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Letter of Transmission 
 
March 8th 2022 
 
Maureen O’Meara, Town Planner 
320 Ocean House Rd 
Cape Elizabeth, ME 04107 
Via email: 
Maureen.omeara@capeelizabeth.org 
 
Dear Ms. O’Meara: 
 
The consulting partnership of Crane Associates, Inc. and Economic and Policy Resources, Inc. 
respectfully presents our proposal and qualifications to provide the Town of Cape Elizabeth with 
a detailed Housing Diversity Study as requested in your RFP that I received via email on 
February 16th 2022.   Our two companies have worked seamlessly together on over 25 projects 
dating back to early 2002, including several in Maine and Cumberland County.  We are currently 
finishing a comprehensive Housing Market Analysis and Production Strategy for the Town of 
South Portland.  This project includes an extensive 10-year market supply and demand forecast 
for all of Cumberland County and the MSA, which will prove invaluable for your study.    For 
your study, we assembled a team of 4 senior level consultants, 1 mid-level consultant, in 
addition to several support staff.  Our consulting team offers you roughly 90 years of collective 
experience in regional housing market analyses, housing diversity studies, real estate market 
analysis, strategic planning, economic and demographic forecasting, fiscal feasibility analysis, 
affordable housing plans, and development implementation strategies to this project. 
 
For administrative purposes, Crane Associates, Inc. will serve as the contract lead and your 
point of contact will be Michael Crane, AICP President of Crane Associates Inc.  However, for 
the technical implementation of this project, the entire team will be engaged.  The complete 
description of each individual’s experience is included in this proposal.  We also include 
descriptions of 38 past relevant studies that demonstrate our depth of knowledge on this topic 
and the range of past clients who relied on our work.  Our methodology and proposed scope of 
work is described on pages 2 through 9 of this proposal.  After, you will find a project time line 
on page 10.  The remainder of the proposal will document the team’s qualifications and past 
work, including two project examples.  We confirm that we have the capacity to complete your 
project on or before August 30th 2022.  In response to your question #6 in the RFP, yes, we 
are also available for additional work after this study is done. 
 
We thank you for this great opportunity to help the Town of Cape Elizabeth address your 
housing needs.  We look forward to working closely with you and creating locally-specific and 
workable solutions. 
 
Sincerely,  

 
 
 
 

Michael D. Crane AICP  
President 
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Background:  Understanding of Need 
The Town of Cape Elizabeth is experiencing a series of housing challenges related to combination 
of recent market events including the rapid in-migration of home buyers with real estate winfalls 
from the sale of their urban property, the  age and conditions of the Town’s stock, the supply of a 
diversity of housing types, housing densities and infill compatibility, distribution, and housing 
affordability.  This small town of less than 10,000 people is experiencing real estte price pressures 
from the Portland-South Portland-Biddeford Metropolitan Statistical Area, which covers 2,081 
square miles and is home to 538,500 residents.  In addition the COVID-19 pandemic has caused 
fundamental changes in housing demands that are expected to last for the foreseeable future. 
Understanding the long-term impacts of the pandemic on real estate are in its infancy.  We are 
just now gaining glimpses of indicators of how the uses of real estate are changing, especially 
after our recently completed housing study for South Portland.  We will complete your housing 
market analysis and prepare strategies fully cognizant that we are in a highly dynamic real estate 
market with significant changes occurring just below our radar.   
We have designed a proposed methodology based on your requests and our experience with 
housing studies with similar economic and demographic circumstances to provide your Town’s 
housing stakeholders with a housing diversity strategic plan.  Our research, and final report, will 
be designed to provide you with the answers to at least the following questions (which could 
expand or potentially be amended based on the findings of the study): 

1. What are the economic and demographic growth trends for the region and how has this 
contributed to strains on the housing market demand? 

2. How have changes in various age groups, types of households, income levels, the 
workforce, and special populations affected housing markets and needs? 

3. What are the current affordability gaps for the Town of Cape Elizabeth by tenure and by 
key groups? 

4. What can be learned from past projects and programs—both on the demand-side and 
supply-side—and what changes can be made to more effectively address existing and 
future housing needs? 

5. What is the correlation between housing demand and different demographic groups (age, 
ethniTown, household type, employment status)? 

6. How is housing demand geographically distributed across the Town and across the 
region? 

7. What land use changes in the Town of Cape Elizabeth are necessary to accommodate 
the forecasted demand, and what changes in local policies and ordinances are 
necessary?  

8. What is the current capaTown of local and regional housing stakeholders-organizations to 
respond to the Town’s most pressing needs? 

9. Considering construction costs, market demand by type and tenure, land use regulations 
and regional growth goals, what are the most promising strategies for effectively and 
efficiently improving the affordability of housing in the Town of Cape Elizabeth? 
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10. What is the demand for each units types for the next 10-years including demand by range 
of housing types, sizes, (#ofBedrooms) tenure, and income levels?  

11. What are the most effective policies, tools, funding strategies, development programs, and 
economic incentives to help the Town meet its housing production targets?  

The Town of Cape Elizabeth is looking for an experienced consultant or consultant team to answer 
these questions and to create a strategic approach that will effectively and efficiently meet the 
diverse housing needs of the Town’s residents, employees, and businesses.  The Crane 
Associates team has three decades of experience in housing policy and strategic analysis, both 
individually and together as a team, to address the key issues and questions that underpin your 
RFP request. 
We will provide you with a creative, data-driven, and objective analysis of recent housing market 
and real estate market trends.  We understand in great detail how this information can be a 
valuable resource in guiding the public discourse among a wide range of stakeholders and how it 
can drive effective housing policy decisions.  Our team understands, through its extensive 
experience with similar housing studies throughout the northeastern U.S., how important it is that 
this study remain fact-based and housing myth-neutral.  Our team fully understands the 
underlying concerns that have motivated this study and has successfully conducted many similar 
housing study assignments over the years.  Our team’s past experience includes regional and 
municipal housing market/supply-demand analyses, federal government studies such as 
Impediments to Fair Housing; HUD Consolidated Plans; housing plans that meet the parameters 
of Federal Regulations, Title 24, Section 91 et seq. (24 CFR 91); statewide Community 
Development Block Grant programs; analysis for the HOME Investment Partnerships Act; 
Emergency Shelter Programs; and Housing Opportunities for Persons with AIDS (HOPWA); 
analysis for State Housing Finance Agencies; and HUD entitlement communities. 
Crane Associates, Inc. and Economic & Policy Resources, Inc. have come together as a team of 
professionals to effectively address the Town’s housing analysis and strategic plan.  Our team 
includes Mr. Jeffrey Carr, an economist with more than 30 years of experience in economic and 
policy analysis, housing demand and supply studies (with an emphasis on housing affordability 
demand and supply studies), economic impact analysis studies (which have been completed in 
46 states and 3 U.S. territories), and the chief economic-tax revenues analyst-forecaster for the 
State of Vermont.  Mr. Michael Crane is an urban planner and economist with AICP certification 
since 1998 and 20 years of relevant work experience; utilizing his team of supporting planners 
and economists.  Our team is highly skilled in data collection-analysis, housing market and 
affordable housing assessment analyses—for owner and renter market segments (e.g. tenure), 
public involvement and public process facilitation, local-regional constraints analysis (e.g. 
including both natural resource and local zoning), and all facets of strategic housing planning and 
implementation. 
 

Scope of Work: Methodology of Assessing Affordable 
Housing: 
Task 1: Data Package  
Your RFP requests that the consultant will collect and package housing data on current housing 
inventory, occupancy, diversity of units and affordability in the Town of Cape Elizabeth and 
comparison communities. Our scope of work will include: 
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1a.Housing Conditions Assessment 
Our team will review all available data to determine housing conditions, needs, trends, and 
opportunities.  We begin with data provided by the Town administration or available from other 
stakeholders, U.S. Census Bureau, Bureau of Labor Statistics, State’s official population 
projections, and other government sources and projections to create a baseline demographic and 
economic profile.  This will provide the statistical context for analyzing and communicating the 
Town’s current housing market and its probable needs for the future.   
 
Third party data will also be collected as relevant, including but not limited to HUD data; 
CRA/Home Mortgage Disclosures; affordable housing occupancy rates, real-estate data firms; 
active housing market.  The data employed will be as current and robust as can be made possible.  
Quality control checks will be performed on all collected data in order to ensure its 
appropriateness to and consistency with recent developments/trends in the local and regional 
economy, seasonality or tourism effects (including second homes), etc.  Comparisons will also be 
made to ensure these data’s consistency with any other valid short-term economic forecasts for 
the region.  Adjustments will be made, if necessary, to ensure the realism, accuracy, and usability 
of the data collected from the multiple sources.  
 
Focus groups will be conducted during this task.  Three to four focus groups with stakeholders 
including renters/landlords; real estate developers; property owners; employers; government 
representatives; and housing service providers. 
 
Regional housing market area will be defined.  The regional housing market area for the Town of 
Cape Elizabeth is strongly influenced by geography and natural features, as well as tourism and 
the seasonal cycle of residential occupancy.  Our team will review all relevant market area factors 
such as regional commuting patterns; commercial and retail centers; transportation infrastructure; 
employment centers; and natural boundaries in order to include the “labor force-commuter 
dynamics” of the housing market region. 

1b.Regional Demographic and Economic Forecast 
Regional population and demographic projections will form part of the economic forecast.  
Economic variables affecting the housing market include personal income growth rates by per 
capita and per household, wages rates for each 2-digit NAICS sector adjusted for inflation, and 
employment growth in these same sectors.  Population forecasts are often driven by economic 
activity.  The results will be demographic and economic projection that will fully support a 
comprehensive housing needs and market assessment/analysis for the Town of Cape Elizabeth. 

1c.Comprehensive Housing Needs and Market Analysis 
A Comprehensive Housing Market Demand and supply analysis for the next 10 years will be 
completed for the Town of Cape Elizabeth. 
This work forms the heart of your Housing Diversity Study and is made up of three components:  
Housing market demand; housing market supply; and the gap analysis based on specific 
affordability indicators calculated for the Town.  Each of these three components are explained 
below: 
 
Housing Demand 
Closely tied to the long-term regional economic forecast provided in the tasks above, projected 
regional population changes along with current and estimated future characteristics of resident 
demographics are also important determinants of housing demand.  The formation of new 
households and the composition of existing households, not just simple population changes, are 
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the key demographic determinants of housing demand.  Population is not directly proportional to 
housing demand.  New household formations are affected by a range of economic and social 
factors, including marriage rates, divorce rates, wage rates of job opportunities, and life 
expectancy, among other factors.  Declines in average household sizes have resulted in smaller 
families and the increasing share of non-family households within the total household population.  
The characteristics of household formations will be the driving force behind housing demand in 
the Town of Cape Elizabeth. 
 
Household formations will be projected for the area by age groups and household size.  The 
baseline forecast will be developed using the regional economic-demographic forecast presented 
above and will assume no additional natural and/or policy constraints on housing construction 
activity in the region that were not present over the past twenty years or are not part of on-going 
regional initiatives. 
 
Using the long-term economic, population, and household forecast, the future demand for housing 
in the town will be projected by statistically applying housing and population ratios developed from 
past censuses to the long-term economic and demographic forecast developed for this study.  
Trends in various housing characteristics and variables over the past decade for the region will 
be projected over those same periods.  Birth and death rates, in-and out-migration rates, and so 
on will be captured econometrically in the population forecasts.  This approach of applying trend 
based ratios to population forecasts enables the Town to use existing data regarding the region’s 
specific housing characteristics to interpret the future housing demand implied by long-term 
population forecasts.   
 
After determining the age and tenure breakdown, the final step in developing housing unit demand 
involves normalizing each tenure class to a smoothly-functioning market standard vacancy rate 
and building in an annualized unit destruction rate for the region based on historical occurrences.   
 
Housing Demand Forecast will be calculated for the following factors: 
 
Housing stock 

Housing types and amenities 
Occupancy 
Cost of ownership for owner units 
Cost of renting for rental units 

Households 
Age 
Income (<30% MHHI, 50% MHHI, 80% MHHI, 100% MHHI) 
Household Type (single, family, non-family, communal, special populations) 

Employment 
Workforce housing 
Seasonal workers 

 
Housing Supply 
The first step in completing housing inventory will involve establishing a baseline housing unit 
count for the Town.  For this study, we will use existing census data, assessor databases, grand 
list data, or other more accurate data the Town may provide.  We will seek to create a robust 
database that includes total units occupied and vacant, by type of structure, primary or secondary 
residence (i.e., second homes), and by tenure.  The second step in this estimating methodology 
involves deciding on the year of the inventory update estimates.  For this step, we expect 2020 
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will be the appropriate year for the inventory update estimates since this was the last year where 
full property tax parcel and permit data were available from the Town. 
 
The housing supply estimate update from last census year of 2010 to 2019 involves establishing 
the total housing unit count for the Town by tenure class.  For the owner category, the supply 
update will be accomplished by carrying forward the latest baseline counts using permit data as 
available, and preliminary estimates for construction. 
 

1d.Housing Affordability Analysis  
The next step of this proposed approach is to calculate affordability of each identified housing 
stock by major demand category.  Housing affordability is a function of household income, 
mortgage interest rates, utility expenditures, and other living costs.  Jeffrey Carr of EPR has 
designed a specific formula to determine what is “affordable” housing, for both renters and 
owners, which was established as case precedent in Environmental Permit Reviews in support of 
housing affordability mitigation strategies within the State of Vermont (beginning in the 1990s).  
These affordability calculations will yield important knowledge of current and emerging 
affordability issues, and for determining appropriate housing strategies for the Town.   
 
Affordability estimates for the Town is accomplished by using the mortgage (for owner units) and 
rent (for renter units) affordability guidelines of the U.S. Department of Housing and Urban 
Development (HUD) and using those to develop a direct tie to the current costs of living in the 
current housing stock.  
 
Ownership affordability is calculated by using key housing expenditure categories for owners, 
including insurance, taxes, and an estimated affordable mortgage payment amount (assuming a 
5% down payment), and assuming a current average mortgage interest rate as determined 
through a survey of the housing market area.  This affordable mortgage payment calculation is 
necessary to back-calculate the maximum affordable housing price amount by average household 
income class.  The resulting “affordable” housing price was then compared to the number of single 
family housing units at or below those calculated amounts in each to get an estimate of the degree 
of affordability of the housing stock. 
 
For renters, a very similar reverse-calculation is undertaken, recognizing that renters spend 
significantly less for utilities than those households who own their own homes.  The affordable 
rent-utilities costs are then compared to the estimated inventory of renter units within the market. 
 
Examples of affordability calculations for owners and renters are shown on the following page. 
Table 1 EXAMPLE: Affordable Ownership in South Portland in 2030 by Income Category 

Owners 
2030 Affordable House Price: South Portland         
@ Percent of Median Owner Household Income   @60% @100% @120% 
       
Annual Household Income 

 
$70,912  $118,186  $141,824  

Monthly Household Income 
 

$5,909  $9,849  $11,819  
% of Income for Housing 

 
30% 30% 30% 

Affordable Housing Expenses Per Month (@30% of Monthly 
Household Income) 

 
$1,772.80  $2,954.66  $3,545.59  

Property Tax & Insurance Payments Per Month 
 

$563.72  $941.32  $1,131.97  
Insurance  $89.22  $89.22  $89.22  $89.22  
Private Mortgage Insurance  0.66% $96.32  $172.97  $211.67  
Taxes (per $1,000 in value in 2030) $24.62  $378.18  $679.13  $831.08  
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Utilities 
 

$233.45  $261.34  $269.61  
  

    

Affordable Mortgage Payment (@5.33%) 
 

$976  $1,752  $2,144  
  

    

Affordable Mortgage Amount (95% of Price, Assuming 5% 
Down) 

 
$175,126  $314,485  $384,851  

  
    

Affordable House Price 
 

$184,343  $331,037  $405,106  
  

    

Median House Price 
 

$555,771  $555,771  $555,771  
  Monthly Mortgage for Median Home Price  

 
$2,941 $2,941 $2,941 

Affordable Price-Difference from Median 
 

$(371,428) $(224,734) $(150,665) 
  Affordable Price-Difference from Monthly Mortgage     $(1,966) $(1,189)  $(797)  

 
Table 2: EXAMPLE: Affordable Rental in South Portland in 2030 by Income Category 

Renters         
2030 Affordable Rent: South Portland         
@ Percent of Median Renter Household Income @60% @100% @120% 
          
Annual Household Income   $38,202  $63,669  $76,403  
Monthly Household Income   $3,183  $5,306  $6,367  
% of Income for Housing   30% 30% 30% 

Monthly Utilities     $214  $227  $238  
Affordable Asked Rent   $741  $1,364  $1,672  
    

   

Affordable Gross Rent   $955  $1,592  $1,910  
    

   

Monthly Gross Rent (Includes Utilities)   $1,804  $1,804  $1,804  
    

   

Affordability Gap   ($849) ($212) $106  
 
 
 
Task 2:  Specific Housing Creation Goals 
Your RFP requested that the consultant “draft specific affordable housing creation goals, which 
shall include a targeted total number of affordable housing homes to create over the next 10 
years, and may also include types of housing, size of housing units (bedrooms), split of 
rental/ownership housing and range of affordability (50%-120% of area median income).” 
 
In other to complete your requested housing production goals broken down by tenure, size, and 
income level, we must first complete an affordability analysis.  The results of the affordability 
analysis will provide us with the number of units in demand by your requested subcategories.   
 

2a.Gap Analysis 
A gap analysis will simply compare the supply of the inventory as calculated above subtracted by 
the demand as calculated above.  The table below shows an example of the final gap analysis 
recently completed for the City of South Portland presented by tenure and forecasted forward by 
10 years.   Under this dynamic gap forecast methodology, additional units are added based on 
the construction activity that the economic forecast prepared above will provide.  The dynamic 
model assumes that for-profit housing developers and affordable housing advocates will continue 
working and the model accounts for these additions.  It also accounts for destructions and 
provides a net forecasted gap analysis.   
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Table 3: EXAMPLE: Gap Analysis for South Portland Main 2030 

Table 4 

City of South Portland-Estimated Affordable Gap for Owner Units, 2030     
% of Median Household Income <60% 60% to 100% 100% to 120% >120% 
Median Household Income $70,912 $118,186 $141,823 

 

Affordable Price [Excludes Transportation Costs] $184,343 $331,037 $405,106 
 

Estimated Unit Demand 1,892 1,605 784 2,807 
Estimated Unit Supply 131 548 697 5,712 
Affordability Gap in Units (Demand minus Supply) 1,760 1,057 87 

 

Cumulative Demand 1,892 3,497 4,281 7,088 
Cumulative Supply 131 680 1,376 7,088 
Cumulative Gap 1,760 2,817 2,905 

 

City of South Portland-Estimated Affordable Gap for Renter Units, 2030 
  

% of Median Household Income 
<60% 60% to 

100% 
100% to 

120% 
>120% 

Median Household Income $38,201 $63,669 $76,403 
 

Affordable Rent [Excludes Transportation Costs] $955 $1,592 $1,910 
 

Estimated Unit Demand 1,590 984 511 2,205 
Estimated Unit Supply 727 1,239 1,062 2,263 
Affordability Gap in Units (Demand minus Supply) 863 -255 -550 

 

Cumulative Demand 1,590 2,574 3,086 5,291 
Cumulative Supply 727 1,966 3,028 5,291 
Cumulative Gap 863 608 58 

 

 

2b.Affordable Housing Production Goals 
Your requested affordable housing production goals will be provided through the gap analysis 
demonstrated above. For example, Table 1 shows that the city will need to produce 863 rental 
units that is affordable to those at or below 60% of Area Median Income, and 1760 ownership 
units, by the year 2030.  
 
Task 3a:  Land Use Changes 
The consultant will develop a list of recommended land use changes that will support the 
production of your affordable housing targets.  The recommendations will be based on an 
analysis of Cape Elizabeth’s existing land inventory, availability, and development capacity. The 
Town’s GIS data and Assessor databases will be used for this work.  In addition, the consultant 
will complete site visits to understand the town’s existing development patterns and character. 
The results of this task will be an inventory of land that is suitable for housing production.  The 
inventory will be categorized by housing unit types i.e: multi-family, single family, rental, income 
levels, and unit sizes.  The inventory will also suggest appropriate funding programs for each 
suggested location.  
 
Task 3b: Other Municipal Actions 
The consultants will present a wide range of housing production tools, policies, incentives, 
programs, and other actions that the Town could employ to reach their housing goals.  The 
range of options may be rather extensive depending on the reactions we get from your housing 
stakeholders and policy leaders. The options can include: regulatory changes; permitting 
processes; funding options and trust funds; how to leverage state and federal support programs; 
and economic incentives for developers.    
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A specific set of prioritized policy recommendations will be developed, each including funding 
strategies.  The recommendations will be accompanied by a thorough analysis of the pros and 
cons of each alternative, discussions with the Town’s administrative team, and a realistic 
assessment of the challenges-obstacles of each strategy’s implementation.  An implementation 
plan will be developed as part of this work element, including a realistic timeline and suggested 
outcome measures to monitor implementation. 
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Project Timeline 
 

Task April 6th May June July August August 
30th 

Contract signed. Project 
begins 

      

Task 1: Data Package 
1a. Housing Conditions 
assessment 

      

1b. Demographic and 
Economic Forecast 

      

 1c. Comprehensive 
Housing Needs and Market 
Analysis 

      

1d. Housing Affordability 
Analysis 

      

Task 2:  Housing Creation 
Goals 
2a. Gap Analysis 
2b. Production goals 

      

Task 3a Land Use Changes       

Task 3b.  Other Municipal 
Actions 

      

Final report delivered: 
August 30th  
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Budget 
Table 5 

  Hours by Personnel Total Hours Rate Total 
  Crane Pine Carr Chase Cooper       
Task 1: Data Package 10   10   30 50 120 6000 
1a.Housing Conditions assessment 8 0 20 8 20 56 120 6720 
1b.Demographic and Economic 
Forecast 20 0 30 15 10 75 120 9000 
 1c. Comprehensive Housing 
Needs and Market Analysis 15 0 10   10 35 120 4200 
1d. Housing Affordability Analysis 10 0 10 6 10 36 120 4320 
Task 2:  Housing Creation Goals 8 8 0 0 0 16 120 1920 
2a. Gap Analysis 8         8 120 960 
2b. Production Goals 16 13 0 0 0 29 120 3480 
Task 3a Land Use Changes 25 15 20     60 120 7200 
Task 3b. Other Municipal Actions 20 16       36 120 4320 
Total Labor 140 52 100 29 80 401    $   48,120.00  
Travel expenses               $1,000.00  
Grand Total Fix Fee        $49,120.00  
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Descriptions of the Consulting Team: 
Crane Associates, Inc., Burlington, Vermont  
Crane Associates is a community planning firm owned by Michael Crane, AICP.  
The firm has been in business for 19 years and is registered as a Vermont 
corporation based in Burlington, Vermont.  We specialize in helping communities 
build wealth and prosperity by structuring their economies for long term 

resiliency.  This means that our work is multi-disciplinary and interconnected.  We employ the 
right mix of disciplines including real estate economics, urban planning, policy analysis, economic 
and demographic forecasts, market feasibility studies, and institutional capaTown building to 
ensure that our solutions are truly workable for the unique local situation facing our client.  Since 
2002 we have contributed to the construction of hundreds of units of affordable housing and 
millions of square feet of commercial space.  We collaborate with a global network of highly 
specialized and like-minded consultants who remain on call for specific tasks.  We design and 
implement projects based on sound research, active engagements, and strengthening 
institutional capaTown.  Crane Associates was built on the belief that a strong economy and a 
healthy environment need each other.  We believe in the power of a sustainable economy and 
how it can improve public welfare, private wealth, and natural ecosystems.  
 

Economic & Policy Resources Inc., Williston, Vermont  
EPR began providing consulting services to public and private clients in 1983.  Our 
staff is comprised of 7 full-time and 1 part-time employees.  We deliver economic, 
financial, planning and public policy services to support our clients’ critical decision 
making processes.  Our staff of economists, planners and financial analysts uses 
state-of-the-art analytical tools and methods to inform and address client issues.  

EPR has developed and has access to extensive data (including proprietary data) and analytical 
tools to provide advanced results.  We have a proven record of accomplishments on a wide-range 
of economic, socioeconomic, community and economic development, and public policy topics. 
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Qualifications and Experience of the Bidders: 
 
The following individuals from the above partners’ respective staffs will be committed to this 
project. 
Michael D. Crane AICP, Crane Associates, Inc. Urban Planner and 
Economist  

Michael Crane AICP is an urban planner and environmental economist with 
18 years of work experience in real estate investment analysis, economic 
development planning, and project implementation.  He has 11 years of 
international experience in Africa, Asia, Middle East and South Pacific 
region.  In 2001, Mr. Crane established Crane Associates Inc., an award-
winning consulting firm that specializes in sustainable economic 
development.  He has completed real estate market analysis, demand 
forecasts, needs assessments, comprehensive housing strategies, and 

development planning, for clients throughout New England, New York, and for international 
organizations including the World Bank, United Nations, foreign government agencies, and the 
US military in Iraq. 
 
Sustainable development is the common thread that links Mr. Crane’s diverse 20-year career.  
Starting as a Peace Corps Volunteer in rural Africa, he has always been involved in the ever-
evolving search to define sustainability in real terms and actions.  Mr. Crane was trained as an 
environmental economist and has practiced urban planning since 1998 when he received his 
AICP certification while leading the Utah Governors Town on Quality Growth.  Throughout his 
career, his feasibility studies led to financing, and eventually building hundreds of affordable 
housing units and millions of square feet of commercial and industrial space.  He has identified 
untapped housing development opportunities for regions, cities, and private companies through 
detailed property searches, examinations of real estate economics, and public policy analysis.  
He has a BA in Environmental Policy from Marlboro College and a MS in Natural Resources 
Economics from the University of Vermont. 
 
Brian Pine, Senior Housing Analyst, Crane Associates 

Brian Pine has 30 years of experience in leading affordable housing and 
neighborhood revitalization programs. He specializes in building collaborative 
partnerships and networks, resourcing projects and programs, municipal land 
use tools and finance, and connecting clients with strategic partners to 
accomplish impactful projects. Services include housing and land use policy, 
financial due diligence and packaging, project development, proposal and 
grant writing, and strategic planning. Brian was the Assistant Director for 
Housing & Neighborhood Revitalization for the Town of Burlington VT for 18 
years from 1997 to 2015.  He led the Town's housing rehabilitation and 
development programs and policies, managed all federal US Department of 

Housing & Urban Development funds (CDBG, HOME, Lead-Hazard Control), the Town’s Housing 
Trust Fund, and ordinances. Brian was the Town’s leader on housing policy and programs and 
housing policy advisor to Town Council committees and Planning Commission. 
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Jeffrey B. Carr, EPR, President & Senior Economist 
Jeffrey Carr has more than 30 years of experience in economic analysis, 
economic and fiscal impact assessment analysis, economic forecasting, 
regional impact analysis (including EB-5 project development-job impact 
analysis since 2006), tax-fiscal impact analysis, tax revenue forecasting, and 
preparing and presenting state economic-fiscal data to Wall Street bond 
rating agencies.  In addition to more than 200 completed consulting 
assignments over the last 25 years, Mr. Carr has served as the consulting 
State Economist and Principal Tax Revenues Forecaster-Analyst for more 
than 28 years including the past five Governors of Vermont.  He has been 

the State Economic Forecast Manager for his state for the New England Economic Partnership 
for the past 28 years.  He serves as a consulting economist to a number of businesses, municipal 
and county governments, and business associations throughout New England and in New York 
State. 
 
Previous to his employment at EPR, Mr. Carr served as Legislative Director and Economist for a 
member of the U.S. House of Representatives.  He also served in the Executive Branch of 
Vermont government, as Research Director for a United States Senate campaign, and as Director 
of Research for a national education organization specializing in federal fiscal policy analysis.  He 
taught economics in the Graduate School at St. Michael’s College in Winooski, Vermont.  He also 
is a former municipal elected official and serves on the Board of several regional and quasi-
governmental boards, commissions, and committees in his home state and community. 
 
 
Robert Chase, EPR, Senior Economist  

Robert Chase is an economist with over 25 years of experience in regional 
economics, industrial analysis, trade and economic development, fiscal and 
economic impact assessment, and regional economic forecasting.  He has 
conducted a number of economic studies in various domestic and 
international settings, including the Pacific Northwest, Alaska, Montana, 
North Dakota, Maryland, Vermont, Virginia, Wisconsin, British Columbia, 
Alberta, Ghana, Democratic Republic of Congo, Panama, and Mexico.  His 
professional background includes prior positions as research economist 
and instructor at North Dakota State University, economist at Battelle 
Human Affairs Research Center in Seattle, senior economist with the 

Washington State Department of Commerce, research director and economist at the University 
of Washington Foster School of Business, visiting research faculty at the University of Maryland, 
Agricultural & Resource Economics Department and principal of his own firm, Chase Economics, 
based in Tacoma, Washington.  Mr. Chase joined Economic & Policy Resources in September 
2010. 
 
Mr. Chase has authored well over a hundred publications including two books on socioeconomic 
impact analysis, chapters in books, articles in refereed journals, articles in popular business-
oriented publications, and scores of client-based reports.  Clients have included federal, state and 
local government agencies, universities, multinational corporations, and local businesses.  Mr. 
Chase holds a M.S. degree in regional economics from the University of Wisconsin with additional 
studies toward a PhD in regional economics.   
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Matthew L. Cooper, EPR, Economist 

Matthew Cooper is an Economist with EPR.  While serving a number of different 
roles for the firm, one of his primary roles during his 6-year tenure is to serve as 
analyst in multiple regional macroeconomic, development, and public financial 
impact analyses, including for tax increment finance districts, public cost-benefit 
analyses, and infrastructural and commercial development impact reports.  His 
recent experience also includes the housing affordability analysis work for EPR.   

 
Holding a M.A. in Economics from Kansas State University, his expertise includes methods of 
quantitative and statistical analysis, econometric modeling, advanced macro and micro economic 
theories, market and price analysis, labor economics, and operational strategy for public and 
private organizations.  Mr. Cooper also holds a B.S. in Economics and a B. Business 
Administration, Marketing.   
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Housing Study and Affordable Housing Study Project 
Experience:  
Housing Needs Assessment and Strategy for South Portland, Maine, 
2021-current 
A comprehensive market analysis for the City of South Portland.  This project includes: a regional 
and municipal economic and demographic forecast; housing supply and demand analysis today 
and 10-years forecasted; affordability gap analysis for 60%, 100% and 120% of Area Median 
Income categories for both owners and renter classes; significant public engagement including 
public forums, 8 focus groups and interviews with city elected officials; and policy analysis 
research into appropriate interventions including housing overlays zones, TIF districts, zoning 
modifications, economic incentives, and special unit allowances. This project is underway (85% 
complete). 
Queensbury New York, Housing the Workforce, 2019 
Situated in the Adirondack foothills with the shoreline of Lake George forming its northern 
border, Queensbury experienced population gains over the past decade.  Although housing 
supply has roughly kept apace, there are changes within the composition, including a growing 
share of second homes.  The Town’s housing need grows out of the apparent intensifying gap 
between the growth in household incomes and the rate of rising housing costs as opposed to 
poor quality supply or housing over-crowdedness.  This study prepared a town and regional 
housing market analysis of conditions currently and forecasted conditions ten-years out.  
Completed forecast of in-migration, trends in household income- including both wage income 
and non-wage income and using trend analysis and other tools determined the town’s housing 
demand and the housing supply through 2030. We completed the report with detailed housing 
strategies and a presentation to the town.     
 
Regional Housing Market Analysis and Ten-Year Forecast of Housing 
Supply and Demand: Cape Cod Commission; Barnstable County, 
Massachusetts-2017.  Barnstable County, Massachusetts.  Complete 
Copy of Study Attached to Proposal.  See Tab-Project Example 1.  
Housing on Cape Cod experienced significant changes in its composition and market demands 
over the last 10 years.  Seasonality is a significant feature in the regional economy and housing 
market.  Economic & Policy Resources, in collaboration with Crane Associates, was contracted 
by the Cape Cod Commission to complete a detailed housing market analysis of conditions 
currently and on five and ten-year forecast horizons.  Included in the technical analysis is a 
demographic and economic forecast of Barnstable County to the year 2025.  Building from this 
baseline, inventories of housing supply, analyses of housing demand, forecasts of housing supply 
and demand to the year 2025, and housing affordability gap analyses were compiled and 
evaluated for Barnstable County as well as for each of the fifteen municipalities on Cape Cod.  
The comprehensive study was prepared by Economic & Policy Resources and Crane Associates 
for the Cape Cod Commission in Barnstable County, Massachusetts. 
 
Three County Housing Study in Dutchess, Orange, Ulster County, New 
York-2007.  Complete Copy of Study Attached to Proposal.  See Tab-
Project Example 2. 
EPR examined alternative data sets to complete a long-term demand-supply analysis-forecast for 
a 3-county region and individually for the 3 counties.  An assessment of housing demand was 
completed using a long-term economic-demographic forecast for the region.  These included the 
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identification of key demographic trends in the regional populations (such as aging population, 
declining household size, in-migration trends, trends in household income- including both wage 
income and non-wage income) and using trend analysis and other tools to determine the 3 county 
region's housing demand and the housing demand of each county through 2020.  EPR completed 
an inventory of the county's housing stock, including recent changes to the county's housing unit 
supply.  After the regional assessment was completed, the higher level forecast was allocated to 
the region's 73 municipalities. 
 
Development Analytical Tool.  Town of Shelburne Vermont-2015 
Crane Associates was the lead consultant for developing a development impact model that 
forecasts long-term effects of development on the Town.  The model shows marginal impacts of 
a proposed project, a master planned development, or a long term comprehensive plan; 
customized specifically to measure impacts to each municipal department.  Outputs show positive 
and negative impacts to sustainability as measured by over 60 indicators in the areas of 
economics, municipal finance, transportation, land use, natural resources, public health and 
safety, housing, and schools.  The clients for this project were the Town of Shelburne, Vermont 
and the Chittenden County Regional Planning Commission, Vermont. 
Defining "Affordable Housing".  Williston, Vermont 
As part of their affordable housing planning process, the Town of Williston needed definitive data 
and analysis that clearly documented affordable housing for their community.  Crane Associates 
researched and analyzed the annual and monthly wages for 379 occupations.  The project also 
analyzed housing sales, Fair Market Rents, and the elements of affordability including: local utility 
costs, insurance rates, mortgage rates, and property taxes.  The study also determined the 
"affordability gap" between affordable housing costs and the ability to pay for a wide range of job 
types for the Town of Williston, Vermont. 
 
Analysis of Impediments to Fair Housing.  South Portland, Maine 
South Portland is an “entitlement jurisdiction” and eligible to apply for and receive U.S. Housing 
and Urban Development funding.  As such they are required to conduct an analysis that 
documents their efforts to further fair housing within their borders, to prepare a plan to correct any 
problems found, and to conduct annual reviews of their progress.  Crane Associates completed 
an analysis that included extensive interviews with all housing stakeholders, review of confidential 
data obtained through the Freedom of Information Act Requests (FOIAR), and review of housing 
discrimination testing.  The Crane Associates analysis also reviewed the public, private and 
public/private sectors and their compliance with relevant policies, laws, regulations, building 
codes, and administrative actions for the Town of South Portland, Maine. 
 
Affordable Housing Consolidated Plan.  South Portland, Maine 
South Portland applied to the US Department of Housing and Urban Development to become an 
entitlement community.  To be granted entitlement status, a municipality must survive careful 
scrutiny by the Department and complete a detailed Consolidated Plan.  Crane Associates 
documented South Portland’s demand for housing by the homeless, elderly, displaced individuals, 
handicapped and special populations.  The Department approved the Plan in 2004 for the Town 
of South Portland with project partner: Economic and Policy Resources. 
 
Affordable Housing Market Analysis.  Richford, Vermont 
Crane Associates completed an analysis of affordable housing supply and demand in the market 
area of Richford Vermont.  The project defined the market area for affordable housing; determined 
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affordable rents in the market area; documented supply of and demand for affordable housing in 
the market area.  The analysis gave an affordable housing developer the financial feasibility of a 
new affordable housing project in the market area.  Client: Housing Vermont.   
 
Affordable Housing Market Analysis.  Springfield, Vermont   
Crane Associates completed an analysis of affordable housing supply and demand in the market 
area of Springfield, Vermont.  Project included defining the market area for affordable housing 
and an analysis on the supply of, demand for, and the financial feasibility of affordable housing in 
the market area.  Client:  Housing Vermont.  
Affordable Housing Analysis.  Rutland, Vermont 
Crane Associates completed a comprehensive  analysis of affordable housing supply and 
demand in the market area of Rutland Town and Town, Vermont.  Project included defining the 
market area for affordable housing and an analysis on the supply of, demand for, and the financial 
feasibility of affordable housing in the market area.  The project was completed for a Private 
Developer.   
 
Exploring Options for Affordable Housing.  Dorset, Vermont  
Dorset Vermont is an affluent community with some of the most expensive land in the state.  
Nonetheless, many Dorset residents lived below the poverty level or have difficulty meeting their 
housing payments.  High priced land, the lack of public sewer and water, and numerous 
environmental constraints create extraordinarily difficult challenges to building affordable housing 
in Dorset.  This Affordable Housing Plan lays the groundwork for what needs to be done.  The 
Plan documents the local demand for affordable housing, defines “affordable” for households of 
different income levels, and investigates current and potential supply.  It concludes with five local 
case studies to demonstrate how affordable housing is built and what it can look like when 
completed. Crane Associates was the lead consultant with Economic and Policy Resources as 
the study partner. 
 
Designing Affordable Housing.  Dorset, Vermont 
One year after the initial affordable housing plan, the Town hired Crane Associates to implement 
several of the recommendations in the Plan.  This phase of the Town’s affordable housing initiative 
completed a market study on affordable rental and homeownership units, acquired options to 
purchase property, drew initial architectural designs, completed pre-construction site engineering 
and developed cost estimates.  A developer was recently hired and 24 units are soon to be built.  
Client:  Town of Dorset Vermont   
 
20-Year Growth Analysis and Development Master Plan.  Colchester, 
Vermont- 2009 
Crane Associates completed a set of 20-year projections of population, households, and economy 
for the Town of Colchester region.  The assignment also involved the completion of a 
comprehensive master plan for the development of housing commerce, industry, and the 
preservation of open space and recreation lands.  Designed land use patterns to accommodate 
growth over the next 20 years without significant disruptions to ecosystem functions.  Plan was 
approved by State agency and resulted in the E.P.A. awarding the Town 2 million dollars of sewer 
infrastructure funding. 
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20-Year Growth Analysis and Development Master Plan.  Montpelier, 
Vermont-2009 
Crane Associates completed a study that determined 20 years of future job growth and housing 
demand in Vermont’s capital Town region.  Growth in new jobs and housing was significantly 
constrained by floodplains, politics, and agricultural lands.  We completed multiple GIS based 
“build out” scenarios that identified new growth patterns to promote efficient development. 
 
Housing the Workforce:  An Assessment of Housing in the All-America 
Valley 
EPR and Crane Associates collaborated to complete a comprehensive housing demand and 
supply/housing affordability study for the Lower Naugatuck Valley of Connecticut which at the 
time was in the midst of a significant economic and demographic shift.  Housing prices were 
outpacing household income by 300%, the region’s labor force is commuting farther than ever, 
manufacturing jobs are being replaced with a diversity of lower-paying non-goods-producing jobs, 
and younger workers are leaving the region.  This report analyzed the details of these changes, 
projects housing supply and demand for the next 20 years, determines local affordability rates, 
and details specific recommendations for new affordable housing construction. 
 
DownTown Market Study.  Vernon, Connecticut-2005 
EPR and Crane Associates collaborated to complete a comprehensive analysis of commercial 
real estate market for downTown Vernon.  The study included:  a trend analysis of real estate 
transactions; inventory analysis; market demands by sector; economic and demographic 
projections; employment forecasts; and a series of recommendations to increase marketability of 
downTown properties.  
 
Municipal Master Plan.  Stowe, Vermont-2008 (2008 “Planning Project 
of the Year”) 
Crane Associates-Lead Consultant:  Wrote an 88-page detailed Action Plan to improve the 
viability of downTown businesses by strengthening local institutions.  Taught professional 
associations how to improve internal efficiency.  Analysis involved a wide array of data including 
a statistical survey with over 900 respondents, 44 personal interviews, focus groups, and 19 site 
visits to analyze the visitor experience.  Project resulted in over $468,000 of development 
improvement projects in one year.   
 
Economic Development Plan and CapaTown Building.  Hardwick, 
Vermont-2009 
Crane Associates-Project Director:  18-month research study on market feasibility of several 
business enterprises.  Analyzed market demands and provided strategic direction.  Project 
resulted in two-million-dollar construction fund to start a business incubator building.  Will employ 
over 30 people and have an economic impact in the local economy of over 2 million dollars per 
year. 
 
Village Master Plan.  Georgia, Vermont, 2008 
Crane Associates-Project Director:  20-year forecast of demographics, and economics for village 
master development plan and policy adoption.  Created municipal budget forecasts to finance 2-
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million-dollar sewer system.  The project resulted in accurate sizing of public infrastructure and 
revenue generation. 
 
Economic Development Master Plan.  Belfast, Maine-2006 
Crane Associates-Lead Consultant:  Analyzed regional and local economy.  Created an action 
plan to increase local businesses and create jobs.  Actions included empowering professional 
associations, a marketing plan, a revived performing arts center, a new development organization, 
and the location of wireless internet services.  A large software developer has since relocated to 
Belfast.  
 
Fiscal Impact Model.  Town of Montpelier, Vermont-2005 
Crane Associates-Project Director:  Custom built a fiscal impact model to measure the Town’s 
fiscal performance.  This measurement tool forecasts revenues and costs for each Town 
department 20 years into the future and determines an efficient use of infrastructure allocation. 
 
Business CapaTown Building Strategy.  Windsor, Vermont-2004 
Crane Associates-Project Director:  The research analyzed market feasibility of local businesses.  
Completed a 10-year action plan for economic opportunities by job type and public sector support 
requirements. 
 
Economic Impacts of a Public Park, Sacandaga River.  Saratoga 
County, New York-2008 
Crane Associates-Lead Consultant:  Completed benefit/cost analysis of $1,000,000 investment 
of public funds into a public park.  Input/output modeling showed net positive ROI in economic 
activity and tax revenue. 
 
Economic Impact Analysis of Tourism Visitation on West River.  
Jamaica, Vermont-2005 
Crane Associates-Lead Consultant:  An analysis of the economic impacts to the local economy 
as a result of a hydroelectric dam releasing sufficient water for boating, West River, Jamaica, 
Vermont.  Identified $15.7 million of new revenue over ten years for the local economy and create 
over 50 jobs. 
 
Affordable Housing Market Analysis 2001-2009.  Multiple Areas 
Crane Associates-Lead Consultant:  Completed approximately four housing market studies per 
year over the last 14 years for private developers.  Results generated millions of dollars of funding 
for over 100 units of affordable housing. 
 
Salamanca Housing Study.  Cattaraugus County, New York-2007 
As a part of collaborative housing study EPR prepared an assessment of housing demand-
including demand variables in identification of key demographic trends in the regional populations 
influenced by recent Native American casino development.  EPR also prepared an inventory of 
and analysis of housing data for the greater Town of Salamanca region and key municipalities in 
the Town's municipal utility service area.  EPR for this study also prepared an inventory of public 
and private entities involved in housing development, and assisted in the identification of 
properties suitable for housing development in the area.  The purpose of housing need analysis 
was to facilitate successful private sector development of needed housing in the study area.  EPR 
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also prepared research to identify a range of "best practices" policies that could be employed to 
address the area's housing employee housing needs. 
 
Tompkins County Housing Study.  Tompkins County, New York-2006 
EPR prepared assessment of housing demand study-including demand variables-that were 
related to observed demographic trends in the county sand regional populations (including 
Tompkins County's college student populations).  EPR also completed an inventory of the 
County's housing stock, including recent changes to the County's housing supply since the 2000 
Census results.  As part of this study, EPR prepared quantitative analysis of a series of targeted 
interviews (with knowledgeable persons in housing by issues area) in order to make sure the 
highest quality and most current data and information are brought to bear on these housing 
questions.  EPR also reviewed a range of issues to determine regional commuting patterns, 
commercial and retail centers, and the like to define what geographic market influences housing 
demand by tenure category in the County.  These factors were analyzed and a recommendation 
made. 
 
A Comprehensive Assessment of Housing in the Lower Naugatuck 
Valley Region of Connecticut.  Lower Naugatuck Valley Region, 
Connecticut  
EPR and Crane Associates teamed to complete a thorough assessment of the economic, 
demographic, and housing trends (including a post-2000 Census estimate of the valley region’s 
housing stock and policies that affect local level production) for a six community region in south 
central Connecticut.  The project included: ten year forecasts of housing demand and supply; an 
inventory of housing stock categorized into a wide range of needs and income levels; locally 
specific definitions of “affordable” housing; an assessment of local housing policies, initiatives, 
and organizations; and a growth constraints analysis that included both policy and natural 
resource constraints.  The final report was presented at a recent conference of housing groups in 
lower Connecticut in late November of 2003. 
 
Strategic Economic Development Plan.  Essex County, New York  
For this assignment, EPR worked in conjunction with a housing consultant to develop a strategic 
approach for an upstate New York county in the Adirondack Park to complete a strategic approach 
to business development and economic development in the region.  EPR was responsible for 
completing:  (1) a comprehensive economic-demographic performance assessment for the 
County, (2) an objective economic development resources assessment for the County, (3) the 
identification of key strategic base industry sectors in the region and an assessment of their 
competitiveness needs, (4) a long-term economic and demographic forecast for the County 
economy, and (5) the development of a specific list of prioritized economic development/re-
development strategies for the County economy.  As a result, we became very familiar with county 
governments in New York State and believe we have working knowledge of the governmental 
organization of the State—particularly in the “upstate New York region” outside the major metro 
areas. 
 
Comprehensive Housing and Homelessness Needs Assessment and 
Housing Market Analysis for the Town of South Portland 
Comprehensive Plan.  Town of South Portland, Maine 
EPR, along with Crane Associates, completed a comprehensive housing and homelessness 
needs assessment and a housing market analysis for the Town of South Portland, Maine as part 
of the development of its HUD-required 3 to 5 year Comprehensive Plan (24 CFR 91.200-230).  
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The study was undertaken because the Town was invited to become an “entitlement community” 
by the Department of Housing and Urban Development (HUD) under the Community 
Development Block Grant Program (CDBG).  This study covered 2 of the 5 components of the 
Town’s HUD-required Consolidated Plan, and included a thorough review of all housing data, all 
required analyses and forecasts for such a plan.  The study included, among other issue areas, 
an estimate and forecast of demand by household income category, a review of existing housing 
stock/stock additions since the 2000 Census, the housing price situation—including a review of 
recent trends in each area, calculation of housing affordability for both renter- and owner-occupied 
housing for 2003, an existing and forecasted gap analysis by household income class, a series 
of targeted interviews and data gathering-analysis relative to completing an assessment of the 
needs of the Town’s homeless population, collection of data and information pertaining to the age 
of, the “lead paint threat,” and the prevalence of sub-standard housing in the community, and a 
review of potential strategies to address identified affordable housing issues in the Town. 
 
Housing in Northwestern Vermont, A Review of Demand and Supply of 
Housing in the Six County Region for the Vermont Housing and 
Conservation Board.  Northwestern, Vermont.   
EPR was the principal investigator as part of a team of consultants that completed a detailed 
housing needs assessment study for that region of Vermont.  This ground-breaking study included 
detailed projections of both demand and supply for housing, a gap analysis by tenure, and several 
special research topics (including sub-regional projections/estimates, and a review of fair share 
affordable housing strategies).  The study also included a review of several important affordable 
housing and housing-related issues, and policy parameters for addressing those issues. 

 
Affordable Housing in the Town of Dorset, Vermont   
Crane Associates and EPR together completed a comprehensive feasibility analysis for the 
construction of affordable housing in Dorset, Vermont.  EPR’s investigation included a review of 
existing housing stock and housing price situation, a calculation of housing affordability for both 
renter- and owner-occupied housing, and a review of potential strategies for addressing affordable 
housing issues in the community.  This project included a collaborative effort between the Town 
staff, an Affordable Housing Task Force, and the community.  The project was completed in 
November 2002 with a public meeting. 

 
Maine CDBG Funded Housing Assessment Study.  Town of Windham, 
Maine  
EPR, along with Crane Associates, were the consultants for a comprehensive housing needs and 
affordability analysis for the Town of Windham, Maine that was conducted using State CDBG 
program funding.  EPR’s investigation included a review of existing housing stock and housing 
price situation, a calculation of housing affordability for both renter- and owner-occupied housing, 
a targeted interview of the needs for the Town’s homeless population, and a review of potential 
strategies for addressing affordable housing issues in the community.  This project included a 
collaborative effort between the Town staff and the Housing Assessment Advisory Committee.  
The project was completed in July of 2003 with a presentation to municipal officials, community 
leaders, the Committee and other housing officials.   

 
Feasibility and Preliminary Market Analysis for the Proposed “Spater 
Glen Affordable Housing Development”   
EPR completed a comprehensive market feasibility analysis for the construction of a 36 unit (85 
bedroom) affordable housing project in the greater Stratton Mountain resort region as part of the 
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resort 12-year Master Plan.  This analysis was undertaken and completed in order to gauge the 
feasibility/marketability of affordable housing units under various ownership and rental 
configurations.  Using an historical state housing needs assessment for Bennington and South 
Portland counties, it was determined that such a project is in fact feasible, even without the 
marketing/renting of such units to the resort’s income-eligible, full-time employees.  This analysis 
was employed by Stratton Corporation to proceed through the Act 250 Master Plan regulatory 
review process.  The resort received positive findings for its Master Plan submission with a 
significant affordable housing condition for developing new affordable housing in the region.  

Economic-Demographic Forecasting/Regional Forecasting 
 
Office of the Governor:  Revenue/Economic Analysis-Forecasting 
Consultant-1983 to present.  State of Vermont 
Our firm has nearly two decades of service in the economic projections of the State of Vermont.  
Assignments include annual and semi-annual short-term (two fiscal year) comprehensive, tax and 
fee revenue forecast for the three major funds of the state that includes a combined $1 billion 
annual budget.  Other responsibilities include all functions related to short-term economic and 
tax-fee revenue forecasting, tax policy analysis, fiscal and economic impact modeling.  For the 
past 28 years our firm has held the position of Principal Revenues Analyst and economic 
forecaster for the Agency of Administration in the Governor’s Office of Vermont on a contract 
basis. 
 
New England Economic Project, Model Manager for Vermont-1980-85; 
1991-present.  New England Economic Project 
EPR serves as the Vermont representative to a regional economic forecasting group known as 
the New England Economic Project (NEEP).  The firm has completed a total of more than 50, 
semi-annual NEEP forecast cycles during the last twenty-two years.  The Federal Reserve Bank 
of Boston, and leading business and academic institutions throughout the New England region 
coordinate the forecasting work.  
 
20 Year Population, Housing and Economic Projections for Significant 
Labor Market Areas in the Upper Valley/Lake Sunapee Region of New 
Hampshire and Vermont.  Upper Valley/Lake Sunapee Region, New 
Hampshire and Vermont 
Completed for the Upper Valley-Lake Sunapee (New Hampshire) Regional Planning 
Commission, State of New Hampshire, Housing Council of Vermont.  EPR completed a 
comprehensive set of intermediate and long-term economic and demographic projections for the 
major labor market areas in the Upper Valley region of New Hampshire and Vermont.  These 
projections included a comprehensive set of economic and demographic variables, which were 
subsequently employed in many planning projects including an analysis of housing supply and 
demand in the Upper Valley region. 
 
Economic and Demographic Forecast, Chittenden County 2000 to 2035 
and Beyond.  Chittenden County, Vermont   
Completed for the Chittenden County Regional Planning Commission, Mr. Copp led an effort 
where EPR completed a 35-year forecast of population, employment and housing demand for 
Chittenden County in Vermont.  Using a computer based dynamic input-output model, our staff 
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considered both economic and demographic factors to provide a long-term forecast for Vermont’s 
most populous and prosperous region.  Results of this forecast are to be used in the region’s 
long-term transportation and regional plans. 
 
2001 Chittenden County Regional Plan (Approved October 2001).  
Chittenden County, Vermont   
Crane Associates was hired from Utah to guide the Regional Plan through completion.  Prior to 
his arrival, the first draft was released to the public and received tremendous negative reaction.  
Mr. Crane was asked to complete the Plan in an unprecedented 18 months.  He designed a series 
of public meetings and held individual working sessions with local officials in every municipality.  
In total Mr. Crane facilitated over 15 public meetings and over 30 individual working sessions with 
municipalities.  His approach led to an understanding of the controversy and a revised Regional 
Plan that achieved 95% consensus among the County’s municipalities.   
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References 
 
 
Cape Cod Commission     
Contact: Ms. Heather Harper 
Community Design/Affordable Housing Specialist 
3225 Main Street      
PO Box 226       
Barnstable, MA 02630     
508-744-1225  
 
Description of Services Provided: Housing study assessment of Cape Cod region (Barnstable 
County) in Massachusetts, including a demographic and economic forecast (population, 
households, economy) of Barnstable County to the year 2025; an inventory of housing supply; a 
forecast of housing supply and demand to the year 2025; and an affordability housing gap analysis 
for the region and its fifteen Municipalities.  Quantitative and qualitative (focus groups and 
surveys) analyses.  Coverage includes many of the work elements in the RFP. 
 
Queensbury, New York 
Stuart G. Baker, Director of Planning 
Town of Queensbury 
742 Bay Road 
Queensbury, NY 12804-5902 
(518) 761-8222 Direct Line 
Description of Services: Queensbury Workforce Housing Plan.  A comprehensive assessment 
of the town’s housing needs including demographic and economic forecast an inventory of 
housing supply; a 10-year forecast of housing supply and demand, an affordability housing gap 
analysis, and a detailed set of policy recommendations to serve the future needs of the 
workforce.  
 
Stowe, Vermont      
Contact:  Tom Jackman, Director of Planning,  
Town of Stowe,  
PO Box 216 
Stowe, Vermont 05672 
802-253-2705.   
tjackman@townofstowevermont.org 
 
Description of Services Provided:  A long-term client. Crane Associates prepared several town 
wide studies, forecasts and analyses for the Town of Stowe.  
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