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CHAPTER 5: ANALYSIS OF THE AFFORDABILITY GAP 
 
Assessment of the Housing Wage for Queensbury 
 
This analysis is provided to help connect the abstract concept of housing affordability to the region’s labor 
market.  In order to accomplish this, labor earnings in selected economic sectors (known as sectors as 
delineated in the North American Industry Classification System or “NAICS”) in the Town were compared 
to the earnings necessary to affordably own a median-priced owner housing unit or to be able to affordably 
pay rent on a median-priced renter unit available in the local-regional housing market.  This was 
accomplished using wage data from the American Community Survey (ACS).  This data set allows 
comparison between median wages & salaries in a number of the economic sectors in the regional labor 
market and to the household income levels necessary to live in the locale without experiencing a more than 
30% housing cost burden for the household. The data used in assessment includes the median wage & 
salary paid in each major economic sector for the town for calendar year 2016.   
 
Relating Earnings to Housing Affordability: 
 
Housing affordability, or evidence of housing cost stress, is typically measured by the proportion of income 
used to pay for the cost of housing in an area.  If more than 30% of a household’s income goes to renter 
housing costs (including rent and utilities) or owner housing costs (including mortgage payments, utilities, 
taxes, and insurance), then a household is determined to be “housing cost stressed” or “housing cost 
burdened” using widely accepted guidelines from the U.S. Department of Housing and Urban 
Development (referred to as HUD).  For owners, the gap between income and home prices is typically 
measured by comparing household income needed to afford a median priced home without exceeding the 
30% housing cost stress threshold.  This study relates ACS wage estimates to typical owner housing costs 
(including mortgage payments) in the town.  For renters, this analysis focuses on median wages-salaries 
paid to workers by major sector in comparison to the median renter housing costs for the town. 
 
The housing wage concept is useful for assessing the potential for a single-earner household to be housing 
cost burdened.  Because today’s economy typically includes many households with more than one earner 
(e.g. households where both parents are working and therefore are participating in the regional labor force), 
a straight-forward housing wage comparison is in many ways a worst-case housing affordability scenario.  
This study uses earnings multiples for sector-by-sector comparison purposes for both one-wage-earner and 
two-wage-earner households. 
 
Defining the Housing Wage: 
 
The housing wage table used in the analysis for owners is the amount of household income per year 
required to afford a median priced house including the mortgage amount (assuming 5% down), property 
tax, private mortgage insurance, and housing insurance in the town divided by 2,080 work hours per year 
(40-hour work week times 52 weeks per year). 
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For renters, the housing wage is the amount of household income per year required to afford a median 
gross rent priced apartment in the town.  Workers earning above the housing wage are considered able to 
affordably rent. While income includes payments from sources other than wages such as capital gains and 
dividends from equities and other securities, the households of interest in this study (those at 120% or less 
of median income) receive most of their income from wages. 
 
Queensbury Housing Wage Analysis 
 
Queensbury Median Renter Housing Wage  
 
Table 5.1 and 5.2 indicate that workers at four of the top nine sectors in the town earn median wages which 
would leave a single earner household potentially house cost burdened.  It should be emphasized that these 
are median tables; 50% of workers in the sectors where the median is only barely above the housing wage 
likely earn wages at or below the housing wage.  The gap between wages in the healthcare and social 
assistance, administration & waste services, retail trade, and accommodation & food services sectors 
suggests single-earner households in these industries would likely be house cost burdened.  Additionally, 
it is possible that wages from tipping in the accommodation sector are under reported, exaggerating the 
magnitude of the gap. 
 
Table 5.1 Median Wages by Sector and Renter Housing Wage
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 Table 5.2 Renter Earnings Multiple by Sector

 
 
When the data are analyzed from the earnings multiple perspective, it is clear that in calendar year 2016 
the median worker in the highest-paying major employment sectors in the town (such as Professional and 
Technical Services, Construction, Public Administration, Manufacturing, and Educational Services) 
appeared likely able to affordably rent a housing unit without being housing cost stressed in calendar year 
2016. However, with earnings multiples at 0.7 to 0.8 all of those industries likely have many workers who 
earn less than the median wage who are unable to affordably rent. Those in the lower-paying employment 
sectors would require two or more household members with median earnings in those sectors to exceed 
the minimum housing wage affordability threshold—and therefore have sufficient household income to be 
able to afford the housing costs of such units without experiencing housing cost stress. 
 
Queensbury Median Owner Housing Wage  
 
The gap between the owner housing wage and median wage level for many sectors in the town indicates 
that owning a home in calendar year 2016 in many cases is beyond the means of the single earner, and 
indeed for many households with two wage earners.  Median wages in all of the top nine NAICS sectors is 
insufficient to meet the requirements of the owner housing wage; and it appears that only the highest paid 
employees within the town’s major employment categories would be able to afford to own a house in 
calendar year 2016. The renter housing wage is also shown on this chart for comparison purposes. It’s 
apparent from the differential between owner’s and renter’s housing wage levels that it requires a much 
higher income to own affordably than to rent affordably in the town.  
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Table 5.3 Median Wages by Sector and Owner Housing Wage

 
 
The multiple-earner analysis suggests that median wages in the lowest-paying sectors also fail to provide 
adequate income for even a two-earner household to afford the housing cost burdens of a median-priced 
house. With an earnings multiple of 5.7, wages from Accommodation and Food Services would require 
more than five full-time workers per household to be able to afford to live in a median priced house “stress 
free.”  The analysis also indicates that median wages in the town are not high enough to provide single-
earner households even in the highest-paying industries with the household income necessary to be able 
to afford the housing costs of owning a housing unit without experiencing housing cost stress at the 30% 
level of household income. In fact, in the highest-paying sector (Public Administration), with an earnings 
multiple of 1.3, a single-earner household would have to earn approximately 30% more than the median to 
afford a median-priced home.  
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Table 5.4 Owner Earnings Multiple by Sector

 
 
Overview of Methods: Owner and Renter Affordability Calculations 
 
This section describes the methods used to calculate the affordable house price and affordable gross rent 
level for the town. 
 
To reiterate, the affordability calculations used in this study conforms to the generally accepted approach 
employed by HUD to identify housing cost stress in a housing market.  According to HUD, a household 
that is not “housing cost stressed,” is one that expends less than 30% of its household income on housing 
costs.  If a household spends more than 30% of its income on housing costs, the household is considered 
housing-cost stressed.  This study’s approach builds on the HUD theory to determine: (1) “how much 
house” a household can be affordably purchased from net household income after paying the costs of 
utilities and home owner’s insurance, property taxes, and debt service costs on a conventional 30 year-5% 
down payment mortgage for an owner unit in the town, and (2) “how much house” can be affordably 
rented from net household income after paying the costs of utilities associated with a rental housing unit 
in the town.  A general description of the method is presented first, followed by additional details for each 
step in the affordability calculations process by tenure. 
 
The starting point for the analysis was the estimate of 2016 median household income for the county and 
municipality in the study region.  The estimates of 2016 household (HH) income were then segmented into 
four different groupings consistent with the traditional HUD approach as follows: 
 

o  <50% of HH median income 
o  >50% but <80% of HH median income 
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o >80% but <100% of HH median income 
o >100% but <120% of HH median income 

 
Calculations were made for each of the income groups described above based on the following general 
assumptions:  (1) per the HUD definition, households would spend up to 30% of their household income 
on housing as “affordable payments” before feeling housing cost stress; (2) the analysis would use the 
mortgage interest rate of 3.65% for 2016—consistent with the prevailing 30-year, 5% down payment 
mortgage rates that were available in the U.S. in calendar year 2016 according to Freddie Mac’s Primary 
Mortgage Market Survey, and (3) that households that own their house would insure their homes at market 
rates and would be required by their lender to purchase market rate private mortgage insurance. 
 
Overview of Owner Unit Affordability Calculations: The housing affordability calculations for owners 
within the town employed a statistical formula which results in the “affordable” owner housing unit price 
point at which a typical town resident household can afford the typical monthly expenses of 
homeownership.  The affordability calculation represents a snap shot or a “housing cost stress test,” which 
compares the typical housing costs paid by a typical owner household to the price points that were present 
as of the year of the affordability analysis.  The affordability snap shot does not offer any judgement on the 
affordability status or housing cost stress level of that household for that unit, or for a unit with the same 
price point going forward.  The affordability analysis does carry the affordability/housing costs calculation 
forward to calendar year 2027 as part of the study’s dynamic gap analysis to provide housing stakeholders 
with the direction and the likely magnitude of affordability pressures in the Town going forward. 
 
For owners, the following diagram sets forth the step-by-step calculations used for each household income 
category for the town: 
 
Table 5.5 Owner Affordability Calculation Guide 

Calculation Step 

 1. Annual HH Median Income for the household income 
category 

12÷  2. Equals monthly income 
%30×  3. Affordable monthly housing costs amount 

Subtract property tax 
4. Equals: The amount available for affordable monthly 
mortgage payments 

Subtract  insurance 
Subtract private mortgage 
insurance 
 

5. Equals: Affordable home price for the household income 
category at the level not to exceed 30% of household income to 
be devoted to housing costs 

Reverse calculate the affordable 
mortgage payment (Based on a 
30-year fixed rate mortgage at 
3.65% interest rate with a 5% 
down payment) 
 

 
The table below contains an example of the final owner affordability analysis for the town for calendar year 
2016.  All of the elements are laid out in this table.  Included at the bottom of the table are estimates showing 
the number of housing units available at the calculated affordable price point for a given income category 
at or below the 30% of the estimated housing cost threshold.  The market supply price points use two 
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concepts: (1) the affordability profile of single-family housing unit sales for calendar year 2016 from the 
town assessor sales data, and (2) an estimate of the single-family housing units by assessed value.  
 
The number of units by assessed value in the municipal grand list is another way to view affordable 
housing supply.  The table below sets forth an overview of these calculations as an example for the town.   
 
Table 5.6 Queensbury Owner Affordability Study Findings 

Owners 
2016 Affordable House Price: Town of Queensbury, NY               

  

Median 
Household 
Income:             

@ Percent of Median Household Income $76,714  @50% @80% @100% @120%   

        
  

Annual Household Income   $38,357 $61,371 $76,714 $92,057   
Monthly Household Income   $3,196 $5,114 $6,393 $7,671   
% of Income for Housing   30% 30% 30% 30%   
Affordable Housing Expenses Per Month (@30% of Monthly 
Household Income) 

  $959 $1,534 $1,918 $2,301 
  

Property Tax & Insurance Payments Per Month   $337 $520 $642 $764   
Insurance $108.23  $108 $108 $108 $108   
Private Mortgage Insurance (1% of Loan Amount) 0.06%  $62 $112 $146 $179   
Town, County, and School District Property Taxes (per $1,000) $1.54  $166 $299 $388 $477   

Utilities   $152 $171 $180 $191   
          
Affordable Mortgage Payment (@3.65%)   $470 $844 $1,096 $1,346   
Affordable Mortgage Amount (95% of Price, Assuming 5% Down)   $102,652 $184,542 $239,519 $294,258   
Affordable House Price   $108,055 $194,255 $252,125 $309,745   
Median House Price (2016)   $230,000 $230,000 $230,000 $230,000   
          
Affordable Price-Difference from Median   ($121,945) ($35,745) $22,125 $79,745   
          
Affordable Single-Family Year-Round Residential, FY 2017 
Assessed Values Total  674 4,035 6,241 7,511   
% of Total Parcels 9,146  7.4% 44.1% 68.2% 82.1%   
                

 
Property Tax Calculations:   
The 2016 and forecast Property Tax rates for the Town of Queensbury were calculated using a combination 
of County, Municipality, and School District taxes levied in the town.  The New York Department of 
Taxation and Finance provides a dataset of both the total taxes levied as well as the property tax rate (per 
$1,000) for each municipality.   
 
Table 5.7 Taxes Levied on Queensbury Households, by School Code 

 
 

Fiscal 
Year 

Ending Municipality County
School 
Code School Name

Type of Value on 
which Tax Rates 

are applied County Tax
Municipality 

Tax
School District 

Tax

County Tax 
Rate (per 

$1000 value)

Municipal Tax 
Rate (per $1000 

value)

School District Tax 
Rate (per $1000 

value)

2016 Queensbury Warren 520500 Glens Falls Full Value 14,034,896$ 7,367,353$     5,717,673$       3.85 2.08 17.66
2016 Queensbury Warren 522201 Lake George Full Value 14,034,896$ 7,367,353$     8,511,419$       3.85 2.08 6.79
2016 Queensbury Warren 523402 Queensbury Full Value 14,034,896$ 7,367,353$     31,343,405$     3.85 2.08 15.24
2016 Queensbury Warren 534401 Hudson Falls Full Value 14,034,896$ 7,367,353$     105,430$          3.85 2.08 13.61

Source: New York State Department of Taxation and Finance, Office of Tax Policy Analysis Prepared by: Economic & Policy Resources, Inc.
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An effective tax rate for the town was determined by summing the school district taxes levied, dividing by 
the sum of the school districts’ tax base, and multiplied by $1,000 to arrive at an effective school district tax 
rate per $1000 of home value and then adding the result to the County and Municipal tax rate.  
 
Table 5.8 Effective Tax Rate on Queensbury Households 

 
 
Private Mortgage Insurance (PMI) Rate and Down Payment Percentage:  The owner affordability 
calculations in this study assumed a 5% down payment, which typically would require that the owner pay 
the cost of private mortgage insurance (PMI).  As a typical cost of house ownership for the prototypical 
housing transaction assumed in the housing cost affordability analysis, premiums for PMI were included 
in this analysis. 
 
PMI is insurance that protects the lender against default and is usually required when the loan value is 80% 
or more of the house value (i.e. the down payment is less than 20%—although there are some exceptions).  
Borrowers continue to pay PMI premiums until the loan value is less than 80% of the value of the house or 
to the value in which the lender allows the owner to stop insuring the outstanding loan value if that 
percentage is greater than 80%.  Lenders typically use third-party insurance companies to insure their loans, 
so rates and approval can vary across companies and depend on many factors such as the value of the loan, 
the value of the house, type of loan, the borrower’s credit history, and type of property being purchased.  
While PMI makes it possible to buy a home with less of a down payment, it also represents an additional 
cost to borrowers even though it is insurance that protects the lender’s financial exposure. 
For the purpose of this study, the PMI rate for calendar year 2016 was published by the Urban Institute and 
utilizes the average credit score for New York of 735 from United States Mortgage Insurers (USMI) with a 
5% down payment.  Using these parameters the appropriate PMI amount per year was determined to be 
.73% of the loan amount, or .06% per month.  
 
Following the “Great Recession” all mortgage insurance issuers revised their rates as the “riskiness” of 
certain classifications of homebuyers were re-assessed.1  Even after this rate underwent significant re-
assessment, the resulting impacts for the typical homebuyer’s monthly housing expenses were marginal.  
Therefore, even if another event like the recent housing decline of the late-2000s crash were to occur again 
within the ten-year forecast time frame (which is not anticipated), the estimated .73% loan amount will 
likely remain a reasonable assumption for the forward-looking 2027 affordability analysis and was 
therefore unchanged for the forecast years included in the analysis horizon. 
 

                                                                 
1 See Urban Institute.  https://www.urban.org/urban-wire/private-mortgage-insurance-price-reduction-will-pull-
high-quality-borrowers-fha 

County Tax Rate 
(per $1,000 value)

Municipal Tax Rate             
(per $1,000 value)

School District Tax Rate 
(per $1,000 value)

Effective Tax Rate 
(per $1,000 value)

[ A + B + C ] =D
Queensbury 3.85 2.08 12.54 18.47

Prepared by: Economic & Policy Resources, Inc.
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Owner Utility Expenditures:  Owner expenditures for utilities costs were calculated based on the 
Consumer Expenditure Survey (“CES”) for the Northeast region by income before taxes, including 
water/sewer, electricity, heat, and excluding telephone.  The CES reflected consumer expenditure data 
collected from households during calendar year 2015-16 period.  Because the base year of the housing 
affordability analysis was calendar year 2016, these data were used without adjustment for inflation. 
Utility costs for the town were calculated for each household income level (e.g. 50%, 80%, 100%, and 120%), 
based on the utilities expenditures for each income level provided in the CES consumer expenditure 
dataset.     
 
Finally, the utilities expenditure CPI concept was used to convert CES dollar values to 2027 from the 2015-
16 CES data.  The 2027 utilities cost estimate was derived by applying the forecasted rate of change to those 
utilities expenditure amounts using the CPI Urban Wage Earner-Energy, (Index 1982-84=100, SA) that was 
forecasted using the historical rate of change from 2000 to the second quarter of 2018.  The specific rate of 
change and resulting utilities cost estimate for owners is set forth in the table below. 
 
Table 5.9 Current and Forecasted Utility Costs by Region 

 
 
Mortgage Rate Methodology 
Once the affordable mortgage payment amount that could be paid by a household in each particular 
income category was determined, a calculation was made to estimate the total value of a mortgage loan 
that could be serviced.  That total amount of mortgage loan value corresponds to the size of an affordable 
mortgage for the subject household.  This was done using the following formula that yields the value of a 
loan assuming a fixed monthly payment, a fixed interest rate, and a 30 year loan term.  The formula was 
employed as follows: 

∑
= +

×=
n

t
tr

PaymentLoanValue
1 )1(

1
 

Where Loan Value is the size of the mortgage loan that can be serviced without causing housing cost stress; 
“n” is the number of payments (years times 12 months); “r” is the fixed monthly interest rate; and “t” is 
each monthly period up to “n.”  Once the affordable mortgage value was determined, this amount was 
adjusted up by 5% (e.g. the number was divided by .95) with the assumption that the household would be 
required to make at least a 5% down payment for the housing unit—the minimum for a conventional 

2016 2022 2027
CPI Fuels and Utilities (Index 1982-1984=100), 
NSA 228.9 277.5 328.4

Median Household Monthly Utility Costs
Queensbury $180.08 $218.33 $258.40
Glens Falls City $173.03 $209.78 $248.28
Kingsbury $174.02 $210.98 $249.70
Warren County (Average) $174.04 $211.00 $249.73

Prepared by Economic & Policy Resources, Inc.
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mortgage in the un-subsidized housing market.  The result of that calculation then yields the estimated 
affordable house price for that household income category. 
 
This calculation was required because there is no publicly available database which provides actual average 
mortgage rates specific to either the county or for smaller geographies.  Similarly, no geographically-
detailed forecast of future mortgage rates exists for the period out ten years into the future.  However a 
data-driven estimate can be constructed using available information from multiple credible sources.  The 
2016 and forecasted mortgage rates used for the town were calculated from the actual calendar year 2016 
annual average mortgage rate provided by Freddie Mac.  The table below shows the 2016 mortgage rate 
used in the study as supplied by the Freddie Mac’s Primary Mortgage Market Survey data within the 
Moody’s May-June 2018 Macro Forecast for the Federal Housing Finance Agency (or FHA) 30-Year Fixed 
Mortgage Rate from calendar year 2016 through calendar year 2027. 
 
Table 5.10 Current and Forecasted Mortgage Rates  

 
 
Median Transactions Price  
Data which contains the year, town location, classification, and sale price for all residential real estate 
transactions within Queensbury was gathered from The Town of Queensbury Assessor’s Office.  All 
residential real estate transactions which took place from July 2015 to April 2018 are contained within the 
data set.  Since 2016 is the base year for this study, transaction price points were taken forward to 2027 
using the Moody’s Glens Falls MSA forecast, as set forth in the Moody’s May-June 2018 Macro Forecast for 
the FHFA All Transactions Home Price Index for the metro area. 
 
Table 5.11 Median Transactions Home Price by Region 

 
 
Overview of Renter Affordability Calculations: In addition to the above-described owner housing price 
affordability calculations, a separate set of affordability calculations was completed using the same general 
approach for renter housing units.  This renter affordability analysis was undertaken in order to determine 

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027

Moody's Freddie Mac: 30-Year 
Commitment Rate - Fixed Rate - National, 
(%, NSA)

3.65 3.99 4.67 5.30 5.24 5.36 5.58 5.56 5.58 5.69 5.86 5.91

Prepared by Economic & Policy Resources, Inc.

Median Transaction Price by Town (Indexed to 2016) 2016 2022 2027
Queensbury - 117.5 143.1
Glens Falls City - 120.5 150.6
Kingsbury - 120.0 149.3
Warren County Average - 121.5 152.9

Median Transaction Price by Town
Queensbury $230,000 $270,222 $317,479
Glens Falls City $150,000 $180,816 $217,963
Kingsbury $140,500 $168,630 $202,391
Warren County Average $215,000 $261,168 $317,249

Prepared by: Economic & Policy Resources, Inc.
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the distribution of affordable rents for the town.  The estimated household income level in calendar year 
2016, like the owner unit calculations, was the starting point for this analysis.  Household income was 
divided by 12 to yield monthly income, and then multiplied by 30% in order to establish the rent-utilities 
cost (i.e. Gross Rent) maximum amount per HUD housing cost stress indicator guidelines described above.   
The rental affordability calculations for the town were based on: (1) household income data which was 
taken from the 2012-2016 5-Year American Community Survey (“ACS”) Financial Characteristics dataset, 
(2) Gross Rents Paid data from the 5-Year ACS dataset for households occupying renter units, and (3) 
utilities expenditures paid by household units derived from data from the Consumer Expenditure Survey 
(“CES”) published by the U.S. Department of Labor for households in the northeastern region of the United 
States.  Estimated rents and expenditures for utilities for renter households were then calculated specifically 
for the town.  Data for the town was then analyzed to determine the number of households in each income 
category that were estimated to be experiencing housing cost stress—defined as households that were 
estimated to be paying more than 30% of their household income for housing costs in their renter unit. 
 
The following diagram describes the step by step affordability/housing cost stress calculations made for 
renter households: 
 
Table 5.12 Renter Affordability Calculation Guide 

Calculation Step 
 1. Annual HH Median Income for the household income 

category 
12÷  2. Equals monthly income 

%30×  3. Equals a total affordable renter housing payment 
Add utility costs 4. Equals the amount available for an affordable cash rent 

payment per month. 
 
More specifically, the median renter-occupied household income data for the town was sourced from the 
ACS 5-year data and used as a starting point for this analysis.  The median renter-occupied household 
incomes for the town were then broken down into 50%, 80%, 100%, and 120% of the median household 
income level categories.  Monthly household income was determined by the ACS-reported annual 
household income total divided by twelve (corresponding to twelve months per year).  The “affordable 
gross rent2” was then calculated by taking 30% of monthly household income at each household income 
level to determine the affordable housing cost for each level (See the sample table below corresponding to 
the affordable gross rents for Queensbury). 
 
Utility costs for renter units were calculated based on the Consumer Expenditure Survey (“CES”) for the 
Northeast region by income before taxes for the years 2015-2016, including water/sewer, electricity, heat, 
and excluding telephone costs.  The CES is conducted twice every year.  Utility costs for the town are 
calculated for each household income level (50%, 80%, 100%, and 120%) for renters, based on the utilities 
expenditures for each income level provided in the CES data for the likely households to occupy renter 
units. 
 

                                                                 
2 Gross rent for this affordability analysis is defined as payment of rent plus estimated utilities expense—not including 
telephone and/or internet expenditures for the household. 
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Using the CES data for 2015, the table below sets forth monthly utilities costs for each median renter-
occupied household income level. 
 
Table 5.13 Queensbury Renter Utilities Payments by Household Income Category 

Queensbury NY $38,095  Utilities Calculation 
100% of Median HH Income # Consumer Units Per Year [1]   
  <$5k 1,081  $         1,301  1,406,381 
  $5k-$9,999 775  $         1,208  936,200 
  $10k-$14,999 1,423  $         1,401  1,993,623 
  $15k-$19,999 1,405  $         1,874  2,632,970 
  $20k-$29,999 2,407  $         2,133  5,134,131 
  $30k-$39,999 1,687  $         2,320  3,913,835 

       
  Sum 8,778  16,017,140 
  Per Year   $1,824.69  
  Per Month     $152.06  

  
Notes: 
[1] Less Telephone     

   Consumer Expenditure Survey, U.S. Bureau of Labor Statistics 
 
The affordability gap for renters for each household income level for the town was then calculated based 
on the difference between the affordable gross rent and the monthly gross rent.  The exhibit below presents 
this data for Queensbury. 
 
Table 5.14 Queensbury Renter Affordability Study Findings and Gap Analysis 

Renters           
2016 Affordable Rent: Queensbury, NY         

  

Median 
Household 
Income:         

@ Percent of Median Household Income $38,095  @50% @80% @100% @120% 
            
Annual Household Income   $19,048  $30,476  $38,095  $45,714  
Monthly Household Income   $1,587  $2,540  $3,175  $3,810  
% of Income for Housing   30% 30% 30% 30% 

Monthly Utilities     $122  $143  $152  $160  
Affordable Asked Rent   $354  $619  $800  $983  
            

Affordable Gross Rent   $476  $762  $952  $1,143  
Monthly Gross Rent (Includes Utilities)   $1,011  $1,011  $1,011  $1,011  
            
Affordability Gap   ($535) ($249) ($59) $132  
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The number and type (zero, one, two, or three-plus bedroom) of rental unit for the Town is also considered.  
These totals were calculated based on the Bedrooms by Gross Rent 2012-2016 ACS 5-Year Estimates data 
sets, adjusted to match the Census total housing units for the town. 
 
The number and type of units in the rental market at each affordable gross rental rate was then obtained 
from the historical 2016 data.  For example, at 100% of median renter-occupied household income for the 
town, there were an estimated 1,217 renter units at or below the affordable gross rental rate of $952 based 
on the ACS 2012-2016 estimates.  Among those units, there were an estimated 54 no-bedroom units, 488 
one-bedroom units, 595 two-bedroom units, and 81 three-plus-bedroom units in 2016. 
 
Table 5.15 Renter Affordability by Bedroom (ACS) 

 
  
In order to understand the gap analysis tables, a few terms, concepts, and assumptions need to be 
explained.  First, prior to calculating housing supply and demand, it was assumed that a household was 
able to spend up to 30% of its household income on housing, before the household would become “housing 
cost-stressed” according to HUD guidelines. Supply at a particular income level is the number of units 
(either owner or renter) that are affordable at that price point, if all units within that geographic area were 
to be available for sale or rent.   Demand at a particular income level is the number of households at or 
below that level of income which currently own or rent.  This supply and demand results in a unit gap at 
each income level, which is the difference between the number of units available, (supply) and the number 
of households that could afford them (demand).  This theoretical gap initially assumes that households 
would not occupy units within other income levels.  This means that if a household was occupying a unit 
at either more or less than 30% of their income they do not appear in the demand for the income category 
that their housing unit falls into, only the income category the household is in.  This assumption was 
necessary to do meaningful and orderly analysis of the data. The data has shown that Queensbury is 
relatively affordable at nearly all levels of income for owners. The only owner households that appear to 
be housing cost burdened are those that make 50% or less than median household income. Finding an 
affordable rental unit is shown to be much more difficult for the renters of Queensbury. There are a number 
of renter households at or below 50% of median income competing for the units that would be affordable 
for households above 50% to 100% income levels, because there are not enough units within their affordable 
range. This creates a cumulative gap for those income levels until the affordable supply finally meets 
demand in the 100% to 120% income bracket.  

Queensbury 50% 80% 100% 120%
Median HH Income $19,048 $30,476 $38,095 $45,714
Affordable Gross Rent $476 $762 $952 $1,143
Available Units at Affordable Gross Rent (%) Total Number

of Rental Units*
  No bedroom: - 4% 62% 76% 87
  1 bedroom: 24% 43% 72% 84% 676
  2 bedrooms: 6% 12% 45% 66% 1,321
  3 or more bedrooms: 1% 3% 9% 28% 798
Total Units at or Below 9% 17% 42% 61% 2,881

*Excluding units with no cash rent
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Estimated unit demand was the number of units demanded by households that make between one income 
category and the next. For example, in Queensbury, the 1,592 units demanded at 80% of median income 
was the number of households between 50% and 80% that own. Estimated unit supply is the number of 
units available at the affordable price for each income level. So for 80% of median income the affordable 
price was $189,321, there was a supply of 2,393 units above $99,679 and below the 80% affordable price of 
$189,321. The affordability gap is the number of units demanded minus the number of units available at 
each income category. All of the measures in the top part of the chart are for the indicated income level 
only. They do not include any values to the left or right. For example, the 2,393 units supplied at 80% of 
median income does not include the 865 units supplied at 50% of median income.  

 
Cumulative demand is the estimated unit demand at that income level plus the estimated unit demand for 
each lower income level. Therefore, the cumulative demand for 80% of median income was 3,042, or 1,592 
(the estimated demand at 80%) plus 1,450 (the estimated demand at 50%). Cumulative Supply is the 
estimated unit supply for each income level, plus all of the unit supply for each lower income level. At 80% 
of median income, there was a cumulative supply of 3,258 units at affordable prices, or 2,393 (the estimated 
unit supply at 80%) plus 865 (the estimated supply at 50%).  The cumulative gap is calculated by subtracting 
cumulative supply from cumulative demand. As a result, the cumulative gap at the 50% to 80% of median 
household income level is shown to be -216, or 3,042 (cumulative demand) minus 3,258 (cumulative 
supply). Alternatively, it can be calculated by summing the affordability gap at a particular income level 
and the gap from each lower income level. So the cumulative gap at 80% was -216, or -801 (affordability 
gap at 80%) plus 585 (affordability gap at 50%).   

 
It’s important to note that cumulative numbers are generally a better measure of the real state of the market 
as someone who is making 100% of median income would be able to purchase a house that is affordable to 
someone at 80% or even 50% of median income if the opportunity arose. Also, if there are not enough units 
available at an affordable price, those households will still need to live somewhere and so will likely 
purchase a unit at a price outside of their affordable range. This means that even though there was a 
theoretical oversupply of units at 100% and 120% of median income, the full picture of the market was 
shown more clearly by the cumulative gap values which show those “surplus” units likely being purchased 
by people in the lower income categories because they have few other options. This leaves a still substantial 
cumulative gap at high income levels.  
 



 

15 
 
 

Table 5.16 2016 Town of Queensbury Affordability Gap Analysis

 
 
Affordability Forecast: 
Median Residential Sales Price/Home Value 
All forecasts for prices of ‘owned’ single family residences are based on a univariate regression model, with 
the actual price data series set as the dependent variable and the Federal Housing Finance Agency (FHFA) 
House Price Index for Glens Falls MSA geographic area set as the independent variable.  This mathematical 
model measures the historical relationship between the FHFA price index data and the historical home 
price data, developing a line-of-best-fit regression equation based on this historical relationship.  Since 
forecasted FHFA value for the Glens Falls MSA area is available from the Moody’s forecasted data, 
forecasted values for the independent variable were input into the model/equation, resulting in the 
forecasted value for the dependent variable, house price, for each year of the forecasted timeline between 
2017 and 2027.  Typically the further back historical data goes into the past, the more accurate a regression 
model will be.  However, the availability of data specific to some of the peer communities and geographies 
is limited.  The American Communities Survey, for instance, provides a geographically precise public 
source of home price data that is self-reported by homeowners, but complete data is only available for the 
2009 through 2016 time period, which does not allow for a reliably predictive forecast model. 
 
 
Utilities 
Utilities expenditure CPI was used to convert CES dollar values to 2027 from the 2015-16 CES data.  The 
2027 estimated utilities cost was derived by applying the forecasted rate of change to those utilities 
expenditure amounts using the CPI Urban Wage Earner-Energy, (Index 1982-84=100, SA) that was 
developed using the historical rate of change from 2000 to the second quarter of 2018.  The specific rate of 
change and resulting utilities cost estimate for owners is set forth in the table below. 
 

% of Median Household Income <50% 50% to 80% 80% to 100% 100% to 120% >120%
Median Household Income $38,357 $61,371 $76,714 $92,057
Affordable Price [Excludes Transportation Costs] $99,679 $189,321 $243,646 $297,735
Estimated Unit Demand 1,450 1,592 1,092 850 3,403
Estimated Unit Supply 865 2,393 1,620 1,440 2,069
Affordability Gap in Units (Demand minus Supply) 585 -801 -528 -590

Cumulative Demand 1,450 3,042 4,134 4,984 8,387
Cumulative Supply 865 3,258 4,878 6,318 8,387
Cumulative Gap 585 -216 -744 -1,334

% of Median Household Income <50% 50% to 80% 80% to 100% 100% to 120% >120%
Median Household Income $19,048 $30,476 $38,095 $45,714
Affordable Rent [Excludes Transportation Costs] $476 $762 $952 $1,143
Estimated Unit Demand 804 190 494 284 1,212
Estimated Unit Supply 265 206 763 653 1,099
Affordability Gap in Units (Demand minus Supply) 539 -15 -268 -368

Cumulative Demand 804 995 1,489 1,773 2,985
Cumulative Supply 265 471 1,234 1,886 2,985
Cumulative Gap 539 524 256 -113

Town of Queensbury-Estimated Affordable Gap for Owner Units, 2016

Town of Queensbury-Estimated Affordable Gap for Renter Units, 2016

Prepared by Economic & Policy ResourcesSource: U.S. Census Bureau, American Community Survey
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Table 5.17 Current and Forecasted Utility Costs by Region  

 
 
Property Tax 
The 2016 property tax rates were escalated to 2027 values using the ratio between Moody’s May-June 2018 
Forecast for National Income and Product Accounts Index for Non-Defense Government Consumption 
Expenditures and Gross Investments and the forecast of home value in the town (to represent the tax base).  
The tables detailing the tax rates “per $1,000 of house value” are found in the table below. 
 
Table 5.18 Current and Forecasted Property Tax Rates 

 
 
Homeowner Insurance Calculation and Escalation Methodology 
 
The 2016 and forecasted homeowner insurance rates for the town was calculated using the average 
premium of HO-3 policies in the State of New York from the National Associations of Insurance 
Commissioners for calendar year 2015, the latest year available.  The HO-3 policy is the most common type 
of homeowner insurance primarily for its broad range of coverage and affordability.  Because this estimated 
cost was from calendar year 2015, the Tenants’ and Household Insurance component of the Consumer Price 
Index from the U.S. Department of Labor—Bureau of Labor Statistics was used to convert the 2015 dollar 
values to 2016, 2022, and 2027 values.   
 

2016 2022 2027
CPI Fuels and Utilities (Index 1982-1984=100), 
NSA 228.9 277.5 328.4

Median Household Monthly Utility Costs
Queensbury $180.08 $218.33 $258.40
Glens Falls City $173.03 $209.78 $248.28
Kingsbury $174.02 $210.98 $249.70
Warren County (Average) $174.04 $211.00 $249.73

Prepared by Economic & Policy Resources, Inc.

      
2016 2022 2027

Queensbury Property Tax Growth Rate (Indexed to 2016) - 120.6 118.7
Glens Falls City Property Tax Growth Rate (Indexed to 2016) - 117.6 112.8
Kingsbury Property Tax Growth Rate (Indexed to 2016) - 118.1 113.7
Warren County Property Tax Growth Rate (Indexed to 2016) - 116.7 111.1

Queensbury $18.47 $22.28 $21.93
Glens Falls City $30.30 $35.62 $34.17
Kingsbury $22.77 $26.88 $25.90
Warren County Average $16.49 $19.23 $18.31

Prepared by: Economic & Policy Resources, Inc.
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Table 5.19 Current and Forecasted Homeowners Insurance Costs  

 
 
This historical rate was then  escalated to 2027 values using the actual rate of increase from the Tenants’ 
and Household Insurance Consumer Price Index to 2016 (as described above) and then using the 
compound annual change of the index from calendar year 2000 to the second quarter of 2018 as the basis 
for forecasting to 2027. 
 
The following tables show the results of the Affordability and Gap Analyses for Queensbury in 2022 and 
2027. 
Table 5.20 Town of Queensbury 2022 Owner’s Affordability Analysis: 

 
 

2015 2016 2022 2027

CPI-All Urban Comsumers Tneants' and household insurance (Indexed to 2015) - 100.9 112.1 124.5
2000-2018 Q2 Compound growth rate = 2.12% per year 0.9% 2.12% 2.12%

Average Homeowners' HO-3 Insurance Premiums (Annual) 1,287$   1,299$    1,443$    1,603$    
Prepared by Economic & Policy Resources, Inc.

2022 Affordable House Price: Town of Queensbury, NY
Median 

Household 
Income:

@ Percent of Median Household Income $86,222 @50% @80% @100% @120%

Annual Household Income $43,111 $68,977 $86,222 $103,466
Monthly Household Income $3,593 $5,748 $7,185 $8,622
% of Income for Housing 30% 30% 30% 30%
Affordable Housing Expenses Per Month (@30% of Monthly Household Income) $1,078 $1,724 $2,156 $2,587
Property Tax & Insurance Payments Per Month $337 $512 $629 $746

Insurance $120.14 $120 $120 $120 $120
Private Mortgage Insurance (1% of Loan Amount) 0.06% $59 $107 $139 $171
Town, County, and School District Property Taxes (per $1,000) $1.54 $157 $285 $370 $455

Utilities $185 $207 $218 $232

Affordable Mortgage Payment (@5.58%) $556 $1,006 $1,308 $1,609

Affordable Mortgage Amount (95% of Price, Assuming 5% Down) $97,168 $175,681 $228,421 $280,913

Affordable House Price $102,282 $184,927 $240,443 $295,698

Median House Price (2022) $269,047 $269,047 $269,047 $269,047

Affordable Price-Difference from Median ($166,765) ($84,120) ($28,605) $26,651

Owners
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Table 5.21 Town of Queensbury 2022 Renter’s Affordability Analysis:  

 
 
Table 5.22 Town of Queensbury 2027 Owner’s Affordability Analysis: 

 
 

Renters
2022 Affordable Rent: Town of Queensbury, NY

Median 
Household 

Income:
@ Percent of Median Household Income $42,984 @50% @80% @100% @120%

Annual Household Income $21,492 $34,387 $42,984 $51,581
Monthly Household Income $1,791 $2,866 $3,582 $4,298
% of Income for Housing 30% 30% 30% 30%

Monthly Utilities  $148 $173 $184 $194
Affordable Asked Rent $389 $686 $890 $1,095

Affordable Gross Rent $537 $860 $1,075 $1,290

Monthly Gross Rent (Includes Utilities) $1,242 $1,242 $1,242 $1,242

Affordability Gap ($704) ($382) ($167) $48

2027 Affordable House Price: Town of Queensbury, NY
Median 

Household 
Income:

@ Percent of Median Household Income $97,998 @50% @80% @100% @120%

Annual Household Income $48,999 $78,399 $97,998 $117,598
Monthly Household Income $4,083 $6,533 $8,167 $9,799.83
% of Income for Housing 30% 30% 30% 30%
Affordable Housing Expenses Per Month (@30% of Monthly Household Income) $1,225 $1,960 $2,450 $2,940
Property Tax & Insurance Payments Per Month $405 $618 $761 $903

Insurance $133.55 $134 $134 $134 $134
Private Mortgage Insurance (1% of Loan Amount) 0.06% $65 $116 $151 $185
Town, County, and School District Property Taxes (per $1,000) $1.83 $206 $368 $477 $585

Utilities $185 $207 $218 $232

Affordable Mortgage Payment (@5.91%) $636 $1,135 $1,471 $1,805

Affordable Mortgage Amount (95% of Price, Assuming 5% Down) $107,098 $191,296 $247,803 $304,077

Affordable House Price $112,735 $201,365 $260,845 $320,081

Median House Price (2027) $327,601 $327,601 $327,601 $327,601

Affordable Price-Difference from Median ($214,866) ($126,236) ($66,756) ($7,520)

Owners
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Table 5.23 Town of Queensbury 2027 Renter’s Affordability Analysis:  

 
 
Table 5.24 Town of Queensbury 2022 Affordability Gap Analysis:

 
 

Renters
2027 Affordable Rent: Town of Queensbury, NY

Median 
Household 

Income:
@ Percent of Median Household Income $48,217 @50% @80% @100% @120%

Annual Household Income $24,109 $38,574 $48,217 $57,860
Monthly Household Income $2,009 $3,214 $4,018 $4,822
% of Income for Housing 30% 30% 30% 30%

Monthly Utilities  $175 $205 $218 $230
Affordable Asked Rent $428 $759 $987 $1,217

Affordable Gross Rent $603 $964 $1,205 $1,447

Monthly Gross Rent (Includes Utilities) $1,461 $1,461 $1,461 $1,461

Affordability Gap ($858) ($496) ($255) ($14)

% of Median Household Income <50% 50% to 80% 80% to 100% 100% to 120% >120%
Median Household Income $48,999 $78,399 $97,998 $117,598
Affordable Price [Excludes Transportation Costs] $116,918 $208,837 $270,525 $331,959
Estimated Unit Demand 1,526 1,634 1,058 919 3,547
Estimated Unit Supply 744 1,551 1,528 1,442 3,419
Affordability Gap in Units (Demand minus Supply) 781 84 -470 -523

Cumulative Demand 1,526 3,160 4,218 5,137 8,684
Cumulative Supply 744 2,295 3,823 5,265 8,684
Cumulative Gap 781 865 395 -128

% of Median Household Income <50% 50% to 80% 80% to 100% 100% to 120% >120%
Median Household Income $19,048 $30,476 $38,095 $45,714
Affordable Rent [Excludes Transportation Costs] $476 $762 $952 $1,143
Estimated Unit Demand 870 407 507 286 1,141
Estimated Unit Supply 273 146 557 718 1,519
Affordability Gap in Units (Demand minus Supply) 598 261 -49 -432

Cumulative Demand 870 1,277 1,785 2,071 3,212
Cumulative Supply 273 418 975 1,693 3,212
Cumulative Gap 598 859 810 378

Source: U.S. Census Bureau, American Community Survey Prepared by Economic & Policy Resources

Town of Queensbury-Estimated Affordable Gap for Owner Units, 2022 [PRELIMINARY]

Town of Queensbury-Estimated Affordable Gap for Renter Units, 2022 [PRELIMINARY]
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Table 5.25 Town of Queensbury 2027 Affordability Gap Analysis: 

 
 
 

% of Median Household Income <50% 50% to 80% 80% to 100% 100% to 120% >120%
Median Household Income $48,999 $78,399 $97,998 $117,598
Affordable Price [Excludes Transportation Costs] $116,918 $208,837 $270,525 $331,959
Estimated Unit Demand 1,585 1,726 1,220 796 3,804
Estimated Unit Supply 695 1,356 1,411 1,334 4,335
Affordability Gap in Units (Demand minus Supply) 890 370 -191 -538

Cumulative Demand 1,585 3,311 4,530 5,326 9,130
Cumulative Supply 695 2,051 3,462 4,795 9,130
Cumulative Gap 890 1,260 1,069 531

% of Median Household Income <50% 50% to 80% 80% to 100% 100% to 120% >120%
Median Household Income $19,048 $30,476 $38,095 $45,714
Affordable Rent [Excludes Transportation Costs] $476 $762 $952 $1,143
Estimated Unit Demand 915 428 350 273 1,431
Estimated Unit Supply 283 116 500 687 1,810
Affordability Gap in Units (Demand minus Supply) 632 312 -150 -414

Cumulative Demand 915 1,343 1,692 1,965 3,396
Cumulative Supply 283 399 899 1,586 3,396
Cumulative Gap 632 943 793 379

Town of Queensbury-Estimated Affordable Gap for Owner Units, 2027 [PRELIMINARY]

Town of Queensbury-Estimated Affordable Gap for Renter Units, 2027 [PRELIMINARY]

Source: U.S. Census Bureau, American Community Survey Prepared by Economic & Policy Resources
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