

To: Ulster County Planning Board, January 8.2025                                                                                           From: Regis Obijiski.170 Ledge Road Town of Ulster

On behalf of the TownofUlsterCitizens.org, we’re urging you to consider the cumulative impact of projects in the Town of Ulster listed on the agenda tonight, and to look at the Ridge on the east side of Route 9w in the Town of Ulster.
In a Daily Freeman article on 2/4/21, Mr. Dennis Doyle, director of planning for our County, said about housing: rental apartments and home ownership are “out of reach for all but the highest earners…and the problem does not get any better without public response…affordable housing development is as important as open space preservation.”  Pattern of Progress 2024 Housing Report demonstrates exactly his narrative in numbers. So does the 2024 M.I.T. Living Wage Calculator for Ulster County. Pattern’s numbers for rentals say that an affordable 1-bedroom apartment in our County needs to be 38% of the Area Median Income (AMI) in order to be affordable; homeownership in Ulster requiring a mortgage is definitely out of reach. A single person householder at AMI ($82K) qualifies for a mortgage of $196K.  A two-person household at AMI ($94K) qualifies for a mortgage of $240K.  The annual MIT Living Wage Calculator which examines 3100 counties in our nation reports in 2024 that worker in Ulster County requires an average of $40.39 / hour for 12 family types (a mix if 1-2 adults with 0 to 3 children)  just to meet 8 basic needs (food, childcare, healthcare, housing, engagement, broadband,  and other basic necessities). $40.39 / hour X 2080 hours = $83,200 annual wage which is very close to Ulster’s current AMI.
So, the question we need to ask ourselves, who is the target buyer of new market-value homes. It certainly isn’t most Ulster County residents seeking their first home. Maybe not even people looking to upgrade.  We need housing in this county, and almost all of it, including this project is out of reach of the people who live here. While it’s natural to make a case for “filtering,” the process by which people upgrade their housing making room for vacancies, the National Low Income Housing Coalition, just recently cautioned AGAINST “downward filtering” as an unreliable tactic to solve the housing crisis. Is this indeliberate gentrification, where existing low to moderate income residents have less money and fewer assets and get displaced?  People who grew up here can’t afford to live here. The wealth gap widens and the gap swallows up people. Besides environmental reasons, this sociological reality needs to be addressed as well.
Regarding the solar array, we think that there exists in the Town of Ulster enough parking lot and commercial roof-top acreage to accommodate that same number of solar panels at the cost of denuding 26 acres of forest.
We urge you to recommend a POS-dec on both the luxury townhome development and the solar farm, so that an intelligent debate on development can take place.

Thank you.

