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Our Mission  
Create Homes,  
Support People,  
& Improve Communities 

INCOME & RENT

We screen our applicants, including eligible income and household size, landlord and/or 
personal references, and criminal background checks to determine qualified applicants.   
New York  State does not allow housing providers to discriminate based on the income 
source. RUPCO accepts Housing Choice Vouchers (Section 8).

SCREENING CRITERIA

The Greene County Median Income is $79,00. 
The Tannersville Median Income is only $55,000.(2)  
Nearby counties’ Median Incomes are much higher.

In Greene County, the 2021 hourly renter wage is $9.01.(1) 

43% of renters ages 18-61 who live in the market area of Greene, 
Delaware and Northern Ulster counties earn below $30,000. 

Albany County - $106,000 
Schoharie County - $106,000

Ulster County - $96,000 
Columbia County - $88,700

MIXED INCOME APPROACH
The number of 60% AMI units is set by 
the financing of the project. A multifamily 
workforce housing project of this size 
cannot be funded without the equity 
from the Low-Income Housing Tax Credits 
(LIHTC). NYSHCR does offer limited funding 
sources for units that are 60% AMI and 
above but these funding sources do not 
provide as much equity or funding as LIHTC.   
 
RUPCO will sign a 50-year regulatory 
agreement with NYS.

 RUPCO will form a Limited Partnership with 
investors who will provide private equity to 
purchase the tax credits.

The project will not change when RUPCO 
takes ownership after 15 years. It will retain 
its affordability levels as the Regulatory 
Agreement with NYS will run for 50 years.

(1) National Low Income Housing Coalition. (2021). (rep.). 2021 Out of Reach. Retrieved from https://nlihc.org/sites/default/files/
oor/2021/Out-of-Reach_2021.pdf.

Our vision is for strong, 
vibrant and inclusive 
communities with a  
home and opportunity  
for everyone.

Our Vision  

COLD SPRING SITE
Greene County sold 55 Spruce 
Street to the Village of Tannersville 
to be used for a public purpose. 
Providing affordable housing 
fulfills that public purpose.

PROJECT RENTS AND OCCUPANCY

# of  
Occupants

Rents Maximum  
Incomes

Studio 1 Person $691 - $1,106 $27,650 - $55,300

1 Bedroom 1-2  People $740 - 1,185 $31,600 - $63,200

2 Bedroom 2 - 4 People $888 - $1,422 $35,500 - $79,000

3 Bedroom 3 - 6 People $1,027 - $1,644 $39,500 - $91,700

PRE-DEVELOPMENT TIMELINE
June, 2021 - Hunter 
Foundation releases a Request 
for Expression of Interest to 
select a preferred developer of 
affordable and mixed-income 
housing for the Tannersville 
Downtown Revitalization 
Initiative (DRI).

August, 2021 - Hunter 
Foundation partners with 
RUPCO for DRI application. 

Our Revised 
Approach to 
Address the Needs 
of the Tannersville 
Community 
RUPCO is working 
with the Fair Housing 
unit at NYS Homes 
and Community 
Renewal (NYSHCR) to 
determine how a live-
work preference can 
be allowed under fair 
housing law.   
 
RUPCO is proposing 
adding 15 units (or 25%)  
of senior housing.

RUPCO wants to 
create an advisory 
committee that 
includes representatives 
selected by the Village 
of Tannersville, the 
Hunter Foundation, the 
Tannersville Downtown 
Revitalization Initiative. 
(DRI) and the Greene 
County Chamber of 
Commerce. 

September, 2021 - DRI 
Application is submitted.

November, 2021 - DRI Award 
Annoucements. 

February, 2022 - DRI Public 
Workshop #1 

May, 2022 - DRI Public 
Worshop #2 

(2) 2020 American Community Survey
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DOWNTOWN REVITALIZATION INITIATIVE (DRI)
The following statements were included in the Village of Tannersville DRI application 
submitted on September 2021 by the Village of Tannersville and the Hunter Foundation:

“Key projects, including the development 
of multiple units of affordable housing 
and jobs with low barriers to entry, 
advance the State’s Opportunity Agenda.” 

“The Census released experimental 
data about resilience in 2020, which it 
defines as “the capacity of individuals 
and households to absorb, endure, and 
recover from the health, social, and 
economic impacts of a disaster such as 
a hurricane, flood or pandemic.” Hunter/
Tannersville is within the region’s top 50 
communities for the highest percentage 
of residents with at least three risk factors 
that make them vulnerable to disasters, 
such as low incomes, seniors, people 
with disabilities, housing overcrowding, 
language barriers, unemployment, 
no health insurance or serious health 
conditions. Over 25% of Tannersville 
residents have 3+ risk factors and half 
have 2-3 risk factors.” 
 
“Using NYS DOL Occupational Wage 
Data, we estimate annual salaries for jobs 
created to range between from $28,400 
at entry level, to $48,000 on average and 
$84,000 at an experienced level.”
   
“Goal in DRI application: Affordable 
Workforce & Senior Housing with RUPCO 
to develop 60-80 units of affordable 
housing.”  

“In 2020 the Urban Institute released 
research about the loss of low-income 
jobs (jobs that pay less than $40,000 per 
year). They find that over 1,300 jobs are at 
risk in Greene County, including 77 jobs in 
Hunter/Tannersville.”   
“Together the Hunter Foundation, Village 
and RUPCO intend to apply for NYS HCR’s 
Multifamily Finance 9% LIHTC funding in 
the spring or summer of 2022.” 

“Our goal is to develop up to 80 units of 
workforce housing in a mixed-income 
format. The current plan is to apply for 
NYS HCR’s Multifamily Finance 9% LIHTC 
funding in the spring or summer of 2022.” 
 
“When we submitted a DRI application in 
2019 we identified a need for affordable 
housing to maintain a talented year-
round population and help businesses 
attract great workers.” 
 
“Given the crisis stage we face, new 
construction of housing is essential. Our 
partners at RUPCO have the background 
and vision to deal with this need and we 
are ready to advance Tannersville-styled 
housing with their support.“

“At the edges of the district boundary, 
larger lots are available to support 
complementary new growth, especially 
for affordable housing.“

“Unfortunately, one challenge is breaking our hearts: the shortage of 
workforce and affordable housing has reached a crisis. Over the past 18 
months, as home prices and rents skyrocketed, inventory sank, and the 
number of short-term rentals exploded. Our families – our hardworking 

born-and-bred-on-the-mountaintop families – who have rented for 
decades are losing their homes at an alarming pace and have few 

places to turn. It’s our thorniest problem and we very much need help 
implementing our plan to overcome it.”

Village of Tannersville’s Downtown Revitalization Initiative

Family of  
4 Income

Percentage of AMI

Greene 
County

Tannersville

$79,000 100% 144%

$63,200 80% 115%

$47,400 60% 87%

$39,500 50% 72%

$27,500 30% 50%

WORKFORCE HOUSING 
Workforce housing is housing created 
near and for the local workforce. 
Workforce housing covers a broad 
spectrum that includes affordable, 
subsidized and market rate housing. 
Workforce housing can involve 
different tenures including single and 
multifamily, rental or homeownership 
models. It is specifically intended to 
support and attract the local workforce 
by providing housing that is affordable 
to households earning local wages and 
to provide convenience and amenities 
to the local workforce. The cornerstone 
of workforce housing is that it is 
affordable and attractive for households 
with earned income that is insufficient 
to afford existing, quality housing in 
reasonable proximity to local jobs and 
the workplace.

While workforce housing is commonly 
targeted at “essential workers” in a

“The Village’s growing success as a tourism and second home 
destination creates competition for year-round residents needing 
housing, and the supply of affordable and mixed income housing 
significantly lags demand - especially for young families. Our 
employers report their biggest challenge is retaining staff who want 
to live locally but cannot find an affordable apartment or home in 
the Village. Our long-term residents and new workers are being 

priced out of the community they love and we need help leveling the playing field. The urban 
flight during COVID has also impacted our market considerably.” (2)

For Cold Spring, we are required to use the Greene County AMI which is currently $79,000 for a 
family of 4. According to American Community Survey however, Tannersville’s AMI is only $55,000 
for a family of 4. Therefore when we reach 60% of Greene County’s AMI, we are in fact serving 90% 
of Tannersville’s AMI!

“The recognized that “this situation in the mountaintop 
communities has turned precarious” and the RUPCO has “identified 

the need for 80 units of one-to-three bedroom housing that will 
conveniently located in the Village of Tannersville.” The Resolution 
committed the funding “to assist with planning, development and 

acquisition costs related to this project.”

community i.e. police officers, firemen, teachers, 
nurses, medical personnel, some communities 
define “essential” more broadly to include service 
workers, especially in resort communities with 
high real estate costs and a significant number 
of low-paying service jobs essential to the local 
economy. Workforce housing may be targeted 
more generally at certain income levels regardless 
of type of employment, with definitions ranging 
from 50% to 120% of Area Median Income (AMI).  1

RUPCO RESPONDS TO THE PURPOSE OF THE HUNTER 
FOUNDATION’S REQUEST

Greene County’s Resolution to Support Workforce Housing in Tannersville


