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Introduction  

Greene County is located on the west bank of the Hudson 
River in the Catskill Mountain region of New York State.  
With a total area of 653.8 square miles, Greene County has a 
population of 48,195 according to the 2000 Census. Greene 
County has also passed two counties in the state in population 
since the 2000 Census (Cortland and Montgomery) and will 
likely pass Allegany and Franklin Counties as well before the 
2010 Census. Located at the intersection of the Capital Region 
and the Hudson Valley, the two fastest-growing regions in the 
Empire State, Greene County will likely continue to 
experience strong growth in housing and employment in the 
coming years.  
 
A total of 5 villages and 14 towns comprise the municipalities 
in the County.  Within the County, there are three distinct 
regional areas: the Historic River Towns, the Valley Towns, and the Mountaintop Towns.  The Towns of 
Athens, Catskill, Coxsackie, and New Baltimore comprise the Historic River Towns, while the Valley 
Towns are the Towns of Cairo, Durham, and Greenville.  Towns located in the Mountaintop Region are 
Ashland, Halcott, Hunter, Jewett, Lexington, Prattsville, and Windham. The largest populated 
communities are the Town of Catskill (11,849 residents), Coxsackie (8,884), and Cairo (6,355).   
 
The Department of Planning and Economic Development, in cooperation with the Greene Business 
Partnership, recently completed work on a countywide Comprehensive Economic Development Plan.  As 
part of this plan, a comprehensive assessment of the Greene County economy was completed and a set of 
goals and prioritized strategic actions were developed. During the preparation of this plan, housing was 
identified as an important part in developing a County Economic Development Plan.  In addition, as part 
of the plan a Resource Assessment was completed to provide a review of the County’s assets relative to 
the retention, expansion and attraction of businesses.  According to the Resource Assessment: 
 
Á The appearance of buildings and neighborhoods is another problem; poorly maintained properties 

reflect negatively on the community, sending a message to prospective employers that residents 
are uninvolved or unconcerned. 

Á Housing cost is low for the region, but the supply is very limited; also, average wages are not 
keeping pace with average housing costs, so housing affordability is becoming a problem. 

 
Further, recent statistics show that the median housing prices in Greene County have increased.  Housing 
price data from the Greene County Real Property Tax Service on deed transactions of residential 
properties between 2004 and November 2007 indicate that the average price of homes sold has steadily 
increased in each regional area.  In 2004, the average price of homes sold in the Historic River Towns 
was $162,049 and in 2007 it is $195,223.  The Valley Towns had an average price of $147,132 in 2004 
and $170,927 in 2007.  In comparison the average price of a home sold on the Mountaintop was $206,741 
in 2004 and in 2007 it was significantly higher at $300,113. In general, the current housing prices are 
more than three times the median family income for the county, indicating that most units are not 
affordable to existing residents according to generally accepted standards of affordability.  For example, 
one way to determine the affordability of homeowner units is to compare the median value of homeowner 
units and median household income of the community. Nationally, a ratio of 2 to 1 or less is considered 
“affordable”.  For instance, for a home costing $200,000 to be affordable the household should earn an 

Source: River Street Planning & Development LLC created
map using MapInfo. 
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income of $100,000 to achieve a ratio of 2.0.  According to the 2000 Census, the median house value of a 
home in the County was $92,400 and the median household income was $36,493.  This results in an 
affordability ratio of 2.52 for Greene County. Therefore in 2000, homes in Greene County exceeded basic 
affordability standards, but not dramatically.   
 
Estimates on median house values and household income were obtained from ESRI for 2006, which 
confirmed that housing prices in Greene County have increased dramatically since 2000.  According to 
ESRI the median value of a home in Greene County was $197,666 in 2006 and the median household 
income was $43,638.  Housing prices in the County grew in excess of 100%.   The affordability ratio in 
2006 was 4.53 in Greene County. 
 
One of the actions identified in the County’s Economic Development Plan was to conduct a countywide 
affordable housing study and work with developers and municipalities to site affordable projects. 
 
Project Purpose and Description  
 
Greene County recognizes that sustainable communities offer quality housing for residents of all ages and 
incomes. They offer a range of opportunities from high end executive level housing to quality affordable 
housing for both renters and homeowners.  Sustainable communities need to meet all phases of a family 
life cycle is important - enabling young couples to buy a starter home, move up into a home large enough 
for a family, and when they are ready, into townhomes or other retirement options. Sustainable 
communities offer housing of all types and at all price levels in safe neighborhoods with amenities and 
easy access to convenient retail and needed services. A healthy housing market should provide good 
quality units that address resident demand in terms of number of bedrooms, location, price and other 
considerations.   
 
The Greene County Legislature, through the Department of Planning and Economic Development, and its 
consultant River Street Planning & Development LLC, has prepared this Housing Action Plan to examine 
the housing climate in Greene County, broaden the understanding of the components of a healthy housing 
mix for all stakeholders and provide decision-makers with programmatic and regulatory responses to 
these issues. This Housing Action Plan will assist local elected officials and community leaders in 
planning for appropriate housing to meet the needs of the county’s growing population and workforce, as 
well as work directly with the recommendations of the County’s Comprehensive Economic Development 
Plan. 
 
Funding for the Greene County Housing Action Plan was provided by the Greene County Legislature 
with assistance through a 2006 New York State Office for Small Cities Technical Assistance grant.  
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“Housing is increasingly the key to a successful economy. Without a variety of housing 
options, it is increasingly difficult to attract and maintain a labor force for the 21st 
Century.”  Wayne Speenburgh, Chairman, Greene County Legislature 

Why Housing is Important 

As Greene County moves to attract more businesses to locate in the County, quality of life issues such as 
housing become critical.  A wide variety of housing types should be available in the County to meet the 
needs of current and prospective residents. The County has experienced growing populations, with a 
larger percentage of new residents coming from Downstate and New York City. The real estate boom also 
drove housing prices up, and unfortunately incomes of Greene County households did not have the same 
increase.  Greene County’s low income residents are having a difficult time finding affordable homes as 
well as apartments. In fact, Fair Market Rents established by the U.S. Department of Housing & Urban 
Development are currently lower than the average asking rents units for apartments.   Housing becomes 
even more important as recent college graduates look for their first apartments, young married couples 
look to purchase their first home, and seniors look to downsize as there is limited housing available. 
Housing is important because there are residents who have grown up in Greene County and want to raise 
a family of their own here.  There are residents who have lived here all their life and want to remain here 
during their retirement years.    
 
During the preparation of this plan, a number of key statistics and issues emerged that speak to why 
housing is so very important to Greene County.  Housing is important to Greene County because: 
 
Á Greene County has experienced housing prices that have increased at a significantly higher rate 

than median incomes for the same period.  According to the Economic Report of the Hudson 
Valley Annual 2006 by Marist College, the median selling price of homes in Greene County 
increased an astonishing 122.8% from 2000 to 2006.  Median family income increased only 7.7% 
during the same period from $42,200 in 2000 to $53,200 in 2006 according to the U.S. 
Department of Housing & Urban Development.  

Á According to the Pattern for Progress – December 10, 2007 Report, between 2002 and 2006, 
Greene County experienced the highest percentage change in average housing values among the 
nine counties located in the Hudson Valley. 

Á According to Greene County Real Property Tax Service, the average asking price for homes in 
Greene County by regional area in 2007 was $195,223 in the Historic River Towns, $170,927 in 
the Valley Towns, and $300,113 in the Mountaintop Towns.  The median price of homes sold in 
Greene County by regional area in 2007 was $167,408 in the Historic River Towns, $160,000 in 
the Valley Towns and $222,500 in the Mountaintop Towns.   

Á Approximately 46% of residents living in Greene County are considered low and moderate 
income (incomes below 80% of the Greene County median income as defined by the U.S. 
Department of Housing & Urban Development).  One-third of residents have incomes in excess 
of 120% of Greene County median income and 21% of residents have incomes between 80% and 
120% of median income.  

Á Current housing prices are more than three times the median family income for the county, 
indicating that most units are not affordable to existing residents according to generally accepted 
standards of affordability. 

Á A corrections officer living in one of the River Towns with an average household income of 
$43,220 would be able to afford a buy a house in the $110,000-120,000 range. This calculation 
assumes you will spend no more than 30% of your income on rent (the generally accepted 
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standard of affordability). The average asking price for a home in the Historic River Towns was 
$195,223 in 2007. 

Á A two-income household living in one of the Valley Towns (teacher and local government 
employee) with a combined average household income of $57,036 would be able to afford to buy 
a house in the $150,000 to $160,000 range. This calculation assumes you will spend no more than 
30% of your income on rent (the generally accepted standard of affordability). The average 
asking price for a home in the Valley Towns was $170,927 in 2007. 

Á A two person household living in one of the Mountaintop Towns (insurance and retail employee) 
with an average household income of $60,702 would be able to afford to buy a house in the 
$160,000 to 170,000 range. This calculation assumes you will spend no more than 30% of your 
income on rent (the generally accepted standard of affordability). The average asking price for a 
home in the Mountaintop Towns was $300,113 in 2007. 

Á Since 2000 Greene County has grown 3.4% in population from 48,195 to 49,822 according to the 
Census Bureau. 

Á Greene County continues to witness an influx of residents, particularly from the Downstate 
Counties. Between the 2000-01 tax year and 2005-06 tax year, a total of 2,739 Hudson Valley 
and NYC residents moved to Greene County based on IRS data compiled by Marist College. This 
represents 40% of all new residents moving to the County. 

Á Former Hudson Valley and NYC residents generally have higher incomes n comparison to 
Greene County residents and are therefore able to spend more on housing costs – which in Greene 
County are less expensive in comparison to the Downstate Counties and NYC. 

Á A recent survey of rental listings found that the current average rents are higher than the Fair 
Market Rents (FMRs). FMRs are gross rent estimates (shelter rent plus the cost of all tenant-paid 
utilities, except telephone, cable or satellite television service and internet service). 

Á In order to afford the average 1BR rent of $584, a person would need to make at least $11.23 per 
hour, or $23,360 per year. This calculation assumes you will spend no more than 30% of your 
income on rent (the generally accepted standard of affordability). If you earn minimum wage 
($6.75), then you will have to work 67 hours per week to have an income high enough to afford 
this rent. 

Á In order to afford the average 2BR rent of $857, a person would need to make at least $16.48 per 
hour, or $34,280 per year. This calculation assumes you will spend no more than 30% of your 
income on rent (the generally accepted standard of affordability). If you earn minimum wage 
($6.75), then you will have to work 98 hours per week to have an income high enough to afford 
this rent. 

 
Products of the Housing Action Plan  
 
Marketing and education material is important to the success of this project, with the goal of educating the 
County’s internal and external audiences of the issues related to housing and how it impacts the County’s 
Economic Health.  The Greene County Housing Action Plan includes the development of stand-alone 
products which the Department of Planning and Economic Development will use to present information 
to County Municipalities, Potential Developers and Housing Stakeholders and Partners. Documents 
prepared as part of the Housing Action Plan include the following: 
 
Á PowerPoint Presentation of the Plan – A summary brochure of the housing strategy in the form of 

a PowerPoint presentation was prepared for the County’s use in providing education and 
assistance to the various municipalities regarding housing needs and development opportunities.  

Á Fact Sheets – Six fact sheets were prepared on the following topics: 
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o Greene County Existing Housing Conditions – Summary of current housing prices, 
incomes, housing affordability, rental market, housing vacancy, senior housing, 
workforce housing and barriers to housing development.   

o Housing Definitions – Definitions of commonly used housing terms, such as affordable 
housing, accessory apartments, co-housing, and subsidized housing, among others was 
provided.  

o Zoning Techniques- This fact sheet included descriptions and illustrations, as appropriate, 
of land use regulations which encourage a mix of housing.   

o Municipality Guide – A summary of tasks that municipalities can do to examine housing 
needs in their communities.  

o Why a Balance Housing Market is good – This fact sheet provides rationale for why the 
County should encourage a healthy housing mix. 

o Fact Sheet #6 - To be identified 
Á Cost of Services Analysis and Fiscal Impact Analysis – A detailed cost of services analysis and 

fiscal impact analysis was prepared for potential housing projects in the Town of Cairo and the 
Town of Athens and can be found in the appendix of this report.  A description of the cost of 
services analysis and fiscal impact analysis can be found on page 8 of this report. The cost of 
services and fiscal impact analysis were constructed as spreadsheets models that can be replicated 
for other Greene County communities and updated from year to year. 

 
The Greene County Department of Planning and Economic Development intends to share this plan and 
the products developed as part of the plan with the municipalities.  The County hopes that the 
municipalities will use the tools available to encourage the development of housing in their community.  
 
Key Findings of Housing Market Analysis  
 
With regard to housing, Greene County’s goal is to provide for a healthy housing mix within its 
communities that will ultimately expand housing choice for diverse income groups, family types and 
persons with disabilities or special needs. The Housing Market Analysis and Focus Group Meeting held 
with stakeholders provided important information on housing needs and issues within Greene County.  
The following summarizes the key issues found during the planning process: 
 
Á Greene County has a growing population and increased number of households which could 

indicate a need for additional housing overall. 
Á One-third of households in Greene County’s regional areas have incomes below 60% of median 

income and almost one-third have incomes above 120% of income suggesting a diverse economic 
population. 

Á There are a considerable number of vacant/seasonal units (6,250 units or 75.4% of all vacant 
units) which could indicate a significant second homeowner population. 

Á The Mountaintop Towns have a significantly high rental vacancy rate (26.7% excluding seasonal 
units) which could indicate substandard units, high rents, or a mix of both. 

Á All the regional areas are generally served by basic services – schools, library, emergency 
services, and retail. However most communities mention in their comprehensive plans their desire 
for more general community services (i.e. shopping, restaurants, community activities, facilities, 
etc). 

Á Overall, the more populated areas within the County such as the villages and town hamlet areas 
have municipal water and sewer, while the remaining areas are served by private wells and septic 
systems. 
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Á Subsidized housing accounts for less than 3% of the County’s total units. Roughly 50% of 
residents in each of the regional areas have low incomes (households with incomes less than 80 % 
of the Greene County median as defined by the U.S. Department of Housing and Urban 
Development).  

Á The majority of single earner workers in Greene County (based on annual average salary by 
industry/occupation) would not be able to afford homes at current prices. The median price of 
homes sold in the Valley Towns in 2007 was $160,000.  Only one of the eight existing target 
industries (state government) and seven of fourteen potential target industries in Greene County 
have incomes able to afford an $160,000 home at a conservative level (30% of income spent on 
housing). Using an aggressive model (spending 48% of income on housing), the $160,000 would 
be affordable to fourteen of the twenty-two combined potential and existing target industries in 
Greene County. 

Á Fourteen of twenty-two estimated two-earner households (based on annual average salary by 
industry/occupation) in the target industries would be able to afford homes at current prices under 
the conservative model in the Valley Towns.  Only nine of the twenty-two industries can afford to 
purchase homes based on the median price of homes sold in the Mountaintop area (which has the 
highest median sold price among regional areas in Greene County) under the conservative model.   
Under the aggressive model, the number jumps to seventeen of twenty-two. 

Á According to data from Greene County Real Property Tax Service, housing sales trends in the 
Historic River Towns from January 2004 to November 2007 show that the housing sale price has 
increased slightly during this time, but the number of homes sold is significantly down in 2007. 

Á Among the Valley Towns, the sale price has also increased slightly between 2004 and 2007 and 
like the Historic River Towns, the number of homes sold is significantly down in 2007. 

Á The average sales price of homes sold in the Mountaintop has increased nearly $100,000 between 
2004 and 2007. However, like the other areas of Greene County the number of homes sold is 
down.   

Á In 2007 the average asking price for homes in the Historic River Town region is $195,223. The 
average asking price of homes in the Valley Towns is $170,927. Among the three regional areas 
of the County, the Mountaintop Towns have the highest average asking price at $300,113. 

Á Current average rents throughout the County are higher than the Fair Market Rents (which 
include utilities). According to U.S. Department of Housing and Urban Development, the FMR 
for an area is the amount that would be needed to pay the gross rent (shelter rent plus utilities) of 
privately owned, decent, and safe rental housing of a modest (non-luxury) nature with suitable 
amenities 

Á Greene County’s physical and environmental features present a significant obstacle to the 
development of housing. Barriers to housing include: the natural features of the Catskills 
Mountains, the New York City Watershed Agreement, wetlands, flood prone areas, steep slopes, 
soils, infrastructure, stormwater management, as well as current zoning regulations.  

Greene County Department for the Aging – Housing Needs Assessment 

During the summer of 2007, the Greene County Department for the Aging formed a short-term housing 
committee to examine senior housing needs in the County and to report back to the County Legislature.  
As part of the planning process, two meetings were held with Advisory Committee Members and a survey 
analysis was completed. 
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The Committee focused on three key issues: 
 
Á Overall demand for senior housing – There is strong demand for affordable housing for low 

income seniors.  Most housing managers are reporting waiting lists that are one to two years long.  
Additionally, the committee felt that there was significant and strong demand for housing for 
seniors whose incomes fell just above the income guidelines for subsidized senior projects.  

Á Servicing each community – Committee members felt it was important that there was senior 
housing in each community. Many seniors want to remain the community in which they were 
raised and they raised their own family.  Only six of the fourteen Greene County towns have 
some form of senior housing.   

Á Providing additional and better services to senior housing residents - The Committee felt that it is 
an important shared goal to help seniors remain in independent living facilities and that service 
programs like home delivered meals, personal care and housekeeping are crucial to help meet that 
goal. Managers could use the help of a case management service to assess the needs of seniors 
and arrange necessary services. This concept has been successful at Bethany Village in 
Coxsackie. 

 
The Department of Aging also distributed a survey to assist in determining the needs of Greene County 
residents aged 60 years and older.   Surveys were inserted in 2,000 copies of the June Roundtable News 
and 121 were returned (6.1% response rate).  Survey results were analyzed and key issues identified 
include: 
 
Á Major difficulties are being faced by older residents in maintaining their homes (housekeeping 

activities, simple home maintenance, lawn care, and snow removal).   
Á Most seniors also had problems with stairs, with over half of the respondents having problems of 

going up and down stairs.  
Á Seniors need assistance with understanding and completing health insurance forms. 
Á One third of seniors reported loneliness and depression. 
Á Transportation continues to be a problem for seniors. 
Á Over 25% of respondents indicated a need for income assistance. 

  

Cost of Community Services Analysis and Fiscal Impact Analysis 

It is important for community officials, planners and decision makers to understand different types of land 
use and how they influence and impact a community. Land uses can affect the population and character of 
a community, size and breadth of local government, the types of services offered, the types of equipment 
purchased, and the taxes levied in order to provide those services.  
 
Achieving an appropriate balance of land uses is a critical component in creating a vibrant community. 
Successful communities provide a diverse mix of uses and a variety of options for living, working, 
shopping, recreation, and culture. The main purpose of the Housing Action Plan is to build and maintain 
sustainable housing to a variety of Greene County residents along with appropriate amenities.  
 
It is important for municipalities to address all phases of a family’s life cycle for its residents – enabling 
young couples to buy a starter house, eventually move up into a home large enough to raise a family, and 
ultimately providing housing for a variety of post-children and retirement options. Housing is 
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increasingly a key to a successful local economy. Providing a variety of housing options is a necessary 
element for communities wishing to attract and maintain a viable labor force in the 21st century. 
 
A Cost of Community Services (COCS) can help identify spending on various land uses and identify the 
benefits of different types of land within a municipality. It can also help determine whether infrastructure 
and road investments, for instance, are sustainable and add value to the community. 
 
Cost of Community Services (COCS) Analysis 
 
The COCS analysis identifies how various types of land uses affect local government spending and 
taxation. The COCS divides land use into four categories: residential, commercial, industrial, and 
farmland/open space and then calculates the COCS ratio for each land use category.  The ratio compares 
how many dollars of local government services are demanded by each type of land use per dollar 
collected from revenue.  
 
It is not always intuitive which kinds of development are net revenue generators and which ones are not. 
The COCS analysis is based on an assessment of the community’s revenues and expenditures over a 
single year’s timeframe. The most comprehensive source for this data is the NYS Comptroller’s Special 
Report on Municipal Affairs published annually. The most recent report available is for 2005. While 
COCS ratios will not likely change drastically from year to year, communities should plan on updating 
their COCS report with each new release of the Comptroller’s Report. 
 
Fiscal Impact Analysis 
 
Fiscal impact analysis is a mechanism to evaluate the net local public costs and revenues associated with 
development proposals. When evaluating project proposals using fiscal impact analysis, a community can 
estimate future service requirements of anticipated development.  The analysis also allows for monitoring 
the cost of land use decisions such as the decision to zone for single-family homes or garden apartments. 
 
A common issue raised by local officials and decision makers in reviewing proposed development for 
their community is what impact new development will have on existing community services. All 
development has service demands and many create new populations of residents or employees or both.  
Population increases in a community due to daily employment or seasonal inflows are often overlooked 
by local governments in their service and fiscal planning.  
 
Depending on the specific proposed development, an analysis of fiscal impact will depend on a variety of 
factors such as a projection of resident and school age populations attributable to the development, the 
numbers of public employees such as policeman, firemen, and other emergency service personnel, 
teachers, etc., who must be hired and the kinds of municipal facilities needed to serve the changing 
population. It is here that some care must be given to the type of development being considered. 
 
COCS and the Fiscal Impact Analysis as a Planning Tool 
 
Change is coming to Greene County, as the Hudson Valley and Capital Region areas continue to grow 
and expand. COCS and the Fiscal Impact Analysis are tools that municipalities can use to help shape the 
type of development that is best suited for their individual needs and desires. New York municipalities are 
not cookie-cutter places and what works in one municipality may or may not work effectively in a 
different one. 
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The COCS and Fiscal Impact Analysis will help guide decisions regarding preferred future land use 
patterns and help identify planning approaches for a balanced housing mix. The Greene County Planning 
and Economic Development Department can assist in identifying the types of planning tools to create a 
balanced housing mix; this can include types of incentives or impact fees for development. 
 
Greene County can also assist communities in: 
 
Á Understanding the COCS and the fiscal impact of proposed development projects through 

meetings and/or instructional workshops with local officials; 
Á Accessing data from State and Federal sources that will help inform their decisions about future 

development in their communities; and 
Á Preparing a COCS analysis or a Fiscal Impact Analysis for a specific development project. 

 
A COCS and Fiscal Impact Analysis prepared for the Town of Cairo can be found in the appendix of this 
report. 
 
Implementation Strategy  
 
The action plan component of the Housing Plan is intended to provide County leaders and other 
stakeholders, both current and future, with guidance regarding what kind of place residents would like 
Greene County to be in the future, provide a set of strategies for achieving that future vision, and provide 
a set of implementation actions that will facilitate the accomplishment of each strategy.  A funding 
catalog is provided in the appendix of this report. 
 
Project Implementation 
 
Many communities become frustrated with planning efforts that do not lead to concrete results.  Too 
often, a laundry list of recommendations is filed away, and communities lose the momentum generated in 
the planning phase, missing out on valuable funding opportunities to launch proposed initiatives.  To 
avoid this dilemma, this plan proposes a combination of strategies to implement the Housing Action Plan. 
 
Establishing a clear organizational framework for implementation of the Greene County Action Plan will 
be important.  Some actions will be appropriate for implementation by the County, while others will be 
better suited for the municipalities of Greene County.  
 
Proposed Actions 
 
The following pages describe the strategies and actions proposed under this Housing Action Plan.  The 
action items are organized by strategies.   
 
Goal One:  Provide an ample supply of housing for all phases of a family’s life cycle - enabling 
young couples to rent or buy a starter home, eventually move up into a home large enough for a 
growing family, and housing that provides a variety of post-children and retirement options. 
 
Strategy 1:  Identify and improve residential development within the village and town centers. 
 

Action 1.1 Encourage second floor housing on Main Streets to create mixed-use buildings in 
the village and town centers. Mixed use buildings in the village and town centers 
could increase the rental market in Greene County, increase foot traffic in these 
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vital commercial cores, as well as encourage reinvestment in the existing 
buildings and businesses. [Municipal Action] 

 
Action 1.2 Encourage new housing development that fills identified gaps in the housing 

inventory including in the village and town centers such as single family homes, 
market rate apartments, town homes, condominiums, lofts, and live/work space. 
[Municipal Action] 

 
Action 1.3 Identify and encourage infill development around population centers so residents 

can get to commercial services easier and public transit can improve. [Municipal 
Action] 

 
Action 1.4 Pursue funding opportunities for homeownership and rental development 

projects. This could include such programs as the New York Main Street 
Program, a program which provides grants to stimulate reinvestment in mixed 
use. [County/Municipal Action] 

 
Action 1.5 Review current land use regulations and building codes in the towns and villages 

and revise (if necessary) to allow for mixed-use opportunities in the village and 
town centers. [Municipal Action] 

 
Strategy 2:  Continue to encourage the development of mixed income home and rental projects. 

 
 Action 2.1    Work with developers to encourage “mixed-income” rental projects to serve a 

wide range of households. [County Action] 
 

Action 2.2    Identify potential sites for major residential projects and plan for their 
development or redevelopment. [County/Municipal Action] 

 
Action 2.3    Allow accessory units to help meet the market demand for rental units without 

any government subsidies. Accessory units can assist families to provide 
affordable housing options to relatives such as recent graduate first entering the 
job and housing markets or elderly parents. [Municipal Action] 

 
Action 2.4 Conduct a community housing trust (CHT) feasibility study for towns and 

villages that are interested in the CHT.  Typically Housing Trusts acquire and 
hold land and sell off any residential or commercial buildings that are on the 
land.  A feasibility study is needed to determine whether or not the CHT model 
would work in the interested towns and villages. [County Action] 

 
Action 2.5  With support from the community, establish a community housing trust (CHT) 

and acquire and own land on which housing can be built for those making less 
than 80% of median income. Through deed restrictions on resale, these housing 
units would be kept affordable. [Municipal Action] 

  
Strategy 3: In partnership with both county organizations and non-profit housing organizations 

promote housing rehabilitation and homeownership programs. 
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Action 3.1    Ensure coordination  with  public  and  non-profit  housing organizations  to 
implement  housing  improvement  and  assistance  programs.  [Municipal 
Action] 

 
Action 3.2  Create owner incentives to encourage reinvestment in existing substandard 

housing. [Municipal Action] 
 

Action 3.3  Promote rehabilitation programs and incentives to upgrade existing housing in 
the communities. [Municipal Action] 

 
Action 3.4  Work with municipalities, non-profits and county agencies to implement 

homeownership assistance programs. [County/Municipal Action] 
 
Action 3.5 Submit an application to the Governor’s Office for Small Cities to establish a 

revolving loan fund for First Time Homebuyers.  [County Action] 
 
Action 3.6 Work with municipalities to identify potential sites in conjunction with the 

proposed First Time Homebuyer Program, attract developers, and extend 
infrastructure to build the housing product mix needed in the County. [County 
Action] 

 
Action 3.7 Partner with the Hunter Foundation on their current efforts. The Hunter 

Foundation is a not-for-profit organization incorporated in 1997 to improve the 
Hamlets (Haines Falls) and Villages (Hunter and Tannersville) that are located 
within the Town of Hunter. It is the mission of the Hunter Foundation to restore 
the historic integrity of the Town’s housing stock.  [County Action] 

 
Action 3.8 Create a Greene County Housing Consortium, which would include the 

Department of the Aging, Department of Social Services, Planning Department, 
Section 8 Office, Public Housing, Catskill Mountain Housing, etc., to 
periodically meet and discuss housing issues. [County Action] 

 
Action 3.9 Continue to meet with the Columbia Greene Housing Consortium which focuses 

primarily on housing for people with special needs. [County Action]  
 
Strategy 4:  Encourage employer sponsored worker housing initiatives.  
 

Action 4.1  Encourage major employers to provide homeownership assistance, this can 
include but not limited to low-interest financing, down-payment subsides, or 
closing cost assistance, to employees who purchase homes in targeted areas. 
[County/Municipality Action] 

 
Goal Two: Continue to work  with  the  Department  for  the  Aging  on  implementing  their  
recommendations  from  the  Senior  Housing  Study.   
 
Strategy 1:  Identify specific senior housing developments that will assist with the increasing senior 

population in Greene County. 
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Action 1.1 Work with local municipalities on their land use regulations to allow housing 
development for seniors such as continuing care retirement communities. 
Encourage senior housing as a part of Planned Unit Developments (PUDs). 
PUDs may allow a variety of high-density housing, which can be clustered. 
[County/Municipal Action] 

 
Action 1.2  Allow seniors to stay in their home by permitting accessory apartments. 

Typically, accessory units can be attached or unattached, built new or come from 
within the existing structure, a remodeled garage. Permitting accessory units is a 
local government decision and often controlled by local zoning. [Municipal 
Action] 

 
Action 1.3 Allow seniors to live independently with the support of family by allowing elder 

cottages so seniors can live independently, but enjoy the support of family. An 
elder cottage is a small dwelling unit placed on the lot of a member of the 
senior’s family. [Municipal Action] 

 
Strategy 2:  Provide opportunities for seniors to continue to age in place. 
 

Action 2.1  Identify the types of services that are needed to allow seniors to age in place and 
work with organizations to assist with the seniors needs. [Municipal Action] 

 
Action 2.2  Identify neighborhoods and apartment complexes that have at least fifty percent 

of the residents over the age of sixty and have a low to moderate income. Then 
determine if the community may be eligible to receive funding as a Naturally 
Occurring Retirement Community (NORC). NORC funding received can be used 
to provide a variety of services for seniors to remain in their home and live 
independently longer. [Municipal Action] 

 
Goal Three: Mitigate or eliminate barriers to affordable and workforce housing initiatives through 
a program of public education and support advocacy. 
 
Strategy 1:  Provide assistance to local municipalities to mitigate and eliminate barriers for housing.  
 

Action 1.1 Work with local municipalities to identify and improve regulatory obstacles to 
housing choices so every community can provide appropriate housing for all 
phases of a family’s life cycle for our residents. [County Action] 

 
Action 1.2 Continue to assist municipalities to plan and fund housing improvements where 

needed. [County Action] 
 

Action 1.3 Identify and recommend changes to municipality’s existing land use regulations 
that will encourage the creation of affordable and workforce housing.  [County 
Action] 

 
Action 1.4 Work with local municipalities to identify the types of housing they have, 

identify the gaps in the housing continuum and plan for a community with the 
complete family life-cycle of housing choices. [County Action] 
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Strategy 2:  Undertake a public education campaign to raise public official and citizen awareness 
about the importance of housing choice and representing a complete life-cycle of 
housing.  

 
Action 2.1 Propose essential criteria for effective actions on housing policy. Develop and 

continually update an inventory of options for local municipalities, develop a 
review of local municipalities’ housing stock and assess what is needed and 
where, and create a list of “best practices.” [County Action] 

 
Action 2.2 Educate local officials and planners to understand how and why they could 

encourage mixed use, cluster development, inclusionary zoning etc. [County 
Action] 

 
Goal Four: Encourage Greene County municipalities to adopt land management tools that create 
opportunities for affordable and workforce housing. 
 
Strategy 1:  Encourage municipalities to adopt sound development principles. 
 

Action 1.1 Implement manufactured housing and design standards. [Municipal Action] 
 

Action 1.2 Encourage municipalities to update subdivision and road standards. [County 
Action] 

 
Action 1.3 Educate the local municipalities on inclusionary zoning regulations. Inclusionary 

zoning is a program that either requires or promotes market-rate housing 
development projects to include a percentage – typically 10-20% - of homes be 
“affordable” as defined in the statute. [County Action] 

 
Action1.4 Encourage municipalities to allow density bonuses to developers in exchange for 

more community benefits. As authorized under New York State Town Law, 
density bonuses are incentives that may be offered to developers in exchange for 
community benefits, this can include open space or parks, affordable housing, 
day or elder care, or other amenities that benefit the residents of the community. 
A density bonus can allow more residential units than is otherwise permitted 
under local laws. [County Action] 

 
Action 1.5 Encourage municipalities to adopt conservation subdivision standards. A 

conservation subdivision is a form of subdivision where homes are located 
specifically to protect open space, environmentally sensitive areas, or agriculture. 
Conservation subdivisions may also require or encourage cluster development. 
The number of house lots eligible to be built is determined from the established 
base density by the local municipality. [County Action] 

 
Action 1.6 Encourage the Mountaintop communities to participate in supporting a housing 

development fund to be used for infill projects in lieu of using the 
conservation/density bonus approach.  [County Action] 
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Goal Five: Continue to expand or improve infrastructure to facilitate more adequate housing. 

Action 1: Continue to work with local municipalities with public facilities expansions. 
 

Action 1.1 Continue to rehabilitate substandard housing in the county to facilitate and 
increase homeownership and rental housing options and more efficiently utilize 
existing public infrastructure. [County/Municipal Action] 

 
Action 1.2   Use county owned land (both vacant and tax sales parcels) as part of the 

leveraging strategy to encourage private development to assist in public facilities 
development. [County Action] 

 
Action 1.3  Work with municipalities to identify public infrastructure needed to support 

higher density housing projects. [County Action] 
 

Action 1.4  Continue to work with municipalities and update appropriate water and sewer 
expansion projects. [County Action] 



 
 

Municipal and School District Worksheet  

Name of Municipality: Town of Cairo 
A. Estimated Population 6,355 
B. Name of School District Cairo-Durham Central School 
C. School Enrollment 1,770 
D. Municipal Expenditures (2005): 

Source: NYS Comptroller's Report on Municipal Affairs 
Category Amount % of total 

1 General Government  $            617,394  18.35% 
2 Public Safety  $            283,864  8.44% 
3 Health  $            471,847  14.02% 
4 Transportation  $        1,235,601  36.72% 
5 Utilities  $            208,341  6.19% 
6 Recreation and Culture  $            196,402  5.84% 
7 Economic Assistance   $                8,057  0.24% 
8 Other Community Services  $              43,911  1.30% 
9 Debt Service  $            299,617  8.90% 

Total Expenditures  $        3,365,034  100.00% 

E. Cairo-Durham School District Expenditures (2005): 
Source: NYS Comptroller's Report on Municipal Affairs 

1 Operating  $      19,337,539  89.94% 
2 Debt Service  $        2,162,862  10.06% 

Total School Expenditures  $      21,500,401  100.00% 
% of School Expenditures - Cairo 61.2%  $      13,162,545  
Students from Village 0 0.0%  $                       -    
Students from Town 1124 100.0%  $      13,162,545  

Municipal Data EQ = 87.0% Source: NYS Comptroller's Report 2006 
Source: Town of Cairo Assessment Database (2006) Market value Assessed value 

F Local Equalized Property Value $449,860,505  $391,378,639 100.0% 
G Total Number of Taxable Parcels 4,236 4,236 

Local Residential Property Value $319,439,356  $277,912,240 71.0% 
Total Residential Parcels 2,734 2,734 
Local Commercial Property Value $50,615,172  $44,035,200 11.3% 
Total Commercial Parcels 225 225 
Local Industrial Property Value $1,320,345  $1,148,700 0.3% 
Total Industrial Parcels 5 5 

H Local Non-residential Property Value $51,935,517      11.5%  



$45,183,900  
I Total Non-residential Parcels 230 230 

Residential Non-residential 
J Equalization Rate - Current year 73.50% 73.50% 
K Property Tax Rate per $1000 - Current year 

1 Municipal  $                   5.86  
                  
$5.86  2006 

2 School District  $                18.45  
               
$18.45  

Total  $                24.31  
                
$24.31  

L Revenue Sources (2005): 
Source: NYS Comptroller's Report on Municipal Affairs Municipal School 

1 Property Tax  $        1,933,861  $9,175,717  
2 Sales Tax  $                       -    
3 Other Non-property Tax  $              47,067  
4 State Aid  $            453,666  $11,282,202  
5 Federal Aid  $                       -    $1,194,538 
6 Other Intergovernmental  $                9,836  
7 Interest on Investments  $              39,077  $72,727 
8 Other Local (Fees, etc.)  $            779,277  $395,908 

Total Revenues  $        3,262,784  
     
$22,121,092  

% attributable to Cairo 61.2% 
     
$13,542,533  

% attributable to Town 100.0% 
     
$13,542,533  

% attributable to Village 0.0%             -    
 

  
      

Note: The letters contained in the formulas in the subsequent steps refer to the items listed for the 
data sheets from Steps 1 & 2 above. 
 
3 Assign a share of local annual municipal costs to existing nonresidential facilities. This involves 

a two step process that first determines a refinement coefficient to assign municipal costs 
attributable to residential and non-residential uses and then uses the refinement coefficient to 
identify municipal expenditures attributable to non-residential uses.  Since the relationship 
between non-residential property value and total property value is non-linear, it must be scaled 
to reflect this deviation through the application of a refinement coefficient.4 See Appendix for the 
refinement coefficient graph and detailed explanation of its application. 

                                                 
4  The Fiscal Impact Handbook, Robert W. Burchell and David Listokin, 1978 



 
 
3a Determine refinement coefficient to assign municipal costs attributable to  
Residential vs. non-residential uses. 

Formula 
Average local non-residential real property value =  $            196,452  H/I 
Average local real property value =  $              92,393  F/G 
Ratio of non-residential to average real value = 2.13 H/I  /  F/G 
Refinement coefficient (RC1) = 1.50 Apply ratio to refinement 

Coefficient 
graph 

3b Identify existing municipal expenditures attributable to non-residential uses. 

Municipal expenditures assigned to  
non-residential sector =  $            582,730  D x H/F x RC1 

 
4 Calculate net annual per capita and per pupil expenditures. 
 
4a Municipal expenditures assigned to  

residential sector =  $        2,782,304  D- Step 3B 
4b Per capita municipal costs =  $             437.81  Step 4a / A 
4c Per pupil school costs =   $        11,710.45  

 
 
5 Determine number of residents and school-age populations by housing type anticipated from 

project proposal. 
 

Single family subdivision 2.00 units per acre 
5a Number of persons projected 

1BR units 0 1.50 0 
2BR units 10 2.31 23.1 
3BR units 25 3.06 76.5 
4BR units 5 3.76 18.8 
5BR units 0 4.52 0 
Total persons 118.4 

5b Number of school children projected Single family homes 
1BR units 0 0.00 0 
2BR units 10 0.30 3 
3BR units 25 0.71 18 
4BR units 5 1.16 6 
5BR units 0 1.58 0 
Total school children 26 

 



6 Calculate residentially induced total annual municipal and school district expenditures as a 
result of project proposal. 

 
Municipal costs associated with incoming 
residential proposal =  $    51,837.11 Step 5a x Step 4b 
School costs associated with incoming 
residential proposal =  $  309,448.63 Step 5b x Step 4c 

 
7 Calculate municipal costs for the nonresidential uses proposed as part of project  
 

Single family subdivision 
7a1 Equalized value of proposed development  $12,000,000  see step 9 detail 

Incremental non-residential to average non- 

residential value =  0.00  
Step 7a1 / 
H/I 

Refinement Coefficient (RC2) 0 
Apply ratio 
to graph 
See Appendix 

7b Determine future municipal costs attributable to the proposed non-residential facility 

Municipal costs associated with incoming non- 

residential facility  $        -    
Step 3b x Step 
7a1/HxRC2 

 
Since this particular project example involves only residential development, Step is not applicable in this 
example. 
 
8 Determine total increase in municipal and school expenditures by service category plus debt 

service. 
 

Total costs by proposal type: 
Residential project proposal =  $ 361,286  Step 6 
Non-residential project proposal =   $           -    Step 7B 

 
Step 8 summarizes the results from Steps 6 and 7B. 
 
9 Project total annual public revenues. 
 
9a Residential project proposal: Single family subdivision 

Municipal property tax revenues 
Projected market value $12,000,000 
Residential equalization rate 73.50% 
Assessed value of development  $     8,820,000  
Less average exemptions  $        882,000  10.00% 
Taxable value of development  $     7,938,000  



Tax rate per $1000 valuation  $              5.86  
Municipal property tax revenues  $          46,505  

School property tax revenues 
Taxable value of development  $     7,938,000  
Tax rate per $1000 valuation 18.45 
School property tax revenues  $       146,479  

Intergovernmental Revenues: 
Municipal Revenues - State Aid  $            8,452  Appendix 
School Revenues - State Aid  $        168,436  Appendix 
Intergovernmental Subtotal  $        176,889  

Other Revenues: 
Sales Tax  $                   -    Not applicable 
Gas & Electric fees  $            1,500  see Appendix 
Water revenues  $          18,889  see Appendix 
Sewer revenues  $            6,296  see Appendix 
Unclassified revenues  $              293  see Appendix 
Other revenues - subtotal  $          26,978  

Total revenues from residential  $        396,851  
10 Calculate cost-revenue surplus or deficit. 
 
10a Residential Project proposal Single family subdivision 

Net fiscal gain $8,587 
Step 9a - Step 
8a 

10b 
Commercial/Industrial 
Proposal not applicable 

Net fiscal gain $0 
Step 9B - Step 
8b 

 
Fiscal Impact Summary 
 
In the fiscal impact analysis described, we selected a development scenario involving the construction of 
40 new single family homes on a 20 acre parcel in the Town of Cairo.  The homes are assumed to have an 
average area of approximately 1,500 square feet and a purchase price of $300,000.  We assumed a 
bedroom mix of 10 2BR homes, 25 3BR homes and 5 4BR homes. 
 
Based on these parameters and the municipal and school data analyzed for the Town of Coxsackie, we 
project a net positive fiscal impact of $35,565 per annum to the town and school.  As indicated in the 
summary table below, the primary fiscal would go to the Town, an estimated $30,098 annually 



 
 
Town of Cairo 
Development Scenario Acres Units Market Value Bldg SF Type 
Single family subdivision 20 40 $12,000,000 60,000 R 
Single family homes 1BR 0 $300,000 per unit 

2BR 10 $600,000 per acre 
3BR 25 Assessed Value 
4BR 5 $8,820,000 
5BR 0 $220,500 per unit 

Blue shaded areas require inputed data $441,000 per acre 
Type codes" R=residential; C=commercial; 
I=industrial Senior/Family? F 

Condominium? n 
Green shaded areas show results of inputed data 1 
Number of persons projected = 118   Net Fiscal impact = $35,565    
Number of students projected = 26   Town = $30,098   
      School = $5,467   
Est. number construction jobs = 150  assumes annual construction job @ $40,000   
Est number permanent jobs = 0  not applicable - residential project   

 
Definitions 
 
The following are the definitions that should be used in the assignment of municipal expenditures by 
function (Step 2).  These definitions are similar to those used by the Office of the State Comptroller, State 
of New York. 
 
General Government:  This includes expenditures for executive, legislative, judicial, and financial 
operations. 
 
Public Safety:  This consists of expenditures for public safety including police and fire prevention and 
protection, traffic control, public safety administration, animal control, building inspection, civil defense, 
examining boards, etc. 
 
Health:  This consists of expenditures for hospitals, public health administration, registrar of vital 
statistics, ambulance service and all other health services. 
 
Transportation: This includes expenditures for maintenance and improvements of roads and bridges, snow 
removal, street lighting, public transportation, etc. 
 
Utilities:  This consists of expenditures for the operation and administration of a water or sewer system. 
 
Recreation and Culture:  This consists of expenditures for parks, playgrounds, youth and adult recreation 
programs, libraries, recreational facilities, and other cultural and recreational activities. 
 
Economic Assistance:  This consists of expenditures to promote the economic welfare of the community 
and its residents. 
 



Other Home and Community Services:  This consists of expenditures for garbage collection and disposal, 
drainage and storm sewers, housing and community development, natural resources, and activities 
intended to improve the general environment. 
Refinement Coefficients 
 
There are two curves in the refinement coefficient graph. They are upper and lower bands of a third (not 
shown) which depicts the relationship of the real property value of a nonresidential facility undergoing 
fiscal impact analysis to the average value of all local real property.  This third curve has been derived 
from detailed case studies of actual nonresidential municipal costs compared with what would have been 
assigned to them had a simple proportion of total local real property value been used. Upper and lower 
bands of this curve should be used because it is more efficient to assign first a share of costs to the 
nonresidential sector and then a component of these costs to the facility being examined. To read the 
graph, the analyst proceeds as follows. The x (horizontal) axis shows a relationship between valuation of 
properties – either average nonresidential to average local real property value (the upper band) or facility 
real property value to average nonresidential  real property value (the lower band). The refinement 
coefficient is found on the y (vertical) axis, horizontally opposite the intersection of the relationship 
between valuation of properties and the appropriate upper or lower band.  Determination of refinement 
coefficients is integral to Steps 3 and 7 of the foregoing analysis. 
 
To select the first refinement coefficient (Step 3), the analyst must derive the relationship of average 
nonresidential to average local real property value. To do so, divide the nonresidential equalized real 
property value by the number of nonresidential land parcels and total real property value by the total 
number of land parcels. These two quotients are then divided by each other. For the Cairo example, the 
procedure may be summarized as follows: 
 
Nonresidential equalized Total equalized   Average nonresidential  
Real property value  Real property value  Real property value 
___________________  ________________  ___________________ 
 
Number of nonresidential Total number   Average local real 
Local land parcels  of land parcels   property value 
 
$45,183,900 = $196,452 $391,378,639 = $92,393  $196,452 = 2.13 
        230    4,236   $ 92,393 
 
From the results of this analysis, the average nonresidential property is valued at 2.13 times the average 
local property.  Applying this ratio to the upper band of the graph (see below), we estimate a refinement 
coefficient (RC1) of 1.5.  Using RC1, we can calculate the total existing municipal expenditures 
attributable to non-residential uses as shown in the formula below. 
 
 
Total Existing      Proportion of 
Municipal Expenditures  Total Local  Nonresidential Value 
Attributable to    Municipal  to Total Local   Refinement 
Nonresidential Uses = Expenditures X Real Property Value X Coefficient 
 
$ 582,730  = $3,365,034 X (.115)   X (1.50) 
 
 
Determination of the refinement coefficient in Step 7 of the analysis is not applicable since there is no 
non-residential use anticipated with this development scenario. 



 



 
Residential Demographic Multipliers from Rutgers University Center for Urban Policy Research 
 
The Rutgers University Center for Urban Policy Research (CUPR) has produced a special tabulation of 
the Census 2000 Public Use Microdata Sample (PUMS) that provides demographic multipliers for new 
housing units. The multipliers are estimates of the total number of persons, school-age children, and 
public school children who occupy newly constructed housing of varying types. The multipliers are 
broken down by age and school grade and are presented separately for housing units categorized by 
structure type (single-family detached, single-family attached, mobile homes, 2-4 unit structures, and 5 or 
more unit structures), size (number of bedrooms), tenure (owner- or renter-occupied), and value or rent. 
Multipliers are provided for the nation, the 50 states, and the District of Columbia.  
 
The Census-2000-based multipliers, which were funded by the Fannie Mae Foundation, are the third 
edition of the CUPR Residential Demographic Multipliers data set. Previous editions, which were 
developed using data from either earlier decennial censuses or samples of developments, have been 
widely used for residential development impact analysis by land use planners, real estate developers, tax 
assessors, school planners, and public safety officers. Applications have included estimating requirements 
for public school facilities, libraries, police and fire staffing, parking, and road improvements.  The CUPR 
Residential Demographic Multipliers report for New York follows. 
 
 



Appendix E:  Funding Catalogue 
 
The following is a catalog of funding and financing programs offered by federal and state government 
agencies for potential housing initiatives and development projects in Greene County.  Current 
availability of programs should be confirmed with the individual government entities.  Each listing 
describes the basic program requirements for each source including information on funding availability, 
prerequisites, application procedures, and timing as available.  The information in this section has been 
assembled from existing public sources as an information resource.  

Federal Funding Sources 
 
Section 202 Supportive Housing for the Elderly Program 
HUD provides capital advances to finance the construction, rehabilitation or acquisition with or without 
rehabilitation of structures that will serve as supportive housing for very low-income elderly persons, 
including the frail elderly, and provides rent subsidies for the projects to help make them affordable. The 
Section 202 program helps expand the supply of affordable housing with supportive services for the 
elderly. It provides very low-income elderly with options that allow them to live independently but in an 
environment that provides support activities such as cleaning, cooking, transportation, etc. The program is 
similar to Supportive Housing for Persons with Disabilities (Section 811).  
 
HUD provides interest-free capital advances to private, nonprofit sponsors to finance the development of 
supportive housing for the elderly. The capital advance does not have to be repaid as long as the project 
serves very low-income elderly persons for 40 years.  Project rental assistance funds are provided to cover 
the difference between the HUD-approved operating cost for the project and the tenants' contribution 
towards rent. Project rental assistance contracts are approved initially for 5 years and are renewable based 
on the availability of funds. The available program funds for a fiscal year are allocated to HUD’s local 
offices according to factors established by the Department.  
 
Private nonprofit organizations can apply to develop a Section 202 project if they can, among other 
requirements, submit a resolution that they will provide a minimum capital investment equal to 0.5 
percent of the HUD-approved capital advance, up to a maximum of $25,000 for national sponsors or 
$10,000 for other sponsors. Public entities are not eligible for funding under this program. Occupancy in 
Section 202 housing is open to any very low-income household comprised of at least one person who is at 
least 62 years old at the time of initial occupancy.  
 
Applicants must submit an application for a capital advance, including a Request for Fund Reservation 
(HUD Form 92015-CA) and other information in response to the Notice of Funding Availability (NOFA) 
published in the Federal Register each fiscal year. Applications must be submitted to the local HUD field 
office with jurisdiction over the area where the proposed project will be located. Those selected for 
funding must meet basic program requirements, including private nonprofit status, financial commitment 
and acceptable control of an approvable site. Awards are usually announced in September.  The Hemlock 
Nob (Tannersville) and Windham Willows were funded with this source. 
 
To learn more about the Section 202 program, see Supportive Housing for the Elderly (HUD Handbook 
4571.3) and Supportive Housing for the Elderly--Conditional Commitment--Final (HUD Handbook 
4571.5) which are available on the Internet at http://www.hudclips.org or from the HUD Multifamily 
Clearinghouse at 1-800-685-8470. Also see notice H96-102 REV 00-23 (HUD).  
 



Section 811 Supportive Housing for Persons with Disabilities 
HUD provides funding to nonprofit organizations to develop rental housing with the availability of 
supportive services for very low-income adults with disabilities, and provides rent subsidies for the 
projects to help make them affordable.  The Section 811 program allows persons with disabilities to live 
as independently as possible in the community by increasing the supply of rental housing with the 
availability of supportive services. The program also provides project rental assistance, which covers the 
difference between the HUD-approved operating costs of the project and the tenants' contribution toward 
rent. The program is similar to Supportive Housing for the Elderly (Section 202).  
  
HUD provides interest-free capital advances to nonprofit sponsors to help them finance the development 
of rental housing such as independent living projects, condominium units and small group homes with the 
availability of supportive services for persons with disabilities. The capital advance can finance the 
construction, rehabilitation, or acquisition with or without rehabilitation of supportive housing. The 
advance does not have to be repaid as long as the housing remains available for very low-income persons 
with disabilities for at least 40 years. HUD also provides project rental assistance; this covers the 
difference between the HUD-approved operating cost of the project and the amount the residents pay--
usually 30 percent of adjusted income. The initial term of the project rental assistance contract is 5 years 
and can be renewed if funds are available.  
 
The available program funds for a fiscal year are allocated to HUD’s local offices according to factors 
established by the Department. Each project must have a supportive services plan. The appropriate State 
or local agency reviews a potential sponsor's application to determine if the plan is well designed to meet 
the needs of persons with disabilities and must certify to the same. Services may vary with the target 
population but could include case management, training in independent living skills and assistance in 
obtaining employment. However, residents cannot be required to accept any supportive service as a 
condition of occupancy.  
 
Nonprofit organizations with a Section 501(c)(3) tax exemption from the IRS can apply to develop a 
Section 811 project if they can, among other requirements, submit a resolution that they will provide a 
minimum capital investment equal to 0.5 percent of the capital advance amount, up to a maximum of 
$10,000. In order to live in Section 811 housing, a household, which may consist of a single qualified 
person, must be very low-income (within 50 percent of the median income for the area) and at least one 
member must be 18 years old or older and have a disability, such as a physical or developmental 
disability or chronic mental illness.  
 
Applicants must submit an application for a capital advance, including a Request for Fund Reservation 
(Form HUD-92016-CA) and other information in response to a Notice of Funding Availability (NOFA) 
published in the Federal Register each year. Applications must be submitted to the local HUD field office 
with jurisdiction over the area where the proposed project will be located. Those selected for funding 
must meet basic program requirements, including nonprofit status, financial commitment, and a 
certification from the appropriate State or local agency that the supportive services are well designed to 
meet the needs of the intended residents. Awards are usually announced in September.  
 
To learn more about the Section 811 program, see Section 811 Supportive Housing for Persons with 
Disabilities (HUD Handbook 4571.2) and Supportive Housing for Persons with Disabilities, Conditional 
Commitment to Final Closing (HUD Handbook 4571.4), which are available on HUDclips. Greene 
County currently does not have a Section 811 housing project.   
 



State Funding Sources 
Access to Home Program 
 
Access to Home Program will provide financial assistance to property owners to make dwelling units 
accessible for low- and moderate income persons with disabilities. Providing assistance with the cost of 
adapting homes to meet the needs of those with disabilities will enable individuals to safely and 
comfortably continue to live in their residences and avoid institutional care. 
 
Grants will be made to municipalities and eligible not-for-profit entities and that have substantial 
experience in adapting or retrofitting homes for persons with disabilities. Adaptation work must meet the 
needs of those with physical disabilities and seniors with an age-related disability. Examples include: 
wheel chair ramps and lifts, handrails, easy-to-reach kitchen work and storage areas, lever handles on 
doors, roll-in showers with grab bars, etc. 
 
Homeowners and renters may qualify for loan assistance through the municipality or not-for-profit entity 
under the following criteria: the occupant is physically disabled or has substantial difficulty with an 
activity of daily living because of aging; the dwelling unit is a permanent residence; and, total household 
income does not exceed 80 percent of median income.  Catskill Mountain Housing received a 2006 
Access to Home grant which it is currently implementing. 
 
The program is to provide funding of up to $4 million in 2008. Loans to homeowners will be up to 100% 
of the total cost of the adaptations to a maximum of $25,000. Loans will be at 0% interest and repayment 
will be forgiven at the end of five years as long as the residence remains the applicant's primary residence. 
The Access to Home program is funded from fees earned by the Housing Trust Fund Corporation. 
 
To learn more about the Access to Home Program, visit 
http://www.dhcr.state.ny.us/ocd/progs/acc/ocdacc0.htm  
 
Homes for Working Families (HWF) 
 
Homes for Working Families (HWF) was initiated by the Housing Trust Fund Corporation (HTFC) in 
1997 as a demonstration program, utilizing tax-exempt bond financing and 4 percent as-of-right Low-
Income Housing Credit with Housing Trust Fund monies, an innovative approach to financing affordable 
housing for low-income families and senior citizens. 
 
In recent State budgets, HWF has received its own appropriation of funds and has become a distinct 
HTFC funding program. Under the Homes for Working Families Program, HWF financing of up to 
$35,000 per HTFC assisted unit ($45,000 in New York City) is provided to family or senior rental 
projects in which more than 50 percent of the project cost is financed by a public authority with tax-
exempt bonds allocated from the State's Private Activity Bond Volume Cap. This enables the project to 
receive an allocation of 4 percent as-of-right Low-Income Housing Credit (LIHC) that is not included in 
the State's 9 percent tax credit ceiling. 
 
Further, under this program 100 percent of HWF-assisted units must to meet LIHC rent restriction 
requirements providing units affordable to households at or below 60% of area median income. However, 
20% of overall project units may be over affordable for households above 60% of area median income, 
though these units cannot be financed by HWF. The HTFC loan is generally provided in the form of a 30 
year, 1 percent interest loan payable from 50 percent of available cash flow. 



In addition to the program funding targets noted above, all eligibility requirements and funding 
limitations are subject to the requirements of the capital program providing financing. See the eligibility 
requirements and funding limitations in the sections for HTF and LIHC for additional information. 
 
To learn more about the Homes for Working Families Program, visit 
http://www.dhcr.state.ny.us/ocd/progs/Hwf/ocdhw0.htm  
 
 
Housing Development Fund (HDF) 
 
The Housing Development Fund (HDF) is a revolving loan fund established in 1966 under Article XI of 
the Private Housing Finance Law and administered by the New York State Division of Housing and 
Community Renewal (DHCR). The purpose of the HDF program is to provide loans to nonprofit 
organizations to develop low-income housing projects. 
 
HDF loans may be used for pre-development costs, site acquisition, construction/ rehabilitation financing, 
and other mortgageable project development costs. HDF loans may also be used to provide short term 
financing repaid from equity contributed by investors in low-income housing credit projects. Because 
projects developed with HDF loans must provide housing for low-income residents, the permanent 
financing is generally State, Federal or Municipal government-aided. However, the project may be 
privately financed as long as it provides permanent housing for low-income persons. 
 
Generally, HDF pre-development loans are repaid from the first receipts of the construction financing; 
HDF construction loans are repaid from the first receipts of the permanent financing; and HDF bridge 
loans are repaid from equity proceeds. In recent funding rounds, HDF applications for construction 
financing have been accepted from applicants who requested permanent financing from the New York 
State HOME Program to repay the HDF loan. 
 
Eligible applicants are Article XI companies and other not-for-profit or charitable corporations including 
their wholly owned subsidiaries whose primary purpose is the improvement of housing for low-income 
persons. 
HDF Program funding is available on a statewide basis. To be eligible for HDF funding, a housing project 
must serve persons of low-income. Occupant eligibility is determined and regulated by the permanent 
government funding provider. When the project financing is not government-aided, occupancy in a 
project assisted by an HDF loan is restricted to households with incomes not exceeding six times the total 
housing cost (rent and utilities), except that for households with three or more dependents, the income 
must not exceed seven times the total housing cost. 
 
To learn more about the Housing Development Fund Program, visit 
http://www.dhcr.state.ny.us/ocd/progs/hdf/ocdhd0.htm  
 
HouseNY Program 
 
The HouseNY Program was introduced in 2002 with the goal of assisting municipalities and their local 
housing organizations to develop an inventory of sites around the state that are suitable and ready for 
residential development. Housing Development Fund no-interest loans are available to assist communities 
in identifying and preparing sites for the development of affordable housing. The Division gives priority 
to HouseNY properties when making funding decisions. 
 
To learn about the HouseNY Program, visit  
http://www.dhcr.state.ny.us/ocd/progs/houseny/abouthouseny.htm 



Legislative Member Item Program (MIP) 
 
Recipients of awards made under the Legislative Member Item Program (MIP) are selected by members 
of the New York State Senate and Assembly. Program funds may be used for a broad range of activities, 
including planning, administration and capital costs and are to be used exclusively for the purpose as 
delineated by the Legislative Finance Committee. These activities are generally designed to promote low 
and moderate income housing, to preserve neighborhoods, and improve the quality of neighborhood life. 
 
To learn more about the Legislative Member Item Program, visit  
http://www.dhcr.state.ny.us/ocd/progs/mip/ocdmi0.htm  
 
Low-Income Housing Credit Program (LIHC) 
 
The Low-Income Housing Credit Program (LIHC) was established under the Tax Reform Act of 1986 to 
promote private sector involvement in the retention and production of rental housing that is reserved for 
low-income households. The Credit program provides a dollar-for-dollar reduction in federal income tax 
liability for project owners who develop rental housing that serves low-income households with incomes 
up to 60% of area median income. The amount of Credit available to project owners is directly related to 
the number of low-income housing units that they provide. 
 
Most projects receiving an allocation of Credit also utilize another governmental subsidy as part of their 
project financing. Federal subsidies such as the Community Development Block Grant (CDBG), HOME 
and USDA RHS 515 have been used in conjunction with the Credit. On the State level, the Credit has 
been allocated to projects employing Housing Trust Fund and New York State HOME Program subsidies. 
Local government capital subsidies have been employed extensively in projects located in New York 
City. 
 
Project owners use the Credit allocation as a gap filler in their development budgets. The Credit is turned 
into equity to fill the project gaps through the sale of the project and the credit to investors. New York 
received an allotment of low-income housing credit of $1.90 per capita, or $36.5 million for calendar year 
2006. Since the Credit is available each year for ten years, New York's yearly Credit allotments support 
approximately $346 million in low-income housing development. 
 
DHCR is the lead Housing Credit Agency for New York State. Other Housing Credit Agencies are the 
New York State Housing Finance Agency, the New York City Department of Housing Preservation and 
Development and the Development Authority of the North Country. Applicants eligible to receive 
allocations of Credit include individuals, corporations, limited liability corporations and limited 
partnerships, with the latter two being the most widely used ownership entities. Economic and scoring 
incentives are provided to encourage the participation of not-for-profit corporations in Credit projects. All 
areas within a Housing Credit Agency's jurisdiction are eligible to receive an allocation from that Housing 
Credit Agency. 
 
The Credit is available to the project owners only for units that are occupied by low-income households. 
A low-income household is defined as one having an income of 60 percent or less of the area median 
adjusted for household size. The Credit dollar amount allocated to a project is based upon the capital costs 
-exclusive of land costs-of acquiring, developing or rehabilitating rental units occupied by low-income 
households and is limited to meeting the project economic gap.  Peppertree Apartments in Coxsackie was 
recently rehabilitated using a LIHTC deal. 
 
To learn more about the Low Income Housing Credit Program, visit 
http://www.dhcr.state.ny.us/ocd/progs/lihc/ocdli0.htm  



Housing Trust Fund Program (HTF) 
 
Chapter 67 of the Laws of 1985 created the Housing Trust Fund Corporation (HTFC), a public benefit 
corporation which administers the Low-Income Housing Trust Fund Program (HTF). The Housing Trust 
Fund Program was established under Article XVIII of the Private Housing Finance Law (PHFL) to help 
meet the critical need for decent, affordable housing opportunities for people of low income. The 
Corporation, under the direction of a Board of Directors chaired by the Commissioner of the Division of 
Housing and Community Renewal (DHCR), receives staff and administrative support from DHCR. 
 
HTF provides funding to eligible applicants to construct low-income housing, to rehabilitate vacant or 
under-utilized residential property (or portions of a property), or to convert vacant non-residential 
property to residential use for occupancy by low-income homesteaders, tenants, tenant-cooperators or 
condominium owners. HTF can also provide seed funding to eligible non-profit applicants who need 
financial assistance in developing a full HTF project application. Since 1985, HTF has received annual 
appropriations between $25 and $39 million; a nominal amount of each appropriation can be used for 
administration of the program. 
 
Applicants must be not-for-profit corporations or charitable organizations or their wholly-owned 
subsidiaries; housing development fund companies (pursuant to Article 11 of the PHFL); municipalities; 
counties (counties with their own department of assessment may be direct recipients; other counties are 
eligible only as local program administrators); housing authorities (for properties owned after July 1, 
1986 only); private developers who make equity investments in a project and who limit their profits or 
rate of return to investors; or partnerships in which the nonprofit partner has at least a 50 percent 
controlling interest. Low income persons may not be direct recipients of payments, grants or loans from 
the Corporation, but may receive such funds from another eligible applicant. Other than municipalities, 
counties and private developers, eligible applicants must have been in existence for at least one year prior 
to application and have, as one of their primary purposes, the improvement or provision of housing for 
low-income persons. 
 
Projects must be located in an area which is blighted, deteriorated or deteriorating, or has a blighting 
influence on the surrounding area, or is in danger of becoming a slum or blighted area because of the 
existence of substandard, unsanitary, deteriorating or deteriorated conditions, an aged housing stock, or 
vacant non-residential property or an area in which the private sector has demonstrated an inability or 
unwillingness to participate in the provision of affordable housing without government assistance. 
 
To be eligible for HTF funding, properties must be located in eligible areas and at the time of application 
must be either: vacant or under-occupied residential properties, or portions of eligible residential 
properties as long as the portion is less than 60 percent occupied, vacant non-residential properties, or 
new construction. Under-occupied residential property is defined as property that is less than 60 percent 
occupied by lawful occupants. The vacancy requirement does not apply to one and two unit residential 
properties if rehabilitation creates at least one additional unit. 
 
Occupancy in HTF projects is limited to low-income persons and families defined as:  
Á in cities with a population of one million or more, those persons and families whose incomes do 

not exceed 80 percent of the median income for the metropolitan statistical area in which a 
project is located. In the case of an owner-occupant of a homesteading project, persons of low 
income shall also mean those whose incomes do not exceed 80 percent of the median income for 
the State; 

Á in those portions of the State outside of cities with a population of one million or more persons 
and within a metropolitan statistical area (MSA), those persons and families whose incomes do 



not exceed 90 percent of the median income for the MSA in which the project is located, or 90 
percent of the median income for the State, whichever is greater; or 

Á in those portions of the State outside of a metropolitan statistical area, those persons and families 
whose incomes do not exceed 90 percent of the median income for the county in which a project 
is located, or 90 percent of the median income for the State, whichever is greater. 

 
Funding under the Low-Income Housing Trust Fund is limited to $75,000 per unit. The HTFC has the 
discretion to make available up to an additional $25,000 per unit based on construction cost in the area, 
location of the project and the impact of the additional funding on the project's affordability to its low-
income occupants. Project sponsors must ensure long-term (15-30 years) use by low and/or very low-
income persons. Seed money funding is limited to $5,000 per unit and a maximum amount of $45,000 for 
the entire project. 
 
Program funds cannot be used for a project's or applicant's administrative costs, nor can they be used for 
any non-residential facilities, except for community space for project tenants and such space necessary for 
operating and management activities as approved by the HTFC. No more than 25 percent of the HTF 
award may be used towards acquisition of the project property. Operating reserves cannot be capitalized 
with HTF monies. No more than 50 percent of the annual HTF appropriation may be allocated to any one 
municipality. Additionally, private developers may use no more than one-third of the funds appropriated 
in any one year. 
 
To learn more about the Housing Trust Fund Program, visit  
http://www.dhcr.state.ny.us/ocd/progs/htf/ocdht0.htm  
 
 
New York State HOME Program (HOME) 
 
The New York State HOME Program is administered by the New York State Housing Trust Fund 
Corporation (HTFC). The program uses federal HOME Investment Partnership Program funds to expand 
the supply of decent, safe, and affordable housing within the State. Approximately $37 million is 
available for capital (multifamily) projects and local program administrators (single family projects) in 
2007. 
 
The HOME Program funds a variety of activities through partnerships with counties, towns, cities, 
villages, private developers, and community-based non-profit housing organizations. The program 
provides funds to acquire, rehabilitate, or construct housing, or to provide assistance to low-income 
home-buyers and renters. Funds must be distributed in accordance with needs and priorities identified in 
the State's Consolidated Plan. Federal HOME Program regulations (24 CFR Part 92) set forth 
requirements for formula allocations, eligible activities, matching funds, qualifications as affordable 
housing, and compliance with other federal requirements. The regulations also establish special 
requirements for community housing development organizations (CHDOs). 
 
Any private for-profit or not-for-profit entity that can demonstrate the capacity to develop and operate a 
qualifying project is eligible to apply for HOME project funding. Units of general local government that 
have not been designated by HUD as participating jurisdictions and not-for-profit corporations that meet 
certain administrative tests may also apply as local program administrators. Jurisdictions, which receive 
HOME program funding directly from the federal government, may not apply for New York State HOME 
Program funds. 
 
All areas of the State are eligible, subject to the funding limitations described below. HOME Program 
funds may only be used to assist households with incomes at or below 80 percent of area median income. 



Rental projects must primarily serve households with incomes at or below 60 percent of area median 
income. Assisted rental units must remain affordable for a period of between five and 20 years, depending 
on the initial amount of subsidy provided for the project. 
 
HOME Program funds may be used to pay for acquisition, rehabilitation, construction, and certain related 
soft costs. Funds may also be used for relocation costs, tenant-based rental assistance, down payment and 
closing costs, and some administrative and planning costs, subject to limitations set forth in the federal 
regulations. Funds may only be used for residential housing. There are restrictions on the use of HOME 
funds for properties assisted by certain other federal programs.  Catskill Mountain Housing has been a 
regular beneficiary of HOME funds in recent years for homeownership and housing rehabilitation 
programs. 
 
Fifteen percent of each allocation of HOME Program funds is reserved for qualified community housing 
development organizations (CHDO) in accordance with federal law. Of the remaining funds, a minimum 
of 80 percent is reserved for projects that are not located in communities that have been designated by 
HUD as participating jurisdictions. 
 
To learn more about the HOME Program, visit  
http://www.dhcr.state.ny.us/ocd/progs/home/ocdhm0.htm  
 
State Low-Income Housing Tax Credit Program (SLIHC) 
 
Signed into law in 2000, the NYS Low Income Housing Tax Credit Program (SLIHC) is modeled after 
the federal LIHC program and administered pursuant to the Internal Revenue Code and DHCR's 
Qualified Allocation Plan with the following exceptions: 
 
Á SLIHC assisted units must serve households whose incomes are at or below 90 percent of the 

area median income (vs. the 60 percent standard of the federal program).  
Á SLIHC provides a dollar-for-dollar reduction in state taxes to investors in qualified low-income 

housing which meet the requirements of Article 2-A of the Public Housing Law.  
Á The SLIHC Credit allocation is not calendar year-specific.  
Á The SLIHC program has selection criteria, which are set forth in the SLIHC regulations.  

 
To learn more about the State Low-Income Housing Tax Credit Program, visit 
http://www.dhcr.state.ny.us/ocd/progs/taxcr/ocdtax0.htm  
 
Small Cities Community Development Block Grant Program 
 
The Small Cities Community Development Program is a federally funded program authorized by Title I 
of the Housing and Community Development Act of 1974. The Office for Small Cities is New York 
State's administrative agency for the Small Cities Program. The Small Cities Program provides grants to 
smaller communities to ensure decent affordable housing for all, to provide services to the most 
vulnerable in our communities, to create jobs and expand business opportunities for implementing a 
variety of community and economic development activities directed toward neighborhood revitalization 
and economic development, and to provide improved community facilities and services.  
 
The New York State Small Cities Program provides community development grants to towns, villages 
and cities with a population under 50,000 and to counties with an unincorporated population under 
200,000. The Small Cities Program provides smaller communities with the opportunity to make local 
decisions concerning community development without duly increasing the local tax burden of their 
citizens.  



Under the Small Cities Program, approximately $50 million of funding is available annually to eligible 
communities within New York State. The Office for Small Cities publishes a Notice of Funding 
Availability in the early part of each year inviting eligible communities to submit applications for funding 
in its annual competitive round for community development activities in the categories of Housing 
(rehabilitation, homeownership or construction of new affordable housing), Public Facilities 
(infrastructure or service-related projects) and MicroEnterprise. On a continuous year-round basis, the 
Office for Small Cities invites eligible communities to submit requests for Economic Development 
projects. In late summer of each year, the Office for Small Cities invites applications for Strategic 
Planning Technical Assistance Grants.  
 
Towns, villages and cities can receive a maximum of $400,000 and counties and joint applications can 
receive $600,000 for Housing and Public Facilities grants.  All applicants can receive a maximum of 
$400,000 for MicroEnterprise grants and $650,000 for Comprehensive grants. For Economic 
Development grants, the maximum award is $750,000 with a minimum request amount of $100,000. 
Strategic Planning Technical Assistance grants are a maximum of $25,000.  The Town of Prattsville 
received funding in 2005 for sewer lateral installations for low-moderate income households, and the 
Village and Town of Catskill received funding in 2004 for their senior center. 
 
Applicants of the Small Cities Program must ensure that 70% of all activities funded under the Small 
Cities Program primarily benefits low-and moderate-income households, those with incomes at or below 
80% of the area median income established by the U.S. Department of Housing and Urban Development. 
Each Small Cities funded activity must also meet one of the national objectives: benefiting low- and 
moderate-income households, aiding in the prevention or elimination of slums or blight or meeting 
community development needs having a particular urgency.  
 
To learn more about the Small Cities Program, visit http://www.nysmallcities.com/  
 
Residential Emergency Services to Offer (Home) Repairs to the Elderly (RESTORE) 
 
The Housing Trust Fund Corporation receives a legislative appropriation to administer the Residential 
Emergency Services to Offer (Home) Repairs to the Elderly (RESTORE) Program. RESTORE funds may 
be used to pay for the cost of emergency repairs to eliminate hazardous conditions in homes owned by the 
elderly when the homeowners cannot afford to make the repairs in a timely fashion. In response to a 
publicly-issued Notice of Funding Availability, not-for-profit corporations and municipalities submit 
program designs detailing how they would administer local RESTORE programs. Included in their 
program designs are how they would select eligible recipients, monitor construction, and ensure 
compliance with program requirements. Eligible applicants are permitted to design programs for grants, 
loans, or both. 
  
Eligible applicants include not-for-profit corporations and municipalities. All areas of the State are 
eligible. To be eligible for assistance, homeowners must be 60 years of age or older and have a household 
income that does not exceed 80 percent of the area median income. 
 
Work undertaken cannot exceed $5,000 per building. Funds must be used for low-income elderly owner 
households in one- to four-unit owner-occupied dwellings. The program permits not-for-profit 
corporations to use up to 7.5 percent of the award to cover administrative costs. Municipalities can use up 
to 5 percent for administrative costs. No more than 50 percent of the annual appropriation may be 
allocated to any one municipality. In State Fiscal Year 2007-08, the program is to be funded a minimum 
of $400,000.  Catskill Mountain Housing has regularly received RESTORE funds and implemented 
programs using the monies. 
 



To learn more about the RESTORE Program, visit  
http://www.dhcr.state.ny.us/ocd/progs/restore/ocdres0.htm  
 
 
Rural Area Revitalization Program (RARP) 
 
The purpose of the program is to provide financial/technical resources to New York communities for the 
restoration and improvement of housing, commercial areas and public/community facilities in rural 
communities. This program will provide grants to not-for-profit community based organizations and 
charitable organizations that have a direct interest in improving the health, safety and economic viability 
of a rural area or other aspects of the area environment that are related to community preservation or 
renewal activities. 
 
Eligible applicants include not-for-profit corporations or charitable organizations, organized for a period 
of one or more years, which are either incorporated under the not-for-profit corporation law (together with 
any other applicable law) or, if unincorporated, are not organized for the private profit or benefit of its 
members and have been engaged primarily in community preservation activities and will serve a 
population with incomes at 90% or below of median annual income. 
 
Projects that are designed to construct, maintain, preserve, repair, renovate, upgrade, improve, modernize, 
rehabilitate or otherwise prolong the useful life of housing accommodations; to restore abandoned and 
vacant as well as occupied housing accommodations to habitable and viable condition; to demolish 
structurally unsound or unsafe or otherwise unsightly or unhealthy residential structures which no longer 
serve or can economically be made to serve a useful purpose consistent with stabilizing or improving a 
region; to acquire and renovate buildings which contain housing accommodations; and to conduct similar 
activities with respect to retail, commercial, cultural, civic and community establishments within a region 
when carried out in connection with or incidental a to program of housing activities. 
 
The Rural Area Revitalization Projects provides applicants flexibility in determining the exact nature of 
their revitalization efforts and program priorities. Rural Area of the State shall mean cities, towns and 
villages having a population of less than 20,000. 
 
To learn more about the Rural Area Revitalization Program, visit  
http://www.dhcr.state.ny.us/ocd/progs/rarp/ocdrarp0.htm  
 
Rural Rental Assistance Program (RRAP) 
 
The program provides up to 25 years of rental subsidies for projects financed with mortgages from the 
United States Department of Agriculture (USDA) Rural Housing Services (RHS) (formerly Federal 
Farmers Home Administration) 515 Program. The current maximum contract term limit is 25 years, 
provided in successive 15 and 10 year increments. 
 
Potential sponsors submit an application for funding to the Division of Housing and Community Renewal 
under the Unified Funding Process. In response to a notice that funds are available, the sponsor submits 
an application to RHS to determine if the project is eligible for a RHS 515 loan. A subsidy contract with 
the sponsor is prepared after verifying that construction is completed as outlined in the plans and 
specifications approved by RHS. The completion date is based upon a Certificate of Occupancy issued by 
a local authority or an RHS site inspection. For the past eleven years, New York State capital programs, 
the State's Housing Trust Fund, HOME and Low Income Housing Tax Credit Programs, have been used 
in conjunction with USDA 515 funds to build new projects for this program. Funded projects also receive 
USDA rental assistance and New York State RRAP rental assistance. 



Eligible applicants include for-profit sponsors (limited dividend), non-profit corporations, Housing 
Development Fund Companies, Rural Preservation Companies, Public Housing Authorities, and 
individuals and corporations that receive RHS 515 (one percent, 30-year) permanent mortgages calculated 
on a fifty-year amortization schedule. Eligible areas include Title V-eligible areas, i.e., rural areas with a 
population less than 10,000, and up to 25,000 persons in areas with an identified lack of mortgage credit, 
as determined annually by RHS. 
 
The Rural Rental Assistance Program provides direct rent subsidies to project owners for low-income 
elderly and family tenants residing in multifamily projects in rural areas of New York State. 
 
The statute requires that this program operate in conjunction with low-interest mortgage financing 
provided by the USDA under Title V of the Housing Act of 1949. Subsidies under the Rural Rental 
Assistance Program are equal to the difference between 30 percent of the tenant's monthly income and the 
tenant's monthly housing expenses. 
 
To learn more about the Rural Rental Assistance Program, visit  
http://www.dhcr.state.ny.us/ocd/progs/rrap/ocdrr0.htm  
 
Weatherization Assistance Program (WAP) 
 
The Weatherization Assistance Program assists income-eligible families and individuals by reducing their 
heating/cooling costs and improving the safety of their homes through energy efficiency measures. 
Energy efficiency measures performed through the program include air sealing (weatherstripping, 
caulking), wall and ceiling insulation, heating system improvements or replacement, efficiency 
improvements in lighting, hot water tank and pipe insulation, and refrigerator replacements with highly 
efficient Energy Star rated units. Both single-family and multi-family buildings are assisted. Household 
energy use reductions and resultant energy cost savings are significant, with an average savings in excess 
of 20%. 
 
All parts of the State are eligible. Every county, village, town and neighborhood is served by a local 
weatherization provider. Weatherization providers can be community-based not-for-profit organizations, 
community action agencies, counties, or units of local government. To be eligible, a provider must 
demonstrate the capacity to administer the program, and have a history of providing service to the 
community. 
 
Households with incomes at or below 60% of state median income are eligible for assistance. Program 
services are available to both homeowners and renters, with priority given to senior citizens, families with 
children and persons with disabilities. The New York State Weatherization Assistance Program is the 
largest residential energy conservation program in the country. The program receives funding from the 
U.S. Departments of Energy, and Health and Human Services. In 2006-07 approximately $55.4 million 
was allocated to 64 community-based organizations that provide weatherization services. Service 
providers are selected through an annual State planning process. The maximum amount of assistance is 
limited to $4,500 per unit. 
 
The Weatherization Program also helps reduce energy costs of affordable housing assisted by other 
programs administered by DHCR/HTFC. Affordable housing developers, property managers, and other 
housing and community development agencies are encouraged to contact their local Weatherization 
provider for more information. Information on Weatherization providers is available on the Affordable 
Housing Directory at www.dhcr.state.ny.us.  Weatherization in Greene County is run through 
Community Action of Greene County. 
 



To learn more about the Weatherization Assistance Program, visit  
http://www.dhcr.state.ny.us/ocd/progs/wap/ocdwap0.htm  
 
 
Section 502 Direct Single Family Housing Loan Program 
 
The Section 502 Direct Loan Program provides low and very low income people the opportunity to 
acquire, build, rehabilitate, or improve single family dwellings in rural areas. Under this program, 
borrowers receive a loan directly from USDA Rural Development. The standard term for a Section 502 
loan is 33 years. However, loans may be made for a shorter term, and in some cases for 38 years. Each 
loan is made at a fixed rate established by the Agency and payment subsidies are available to many 
(income eligible) borrowers to reduce monthly loan payments.  
 
To learn more about the Section 502 Direct Single Family Housing Loan Program, visit  
http://www.rurdev.usda.gov/ny/toolbarpages/housingpages/rhsprogram.htm  
 
Section 502 Guaranteed Single Family Housing Loan Program 
 
The Section 502 Guaranteed Housing Loan is loans made by participating lenders, such as banks or credit 
unions.  USDA Rural Development issues a loan note guaranteed to the lender, which enables them to 
make loans to people that they would otherwise be unable to serve.   
 
These loans are made at a fixed rate of interest for 30 years and there is no limit on seller concessions.  
The lender may loan up to 100% of the appraised value; therefore, closing costs and repairs can often be 
included in the loan.  Private mortgage insurance (PMI) is not required, but a small one time guaranteed 
fee is required at closing.   
 
To learn more about the Section 502 Guaranteed Single Family Housing Loan Program, visit  
http://www.rurdev.usda.gov/ny/toolbarpages/housingpages/rhsprogram.htm  
 
 
Section 504 Home Repair Loan and Grant Programs 
 
Section 504 loans and grants are available to very low income homeowners in rural areas to repair their 
single family homes.  Loan funds may be used to make general repairs and improvements, or remodel 
dwellings to make them accessible for individuals with disabilities.  Applicants may obtain multiple 
Section 504 loans, but the sum of the outstanding balance on all Section 504 loans cannot exceed 
$20,000.  Loans have a maximum term of 20 years and a fixed interest rate of 1 percent.   
 
For very-low income homeowners 62 years old and older who cannot afford a loan to make necessary 
repairs, grant funds are available.  Grants may be used to remove health or safety hazards, or to remodel 
dwellings to make them accessible to household members with disabilities.  Grants are limited to lifetime 
assistance of $7,500.  
 
To learn more about the Section 504 Home Repair Loan and Grant Program, visit  
http://www.rurdev.usda.gov/ny/toolbarpages/housingpages/rhsprogram.htm  
 
 



Section 523 Mutual Self Help Housing Program 
 
Many rural families have achieved the American Dream of owning their own home through USDA Rural 
Development’s Mutual Self Help Housing Program.  Under this program, households provide a 
substantial portion of the labor involved in building their own homes.  This “sweat equity” contribution 
reduces the total costs of purchasing a home and provides the family with immediate equity in their 
home.     
  
The families supply the necessary labor while obtaining a Section 502 Single Family Housing Loan to 
purchase land, materials and to subcontract work on very technical items.  A private or public nonprofit 
corporation (including Native American Indian tribes and tribal corporations) or a public body obtains a 
Section 523 Mutual Self Help Technical Assistance Grant to provide the training, homeownership 
education, construction supervision and guidance needed to fulfill the goals of the self-help housing 
program.  The participating families, nonprofits and Rural Development all work together to provide 
housing for a group of families in need. 
 
To learn more about the Section 523 Mutual Self Help Housing Program, visit  
http://www.rurdev.usda.gov/ny/toolbarpages/housingpages/rhsprogram.htm  
 
Rural Rental Housing Programs (Section 515) 
 
Rural Development administers the Section 515 Rural Rental Housing program which provides loan 
dollars to eligible applicants, such as, corporations, partnerships, associations, cooperatives, Indian Tribes 
and public agencies to construct housing in rural areas for low income families and senior citizens, 
including the disabled and handicapped. The applicants may obtain rental assistance through the Section 
521, Rental assistance program, which provide funds directly to the owners for the benefit of the low 
income tenants so that these tenants will pay no more than 30 percent of their adjusted income for rent 
and utilities. Since 1996, Rural Development in New York has worked in conjunction with New York 
State Division Housing and Community Renewal (DHCR) to leverage tax credit, HOME Funds, Housing 
Trust Funds and Rental Assistance in the mission to provide safe, decent, sanitary and affordable housing 
in rural areas. 
 
To learn more about the Section 515 Rural Rental Housing Program, visit  
http://www.rurdev.usda.gov/ny/toolbarpages/housingpages/multifam.htm 
 
New York State Division of Housing and Community Renewal Rental Assistance (Section 521) 
 
Like the rental assistance provided directly to owners for the benefit of low income tenants, New York is 
unique in that the agency has a Memorandum of Understanding with the Division. Based on the 
Memorandum of Understanding, rental assistance is provided to the owners for the benefit of the tenants 
in the same manner as if the agency provided rental assistance. The Memorandum of Understanding 
limits State rental assistance to qualified Section 515 Rural Rental Housing Programs only 
 
To learn more about the Section 521 Rental Assistance Program, visit  
http://www.rurdev.usda.gov/ny/toolbarpages/housingpages/multifam.htm 
 
Labor Housing Loans and Grants (Section 514/516) 
 
Funds are provided to build, buy, improve or repair farm labor housing to provide related amenities. To 
be eligible for a loan, the applicant must be an individual farm owner, association of farmers, nonprofit 



organization or a public entity and meet certain other eligibility criteria. To be eligible for a grant, the 
applicant must be a nonprofit organization or a public agency and meet certain other eligibility criteria.   
 
To learn more about the Section 514/516 Labor Housing Loans and Grants Program, visit  
http://www.rurdev.usda.gov/ny/toolbarpages/housingpages/multifam.htm 
 
Housing Preservation Grant Program (Section 533) 
 
Grants provided to eligible applicants grantees to conduct housing preservation programs benefiting very 
low and low income rural residents. Funding and application filing periods are limited and are published 
in the Federal Register 
 
To learn more about the Section 533 Housing Preservation Grant Program, visit  
http://www.rurdev.usda.gov/ny/toolbarpages/housingpages/multifam.htm 
 
 
Affordable Home Ownership Development Program (AHOD Program) 
 
The New York State Affordable Housing Corporation (AHC) administers the Affordable Home 
Ownership Development Program (AHOD Program) which provides grants to governmental, not-for-
profit and charitable groups to build, acquire/rehabilitate or improve homes for low and moderate income 
families. The Program has two primary goals: 
 
Á To promote home ownership among families of low and moderate income for whom there are 

few affordable home ownership alternatives in the private market 
Á To stimulate the development, stabilization and preservation of New York communities. 

 
Grants are not made directly to individual homebuyers or homeowners, but to government and non-
government sponsors (Grantees) that develop affordable housing or assist homeowners in funding 
necessary repairs. These Grantees are responsible, in turn, for ensuring that the homebuyers or 
homeowners are income qualified and otherwise eligible recipients of funds under the Program. Eligible 
applicants include the following: 
 
Á Municipalities, including municipal housing authorities and housing development fund 

companies, and 
Á Not-for-profit corporations and charitable organizations that have affordable housing or home 

improvement as one of their primary purposes. 
 
Grants are available for up to $35,000 per unit or $40,000 per unit in designated high cost areas or 
projects receiving United States Department of Agriculture Rural Development Service loans. Greene 
County is considered a high cost area.   
 
Grants are given to projects servicing individuals or families who generally earn between 112% and 
137% of the HUD Low Income Limits. Applications are due on dates specified by AHC, generally once 
or twice per year. A Notice of Funding Availability (NOFA) and a Request For Proposal (RFP) are issued 
jointly and the application must be timely received.  
 
To learn more about the Affordable Home Ownership Development Program, visit  
http://www.nyhomes.org/home/index.asp?page=57  
 
 



Financing Programs - New York State Housing Finance Agency  
 
The New York State Housing Finance Agency (NYSHFA) offers financing options for the development 
and preservation of affordable multifamily rental housing throughout New York State.  These financing 
options rely on proceeds of tax-exempt, taxable and 501(c)(3) bonds, Low Income Housing Tax Credits 
and Subsidy Loans.   
 
These are NYSHFA’s financing programs: 
 
The 80/20 Program is a practical financing product for the creation of affordable multifamily rental 
housing in high cost rental markets in New York State.  A minimum of 20% of the units in a financed 
project must be set aside for low income families, with the remaining units available at market rate rents.  
  
The All Affordable Program encourages the creation of multifamily rental housing affordable to 
households earning no more than 60% of the Area Median Income, adjusted for family size.  
  
The Senior Housing Program addresses the needs of one of the fastest growing segments of our 
populations, persons 55 years of age and older.  This program provides financing for the new construction 
and rehabilitation of affordable senior rental housing and senior housing requiring State licensing.  
  
The Housing Opportunity and Preservation for the Empire State (HOPES) Program provides 
financing for the preservation and rehabilitation of existing affordable multifamily rental housing.  
Housing initially financed through federal and/or state programs, such as federal Section 8, Section 236, 
Section 202 and low income tax credit programs, as well as the New York State Mitchell Lama Program 
is eligible.  
  
The 501(c)(3) Bond Financing Program provides financing to not-for-profit organizations, which are 
playing an increasing role in providing affordable housing opportunities for New Yorkers.  
  
The Taxable Mortgage Initiative provides an alternative to multifamily financing that does not rely on 
bond financing.  Thus, the time, cost and complexity of first mortgage debt financing are eliminated.  
Instead the Agency originates a mortgage and note which are assigned to a participating construction 
lender.  Upon construction completion and stabilization the mortgage is then assigned to a permanent 
lender.  
 
To learn more about the Financing Programs available through the New York State Housing Finance 
Agency, visit http://www.nyhomes.org/home/index.asp 
 
Empire Housing Fund Program  
 
The Empire Housing Fund Program was established with monies realized from the refinancing of various 
NYSHFA bonds and is a source of subsidy for the construction, rehabilitation and operation of low 
income housing. Projects seeking financing from NYSHFA may be eligible to receive an Empire Housing 
Fund loan as subsidy financing.  No separate application for this subsidy financing need be made to the 
Agency; application for this subsidy financing will be evaluated with first mortgage financing 
applications.  Projects in the NYSHFA’s existing multifamily housing portfolio that are in need of capital 
improvements are also eligible. The funds are usually provided as low interest or, in some cases, no 
interest loans. The annual amount of funds available through the Empire Housing Fund is limited and the 
demand is high. Allocations are subject to an analysis of the project’s need, the projected benefits to low 
income households, and the availability of funds. 
 



To learn more about the Empire Housing Fund Program, visit  
http://www.nyhomes.org/home/index.asp?page=206 
 
State of New York Mortgage Agency (SONYMA) 
 
SONYMA provides affordable home ownership opportunities to low and moderate income families in the 
State of New York through low interest rate mortgages.  
 
To learn more about SONYMA, visit http://www.nyhomes.org/home/index.asp?page=48 
 


