limited and may not equal total number of units.
***Some Hudson River Housing (HRH) units do not have any subsidy but are still included in the inventory since
they are “regulated” by HRH
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Existing Subsidized Affordable Housing Inventory-BY OWNER
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Hudson River Housing Subsidized and Affordable Housing
Name

Total
Units

Studio*

1BR*

2BR*

3BR*

106 Little Market
St.

8

2

1

1

4

8 North Cherry

15

11

4

291 Mill St.

2

29 Conklin St.

2

2

128 N Clinton
St.

2

2

21 Conklin St.

2

2

18 Rose St.
38 N Clinton St.

78
26

39
25

22 Balding

9

9

36/38 Bemont
St., 239/271
Church St.

12

10

134 Cannon St.

40

40

8

2

6

3

3

2

5

Historic
Tax Credit
/ HOME

2

Family (including
individuals)

None of
these

7

Family (including
individuals)

3

Senior

7

5

3

1

HOME
None
None
None

LIHTC9,
Conv,
Other,
NWO
LIHTC9,
HTFCWF

Other

HOME

Family (including
individuals)

HOME

Family (including
individuals)
Family (including
60 Catherine St.
6
6
individuals)
81 Garden St.
4
4
Other
Family (including
489 Main St.
1
1
individuals)
*Available data for bedroom breakdown are limited and may not equal total number of units.
55 Garden St.

LIHTC9

LIHTC9
HHAP
Conv,
Other

39
1

10

Financing
Types**

Family (including
individuals)
Family (including
individuals)
Family (including
individuals)
Family (including
individuals)
SMI
(30%)Veterans
Formerly
Homeless

2

25

15

Target Tenant
Type
Family (including
individuals)
60% AMI

71-75 Garden
St.

305-307 Mill(Mill
St. LP)
3 High St.,
9/11/13/30 N
White St., 14
Edgar St., 15
Weed St., 107 N
Clinton

4BR*

1

HOME
HOME
HOME
None

**The Regulatory period end date is not included for HRH units. It is within the mission of HRH to
preserve affordability of housing units within its profile.
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Subsidized Affordable Housing –HOME SUBSIDY
Property Address Property Name
City of
Poughkeepsie
12 Noxon St.
Owned12 Noxon St
Poughkeepsie
130 Hudson Ave.
Commons
16 Boulevard
Knolls

Subsidized
Subsidy
(Assisted)
Type
Units

Regulatory
Period End
Date***

Owner

Total Units

Homestead
And Martin LLC

2

2

HOME

7/7/2024

72

11

HOME

12/31/2033

9

4

HOME

10/31/2032

9

5

HOME

11/14/2029

Baxter Knolls

26 N Hamilton St.
330 Main St.

Nobus Group

1

1

HOME

6/20/2017

386 Main St.

Jon Behrends

36

4

HOME

6/30/2022

455 Main St.

400 Main LLC

54

11

HOME

6/30/2027

9 Liberty St.

Homestead
Housing LLC

8

5

HOME

4/15/2021

91 N Hamilton St.

Williams
Fleshia

2

2

HOME

9/16/2024

206 Winnikee Ave.

Nubian
Directions Inc.

2

2

HOME

9/14/2030

2

2

HOME

9/26/2030

3 High St.
8 N Cherry St.

Hudson

11

11

HOME

3/09/2033

40 Cannon St.

Cardinal Court
Apts. LLC

49

10

HOME

3/12/2029

4

4

HOME

1/15/2040

70*

70

HOME

12/07/2037

472 Maple St.
24 Beechwood
Ave.**

St. Anna
Apartments

St. Anna HDFC
Inc.

* All units are 1 bedroom and for elderly
** Also includes Section 8
*** Regulatory end date comes from the National Housing Preservation Database and may not reflect
current local updates
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Subsidized Affordable Housing –LIHTC SUBSIDY
# of Units
Property
Address

Property
Name

Garden St
Revit Project
Phase I
22
Eastman &
Montgomery Bixby
St.
Privatization
102 Little
Harlow Row
Market St.
73 Garden
St.

Owner
The Kearney
Group

Subsidized
Target Regulatory
0-1 2 3+
Subsidy
Total
(Assisted)
Tenant Period End
Type
BR* BR* BR*
Units
Type
Date**
LIHTC
25
10 5 10
25
Family 1/01/2030

Sheldrake
Organization 251
Inc.
Harlow
8
Properties LP
City of
417 Main St. 417 Main St. Poughkeepsie 54
IDA

251

3

1

4

8

17

30

7

54

71

1

Family 1/01/2032
LIHTC

1/01/2032

LIHTC
Family 1/01/2035
LIHTC

130 Hudson Poughkeepsie Poughkeepsie
Ave.
Commons
Commons LP

72

150 Hudson Highridge
Ave.
Gardens

74

Highridge
Gardens LP

LIHTC
183 46 22

71

74

Elderly
Or
01/01/2042
Disabled
LIHTC Elderly
Or
01/01/2044
Disabled
LIHTC

Queen City The Kearney
70
54
Lofts
Group
*Available data for bedroom breakdown is limited and may not equal total number of units.
** Regulatory end date comes from the National Housing Preservation Database and may not reflect
current local updates
178 Main St.
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Subsidized Affordable Housing –Poughkeepsie Housing Authority - Public Housing and
Project Based Vouchers SUBSIDY
# Of Units
Property
Address

Property
Name

Owner

Total

0-1
BR**

Subsidized
2
(Assisted)
BR**
Units

Subsidy
Type

Target
Tenant
Type

58

Project
Based
Vouchers

Elderly

66
Interfaith
Washington
Towers
St.

Sixty-Six
Washington
Street Inc.

59

159
Dr. Martin
Washington Luther King
St.
Gardens

Poughkeepsie
Housing
Authority

70

70

Public
Housing

Thurgood
109
Marshall
Delafield St.
Terrace

Poughkeepsie
Housing
Authority

47

47

Public
Housing

Hudson
120 Hudson
Gardens
Ave.
Apartments

Poughkeepsie
Housing
Authority

184

184

Public
Housing

Dr. Joseph
Poughkeepsie
Brady Garden Housing
Apartments Authority

25

25

Public
Housing

Poughkeepsie
Housing
Authority

33

33

Public
Housing

60

Section 8
(only 3
units)

11
Boulevard
Knolls

378
Phillip Allen
Mansion St. Swartz

9 Hilltop Ct. St Simeon*

60

25

60

2

62+

*St Simeon is on the town/city line and the Poughkeepsie Housing Authority only administers three
Section 8 participants there.
**Available data for bedroom breakdown are limited and may not equal total number of units.
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Subsidized Affordable Housing –Section 8, HUD Insured and Other Subsidies
# Of Units
Property
Address

Property
Name

Owner

Total

100 N
Dutchess
Hamilton Community
St.
Living

Dutchess
Community 15
Living Corp.

29
Harriet
Jefferson Tubman
St.
Terrace

Ame Zion
Trinity
HDFC Inc.

Subsidized
0-1 2 3+
(Assisted)
BR* BR* BR*
Units
14

200 33 72

14

88

Subsidy
Name

Target Regulatory
Tenant Period End
Type
Date**

Section 8

Disabled 10/20/2025

200

Section 8 &
Family
HUD Insured

9/01/2052

The
20 Maple Maplewood
Maplewood 85
St.
Apartments
Company

84

84

Section 8 &
Elderly
HUD Insured

5/01/2035

Poughkeepsie
37 N
Village Senior 15037
Perry St. Citizen
Victory LLC
Apartments

51

50

50

Section 8 &
Elderly
HUD Insured

9/01/2049

Rip Van
10 Rinaldi Rip Van
Winkle
Blvd.
Winkle House
House LLC

179 37 88

179

Section 8 &
LIHTC

Family 01/01/2035

99
Livingston
Livingston
Arms
St.

Livingston
Arms LLC

34

34

No Info

Mixed 01/01/2040

40
Cannon
12 S.
Hamilton
400
Maple
Street

Cardinal
49
Assets, Inc.
Wulf
9
Lueckerath
Maple
Street Prop, 20
LLC

10

485A; NY
Main St grant

9

485A

20

485A

Cardinal
County
12 S.
Hamilton
400 Maple
Street

12 22

54

Sales
tax/mortgage
Maple
40
8
recording tax
Street
exemption;
PILOT (IDA)
*Available data for bedroom breakdown are limited and may not equal total number of units.
** Regulatory end date comes from the National Housing Preservation Database and may not reflect
current local updates
Maple
Heart of the Street of
Block
Dutchess,
LLC
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*There are several affordable single units within small buildings that are scattered across the city and
not included in this map
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SECTION-8 HOUSING CHOICE VOUCHERS
Within the City of Poughkeepsie, Section 8 Housing vouchers are available from three different sources:
The City of Poughkeepsie, the Poughkeepsie Housing Authority, and PathStone Corporation, which
administers the program. Below is a summary of the Section 8 housing choice vouchers administered by
each of these entities. As the name implies, housing choice vouchers are not associated with a specific
building.
This table shows the number of Section
Summary of Section 8 Vouchers by Source
8 vouchers by source. The City of
City of Poughkeepsie
654
(as of July, 2021)
Poughkeepsie Section 8 Housing Choice
PathStone (Dutchess County)
Voucher program has 577 households
1,256
(as of May, 2021)
currently leasing a rental unit with a
Poughkeepsie Housing Authority
87
Section 8 voucher and 77 that are
(As of July, 2021)
“vouchers of the street”. This term is associated with voucher holders who are unable to find an
available affordable rental unit due to high asking rents. There are a number of landlords who do not
rent to a Section 8 voucher holder, which has legal ramifications.
PathStone provided additional demographic information about the Section 8 voucher holders in their
program. As of May 2021, 1,256 households were leasing with Section 8 voucher through the County
Program. Of these, 29% are elderly, 24% disabled, and 86% are female heads of household. Of the
currently leasing households 42% are white, 41% Black and 16% are Hispanic. Other race/ethnicity
groups account for a very small number of leasing households.
PathStone (Dutchess County) Section 8 Voucher Tenant Statistical Report as of May 2021
Households
Race/Ethnicity
Number of
1,256
100%
White
1,370
42%
Households
Total Non-HOH
1,428
Black
1,324
41%
Members
Total Dependents
1,153
Asian
19
.59%
Total Elderly
366
29%
Hispanic
506
16%
Native
Total Disabled
300
24%
Hawaiian/Other
3
.09%
Pacific Islander
Total Female
American
Heads of
1,076
86%
Indian/Native
25
.77%
Household
Alaskan
Source: Tenant Statistical Report, Voucher Program Family Information, Dutchess County May 2021
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WAITING LISTS FOR SUBSIDIZED HOUSING
Affordable housing and subsidized housing units are in high demand in Poughkeepsie. Waiting lists are
large and waiting times are long. This section includes information about waiting lists for public housing,
Section 8 vouchers, and Hudson River Housing. Where available, additional detail about things like
demographics household composition, and wait times is provided. These waiting lists should not be
aggregated. It is common for the same applicants to be on several different waiting lists.
Public Housing Waiting List
The Poughkeepsie Housing Authority operates five locations with a combined total of 359 housing units.
As of November 2021, there were 684 households on the waiting for public housing in Poughkeepsie.
The vast majority of those on the waiting list (68%) identified as Black / African American. Approximately
48% of the waiting list is families, and 35% are single people. The average time spent on the waiting list
is about six years and even longer for larger households. The average wait time for a four-bedroom unit
is 11.8 years.
Public Housing Waiting List-Poughkeepsie Housing Authority- as of November 2021
Race & Ethnicity
Count
American Indian / Alaska
2
Native
Asian
9
Black / African American
467
Native Hawaiian/ Other
3
Pacific Islander
White
195
Not Assigned
8
Total
684

Hispanic or Latino
Not Hispanic or Latino
Not Assigned
Total

%

%

0.3%

Disabled

83

12%

1%
68%

Elderly
Family

34
325

5%
48%

0.4%

Single

242

35%

29%
1%
100%

Total

684

100%

Count

%

122
554
8
684

18%
81%
1%

City of Poughkeepsie Housing Needs Assessment

Type of Household
Count

Public Housing Waiting ListAverage Wait Time by Household
Size
Household Size
1-person
2-person
3-person
4-person
All Households

Days
2,096
2,543
2,967
4,316
2,388

Years
5.7
7.0
8.1
11.8
6.5
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Section 8 Voucher Waiting List
Summary of Section 8 Voucher Waiting List by Source
City of Poughkeepsie
(as of July, 2021)
PathStone (Dutchess County)
(as of May, 2021)
Poughkeepsie Housing Authority
(As of November, 2021)

2,942
(2,160 within Dutchess County)
1,790
164

Additional waiting list statistics were provided by both PathStone and the Poughkeepsie Housing
Authority. On the PathStone waiting list, elderly households make up 16% of the list. Disabled persons
make up 28%, and females make up 73% of the applicants on the list. The average annual income of
applicants is low, with 73% of applicants making less than $25,000 a year. The highest demand is for
one-bedroom units (977 applicants), followed by two-bedroom (458), and three-bedroom (268).
PathStone (Dutchess County) Section 8 Waiting List Statistics- May 2021
Households
Waiting List
Elderly
Elderly and Disabled
Non-Elderly
Disabled
Female

1,790
291
154
1,494
508
1,312

Average Income
$0-4,999
12%
$5,000-$9,999
16%
$10,000-$14,999
21%
$15,000-$19,999
13%
$20,000-$24,999
11%
$25,000+
27%
# of
Bedrooms
0
1
2
3
4
5+

Elderly
1
254
25
11
-

NonElderly
7
723
433
257
57
17

Total
8
977
458
268
58
17

Source: Tenant Statistical Report, Voucher Program Family Information, Dutchess County May 2021
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Section 8 Voucher Waiting list – Poughkeepsie Housing Authority – as of November 2021

Race & Ethnicity
Count Percentage
Asian
3
2%
Black / African American
114
70%
White
47
29%
Total
164
100%

Hispanic or Latino
Not Hispanic or Latino
Total

Type of Household
Count Percentage
Disabled
26
16%
Elderly
8
5%
Family
77
47%
Single
53
32%
Total
164
100%

Count Percentage
30
18%
134
82%
164
100%

The demographic and household composition of the Section 8 voucher waiting list for the Poughkeepsie
Housing Authority is similar to the public housing waiting list. The majority (70%) of applicants identify as
Black / African American, and almost half of the applicants are families. The average wait time is just over
two years.
Section 8 Voucher Waiting List – Poughkeepsie Housing Authority
Average Wait Time by Household Size
Number of
Days
Years
Bedrooms
716
2.0
1
934
2.6
2
860
2.4
3
1,167
3.2
4
All Households
816
2.2

Long Section 8 waiting lists are not unique to the City Poughkeepsie. While it is impossible to know how
people on a waiting list are housed as they “wait in line” for public housing or a Section 8 voucher there
are a number of temporary housing situations they may be in. They may be living with a relative, often
times in a home with overcrowding. They may be living in a temporary shelter. They may be paying rent
on an apartment and because their incomes are low, they may be paying more than 30 or even 50% of
their income. They may be living in a unit they can afford, but has safety hazards like the presence of
lead paint, mold or structural issues. Persons with disabilities may be living in a home where they
cannot independently move around in because it is not ADA accessible. In the worst case, they may be
experiencing homelessness and living on the street or in a car. Whatever their temporary housing
situation is, they are on a waiting list because they seek to live in public housing or have a Section 8
voucher because this alternative is better than their current situation.
City of Poughkeepsie Housing Needs Assessment

98 | P a g e

HUDSON RIVER HOUSING WAITING LIST DEMOGRAPHIC DATA
Applicant is Homeless

1%

46%

homeless

53%

not homeless

unknown

Address of Applicant

22%
33%

45%

Poughkeepsie address

No address

Outside of Poughkeepsie

Fifty-three percent of applicants who are on the Hudson River Housing waiting list are homeless. Thirtythree percent of applicants indicated Poughkeepsie as the current address, 22% wrote an address that
was outside of the City of Poughkeepsie, and 45% did not include a current address in the application.
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Race and Ethnicity of Applicant

31%

36%

32%
1%

White (including with other)

Black (including with other)

All other

Blank

Thirty-six percent of applicants on the
HRH waiting list identify as white
(including in combination with other
races/ethnicities), 32% as Black
(including in combination with other
races/ethnicities) and 1% as all other
racial/ethnic groups. Thirty-six percent
of applicants did not respond to the
question about race/ethnicity.
The largest group of applicants are
between the age 40 and 65 years of
age (46%). The next largest group is
people between the age 25 and 40
years (28%). Ten percent of applicants
are over 65 years of age. These data
do not include household members
besides the head of
households/applicant.

Applicants with Children

27%

73%

no children

Of the 33% of all applicants that
wrote Poughkeepsie as the current
address, 27% of households have
children and 73% do not. When all
households’ members including
children and adults are counted,
there are close to 390 people on the
waiting list in Poughkeepsie for HRH
housing.

households have children

City of Poughkeepsie Housing Needs Assessment

100 | P a g e

HOUSING COSTS
Monthly Rents
In 2019, according to the American Community Survey, median rent was $1,113. Ten percent (10%) of
renters paid less than $500, 29% paid between $500 and $999, 45% paid between $1,000-$1,499, and
1% paid between $3,000 and $2,499. Three percent (3%) paid no rent.

Poughkeepsie Monthly Rents -2019
Occupied units paying
rent

8,194

Less than $500
$500 to $999
$1,000 to $1,499
$1,500 to $1,999
$2,000 to $2,499

# of total
Occupied
Units
785
2,411
3,717
1,161
111

$2,500 to $2,999

5

0%

4
229

0%
3%

Rent

$3,000 or more
No rent paid
Median Rent (dollars)

% of Total
Occupied Units
10%
29%
45%
14%
1%

$1,113

Source: U.S. Census, American Community Survey 5-Year Estimates 2019
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HUD Fair Market Rents Over Time
The U.S. Department of Housing and Urban Development (HUD) sets Fair Market Rents (FMRs) at the
county level each federal fiscal year (October 1). Annual estimates are of the 40th percentile gross rents
for standard quality units within a metropolitan area or nonmetropolitan county. The FMRs are used
to:
•

determine payment standard amounts for the Housing Choice Voucher program

•

determine initial renewal rents for some expiring project-based Section 8 contracts

•

determine initial rents for housing assistance payment (HAP) contracts in the Moderate
Rehabilitation Single Room Occupancy program (Mod Rehab), rent ceilings for rental units in
both the HOME Investment Partnerships program and the Emergency Solution Grants program

•

calculate maximum award amounts for Continuum of Care recipients and the maximum amount
of rent a recipient may pay for property leased with Continuum of Care funds, and

•

calculate the flat rents in Public Housing units

The FMR for 2022 is less than it was in 2021, which will affect persons who utilize Section 8 Housing
Choice Vouchers. Voucher amounts are based on the FMR, so when it decreases, people seeking
housing have less available subsidy to use toward rent. HUD prohibits voucher holders from renting an
apartment over the FMR. The following FMR are from the years 2012 to 2022 for zero-bedroom through
four-bedroom units.
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Dutchess County HUD Fair Market Rents– inflation-adjusted to 2020
Year
Efficiency
1 BR
2 BR
$1,033
$1107
$1,412
2022
2021

3 BR
$1,796

4 BR
$2,022

$1,088

$1,160

$1,467

$1,868

$2,097

2020

Adj. for inflation*

$1,021
$1,035

$1,112
$1,128

$1,397
$1,417

$1,780
$1,805

$2,049
$2,078

2019

Adj. for inflation*

$969
$1,007

$1,073
$1,115

$1,346
$1,399

$1,721
$1,788

$2,008
$2,087

Adj. for inflation*

$916
$967

$1,057
$1,115

$1,321
$1,394

$1,692
$1,786

$2,000
$2,111

2017

Adj. for inflation*

$857
$923

$1,021
$1,100

$1,269
$1,367

$1,628
$1,754

$1,888
$2,034

2016

Adj. for inflation*

$842
$930

$1,036
$1,144

$1,271
$1,403

$1,615
$1,783

$1,853
$2,046

2015

Adj. for inflation*

$837
$937

$966
$1,081

$1,188
$1,330

$1,488
$1,666

$1,588
$1,777

2014

Adj. for inflation*

$886
$991

$1,023
$1,144

$1,258
$1,407

$1,576
$1,762

$1,681
$1,880

2013

Adj. for inflation*

$853
$969

$984
$1,118

$1,211
$1,376

$1,517
$1,723

$1,618
$1,838

2012

Adj. for inflation*

$826
$953

$971
$1,121

$1,189
$1,372

$1,458
$1,683

$1,553
$1,792

2018

* Same FMR adjusted for inflation based on the Bureau of Labor Inflation Calculator
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Dutchess County HUD Fair Market Rents (FMR) 2012-2022 - Inflation-Adjusted

Between the years, 2012 and 2022, FMRs have risen for all unit types except one-bedrooms when
adjusted for inflation. Inflation is the increase in the price of goods and services across the economy or a
drop in the spending power of a currency. So while it is expected that prior to being adjusted for
inflation rents would increase over a decade time, the fact that they have increased when adjusted for
inflation demonstrates that the rents are increasing at a faster rate than the cost of other goods.
The greatest increase was for four bedrooms, which had a FMR 12.8% higher in 2020 than in 2012,
followed by efficiencies, which were 8.4% higher, and three bedrooms at 6.7% higher. The FMR for onebedrooms dropped by 1.2% from 2012 to 2020 when rents are adjusted for inflation.
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Dutchess County Rental Survey
Since 1980, The Dutchess County Department of planning has been surveying the rental market in the
county through a mix of real property records, web based research, phone calls, and survey responses.
This robust dataset is useful for tracking rental-housing trends over time.
One category of analysis in the rental study is rental complexes of 20 units or more. The tables below
are based on surveys sent to properties of 20 or more units in Poughkeepsie in 2000, 2010, and 2020. In
2000, 8 buildings responded; in 2010, 12 buildings responded; and in 2020, 14 buildings responded. In
the three years selected for these tables, there was some consistency in the responses from owners.
Eight of the same buildings responded for two of the years, and three of the same buildings responded
for all three years. Though the sample size is relatively small, the data reveal a striking increase in asking
rental prices in these types of buildings over the past 20 years.
From 2000 to 2010, the average asking rent for one-bedroom apartments in these kinds of buildings
increased by $218, a 36% increase over 10 years. In the following decade, from 2010 to 2020, the
average asking rent for a one-bedroom apartment increased by $555, a 67% increase. All told, since
2000, the average asking rent for one-bedroom apartments more than doubled, increasing by 127% for
an average annual increase of 6% per year. Asking rents for other unit sizes increased in a similar
fashion.
Average Asking Rents - Buildings (20 or more Units) – City of Poughkeepsie
Average Rent

Studio

In
2020 $

1-BR

In
2020 $

2-BR

In
2020 $

Change
2010
to
2020
$366

2000
to
2020
$574

Percent Change
2000
2010
2000
to
to
to
2010
2020
2020
43%
53%
118%

2000

2010

2020

$485

$693

$1,059

2000
to
2010
$208

$741

$825

$1,059

$84

$234

$318

11%

28%

43%

$609

$827

$1,382

$218

$555

$773

36%

67%

127%

$931

$985

$1,382

$54

$397

$451

6%

40%

48%

$727

$1,005

$1,608

$278

$603

$881

38%

60%

121%

$1,111

$1,196

$1,608

$85

$412

$497

8%

34%

45%

$1,000

$1,565

$2,608

$565

$1,043

$1,608

57%

67%

161%

$1,080

22%

40%

71%

3-BR

In
$1,528 $1,863 $2,608
$335
$745
2020 $
Source: Dutchess County Rental Housing Survey, 2000, 2010, 2020

After adjusting for inflation, the data show that increases in rent have outpaced the rate of inflation.
When the average asking rent for a one-bedroom apartment in 2000 is adjusted to 2020 dollars, the
increase in asking rent since 2000 changes to a 48% increase, as opposed to a 127% increase.
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Monthly Rents By Bedroom
The number of bedrooms in a housing unit often correlates with the household size. Smaller households
generally require fewer bedrooms.
Total Occupied Rental Units
No bedroom:
Less than $300
$300 to $499
$500 to $749
$750 to $999
$1,000 to $1,499
$1,500 or more
No rent paid
1 bedroom:
Less than $300
$300 to $499
$500 to $749
$750 to $999
$1,000 to $1,499
$1,500 or more
No rent paid
2 bedrooms:
Less than $300
$300 to $499
$500 to $749
$750 to $999
$1,000 to $1,499
$1,500 or more
No rent paid
3 or more bedrooms:
Less than $300
$300 to $499
$500 to $749
$750 to $999
$1,000 to $1,499
$1,500 or more
No rent paid

8,423
1,811
22%
93
1%
103
1%
295
4%
368
4%
673
8%
236
3%
43
1%
2,492
30%
129
2%
191
2%
308
4%
860
10%
813
10%
84
1%
107
1%
2,419
29%
64
1%
121
1%
111
1%
251
3%
1,436
17%
404
5%
32
0%
1,701
20%
84
1%
0
0%
71
1%
147
2%
795
9%
557
7%
47
1%

In the City of Poughkeepsie 22% of rental
units are studio units without a bedroom,
30% of units are a one-bedroom units, 29%
have two bedrooms, and 20% have three
bedrooms or more.
One-bedroom units are the most common.
One-bedroom units that have monthly rents
of between $750 and $1,499 make up 20% of
all rental units.
Twenty-seven percent (27%) of rental units
are two bedrooms. The majority of two
bedroom units rent for between $1,000 and
$1,499.

Source: U.S. Census, American Community Survey 5-Year Estimates 2019
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REAL ESTATE TRENDS
The median price of a single-family home in in the City of Poughkeepsie is substantially lower than the
median price in the rest of Dutchess County. Through July of 2021, the median sale price of a singlefamily home in the City of Poughkeepsie was $240,000, which is 56% lower than the median sale price of
$420,332 in the rest of Dutchess County. It is important to note the median sales price of homes on the
market as of October 15, 2021 was $309,500 with only 48 listings.
The median price of a single-family home has increased in Poughkeepsie every year starting in 2017. The
median price has also been steadily climbing in the rest Dutchess County, with the biggest increase
occurring in 2020 and 2021, when the price jumped by 10% from the previous year. This price spike
coincides with the onset of the COVID-19 pandemic and the corresponding increase in housing demand
from outside buyers, especially from the New York City area. The City of Poughkeepsie also experienced
an increase in median price during this time period, though not as pronounced. The median price of a
single-family home rose by 2% in 2020, and then by an additional 9% through July of 2021.
Median Sale Price of a Single Family Home
$375,000

$400,000
$350,000
$300,000

$240,000

$250,000
$200,000
$150,000
$100,000
$50,000
$0
2013

2014

2015

2016

2017

City of Poughkeepsie

2018

2019

2020

Thru July
2021

Rest of Dutchess County

Median Sale Price-Single-Family Homes and Percent Change from Previous Year
2013

2014

2015

2016

2017

2018

2019

2020

Thru
July
2021

$169,700 $190,250 $201,151 $179,950 $185,450 $205,000 $215,000 $220,000 $240,000
City of
Poughkeepsie
12%
6%
-11%
3%
11%
5%
2%
9%
Rest of
Dutchess
County

$264,900 $268,500 $270,000 $270,000 $285,000 $291,250 $309,000 $340,000 $375,000
-

1%

1%

0%

6%

2%

6%

10%

10%

Source: NYS Office or Real Property Tax Services (ORPS)
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RECENT SALES OF RESIDENTIAL BUILDINGS
The map below depicts the location of property sales in the City of Poughkeepsie for single-family
homes, two- and three-family homes, and apartment buildings. The map illustrates the existing
residential land use patterns and zoning regulations in Poughkeepsie. The southern half of the city is
predominantly comprised of single-family homes, with no two- or three-family homes. In the northern
half of the city, there is a mix of single-family, two- and three-family home sales, and a few apartment
building sales. There was less overall residential sales activity in the southern half of the city compared
to the north.
Sales by Property Type
January 2012 to
July 2021

Source: NYS Office or Real Property Tax Services (ORPS); Pattern for Progress Mapping
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GEOGRAPHIC DISTRIBUTION OF SINGLE-FAMILY SALES
The majority or single-family home sales in Poughkeepsie since 2013 occurred in the southern half of
Poughkeepsie, with the most sales occurring in the southern most census tract. During the period of
January 2013 to July 2021, the median single-family home price was $205,000. The map on the right
shows the how the median sales price in each census tract compares to that overall median. The
deviation from this median varied considerably depending on the census tract. The highest median sale
price occurred in census tract 2201.02 with a price of $365,000, which is 78% higher than the overall
median. The lowest median sale price occurred in census tract 2201.01 with a price of $123,000, which
is 40% lower than the overall mean. The citywide geographical trend is that the northeast corner of the
city has the lowest median sale prices in the city.
Single-family Median Sale Price by
Census Tract
Number of Single-family Sales by
January 2013 to July 2021
Census Tract
January 2013 to July 2021

Source: NYS Office or Real Property Tax Services (ORPS); Pattern for Progress Mapping
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GEOGRAPHIC DISTRIBUTION OF 2- AND 3-FAMILY HOME FAMILY SALES
Since 2013, the number of two- and three-family home sales sold in Poughkeepsie was less than half of
the number of single-family home sales. This is likely due in part to the larger overall number of singlefamily home sales in the City relative to two- and three-family homes. In two census tracts in the City of
Poughkeepsie (Tract 2201.02 and 2210.01), there were no two- or three-family homes since 2013.
During the time period of January 2013 to July 2021, the overall median sale price of two- and threefamily homes was $165,000. The median sale price of two- and three-family homes did not vary by
census tract nearly as much as it did for single-family home sales. Relative to the overall median, singlefamily home median sale prices ranged from a high of +78% in one census tract to a low of -40% in
another census tract. In contrast, two- and three-family home median sale prices ranged from a high of
+18% in census tract (2211) to a low of -18% in census tract 2203. Similar to single-family home sales,
the lowest median price occurred in a census tract in the north part of the city.
Number of 2 & 3 Family Sales by
Census Tract
January 2013 to July 2021

2 & 3 Family Median Sale Price by
Census Tract
January 2013 to July 2021

Source: NYS Office or Real Property Tax Services (ORPS);

Pattern for Progress Mapping
City of Poughkeepsie Housing Needs Assessment

110 | P a g e

PORTRAITS OF HOUSING NEED
The following “portraits of housing need” show different household scenarios, their household income
and what they can afford. The different household scenarios are based on the top employment sectors
in the City of Poughkeepsie and the county wages in these sectors as provided by the New York
Department of Labor.

FAMILY OF ONE

FAMILY OF TWO

FAMILY OF THREE

WORK SECTOR:

WORK SECTOR:

WORK SECTOR:

Manufacturing: $68,704

Retail: $37,130

% OF EMPLOYED POPULATION
IN THE CITY: 9%

% OF EMPLOYED POPULATION
IN THE CITY: 8%

Healthcare and Social
Assistance: $63,115

INCOME EQUALS:

INCOME EQUALS:

98% of AMI

46% of AMI

RENT SHOULD NOT EXCEED:

RENT SHOULD NOT EXCEED

$1,603/month

$866/month

CAN AFFORD A HOME VALUED
UP TO:

CAN AFFORD A HOME VALUED
UP TO:

$193,000

$98,000

FAMILY OF FOUR

% OF EMPLOYED POPULATION
IN THE CITY: 25%
INCOME EQUALS:

70% of AMI
RENT SHOULD NOT EXCEED

Can afford a home valued up
to $98,000

$1,472/month
CAN AFFORD A HOME VALUED
UP TO $177,000

FAMILY OF FIVE

WORK SECTOR:

WORK SECTOR:

Accommodation/Food service: $24,994

WORK SECTOR: Educational Services: $49,028
% OF EMPLOYED POPULATION IN THE CITY: 10%

Transportation and Warehousing: $44,949
% OF EMPLOYED POPULATION IN THE CITY: 6%
WORK SECTOR: Other services, except public
administration: $45,159
% OF EMPLOYED POPULATION IN THE CITY: 6%

INCOME EQUALS:

INCOME EQUALS:

74% of AMI

83% of AMI

RENT SHOULD NOT EXCEED:

RENT SHOULD NOT EXCEED

$1,727/month

$2,102/month

CAN AFFORD A HOME VALUED UP TO

CAN AFFORD A HOME VALUED UP TO

$209,000

$258,000

% OF EMPLOYED POPULATION IN THE CITY: 8%
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The following tables show the methodology used to develop the “portraits of housing need”.
City of Poughkeepsie Employment and Wages
Number of
Average Industry
Residents
% of
Wage in
Employed in
Employed
Poughkeepsie
Industry
Residents
(2020)
(full time 16 years+)
Agriculture, forestry, fishing and hunting
18
.2%
$35,070
Mining, quarrying, and oil and gas extraction
0
0%
$81,842
Construction
234
3%
$68,704
Manufacturing
811
9%
$110,661
Wholesale trade
94
1%
$78,186
Retail trade
764
8%
$37,130
Transportation and warehousing
596
6%
$44,949
Information
45
0%
$72,772
Finance and insurance
351
4%
$81,905
Real estate and rental and leasing
232
3%
$53,685
Professional, scientific, and technical services
554
6%
$72,138
Management of companies and enterprises
0
0%
$86,541
Administrative and support and
467
5%
$55,883
waste management services
Educational services
944
10%
$49,028
Health care and social assistance
2,329
25%
$63,115
Arts, entertainment, and recreation
138
1%
$27,841
Accommodation and food services
707
8%
$24,994
Other services, except public administration
553
6%
$45,159
Public administration
411
4%
$69,866
Total - All Industries
9,248
100%
$60,454
Source: Quarterly Census of Employment and Wages (QCEW) from NYS Department of Labor, 2020; 2019 American Community
Survey (U.S. Census Bureau)

Dutchess County Area Median Income by Family Size - 2021
% AMI
1-person
2-person
3-person
4-person
30%
$21,150
$24,150
$27,150
$30,150
50%
$35,200
$40,200
$45,250
$50,250
$42,240
$48,240
$54,300
$60,300
60%
80%
100%

$55,950
$70,400

$63,950
$80,400

$71,950
$90,500

$79,900
$100,500

5-person
$32,600
$54,300
$65,160
$86,300
$108,600

Source: Department of Housing and Urban Development (HUD) FY 2021

This chart above is provided as reference for potential eligibility of housing programs, which may include
subsidies for rental assistance, subsidized rental complexes, and homeownership and housing
rehabilitation programs.
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Housing Need Scenarios for the City of Poughkeepsie
Family of 1 Family of 2 Family of 3
1 income
1 income
1 income
AMI $
AMI $
AMI $

Industry/Job title

Percentage of
Employed Population in
Community

Manufacturing

9%

Retail Trade

8%

Health Care
and social
assistance

25%

Family of 4
2 incomes
AMI $
Accommodation/
Food Services
Educational
Services

Family of 5
2 incomes
AMI $
Transportation
and
Warehousing
Other Services,
Except Public
Administration

8%

6%

10%

6%

$24,994

$44,949

$49,028

$45,159

$68,704

$37,130

$63,115

98%

46%

70%

74%

83%

$1,603

$866

$1,472

$1,727

$2,102

Can Afford a Home
Valued up to

$193,000

$98,000

$177,000

$209,000

$258,000

Median List Price

$309,500

$309,500

$309,500

$309,500

$309,500

Gap (What’s Affordable
– Median Sale Price)

($116,500)

($211,500)

($132,500)

($100,500)

($51,500)

Number of Homes for
Sale on MLS at
Affordable Price

8 out of 48

0 out of 48

6 out of 48

11 out of 48

16 out of 48

Down payment and
Closing Costs on
Affordable Purchase

$21,230

$10,780

$19,470

$22,990

$28,380

48%

25%

44%

52%

65%

Annual Average Wage

% County AMI Adjusted
for Family Size (HUD)
Rent/Mortgage
Payment Should Not
Exceed*

Down payment and
Closing Costs as a % of
City Median Income

Source: NYS ORPS; One Key and Mid-Hudson MLS search October 15, 2021 (Houlihan Lawrence Commercial - Don Minichino &
Justin LaFalce) * 28% maximum
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Scenarios are based on standard underwriting with a 30-year, fixed rate mortgage at 3.25% interest and
5% down payment. The tax rate is based on the City website and NYS ORPS, which does not include
special districts. The underwriting assumes that as a household size increases from 1 person to 5
persons, the other recurring monthly debts that are used in the back end ratio also increase.
Existing market conditions for the City of Poughkeepsie show a median list price of $309,500 with homes
on the market for an average of 57 days. There were 48 single-family homes for sale, as of October 15,
2021, with a low price of $130,000 and a high of $675,000.
Assuming a four person household with $825 in other recurring monthly debt, such as car loans,
personal loans, student debt, and other unsecured loans, an annual income of $110,000 is needed to
purchase the median priced home in the City of Poughkeepsie. The $110,000 represents 135% of the
Area Median Income for Dutchess County, which is $81,219.
The median income in the City of Poughkeepsie is $43,794, which can purchase a home valued at
$118,000.
As of October 15, 2021, there were NO single-family homes out of 48 active listings below $118,000.
These calculations are based on a 5% down payment. In today’s real estate market, there are bidding
wars and stiff competition for a small number of homes. There are many buyers with cash offers, or
providing larger down payments than 5%, which adds more confidence to the seller looking to quickly,
close on the sale.
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HOUSING COST BURDEN
The U.S. Department of Housing and Urban Development (HUD) and the U.S. Census Bureau publish an
annual dataset known as “CHAS” (Comprehensive Housing Affordability Strategy). In this dataset,
household income is expressed as a percentage of Household Area Median Income (HAMFI). HAMFI is
also commonly referred to as Median Family Income (MFI) or Area Median Income (AMI). For the
purposes of this report, it will be referred to as “Area Median Income” or “AMI”. In most cases, AMI is
calculated at the county level. However, the AMI that applies to Poughkeepsie is calculated based on the
Poughkeepsie-Newburgh-Middletown Metro Area as defined by HUD. The 2018 AMI for the
Poughkeepsie-Newburgh-Middletown Metro Area was $94,600.

2018 Poughkeepsie-Newburgh-Middletown AMI: $94,600
Percent of AMI
Dollar Amount
100%
$94,600
80%
$75,680
50%
$47,300
30%
$28,380
Note: 2021 Area Median Income calculations are available at the time of this report; however, 2018 is
the most recent year for which CHAS data are available, which provide the distribution of households by
income. As a result, 2018 AMI is used in this section. The 2021 AMI for the Poughkeepsie-MiddletownMiddletown Metro Area is $100,500.
In Poughkeepsie, only 28% of households earn more than the Area Median Income of $94,600. The
majority of households in Poughkeepsie earn less than AMI, including almost half of households that
earn less than 50% of AMI. Approximately one in four households in Poughkeepsie earns less than or
equal to 30% AMI. In Dutchess County, the majority of households earn more than AMI, and only 23%
earn less than 50% AMI.

Poughkeepsie

Dutchess County

53%
28%
9%
18%
19%

9%
15%
11%
12%

26%
Source: HUD - 2018 Median Family Documentation System;
HUD – CHAS 2014-2018
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The CHAS dataset also includes important information about housing cost burden. Housing cost burden
is expressed as the percentage of household income spent on housing costs. For homeowners, housing
costs include mortgage payments, utilities, association fees, insurance, and real estate taxes. For
renters, housing costs include the cost of rent and utilities. An analysis of housing cost burden provides
useful insight into the impact of housing costs while controlling for different incomes.
Households spending no more than 30% of their income on housing costs are considered to be in an
affordable situation. Households who spend more than 30% of their income on housing costs are
considered cost burdened. Households spending more than half of their income on housing costs are
considered severely cost burdened. For the purposes of this report, CHAS data are used to define
housing cost burden in the following manner:

In Poughkeepsie, slightly more than half of all households are cost burdened or severely cost burdened.
More than a quarter of Poughkeepsie households are severely cost burdened, spending more than half of
their income on housing costs. Most of the severely cost burdened households are renters, with 2,935
severely cost burdened renter households and 630 severely cost burdened owner households. Further
illustrating that point, 35% of renter households are severely cost burdened compared to just 15% of
owner households.
Housing Cost Burden- City of Poughkeepsie
All
Owner
Renter
Households Households Households
Affordable
Cost
Burdened
Severely
Cost
Burdened
Total

6,240

2,530

3,710

2,825

1,095

1,730

3,565

630

2,935

12,630

4,255

8,375

Source: HUD - Consolidated Housing Action Plan (CHAS) 2014-2018
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28%
49%
23%
22%
49%
28%

15%
26%
59%
59%
26%
15%

35%
44%
21%
21%
44%
35%

All
Owner
Renter
Households Households Households
Affordable

Burdened
Severely Cost Cost
Burdened

Cost Burdened
Severely Cost Burdened
Affordable
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Housing cost burden is also present in other nearby cities in the Hudson valley region. As seen in the
chart below, the city of Beacon, located just south of Poughkeepsie in the same county, has a similar
percentage of cost burdened households, but significantly fewer severely cost burdened households
compared to Poughkeepsie. Of the four comparable cities shown in the chart, the City of Newburgh has
the most similar composition of housing affordability to Poughkeepsie. In both Poughkeepsie and
Newburgh, less than half of households are affordable. While this chart shows there is some similarity in
housing affordability among comparable cities, Poughkeepsie has the most total cost burdened and
severely cost burdened households.
Housing Cost Burden-Local Comparisons
100%
80%

49%

60%
40%
20%

64%

66%

22%

28%

0%
Poughkeepsie

55%

24%

19%

17%

15%

19%

21%

Beacon

Hudson

Kingston

Severely Cost Burdened

Cost Burdened

46%
24%
30%
Newburgh

Affordable

Source: HUD - Consolidated Housing Action Plan (CHAS) 2014-2018

The income ranges in the charts below are again based on breaks of 100%, 80%, 50%, and 30% of AMI in
2018. The charts show that the vast majority of severely cost burdened households in Poughkeepsie are
renters earning less than or equal to $47,300 (50% of AMI), or less than or equal to $28,380 (30% of
AMI). Among renters earning $75,680 or more (80% of AMI), there are no severely cost burdened
households and very few cost burdened households.
Similar to renters, owner households in the lower income ranges are more likely to be cost burdened or
severely cost burdened. The majority of owner households earning more than $94,600 (100% of AMI)
have affordable housing costs, and none of them are severely cost burdened.
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Household Income

Owner Households
>$94,600
>$75,680 to ≤$94,600
>$47,300 to ≤$75,680
>$28,380 to ≤ $47,300
≤$28,380
0

500

1,000

1,500

2,000

2,500

3,000

2,500

3,000

Number of Households
Affordable

Cost Burdened

Severely Cost Burdened

Household Income

Renter Households
>$94,600
>$75,680 to ≤$94,600
>$47,300 to ≤$75,680
>$28,380 to ≤ $47,300
≤$28,380
0

500

1,000

1,500

2,000

Number of Households
Affordable

Cost Burdened

Severely Cost Burdened

Source: HUD - Consolidated Housing Action Plan (CHAS) 2014-2018
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Housing Cost Burden by Race & Ethnicity
City of Poughkeepsie

38%

45%

29%

22%

34%

33%

Hispanic,
any race

Black or AfricanAmerican,
non-Hispanic

Severely Cost Burdened

55%

46%

20%

30%

25%

24%

White,
non-Hispanic

Other,
non-Hispanic

Cost Burdened

Affordable

Housing cost burden is worse for minority
households in the City of Poughkeepsie. Among
the race / ethnicity groups provided by HUD,
Hispanic households had the lowest percentage
of affordable households and the largest
percentage of severely cost burdened
households. Approximately one in three
Hispanic households or Black/African American
households are severely cost burdened. One in
four white households are severely cost
burdened and slightly more than half of white
households are affordable.

Source: HUD - Consolidated Housing Action Plan (CHAS) 2014-2018

The CHAS data also include information on the number of households that are lacking complete
plumbing or kitchen facilities, and households with more than 1.5 people per room. These metrics, in
addition to “severe cost burden” are all considered “severe housing problems” by HUD. In
Poughkeepsie, there are approximately 160 households lacking complete plumbing or kitchen facilities,
and 930 households with more than 1.5 people per room. All told, there are 4,310 households with at
least one severe housing problem. Some households have more than one housing problem; these
households were not double counted when computing the number of households with at least one
housing problem.
Owner
Households

Renter
Households

All
Households

Lacking complete plumbing or kitchen
facilities

25

135

160

More than 1.5 people per room

15

915

930

Severely cost burdened

630

2,935

3,565

At least one severe housing problem

660

3,650

4,310

Source: HUD - Consolidated Housing Action Plan (CHAS) 2014-2018

City of Poughkeepsie Housing Needs Assessment

119 | P a g e

OUT OF REACH – GAP BETWEEN FAIR MARKET RENT AND
AFFORDABLE RENT
Out of Reach: 2021
•The Fair market
Rent for a 2
bedroom apartment

•To afford that
apartment renters
need to earn an
hourly wage of

•Hourly Wage Rate of
a renter household
based on median
renter household
income in
Poughkeepsie

•Based on the
median Hourly Wage
Rate of a renter
household,
maximum affordable
rent is

$1,467

$28.21

$15.37

$799

Gap Between Fair Market Rent and Affordable Rent
$1,497 - $799 = $698

To afford the Fair Market Rent, at the wage rate of $15.37/hour, a renter needs to work
73 hours per week
The term “Out of Reach” was coined by the National Low Income Housing Coalition, a nonprofit based in
Washington, DC. The above chart illustrates the challenge of finding affordable rental housing in
Dutchess County by showing how many hours someone would need to work to afford a two-bedroom
apartment.
In this scenario, the Fair Market Rent (FMR) for a two-bedroom apartment is used. The U.S. Department
of Housing and Urban Development (HUD) calculates FMR every year and uses it as a baseline to
determine rental voucher values. The average rent for an unsubsidized apartment of equivalent size is
typically higher than the FMR.
The table shows that an affordable rent for someone working a typical 40-hour workweek earning the
median renter household wage rate in the City of Poughkeepsie is $799 per month. In this scenario,
“affordable” means that the cost of rent does not exceed 30% of total income. At the median renter
household wage rate of $15.37 per hour, someone would have to work 73 hours per week to earn an
income that would make a two-bedroom apartment affordable.
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ALICE
The ALICE project by United Way is an effort to quantify and describe the number of households that are
struggling financially but not typically captured by traditional measures of poverty. ALICE stands for

Asset Limited, Income Constrained, Employed. In other words, “ALICE households” represent working
families who earn enough to be above the federal poverty line, but are still struggling to afford basic
living essentials.
The chart of below shows the share of households below the poverty line, ALICE households, and
households above the ALICE threshold for the City of Poughkeepsie and for the Town of Poughkeepsie
for comparison. In Dutchess County, the City of Poughkeepsie has the highest percentage of households
in poverty (20%) and the highest percentage of ALICE households (43%). The Town of Poughkeepsie is
included where 8% of households are in poverty, 28% are ALICE households, and 64% are above the
ALICE threshold.
ALICE Households - City and Town of Poughkeepsie-2018

37%

64%

43%

28%
20%

8%

City of Poughkeepsie

Poverty Households

Town of Poughkeepsie

ALICE Households

Above ALICE Households

Source: United Way, Dutchess County ALICE data
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HOMELESS/UNHOUSED DATA
As in many communities, the City of Poughkeepsie has seen an increase in the number of unhoused
persons. Many unhoused persons deal with a variety of challenges such as: mental illness, addiction, and
comorbidities, which may require services and supportive housing. Few resources are available to meet
these challenges and the responsibility of addressing this cohort must be shared among government,
nonprofit and private entities or agencies.
The Point-In-Time (PIT) count is of sheltered and unsheltered homeless persons on a single night of each
year. The United States Department of Housing and Urban Development (HUD) requires Continuums of
Care conduct the annual count of homeless persons who are sheltered in emergency shelter,
transitional housing, and Safe Havens.
Point-in-Time Count – number of Persons
Poughkeepsie/Dutchess County Continuum of Care 2021
Sheltered
Emergency Transitional Safe Haven
Total Number of
240
126
0
Households
Total Number of
338
178
0
Persons
Number of
Children
93
45
0
(under age 18)
Number of
17
16
0
Persons (18 to 24)
Number of
Persons
228
117
0
(over age 24)

Unsheltered

Total

20

386

20

536

0

138

0

33

0

345

As the table above shows, in 2021 there were 386 households and 536 individuals counted as homeless
for the PIT count. The majority of persons were counted in an emergency shelter with a large portion
also in a transitional shelter. Twenty (20) people were unsheltered. There were 138 children in
emergency and transitional housing.
The table below shows the demographic breakdown for the people counted in the 2021 PIT count.
Approximately half of the people counted were white and the other half were Black or African
American. The other groups made up a small portion of the total people counted.
According to the Poughkeepsie/Dutchess County CoC Methodology report for 2021, federal and state
eviction moratoriums may have resulted in a drop in the number of families in the system. The number
of families dropped by 36% in 2021, from 214 to 137. However, the moratoriums did not impact the
individual population which increased by 5%.
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The PIT was conducted during a second wave of COVID cases and so some people may have been
unwilling to enter a shelter at that time due to fear of contracting the virus.
Point-in-Time CountPoughkeepsie/Dutchess County Continuum of Care 2021
Sheltered
Unsheltered

Total

0

0

243

73

0

0

230

0

1

0

0

1

5

2

0

0

7

2

1

0

0

3

15

17

0

0

32

Emergency

Transitional

Safe Haven

159

84

157

White
Black or African
American
Asian
American Indian or
Alaska Native
Native Hawaiian or
Other Pacific Islander
Multiple Races

Point-In-Time Count – Chronically Homeless
Poughkeepsie/Dutchess County Continuum of Care 2021

Emergency
Total number
of persons

Sheltered
Transitional

60

Safe Haven
0

Unsheltered

Total

0

60

Of the people counted in the 2021 PIT, 60 people were counted as chronically homeless.
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Project Name

Beds
Households
w/ Children

Units
Households
w/ Children

Beds
Households
w/o Children

Beds
Households
w/ only
Children

Youth Beds
Households
w/o Children

Year-Round
Beds

PIT Count

Emergency Shelter Point-In-Time County
Poughkeepsie/Dutchess County Continuum of Care 2021

North Hamilton
East

0

0

8

0

0

8

7

Rose Street

0

0

15

0

0

15

16

Vanderbilt

37

18

1

0

0

38

33

Motel Vouchers

39

12

41

0

0

80

80

Poughkeepsie
Shelter

21

5

4

0

2

25

19

HRH Gannett
House

59

19

18

0

0

77

55

HRH River
Haven Shelter

0

0

0

12

0

12

6

Hudson River
Housing
(Poughkeepsie)

HRH Webster
House
(formerly
DCCH Shelter)

0

0

100

0

0

100

100

Hudson Valley
House of Hope
(Location not
disclosed)

Hudson Valley
House of Hope

11

6

3

0

0

14

2

37

11

3

0

0

40

20

204

71

193

12

2

409

338

Organization
Name

Community
Housing
Innovations
Community
Housing
Innovations
(Poughkeepsie)
Community
Housing
Innovations
(Hyde Park)
DC Dept. of
Community &
Family
Services
(Poughkeepsie)
Grace Smith
House
(Poughkeepsie)
Hudson River
Housing
(LaGrange)
Hudson River
Housing
(Poughkeepsie)

Pathways
Community
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Totals

Paz Healthcare
Management

While the PIT is a county-wide count, many of the emergency shelters are in the City of Poughkeepsie.
The HRH Webster House in Poughkeepsie had 100 people, which alone account for almost a third of the
people counted.
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Point-in-time Count (2012-2020) Poughkeepsie/Dutchess County Continuum of Care
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The number of people counted during the annual PIT has steadily increased over the last eight years
from under 600 people to over 800 in 2020. Over the eight year period the increased by 43%.
In 2021, the PIT count was lower than in the previous years, likely for the reasons stated above: the
eviction moratorium meant fewer families were in the shelters, and the count was conducted during the
second wave of COVID infections so people may have been staying out of shelters to avoid contracting
the virus.
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Student Homeless Data
Number of Homeless Students – Poughkeepsie City School District
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Source: NYS- TEACHS; New York State Education Department in the Student Information Repository System (SIRS)
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The two charts above contain data on the number of students who experienced homelessness at any
point in the indicated school year. The data, collected by the New York State Education Department in
the Student Information Repository System (SIRS), reflect students enrolled in New York State School
Districts and New York State Charter Schools.
The number of homeless students in Poughkeepsie has an increasing trend from the 2010-11 school
year to the 2019-20 school year. In the last year data were available the number was 297. The count
was highest in the school year 2018-19 at 434 students. The total enrollment that year was
approximately 4,200 so homeless students made up 10% of students in the school district that year.
For the last ten years, the portion of homeless students in the county who are in Poughkeepsie ranges
from around 25% upward to close to 50% of all homeless students in Dutchess County. In 2019, when
the county of homeless students in Poughkeepsie was at its highest, these students accounted for 48%
of all homeless students in the county.
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EVICTION DATA
Poughkeepsie City Court – Landlord and Tenant (LT) Activity

New Cases Filed
General Case Activity – Secondary
Events
Motions Filed
Judgements Entered
Warrant Activity

2019

2020

1,568

554

16

47

63
921
871

22
234
226

2021
(until
October 29)
225

Source: Dutchess County Landlord & Tenant filings, and nycourts.gov

The table above shows eviction data for the Poughkeepsie City Court for years 2019 to 2021. New Cases
filed are new eviction cases. In 2019, there were over 1,500 eviction cases in the Poughkeepsie City
Court. In 2020, the year that the pandemic began, the number of eviction cases dropped to 554.
Federal and state level eviction moratoriums during the pandemic have nearly stopped eviction
proceedings. Nuisance evictions were allowed to be filed under the moratorium. Tenants who received
a nuisance eviction had to affirmatively fill out a form and submit it to the landlord/landlord
attorney/court/sheriff in order to receive protection under the moratorium. In the case that a tenant
did not submit these forms the eviction could proceed. In 2021, there were 225 new cases of eviction as
of October 29.
•

A judgement on a case can be monetary, possessory (the right to repossess the apartment from
the tenant) or both.

In a non-payment case, there is a monetary amount, which if not paid by the date that the Sheriff
conducts the eviction, leads to an actual eviction.
If a tenant does not pay the judgement amount by a set date, a warrant is transmitted to the Sheriff
who will proceed with an eviction.
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MIDDLE MAIN NEIGHBORHOOD SURVEY
The Middle Main Neighborhood of the City of Poughkeepsie represents one of the central business
corridors for the city. This neighborhood is also the location of many new development projects that
include both affordable and market rate housing.
In 2010, Hudson River Housing (HRH) began a Middle Main Initiative to “strengthen and preserve Middle
Main as a strong, vibrant and creative neighborhood of choice by celebrating its many assets and
employing dynamic strategies to build upon them.” HRH has invested in the neighborhood with several
real estate developments and currently has 160 units of housing in the neighborhood, which accounts
for 16% of all housing within the neighborhood.

In 2013, 2016 and in May of 2020 HRH conducted a survey of Middle Neighborhood residents to learn
about their opinions about the neighborhood. In 2020, 170 residents participated in the survey. The
following are some of the survey results.
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Length of Residence in the Community

21%

20%

30%

15%

15%

14%

29%

32%

25%

34%

32%

34%

2013

2016

2020

2 years

2-9 years

10-19 years

20+ years

The largest portion (34%) of the residents surveyed have only lived in the neighborhood for 2 years or
less. In 2020, over 65% of the residents had been in the neighborhood for than 9 years. Thirty-five
percent (35%) of residents were long-term residents and had been there for over 10 years.
Family Type

57%

43%

2013
Children

70%

76%

30%

24%

2016

2020

No Children

In the Middle Main Neighborhood, a growing majority of residents do not have children. As of 2020,
76% of survey respondents were without children, up from 70% in 2016 and 57% in 2013.
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2020 Community Impact Measure (CIM) Survey
Responses
Responses # of Residents
% of Total
Own
9
6%
Rent
146
94%
Total
155
100%

ACS 2015-2019 Estimates
# of Residents
% of Total
49
6%
734
94%
783
100%

By far the majority of residents in the Middle Main Neighborhood are renters; 94% according to both
the HRH survey and the ACS 2015-2019 Estimates.
Responses
Hispanic
NonHispanic
Total

2020 CIM Responses
# of Residents
% of Total
27
20%

ACS 2015-2019 Estimates
# of Residents
% of Total
312
23%

110

80%

1016

77%

137

100%

1328

100%

Twenty percent (20%) of survey respondents identify as Hispanic. This is a slightly lower percentage of
Hispanic residents according to the ACS 2015-2019 estimates that had 23% of residents as Hispanic.
The Most Important Thing that Needs to be Improved in the Middle Main Neighborhood
Stregthen community
connections
12%

Beautification and
infrastructure
17%

Stregthen economy and job
opportunities
8%

More affordable
housing
10%
Public safety
36%
Address homelessness
8%
More youth enrichment
opportunities
8%

For survey respondents, Public safety was the most selected choice (36%) for the most important thing
that needs to be improved in the Middle Main Neighborhood followed by Beautification and
infrastructure (17%), and then strengthen community connection (12%).
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Community Change in the Next 3-5 Years by Length of Residence

The community will
improve a lot

40%

42%

21%

32%

40%

The community will
decline some
The community will
decline a lot

21%

38%

The community will
improve some
The community will
stay about the same

22%

32%
26%
13%
1%
8%

2%
10%

<2 Years
Residency

2-9 Years
Residency

33%
7%
4%
10-19 Years
Residency

7%
20+ Years
Residency

Longer-term residents are overall less optimistic about whether the community will improve over the
next 3-5 years. Only 21% of residents of residents who have lived in the neighborhood for 10-19 years
and 20 years + responded that they thought the neighborhood would improve a lot over the next few
years. Of new residents who have only been in the neighborhood for two years or less, 38% think the
community will improve a lot.
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One of the more striking results of the survey was for the question in which Middle Main Neighborhood
residents who were surveyed in January 2020 were asked how confident they were that they would be
able to continue to afford to live in the Middle Main Neighborhood. Only 40% of survey respondents
answered that they were confident that they would be able to continue to afford to live in the
neighborhood. A follow up survey was taken at the end of 2020 and 16% were less confident that they
would be able to afford to stay in the neighborhood, 28% were more confident and 56% had the same
level of confidence.

Not at all confident 6%
Not that
confident
11%

Somewhat
confident
42%

Very
confident
40%

Same Level
of
Confidence
56%

More
confident
28%

Less
confident
16%
Jan-20
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QUALITATIVE DATA
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CITY COUNCIL ON HOUSING
Pattern contacted all eight Council members for an interview for this study.
The following is a summary of the Council interviews on the two topics: Housing Challenges and
Solutions.

Housing Challenges
•

Across the board renters and homeowners are experiencing unaffordable housing.

•

The 2nd Ward is probably the most impacted in the city in terms of rent hikes. Rent increases
have been as high as 200%-300% in some areas.

•

Housing prices are higher than ever.

•

It is nearly impossible for people or families who are looking to transition to homeownership
because of the high housing prices.

•

One new developer refuses to take Section 8.

•

The city is at a critical juncture where legislation is needed to protect tenants.

•

Property taxes in Poughkeepsie are high.

Solutions
•

The Good Cause eviction law would create needed protections for tenants.

•

An inclusionary housing policy would help desegregate the city by ensuring mixed income
buildings.

•

Upzoning areas of the city would also allow for the scale needed to provide the necessary
affordable housing.

•

It is possible to build without PILOTs – there are projects moving forward that do not have a
PILOT.

•

Developers who want to build affordable housing should use 587-a where a property is taxed
based on income.

•

Projects that create new jobs should be encouraged.

•

Poughkeepsie is getting $20 million in American Rescue Plan funds, some of this could possibly
be used to help first time homebuyers and other housing-related relief.
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INTERVIEWS
To understand better the issue of housing in the City of Poughkeepsie, Pattern conducted interviews
with individuals closely associated with housing. Pattern selected the interviewees for the variety of
important perspectives including those of community leaders, nonprofit and for-profit housing
providers, affordable housing developers, real estate brokers, housing lenders, social service providers,
city employees, and city officials. Interviewees provided in depth and firsthand knowledge of the
multiple dimensions of housing challenges and potential solutions.
The following people were interviewed:
•

Eric Baxter, Vice President, Baxter Built

•

Frankie Flowers, John Flowers Community Foundation

•

Mary Linge, Director of Real Estate Development, Hudson River Housing

•

Erica Lane, Erica Lane Consulting LLC. and the Dutchess County and Poughkeepsie Land Bank

•

Elizabeth C. Spira, Chief Executive Officer, Dutchess Community Action Program

•

Melissa Landolfi, Mortgage Loan Office, Hudson Valley M & T Bank

•

Marjorie Rovereto, Vice President, Regional Residential Mortgage Sales Manager, Hudson Valley
M & T Bank

•

Felipe Santos, Revolucion Radio

•

Brian Doyle, Chief Executive Officer, Family Partnership

•

Tara Whalen, Assistant Executive Director, Dutchess Outreach

•

Berry Kohn, Chai Developers

•

John Taylor, City Assessor, City of Poughkeepsie

•

Margaret Palumbo, Section 8 Housing Administrator, City of Poughkeepsie

•

Eric Philipp, Building Inspector, City of Poughkeepsie

•

Justin Haines, Attorney-in-Charge, Dutchess County Office, Legal Services of the Hudson Valley

•

Rachel Goodfriend, Vice President, A. Larovere Consulting & Development

City of Poughkeepsie Housing Needs Assessment

136 | P a g e

Pattern also conducted individual interviews with the following City of Poughkeepsie Housing
Assessment Advisory Committee members:
•

Anne Saylor, County Deputy of Housing, Dutchess County

•

Christa Hines, Executive Director, Hudson River Housing

•

Sandra Booth, Executive Director, Poughkeepsie Housing Authority

•

Alana Mikhalevsky, Public Relations, Central Hudson Gas and Electric

•

Sue Gerry, Senior Vice President for Strategic Alliances and Partnerships, Westchester Medical
Center

•

Stacy Bottoms, Assistant to the Mayor, City of Poughkeepsie; Pastor, Beulah Baptist Church

•

Eli Berkowitz, Base-Building Organizer, Community Voices Heard

The interviews, which fall under qualitative research materials, serve as a valuable resource for a deep
understanding of the complex issue of housing in the City of Poughkeepsie, and informed the analysis
and development of housing recommendations.
In total, the interviews amounted to nearly ten hours of qualitative research material. Pattern offers the
following reporting of comments from the interviews. The reporting is organized by subtopics:
•

General housing market needs and costs,

•

low-income housing and Section 8 vouchers,

•

public housing,

•

impacts of the pandemic on housing,

•

issues related to housing,

•

housing development, and

•

recommendations.

The following comments are the opinions of those interviewed.

General housing market needs and costs
•

Across the region, the housing market is “red hot” and Poughkeepsie is no exception.

•

Everything is selling. If it is livable it is going to fly off the market no matter where it is at.

•

New demand from people moving in, particularly from New York City, is driving up housing
prices for both rental and homeownership. Landlords are able to charge more for rent and
homeowners can get a higher asking price.

•

A couple of years ago you could get a nice house for $230 thousand. Now you cannot get
anything for that price.

•

There are very limited housing options for those who can afford a monthly rent of $1,000 $1,500.
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•

Some of the recent purchasers are investors from New York City looking to expand their
portfolio.

•

It is a Catch 22: the new residents are bringing in money and you want to make your city nice
but then some people get left behind.

•

When considering affordable housing, the big question is, affordable for whom? Can someone
with an average local income afford the “affordable” housing?

•

There is a need for permanently affordable units, not affordable units that expire after 20 years.

•

Many of the new units are smaller units with only one or two bedrooms. There are many
families that need affordable units with three or four bedrooms.

•

The new housing is out of reach for working families and individuals.

•

The most important thing to do is to make sure that you have housing that covers all income
across the spectrum. Bringing people in from outside with higher earners complements what is
going on.

•

A lot of people have the money to buy a home and want to but can’t because of their legal
status.

•

There are still homes that are valued at less than what they were in 2007 before the 2008
financial crisis.

•

Locals who would normally be purchasing are just sitting it out and waiting to see if the market
goes back down.

•

One of the gaps is for middle-income households who earn around $40,000/year.

•

Residents without legal status are afraid to ask for help or access the existing services.

•

People who have a language barrier are unable to access the services and help that does exist.

•

There are many people who own their home but because of age, infirmity, economic stressors,
are not able to keep up.

•

Local wages are still low and not keeping up with rising housing prices.

•

Some people are leaving Poughkeepsie not because of the housing prices but because of crime
and the failing schools.

Low Income Housing and Section 8 Vouchers
•

People are on the Section 8 waiting list for years. There is also a large group of people with
Section 8 Choice Vouchers who are unable to find apartments because the supply is low and
asking rents are above Fair Market Rents.

•

Voucher holders are given rental applications but as soon as they reveal they have Section 8
their application is not processed.

•

All three Housing Authorities in Dutchess County are struggling with lack of available and
affordable apartments.

•

The waiting lists for tax credit and senior housing are years long, even with the subsidy.

•

Some landlords discriminate against people with a Section 8 voucher by requiring a credit score.
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•

Many landlords do not seem to know that they are required to accept vouchers.

•

The Poughkeepsie Housing Authority has seen an increase in requests for portability move-ins
from NYC and other urban areas since the Pandemic began.

•

Because of poor public transportation in the Dutchess Co., many individuals and families are
limited to living within the City of Poughkeepsie or on a bus line, as many low-income
households cannot afford a car.

•

Section 8 applicants with disabilities have inadequate case management based on their
needs. During the COVID Pandemic many individuals received no case management because
the agencies closed their offices and did not allow home visits.

•

During the pandemic collecting documentation required for the Section 8 program has been
more difficult for participants because many offices/businesses were/are closed and/or had
limited hours and availability. city staff are spending a great deal of extra time trying to assist
with this; making phone calls, sending e-mails, sending requests for Information, meeting with
participants’ multiple times.

•

Efforts should be made to encourage more economically integrated housing.

•

For very low income the quality of housing is more of an issue. There is a good deal of housing
that is substandard. Not meeting building code, less than what many people would want to live
in due to disrepair, neglect, and absentee landlords. There is a connection between landlords
who are not in the community and neglect.

•

Section 8 is easy money and so you get landlords getting more money than the apartment is
worth.

•

Some of the affordable housing in Poughkeepsie is in deplorable condition with exposed
electrical outlets, mold, insects, and other safety concerns.

Public Housing
•

The waiting lists for public housing in the City of Poughkeepsie have absolutely gotten longer
over the last couple of decades. Currently it is probably the longest it has ever been.

•

All the Public Housing developments in the City of Poughkeepsie are in need of major repairs
and improvements.

•

The Poughkeepsie Housing Authority is looking into a RAD (Rental Assistance Demonstration
from Department of Housing and Urban Development) conversion for Hudson Gardens. This
development is the largest and needs to most work.

Other Impacts of the Pandemic on Housing
•

Many people have missed at least one rent payment.

•

People have lost work. The Poughkeepsie jobs market was brutal before the pandemic.

•

Since the pandemic now households that are at 80% AMI are experiencing housing problems.

•

With the eviction moratorium ending we will see problems, especially if people do not apply for
rental assistance.
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•

People don’t know about rental assistance or how to apply for it. In order to get assistance one
has to apply for in online and for some people this is a problem.

•

Despite the moratorium some landlords have tried to move evictions forward. Tenants don’t
understand that a rent demand letter is not the same as an eviction letter and so some are
leaving without needing to do so.

•

During the pandemic people’s benefits have been disrupted because they got new
unemployment checks and have had a hard time documenting their income. The online
unemployment system is broken so these people cannot get benefit history.

•

Even during the pandemic some people have had large rent increases of several hundred
dollars.

Issues Related to Housing
•

The Poughkeepsie School District is an issue. It causes people to choose to live elsewhere,
especially young families. This in turn impacts the local tax base.

•

The city needs more middle-income households. The challenge is attracting them.

•

The existing housing stock is not used to its fullest capacity. More single-family households are
occupying single-family homes with multiple bedrooms than in the past. There are seniors living
alone in single-family three-bedroom homes because this option is less expensive than moving
to a condo or apartment with the senior citizen tax breaks.

•

Housing values have gone up each year for the last several years, particularly small investment
properties like two- or three-family. This does not mean taxes have to go up to if the mill rate
goes down.

•

The rehabilitation of buildings is difficult because rehab loans are a long process and because
finding contractors and scheduling time with them can be difficult.

Housing Development
•

Housing development in Poughkeepsie is more difficult now than it used to be because there is
less land, and the land and building acquisition costs are high.

•

The development process in the City of Poughkeepsie is relatively smooth and efficient.

•

There are some challenges in the zoning code, especially when a variance is needed.

•

Rehabbing older buildings is expensive because of the variance costs.

•

It is not possible to get financing for some of the rehab work that is needed in the older
buildings.

•

The zoning code in some areas needs to be updated to allow for higher levels of density

•

Construction costs are $220/ square feet for wood frame buildings and $250/sq. ft. for steel and
concrete.

•

It is very difficult to find contractors and materials right now. There are both workforce and
supply chain barriers. It takes longer to get in parts and if your sequence of development is
messed up it can significantly raise the cost of development.
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•

Developers rely on Low Income Housing Tax Credits to make projects financially feasible. For
the projects that use the 4% credit option, projects have to be of a certain scale for the math to
work out. So you see large projects with a high number of units.

•

It’s nearly impossible to develop in the City of Poughkeepsie without a PILOT. The rents are not
high enough to make the numbers work. The tax burden that each property has versus the rents
it can get – the property doesn’t value high enough without a PILOT.

•

Some of the new development will bring in middle-income households, which is what the city
needs.

•

The new housing development that is going up on Main St. will help the retails stores that are
there survive.

•

New higher end housing has very low vacancy rates.

•

The in-person work sessions were very helpful for developers. These have been suspended
because of the pandemic but if they could resume it allows the developers to work through the
issues before presenting to submitting.

•

The public often opposes new affordable housing until they learn that county AMI levels mean
new affordable housing will be at levels for working households, much like those who are
opposing it.

Recommendations
•

Update the zoning to allow gentle density in some new areas of Poughkeepsie where there
could be 2-family homes and Accessory Dwelling Units (ADUs).

•

Allowing ADUs would also be a way to support seniors who wish to age in place.

•

Redevelop vacant buildings in certain neighborhoods into multifamily housing. For example, the
Jewish Community Center could be redeveloped.

•

Inclusionary zoning results in the creation of more affordable units.

•

The city needs a HUD consultant. In Kingston they have RUPCO. The consultant would help
people go through the process of getting rehab loans.

•

To keep a mandatory affordable housing policy from deterring development, you need to offer
PILOTS.

•

Streamlining the development process and adding certainty for projects the city wants will
encourage this type of development.

•

The zoning update should include a close look at all the little requirement like setbacks and
parking. These requirements can add significantly to the cost of development.

•

It is important that supportive housing is dispersed.

•

Offer landlords tax breaks to incentivize them to keep rents affordable.

•

Affordable housing that is on a sliding scale so that you end up with mixed income housing.
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•

Affordability needs to be mandated in some way. If it is left up to the developers, you will not
see the affordable units that the city needs. Also, the timelines of affordability that developers
get through PILOTs is too short.

•

The city is doing a great job creating new housing opportunities. But there may need to be
more conversations with the community. The Northside of the community has been neglected,
for example.

•

There needs to be more of a focus on homeownership opportunities for middle and lower
income households.

•

The HRH 2-family model for homeownership works well and should be expanded.

•

There are abandoned houses in Poughkeepsie that could be rehabilitated as SROs or multifamily
housing. This would increase the supply of affordable units.

•

Institute a Tenant Opportunity Purchase Act that requires landlords to give the first right of
refusal to tenants when the landlords sells the building. Work with a bank to help tenants
secure a loan.

•

Create a Community Land Trust.

•

There are a large number of buildings with absentee landlords that are in substandard
conditions and house low-to-moderate-income people. Through the Land Bank or HRH these
properties could be transferred to tenants.

•

Better code enforcement is needed. There are a lot of renters living in substandard housing.

•

Provide building owners with home repair companies and other resources to help them
maintain their properties.

•

Stipulate a dispersion of special needs housing, and require that this housing have the support
that people need.

•

Low cost homeownership opportunities could be small homes or apartment-like units.

•

The city should make an effort to include the Spanish speaking community in what it does.
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COMMUNITY ENGAGEMENT SESSIONS
To understand better the issue of housing in the City of Poughkeepsie from the perspective of the
residents, Pattern conducted five community engagement sessions. The public was also invited to make
written comment through a link on the city website.

Virtual session
Wednesday September 22th, 2021
14 people registered
6 people in attendance
Virtual session
Thursday September 23rd, 2021
14 people registered
8 people attended
In-person session
Thursday September 30th, 2021
Family Services Building
8 people attended
In-person session
Monday October 18th, 2021
Glebe House
Spanish interpretation services provided
Approximately 25 people present
In-person table event
Thursday October 22nd, 2021
Community
engagement dot map
COMMUNITY ENGAGEMENT DOT M
AP
Hudson River Housing – Northside
Poughkeepsie
Homeownership Program Groundbreaking Cutting
85 Smith Street
Spoke with event attendees and people walking by
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There was a wide range of comments
and opinions expressed during the
community engagement process.
Below is a summary of comments
categorized into three broad topics
of housing supply and pricing,
housing quality, and housing issues
for specific groups. Following these
summaries is a more direct reporting
of comments collected during the
community engagement process
including suggested solutions to
housing issues submitted by
participants.

IN PERSON TABLE EVENT

Housing Supply and Pricing
An overarching sentiment expressed during the community engagement sessions is that the cost of
housing is too high and there is not enough appropriately priced housing available to current city
residents. It was reported that low-income renters in particular are struggling with the cost of housing.
Several participants pointed out that when housing costs are too high, household budgets become
strained and it is difficult to remedy the situation when the main focus is making ends meet. Some
participants expressed concern that much of the new development in the city will not be affordable to
its current residents, even units that are subsidized to be affordable.
Housing Quality
The most common housing quality concern discussed during the community engagement process was
difficulty getting issues fixed by landlords. Several participates reported that landlords were difficult to
communicate with and slow to respond to requests to fix significant issues. Examples of the types of
housing issues that participants reported include leaking roofs, flooding, broken heating systems, and
pests such as mice and roaches.
Housing Issues for Specific Groups
At many points during the community engagement process, participants pointed to a disparity in
housing opportunities and housing quality for certain populations and in certain geographic locations
within the city. Specifically, participants pointed to the Spanish speaking community in Poughkeepsie as
a group that struggles more than others with housing issues. Pattern heard personal stories from
Spanish-speakers about housing discrimination based on their ethnicity and difficulty communicating
with landlords and city officials due to the language barrier. Additionally, the Northside neighborhood of
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Poughkeepsie was repeatedly pointed out as a part of the city that has a disproportionately high
number of housing issues including quality and affordability for residents.
The following is a reporting list of comments made during the five community engagement sessions.
The list is organized by subtopics:
•

Housing Supply and Pricing

•

Housing Quality

•

Housing Issues for Specific Groups

•

Other Issues Related to Housing; and Local Solutions

Housing Supply and Pricing
•

There is a lack of consensus on what the housing challenges are. Many people voiced concerns
that there is not enough affordable housing. Comments were made about rising rents, home
prices, and how local wages are not rising as fast as housing prices. However, several people
also commented that the city does not need any more affordable housing but rather needs
market rate housing.

•

There is a concern that the new affordable units will not be affordable for many city residents.
The use of county AMI is problematic in the city where incomes are lower than the county.

•

People who grew up in Poughkeepsie are no longer able to afford to live in the city.

•

There is a lack of middle-income senior housing.

•

There is a gap of housing for households earning between $40,000 and $100,000.

•

Construction costs have gone up dramatically, as have the prices of real estate and this creates a
significant barrier to developing housing.

•

Fair Market Rents will go down in 2022, which means some people who rely on a subsidy will
lose their housing.

•

There are very low income households that do not have good housing options.

•

The buyer's market is also out of reach for people who earn a middle to lower middle class
income.

Housing Quality
•

Absentee landlords are a big concern. Landlords often take a very long time to respond to
issues, or do not respond at all. This is even true for critical issues like flooding or appliances
breaking.

•

Tenants are living in substandard and unsafe conditions.

•

There is debate about whether landlords are able to make improvements without raising the
rents.

•

Homebuyers may have to make significant upgrades to old houses and this cost is either a
barrier or a burden. Some homes that are on the market do not have a Certificate of Occupancy
and will not get one unless a large investment is put into repairs.
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Housing Issues for Specific Groups
•

The disparities in quality of housing in neighborhoods along racial lines as well as access to
housing and homeownership is clear and evident in the city. Talking about these disparities is
important to address these challenges.

•

There are housing challenges across demographics, age ranges and geography, however the
challenges dominate on the Northside.

•

For persons who do not speak English there is no way for them to report problems with their
buildings to the building inspector

•

People feel discriminated against by their landlords because they do not speak English.

•

Some people do not know how to report issues around unfair eviction, or unsafe housing.

•

People do not know how to access information they need to purchase a home.

•

People who do not have a social security number want to be able to purchase a home. This is
particularly an issue for people who need financing for a home.

•

Nonprofits working on housing issues do not have staff that speaks Spanish.

•

People who rely on disability income cannot afford the rising rents.

Other Issues Related to Housing
•

One of the challenges that is related to housing is that community engagement and outreach
does not reach the people most impacted.

•

During planning board meetings developers do not respond to the public comments that are in
opposition to a development. Developers game the system and the Zoning Board of Appeals
and the Planning Board do not push back against developers or operate in the interest of
affordable housing. They allow people to claim they are building affordable housing when they
are not.

•

There are disparities by neighborhood in terms of services.

•

Poughkeepsie public schools needs a strong tax base and the attraction of homebuyers.

•

The tax lien system is problematic. Investors purchase these properties in bulk and the
properties do not go to single-family homeowners.

•

Some properties are intentionally kept vacant because they are tax write offs.

•

Property owners are all camouflaged behind LLCs.

•

There are housing related programs that people do not know about including first time
homebuyer programs and others.

•

There is no clear pathway out of public housing.

•

There is no city-wide strategy for community wealth creation or for upward mobility.

•

The eviction moratorium is causing financial stress for landlords. Landlords who are financially
stressed are considering selling buildings, these buildings may provide affordable housing units
and if sold these units will disappear.
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•

Some people don’t feel safe in their neighborhood, in part due to a lack of lighting.

•

Short term rentals do not necessarily have a negative impact. They bring exposure to the city
that is positive.

•

Taxes are too high taxes are too high due to tax handouts to wealthy developers and an
oversaturation of nonprofits.

•

Regarding Main Street businesses, one of the problems of filling storefronts is they are, like
housing, owned by absentee landlords who are charging rents that are too high.

•

Zombie housing is a problem. They sit vacant and cause neighborhood blight.

•

Landlords enter apartment units whenever they want and tenants feel this is disrespectful.

•

Some landlords discriminate against families with children and will not rent to them.

•

Landlords charge $25 non-refundable background and credit check for each person over 17 for
apartment applications. Households looking for housing may pay over $75 per apartment
application.

•

In order for people to be successful as homeowners they may need education about the process
of buying and owning a home.

•

The city is the cheapest place to live in the area - people come here when they are on the brink
of homelessness.

•

Many people don’t have cars in the city and need to be able to walk to their doctors etc. so
housing has to be near these services.

•

Overcrowding is an issue because people cannot afford larger apartments.

Local Solutions
•

Incentivize landlords to make repairs on property.

•

Require in-housing property managers.

•

Rapid identification and mitigation of problematic housing.

•

Improved code enforcement, heavy fines for unsafe housing.

•

Enforce vacant building fees.

•

Rental property registration to track where landlords are, what buildings they own, and to have
contact information for first responders.

•

Make building permit applications more available for the public.

•

More homeownership opportunities.

•

Look at racial and geographic disparities in housing and this should inform solutions. If this is
not done solutions will not be equitable across the city.

•

Create map to track all new development.

•

Integrated approach to working across multiple issue areas – housing, economic development,
education, poverty. Without doing this may miss opportunities or be duplicative.
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•

Seek technical assistance, partner with other cities, and get national support.

•

Allow apartments on upper floors of commercial buildings.

•

Land bank to help with the issue of blight and creating new housing opportunities.

•

The Land Bank should give priority to local residents.

•

Tax incentives for those with a primary residence in the city and a higher tax rate for those who
live outside of the city.

•

Increase civic engagement and involve youth in this effort, improve organizing infrastructure in
the city to serve issues including housing. Leverage resources like Americore.

•

Market and outreach the housing resources and programs that do exist in the community for
first time homebuyers, other housing resources, or commercial products from lenders that
people may or may not know about them.

•

If possible, utilize American Rescue Plan funds for urgent issues. This would help build trust with
low income residents.

•

Incentivize development and the allocation of resources where the need is highest.

•

Consider a set aside policy.

•

The city needs to focus on supplying homeownership opportunities instead of apartments so
people can own real estate and generate wealth.

•

Be mindful of how you push development, and be much more selective in the use of pilots and
other tax breaks. If developers are insistent on building luxury apartments out of reach of many
of our citizens, the least they can do is contribute to the tax base.

•

Lower income housing is needed but it must be balanced with lots of market rate housing. We
need to revive the urban core and that can only happen with market rate. Without that, empty
storefronts and crime will remain.
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HOUSING PIPELINE
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NEW HOUSING PIPELINE
The following new multifamily housing development inventory and analysis is a snapshot from October
2021 based on data provided by the city. The inventory includes information from projects still in
development, which are subject to change.
The purpose of this overview is to:
•

Provide an estimate of the number of new units that Poughkeepsie will likely see in the coming
years

•

Show the location of these potential developments in the context of the city at large

•

Aggregate all projects to provide an estimate of the percent and number that will be affordable
and

•

Aggregate all projects for an estimate of the amount of new commercial space within the
residential development projects.

Projects were sorted based on what development stage they were in during the month of October 2021.
The different stages include: recently completed, under construction, approved site plan, planning
board, pre-planning, and conceptual.
The first table is a summary of all recently completed development projects in the pipeline. In total,
including projects already completed, there are close to 2,000 new residential units in the pipeline. Of
these a little over a third are affordable units while another 11% are in mixed income projects which also
include some affordable units. Around 56% of units are strictly in market rate developments.
The new development projects will result in a significant amount of new commercial space, which
includes office and retail. For projects that include residential use, close to a million new square feet of
commercial space is planned. If other non-residential development projects are added to this,
Poughkeepsie can expect to see 1.15 million new square feet of commercial space. As a high amount of
vacant commercial space sends a message of disinvestment, it is important that the city monitor the
lease-up of this space as it comes online and that the approvals for new commercial space by the
planning board are informed by the amount of current vacant space.
Summary of Pipeline Development Projects
Residential
Units

All
Affordable
Residential

Mixed
Income

Market Rate

Commercial (sf)

Recently
Completed

502

107

174

203

801,600

In Pipeline

1,443

514

29

870

194,240

Total

1,945

621 (32% of
all units)

203 (11% of
all units)

1073 (56%
of all units)

995,840

City of Poughkeepsie Housing Needs Assessment

150 | P a g e

RECENTLY COMPLETED PROJECTS
Project Name/Address if Residential
Different
Units

Commercial
(sf)

Subsidies

Water Club/ 36 Pine St.

136

-

Queen City Lofts/
178 Main St.

70

12,000

PILOT (Council); LIHTC (9%);
brownfields TC

Mixed
Income

40 Cannon (Cardinal
Court)/40-44 Cannon St.

49

7,000

485A; NY Main St grant ($500k)

Mixed
Income

12 S. Hamilton

9

2,100

485A

Affordable

400 Maple St.

20

1,500

485A

Affordable

15

7,000

485A; historic TC

78

-

20

2,300

Heart of the Block /
Maple St.

40

-

289 Main St.

6

5,700

160 Union St.

41

-

North Pointe Center/
Delafield and Spruce St.

18

12,000

TOTAL

502

801,600

Poughkeepsie
Underwear Factory/ 8
North Cherry St.
Fallkill Commons on
Rose/ Rose St.
560-564 Main St.
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PILOT (IDA); brownfield TC

Type

LIHTC (9%); PILOT (Council)

Market Rate

Mixed
Income
Affordable
Market Rate

sales and use tax exemption;
mortgage recording tax exemption;
PILOT (IDA)

Mixed
Income
Market Rate

sales and use tax exemption;
mortgage recording tax exemption; Market Rate
PILOT (IDA)
sales and use tax exemption;
mortgage recording tax exemption; Unknown
PILOT (IDA)
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One Dutchess
Ave.

300 13,800

387 Main St.

22

4,200

407 Main St.

14

3,000

The Academy/
33-35 Academy 28
St.

24,000

Crannell
Square/
35 Catharine
St.

235 Main St.

TOTAL

75

28

-

485A; brownfield TC

Market
Rate

Estimated date
of Certificate of
Occupancy

Estimated date
of building
permit

Type

Subsidies

Commercial (sf)

Residential
Units

Project
Name/Address
if different

Under Construction

Building A
Building A without
issued 6-9the commercial
2020, Building area included and
H issued 6-3just housing
2020, Building December 2021,
F issued 1-23- Building F and H
2020
September 2021

sales and use tax
exemption; mortgage
recording tax
Affordable
exemption; PILOT
(IDA)
Mixed
Income
sales and use tax
exemption; mortgage
recording tax
Affordable
exemption; PILOT
(IDA)

4/3/2020

November 2021

5/31/2018

1-25-2021 issued
for 12 units

LIHTC (9%); PILOT
(Council); brownfield
TC

Affordable

7/2/2020

Dec-21

Market
Rate

7-20-2020
Interior Demo
permit, new
work permit
should be
issued 9-2021

Jan-23

2,044

467 47,044
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Subsidies

Type

-

applied to IDA for
benefits process not
completed

Market
Rate

44

-

84-86 Carroll St.

16

-

Harrington Heights/
100 S. Hamilton St.

24

-

Pelton Manor/
N. Clover St.

36

Estimated
date of
Certificate
of
Occupancy

Commercial
(sf)

20

141 N Water St.

Estimated
date of
building
permit

Residential
Units

Project
Name/Addre
ss if
different

Approved Site Plan

6/9/2021

12-2022 No
work started
under permit
yet
Dec-21

Market
Rate
Market
Rate
Market
Rate

299 Main St.

9

671

Market
Rate

115 Parker Ave.

-

400

Market
Rate

5/7/2021

267 Mill St.

7

-

Market
Rate

4/21 Interior
Demo permit

584 Main St.

30

-

Affordable

134-136 South Ave.

15

-

27 High St.

67

-

316 Main St.

80

21,705

85 Market St.

8

-

320

24,591

TOTAL
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Planning Board
Project
Name/Address if
Different
278-282 Main Street
148 Cannon Street
Wallace Campus/331
Main St.
Highview
Development/ Milton
St.
35 Main Street
135 Main Street
TOTAL

Residential
Units

Commercial
(sf)

24
13

11,000
-

187

53,000

63

-

Market Rate

102
72
461

22,605

Market Rate
Affordable

Subsidies

Type
Market Rate
Market Rate

LIHTC (4%); historic TC;
brownfield TC; intends to seek
PILOT through City Council

Affordable

86,605

Conceptual
Project
Residential Commercial
Name/Address
Units
(sf)
if Different
Poughkeepsie
Landing
(DeLaval)/
Rinaldi Blvd.

23 Academy

Las Ventanas
on Main/
508-516 Main
St.
Cigar Factory/
15 N. Cherry
St.
TOTAL

Subsidies

Type

30,000

$2M Empire
State
Development
grant;
brownfield TC

Market
Rate

15

6,000

Restore NY grant
($2.95M);
NYSERDA grant;
city CDBG

100

-

50

30
195

Mixed
Income

Estimated
Estimated
date of
date of
building Certificate of
permit
Occupancy

1/29/2020

3-2022 for
housing and
commercial
space
12-2021

Affordable

Unknown
36,000
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PIPELINE PROJECT TIMELINE
The following pipeline development table includes projects that are currently working with the planning
board through those in the construction phase, it does not include concept phase or pre-planning projects.
Development timelines are an estimate based on typical timelines. The list is from October 2021.

Units

YEAR 2 - 2022

YEAR 3 - 2023

YEAR 4 - 2024

YEAR 5 - 2025

178-282 Main St
148 Cannon St
Wallace Campus
Highview
35 Main St
135 Main St
141 N Water St
Pelton Manor
84-86 Carroll St
27 High St
Harrington Heights
299 Main St

178-282 Main St
148 Cannon St
Wallace Campus
Highview
35 Main St
135 Main St

267 Mill St
316 Main St
584 Main St
85 Market St
134-136 South
Avenue
1 Dutchess Ave
387 Main St
407 Main St
The Academy
Crannell Square
235 Main St

141 N Water St
Pelton Manor
84-86 Carroll St
27 High
Harrington Heights
299 Main St
267 Mill St
316 Main St
584 Main St
85 Market St
134-136 South Avenue
178-282 Main St
148 Cannon St
Wallace Campus
Highview
135 Main St
35 Main St

1 Dutchess Ave
387 Main St
407 Main St
Crannell Square

Completed - Lease Up

Construction

Approved Site Plan

Planning
Board

YEAR 1 - 2021

300

111
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235 Main St
The Academy

141 N Water St
Pelton Manor
84-86 Carroll St
27 High St
Harrington Heights
299 Main St
267 Mill St
316 Main St
584 Main St
85 Market St
134-136 South
Avenue

178-282 Main St
148 Cannon St
Wallace Campus
Highview
135 Main St
35 Main St

56

320

461

155 | P a g e

Pipeline Development Projects – Phases of Development

The majority of new development of multifamily projects are in the central Downtown area of
Poughkeepsie within a block or two of Main Street and near the waterfront. There are a couple of large
projects in the pre-construction phase that are in the Northside neighborhood of the city. There are no
development projects in Poughkeepsie’s Southside neighborhoods.
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Pipeline Development Projects – Developments with Affordable Housing

The new multifamily development projects that include affordable or mixed income housing are
concentrated mostly along Main Street and between the two arterials. Some of more significant of
these projects, Queen City Lofts, Fallkill Commons on Rose, and 40 Cannon are already completed. In
total, there are 107 completed units in affordable projects and 174 in mixed income projects. Of the
projects not completed, there are only 567 units in the pipeline in either affordable or mixed-use
developments. 125 affordable units and 14 mixed income units are under construction.
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The highest number of units are in One Dutchess, which is a waterfront development with 300 planned
units. This development is under construction. The second largest development in terms of units is the
Wallace Campus, which will have 214 units of affordable housing on Main Street according to the
current plans. This project is currently in front of the planning board. The recently completed Water
Club is the third largest recent development project with 136 market rate units. A large number of the
developments (12) are in the mid-size range with between 25 and 100 units. These are mostly along
Main Street although not all. The smaller projects are dispersed more widely, although also mostly
concentrated in the center of the city.
Pipeline Development Projects by Unit Count
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A large portion of the new developments have or are planned to have commercial space. Mixed-use
development promotes walkable communities, new economic opportunities, and vibrant streets.
However, it is important to continue to monitor the lease-up of the commercial space as it comes
online.
Pipeline Development Projects – Developments with Commercial Space
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TAX INCENTIVES AND EXEMPTIONS
Tax exemptions and incentives are an important tool for communities that seek to stimulate investment
and development. New York’s high development costs are a barrier for project development, especially
for projects with community benefits such as affordable housing. By offering tax exemptions to targeted
types of projects, communities can stimulate the type of development they want.
According to the New York State Comptroller:
“Property tax exemptions can be a valuable tool to improve the affordability of housing
for certain populations, fuel economic growth or encourage the adoption of energysmart technologies.”3
New York State Real Property Tax Law (RPTL) includes exemptions which local municipalities can opt
into (or in some cases opt out of) in order to promote investment or to incentivize certain types of
development projects. 485-a is one RPTL exemption designed to encourage the production of new
residential units as mix use development in underutilized commercial properties, and to encourage new
investment in a community. Some other RPTL exemptions include:
•

•

•

•

Capital Improvements to a One - or Two-Family Residential Property RPTL Section 421- Partial
exemptions from real property tax of the increase in assessed value attributed to capital
improvements.
Capital Improvements to Multiple Dwelling Buildings (RP-421-k) - Conversion of Multiple
Dwelling Buildings to Owner-Occupied One- and Two-Family Residences – An eight-year
exemption of the increase (the portion attributable to the conversion, not for ordinary
maintenance or repairs) in the assessed value when a former multiple dwelling is converted to a
one- or two-family residence.
First-Time Homebuyers of Newly Constructed Homes (RP-457) – A five-year exemption of the
portion of the property taxes for newly constructed one- and two-family owner-occupied homes
that have not been previously occupied.
Residential-Commercial Urban Exemption Program (RP-485-a) - Conversion of a NonResidential Property into a Mix of Residential and Commercial Uses - A twelve-year tax
exemption given for the increase in assessed value (the portion attributable to the conversion,
not for ordinary maintenance and repairs) from a solely nonresidential use to a mix of
residential and commercial uses.

Industrial Development Agencies (IDAs) were established under New York Law as tax-exempt municipal
public benefit corporations in order to create job opportunities, improve health outcomes, support
general prosperity and economic welfare, and improve the standard of living. By offering incentives,

3

“Property Tax Exemptions” Office of the New York State Comptroller, Thomas P. DiNapoli, February 2018
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IDAs support business and investment in New York State where high development costs can otherwise
prohibit development and investment.
Development projects that comply with the requirements applicable to IDAs under New York State law
are eligible for support. The transfer of title on a project to an IDA allows developers to benefit from the
sales tax and mortgage tax exemptions offered to the IDA as an incentive on the project. The tax
exemption or abatement assistance is for, among other things, construction, and equipping and
furnishing qualified projects. IDAs are required by the state to have a uniform policy but the review and
process happen at the local level.
Some IDAs have a point system for awarding benefits and may include claw-back provisions for projects
that fail to meet set standards. IDAs can also create additional policies for further public benefit. For
example, the Ulster County IDA has a policy that companies benefiting for an IDA incentive program
must employ local laborers and developers receive additional benefits if they purchase materials,
supplies or services for their projects from within the county.
A qualifying project can receive various benefits from an IDA including:
•

Federal and State Tax Exemption on Certain Debt – The IDA issues debt in the form of bonds or
notes and interest on that debt is exempt from personal income taxes imposed by the State of
New York and all political subdivisions thereof. In certain circumstances, interest on debt of the
Agency may also be exempt from gross income for federal income tax purposes if the particular
Applicant Project meets the requirements of the Internal Revenue Code. These exemptions of
interest from certain income taxation allows the IDA to borrow at lower interest rates than a
private entity can borrow at, thus lowering the cost of borrowing for a project.

•

State Tax Abatement Benefits -Qualifying projects may also be exempt from New York State
Mortgage Recording Tax, the New York State Deed Transfer Tax, and State Sales Tax on
purchases of equipment, building supplies and other personal property. These exemptions from
state and local taxes enable the Agency to lower the cost of undertaking and financing a project.

•

Real Property Tax Exemption- Real property owned by the IDA is exempt from certain real
property taxes. This exemption from real property taxes allows the IDA to lower the operation
costs of a project.

Typically, an IDA agreement will include a provision for Payment In Lieu of Taxes (PILOTs) for an amount
of the tax that a municipality would normally receive. By receiving this tax benefit, developers are often
able to succeed with projects that would otherwise be too costly.
A Unified Tax Exemption Policy is a binding agreement between IDA and the project developer. Under
the Agreement, the IDA has policies allowing denial of financial assistance to a project that does not
deliver the public benefits promised when the project was approved by the IDA. The Agreement also
established the conditions under which the IDA is entitled to recapture some or all of the financial
assistance that has been granted to the Company if the project is unsuccessful in delivering the public
benefits.
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The Poughkeepsie City Council also has the authority to offer PILOTs. In recent years, most housing
PILOTs have come from the Council although the city IDA has issued some as well.
Recent PILOTS in Poughkeepsie
•

Queen City Lofts, 178 Main Street (Council PILOT) – Mixed income

•

Crannell Square, 35 Catherine Street (Council PILOT) - Affordable

•

Fallkill Commons, Rose Street (Council PILOT) – Affordable

•

North Point Center, Delafield and Spruce (IDA PILOT) – Market rate

•

387 Main Street (IDA PILOT) – Affordable

•

160 Union Street (IDA PILOT) – Market rate

•

Water Club, 36 Pine Street, (IDA PILOT) - Market rate

•

The Academy, 33-35 Academy Street (IDA PILOT) – Affordable

•

Heart of the Block, 472 Maple Street, (IDA PILOT) – Mixed income

The following projects have applied for benefits by have not yet received them
•

141 N Water St

•

Wallace Campus, 331 Main St (intends to seek a PILOT through the Council) - Affordable

Example of Housing Development with Exemptions
Across the state, there are hundreds of examples of housing developments that benefit from tax
exemptions or incentives. The Swinburne Building in Albany is one such project. The LLC behind the
project applied to the city of Albany IDA for exemptions and abatements to successfully construct and
finance the project.
The project provided the following benefits:
•

mixed use development

•

investment in a distressed census tract

•

utilizing a currently vacant site

•

71 new affordable residential units

•

creation of commercial opportunities

•

increasing the city’s tax revenues

•

47 new permanent jobs with an average annual salary of $40,000

•

65 construction jobs.
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The total project cost was $25,160,905 (estimate)
The Swinburne was awarded the following benefits:
•

$652,000 (est.) N.Y.S. Sales and Compensating Use Tax

•

$122,700 (est.) Mortgage Recording Taxes

•

$8,816,269 (est.) Real Property Tax Exemptions.

Aligning Tax Incentives and Exemptions with Community Goals
The city of Ithaca provides an example of how to align public investment in the form of tax incentives
with community goals. The City of Ithaca Community Investment Incentive Tax Abatement Program
(CIITAP) provides incentives for projects that align with the goals of the Tompkins County
Comprehensive Plan including:
•

Strengthen and enhance the city of Ithaca’s downtown area as the urban center of the county.

•

Increase the amount and density of housing and business space in the central business districts
throughout the county.

•

Promote greater density by encouraging development of existing ‘gaps’ left by abandoned
buildings and vacant parcels.

Projects applying for exemptions must meet requirements on size, density and location as well as
municipal compliance.
By aligning the goals of the exemption program with the goals of the comprehensive plan, the
community goals and vision as set forth in the plan are incentivized with tax breaks.
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EXISTING HOUSING RESOURCES AND
PARTNERS
•

Hudson River Housing
Poughkeepsie benefits immensely from the work of the housing nonprofit Hudson River Housing
(HRH). HRH is an affordable housing developer, a homeownership promotion and preservation
center, a provider of homeless and affordable housing services and specialized support services, has
an emergency rental assistance program, and does job training and small business support.

•

PathStone
Pathstone Dutchess County is a nonprofit community development and human services organization
which works on issues of ending poverty and strengthening families and individuals. On housing
PathStone “promotes access to personal counseling and financial resources designed to stabilize
living environments and provide the foundation for economic security.” PathStone is also the
administrator for Section 8 Housing Choice Program for Dutchess County.

•

Rebuilding Together, Dutchess County
Working county-wide, Rebuilding Together offers income qualified homeowners repair assistance.
The nonprofit focuses on seniors who are aging in place with a program to modify homes so they are
accessible. For example, bathrooms might be made ADA accessible with grab rails or handrails,
entrances made accessible with ramps. There is also a focus on households with children.
Rebuilding Together partners with Red Cross on a home safety prevention program and installs
carbon monoxide and smoke detectors. They also address energy efficiencies such as new boilers –
to keep it energy efficient – including installation

•

Habitat for Humanity, Dutchess County
Habitat for Humanity is a non-profit organization with the mission of improving access to decent and
affordable housing. Habitat for Humanity of Dutchess County advances this mission in Poughkeepsie
and the rest of Dutchess County through advocacy, new home construction, and home
rehabilitation. Habitat for Humanity of Dutchess County works in collaboration with the City of
Poughkeepsie Anti-Blight Taskforce.
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•

Dutchess County Poughkeepsie Land Bank (DCPOK Land Bank)
The DCPOK Land Bank is a new agency that may play an important role in providing new housing
opportunities in the City of Poughkeepsie in the coming years. Still evolving, the Land Bank was
officially incorporated in New York State in April 2021. The mission is to “promote equitable and
sustainable development through the rehabilitation of vacant, abandoned and underutilized
properties in ways that are guided by ongoing community input, that foster housing that is
affordable, that nurture communities of choice and access, and that support economic,
environmental and social resiliency.”
In other Hudson Valley communities land banks are an important for providing new housing
opportunities as well as supporting neighborhood revitalization. The Newburgh Community Land
Bank (NCLB) acquires properties from the city of Newburgh and typically sells land bank properties
through a Request for Proposal process. Properties are sold with a deed restriction that limits the
amount of time the purchaser has to complete renovations and establish occupancy. The Land Bank
also employs deed restrictions such as a requirement for owner occupancy.
If the DCPOK were to follow the model of the NCLB, the agency could play an important role in
providing new affordable homeownership opportunities in the City of Poughkeepsie in coming
years.

•

Community Action Partnership for Dutchess County
CAP Dutchess County provides a variety of services and programs to meet the needs of low-income
residents of Dutchess County.
In housing CAP Dutchess County provides emergency rental assistance, household budget
education, rent and utility financial assistance. CAP also provides Spanish translators to assist in
communication needs.

•

Nubian Directions II Inc. – Youth Build
The New Directions YouthBuild/Americorps Partnership is a comprehensive youth development
program that offers job training and leadership development through the construction and
rehabilitation of affordable housing. Youth Build has partnered with Hudson River Housing on the
construction of new homes through the Northside Homeownership Program.
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