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SECTION 1: BACKGROUND AND HISTORY 

 

 

Affordable housing is central to a balanced, well-functioning county. When local leaders, 

community stakeholders and economic development officials perceive there is an unmet need 

for housing, they typically ask for a housing study. They want to know how many units of 

affordable housing are needed to restore the balance. 

Affordable housing development is incredibly complex and correcting the imbalances in the 

housing marketing to create more affordable housing opportunities cannot be accomplished with 

one program or one option. The need for affordable housing in cannot be easily drilled down to 

one number. In Westchester County, undertaking such a study is particularly complicated. What 

is “affordable” in Mount Vernon is not so in Scarsdale.  Westchester has some of the wealthiest 
communities in the country, yet it has others with high rates of poverty.  

This Assessment is designed to provide an evidence-based foundation for the creation and 

preservation of affordable housing in Westchester County.  The tables, maps and graphs in this 

Assessment demonstrate the interconnection and complexity of the relationships between 

housing, socio-economic and demographic data.  Whenever possible, data is provided at the 

municipal level – including a multi-paged Housing Snapshot of each municipality.  

In October 2018, Hudson Valley Pattern for Progress (Pattern) began the task of conducting 

research and collecting data to analyze, and determine the current state of the affordable 

housing market in Westchester County.  

This Affordable Housing Needs Assessment (the report) provides a research-based, data-rich 

analysis of housing conditions and demographic trends, and take a deep look at the gap between 

the supply of and demand for affordable housing. The data and analysis sets the groundwork, 

which shapes recommendations on how to address the affordable housing needs in the county.  

Overarching Goal of the Affordable Housing Needs Assessment 

Provide county and municipal leaders as well as stakeholders, community based organizations and 

members of the community with research and data to improve their understanding of affordable 

housing dynamics in Westchester County. In recognition that elements of the research and data 

analysis will raise new questions and issues, this study provides a roadmap for community leaders 

and stakeholders to further establish policies, programs, and initiatives to best serve the residents 

of Westchester County. 
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This Assessment is not a “fair share housing allocation” for the municipalities in Westchester 
County and, therefore, does not seek to establish a specific number of affordable housing units 

required to be constructed within an individual municipality.   

This Assessment is not a document meant to sit on a shelf. It is designed as a tool for use by a 

variety of audiences, including housing commissions and boards, advocates, economic 

development agencies, Industrial Development Agencies (IDAs) and a myriad of not-for-profit 

housing agencies and market-rate housing developers. It provides recommendations and 

strategies for meeting the housing needs for the entire spectrum while being cognizant and 

respectful of municipal home rule.  

This Assessment specifically provides the information requested by Westchester County through 

their Request For Proposals (see Appendix I). 

Section 1 is focused into three areas: 

 History of Affordable Housing Policy in Westchester County 

 Affordable Housing IS Economic Development 

 Impediments to Affordable Housing Development 

Any constructive assessment cannot look forward until it takes a look back. The need for 

affordable housing is not new to Westchester, so this report reviews some of the important 

events that helped to shape the County’s affordable housing policy and actions to date. There is 
also a recognition in Westchester that affordable housing is critical to the success of the 

economy. While many new businesses want to be sure that their employees will have affordable 

housing opportunities, the impact of affordable housing is much more than this. It was evident 

in the last economic downturn that affordable housing production did not stop, while market 

rate production did. Affordable housing production is economic development- providing jobs, 

purchasing materials and providing for public improvements.  
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Map 1 – Municipalities in Westchester County 
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HISTORY OF AFFORDABLE HOUSING POLICY IN WESTCHESTER COUNTY 

Westchester County, located in the lower Hudson Valley Region of New York State, directly north 

of New York City (NYC). The county is part of the NYC Metropolitan Area. Westchester is also 

bordered on the west by the Hudson River, on the north by Putnam County, and on the east by 

the State of Connecticut and the Long Island Sound. Westchester County’s population was the 
result of a northward expansion from NYC and an eastward expansion from the Hudson River.  
 

The municipal composition within Westchester County is comprised of six cities, 17 towns and 

22 villages, including towns and villages that share coterminous boundaries, and other towns 

comprised of a number of different villages. Map 1 identifies each of the County’s 45 
municipalities.  

The County has a highly educated workforce, a number of four-year colleges and universities, 

Fortune 500 companies and cutting-edge research corporations. The County is often thought of 

as an affluent suburb of NYC. However, many of the communities in the county have significant 

pockets of poverty and low-wage, service-industry jobs. Many individuals and households live in 

substandard and severely overcrowded apartments and homes they cannot afford, which the 

report provides in detail for each municipality.  

This is not the first time Westchester has focused on affordable housing. In the early 1970s, the 

County undertook an in depth analysis of various housing issues in the county, producing a series 

of extensive reports on issues including code enforcement, housing cost, and zoning ordinances.   

In 1979 the Board of Legislators adopted a formal housing policy for the County outlining a ten-

year goal of developing 50,000 new housing units, of all types and costs. In 1986, the County 

established the Housing Implementation Fund to provide funding for infrastructure 

improvements for affordable housing developments.  

There were several legal cases in the 1970s and 1980s that also help to shape the way the County 

and its municipalities looked at the need to provide affordable housing. Specifically the Berenson 

v. Town of New Castle in 1975 and the 1987 Continental Building Corp. v. Town of North Salem 

were both influential in demonstrating that municipalities could not use zoning as an obstacle to 

allowing for the development of lower income housing and whether regional housing needs were 

considered. Additional information on both cases is in Appendix H taken from the September 

1997 “Housing Opportunities for Westchester; A Guide to Affordable Housing Development” 
report produced by the Westchester Housing Opportunity Commission. 

In August 1991 the Rutgers University Center for Urban Policy Research conducted a Housing 

Needs Assessment that projected a 10-year unmet demand of 5,000 low- and moderate-income 

housing units under the direction of the County’s Housing Implementation Commission.  
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In June 1992 the Board of Legislators adopted a Statement of Need for Affordable Housing based 

on an Affordable Housing Plan that identified key policy changes to assist in the implementation 

of affordable housing in Westchester. The Board also established the County’s New Homes Land 
Acquisition program. In 1993, the Housing Implementation Commission released an Affordable 

Housing Allocation Plan before the Commission’s sunset. In 1994, the County created the Housing 

Opportunities Commission (HOC) to assist municipalities in achieving their local allocation goal.  

Rutgers completed a second Affordable Housing Needs Assessment in March 2004 which 

projected an unmet need of 10,768 units through 2015. A new Fair Share Allocation Plan was 

released in 2005. 

In 2005 the Anti-Discrimination Center of Metro New York challenged the county’s fair housing 
certifications to HUD and a Housing Settlement was executed in 2009 where the County 

committed to ensuring the development of at least 750 units of affordable units that would 

affirmatively further fair housing. Over 700 units have been completed and over 100 more are 

under construction or have land use and financing approvals in place. 

The current housing market in Westchester has been shaped by national and local events of the 

last 10 to 12 years, including the housing bubble of the early- to mid-2000s, the housing crash 

after 2008 and subsequent foreclosure crisis, through the housing market recovery.    

Since 2008, the housing market, wages and employment opportunities, and overall economic 

conditions have drastically changed throughout the Hudson Valley region. The American Dream 

has shifted from one of homeownership into a "renter nation" with a new generation influencing 

that trend. Millennials (those born between 1981 and 1996) represent the largest cohort to enter 

the housing market, with numbers surpassing Baby Boomers. Many Millennials are entering the 

housing market saddled with enormous student-loan debt at a time when wages are lower than 

historical averages. These circumstances now force many Millennials to remain at home or rent 

an apartment with a roommate. Millennials also want the ability to move when better paying 

employment opportunities arise. As a result, they are delaying traditional household formation 

by marrying later and having fewer children. Their parents (many from the Baby Boom generation 

1946-1064) who paid the cost of their Millennial’s education may have used a home equity or 
parent plus loan, which may affect their ability to maintain or sell their home. Together with 

lower sales prices from the recession, these realities created a logjam in the residential sales 

market. As this Baby Boom generation cohort ages, the need for affordable, accessible housing 

increases. 

Conditions in Westchester County have mirrored these national trends. The cost of living has 

outpaced wages, increasing the pressure on rental housing and homeownership. As rental-

housing costs in NYC continue to climb, people look to move to a less expensive community. The 
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proximity and availability of public transit into NYC makes Westchester County a viable option.  

As a result of this increased demand, rental prices in the County have increased.  

The poverty rate for individuals and households in Westchester has increased since 2000. The 

number of individuals in poverty increased by 10,862, or 13.8%, from 2000 to 2017 in 

Westchester. The overall percentage of individuals in poverty increased from 8.8% to 9.4% during 

the same period. The number of households living in poverty increased by 4,193 between 2000 

and 2017; the percentage of households increased from 8.5% to 9.5%. This combination of social 

and demographic trends helps to explain why the “recovered” housing market does not look like 

the housing market of the peak years between 2005 and 2007.  

The median price of a single family home in Westchester County is $650,000 (2018) and the 

county has some of the highest real estate prices and property taxes in the country. Although 

lower than the peak of $685,000 in 2005 – the median is the highest of all Hudson Valley counties. 

Additionally, the vast majority of new rental developments are priced well above an affordable 

level for many residents living and working in the county. Although many municipalities have 

adopted affordable housing set-aside policies, which must be adhered to when developing new 

market rate housing, they are simply inadequate to meet the existing housing needs in the 

county.  
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AFFORDABLE HOUSING DEVELOPMENT IS ECONOMIC DEVELOPMENT 

When discussing affordable housing in most communities, the conversation is typically centered 

on the perceived cost to the taxpayer. The discussion usually centers on schools, policing, fire 

protection, social services and infrastructure. Many lose sight of the fact that affordable housing 

development IS economic development.   

Building new single-family and multi-family homes and improving the existing housing stock 

generates local jobs and provides a positive economic benefit to the community. Housing 

development creates a variety of jobs, from design through occupancy. The pre-development 

stage creates jobs in architecture, real estate, engineering, market analysis, and environmental 

and legal services. The construction of housing produces employment in the building trades, 

material suppliers, real estate, attorneys and lenders. Post construction, there are full-time jobs 

created in property management and maintenance in addition to a cadre of employment within 

the local business community that is needed to support the developments and the residents. 

These include local shops, plumbers, electricians, food services, utilities, pharmacies and more. 

The development of quality affordable housing has a direct benefit and creates opportunities 

within distressed communities. People who live close to work are more likely to be on time and 

participate in the civic associations and other activities within their home communities such as 

town, village and school boards. Stable and safe places to live are created. Housing security 

increases individual health, education, and employment outcomes. Affordable housing allows for 

greater independence and reduces the costs associated with supportive services, such as public 

safety, evictions, and emergency room visits.  

A housing cost burden creates an economic strain on local small business and stifles their ability 

to expand and in some cases – to simply remain open. The higher the housing costs are – the less 

“disposable income” is available for other purchases of goods and services. Residents that pay 

less for housing can afford to spend more on other necessities, including groceries, clothing and 

health care, which creates a benefit for the small business owner in their home neighborhood. 

Residents can also afford to save more for emergencies or for major purchases such as a home, 

a car or for an education.   

Housing affordability increases the availability and reliability of workers for local businesses, 

which reduces the overall costs of business. Employers have less turnover and fewer costs related 

to hiring and training new staff. In today’s economy where competition for workers is so intense, 
access to affordable housing in close proximity to one’s place of work is essential.  
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Affordable housing development creates jobs and boosts the tax base, while often reducing 

urban blight and adding value to surrounding parcels of land by triggering other local investment. 

The construction of affordable housing leverages substantial public and private investment and 

supports the redevelopment, stabilization and revitalization of urban centers and 

neighborhoods. 

 

 

 

 

 

 

 

 

 

 

 

 

National Housing Conference Center for Housing Policy 

Among other impacts, building or significantly rehabilitating affordable housing can: 

Create jobs.  Investing in the development of affordable housing creates a significant number 

of construction-related jobs, and new residents support additional jobs in other sectors going 

forward. 

Attract both employers and employees.  Surveys and supporting research show that both 

employers and workers understand the importance of affordable housing in attracting and 

retaining a skilled workforce. 

Increase consumer spending.  Building affordable housing increases the buying power of both 

those involved in its construction and those who occupy it afterward. 

Increase government revenues.  The taxes and fees associated with the development of 

affordable housing – both during the construction and after the homes are occupied – can 

represent significant revenue for state and local governments. 

Lower the risk of foreclosure.  Affordable homeownership programs appear to produce a more 

sustainable path to homeownership, eliminating a number of significant foreclosure-related 

costs that municipalities would otherwise have to absorb. 
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Impact of a Prototypical 50-unit Affordable Housing Development in New York State  

In February 2017, HR&A Advisors, Inc., a premiere national consultant and industry leaders in the 

analysis on affordable housing, published Economic Impacts of Affordable Housing on New York 

State’s Economy. The brief was prepared for the New York State Association of Affordable 

Housing and provided data on the impact of the construction of a typical 50-unit project. 

 

 

 $16.6 million in total economic spending. This includes the $9.4 million in investment, which 

is reflected in the IMPLAN input-output model as direct economic spending. The investment 

would stimulate an additional $3.9 million in indirect economic spending and an additional 

$3.3 million in induced economic spending.  

 100 total one-time jobs, including 46 jobs in construction-related sectors, 30 jobs in industries 

supporting construction, and 24 induced jobs from their household spending in a range of 

industries, including construction, architecture and engineering, professional services, 

restaurants, retail, etc.  

 $6.43 million in total employee compensation. This figure includes $3.8 million in direct 

compensation in construction-related industries. The spinoff activity would support $1.5 

million in indirect employee compensation and $1.1 million in induced employee 

compensation. The overall average compensation across all industries (including spinoff 

effects from indirect and induced spending) would be approximately $63,400 per year. 

In addition to temporary impacts during the construction period, the 50 occupied affordable 

housing units would have a permanent impact on local and neighborhood economies. The total 

ongoing impacts from 50 households could be expected to generate the following economic 

impacts: 

 $2.0 million in annual economic spending. This total includes $1.2 million in direct spending 

on local goods and services and building operations and maintenance. This direct spending is 

expected to generate an additional $0.4 million in indirect spending and $0.4 million in 

induced spending. 

 14 total jobs. This figure includes 10 direct jobs (approximately 8 jobs in a range of industries 

supported by local consumer spending and 2 in building operation and maintenance 

positions). In addition, local spending would generate 2 indirect jobs and 2 induced jobs.  

 $0.7 million in total annual compensation. This includes $0.4 million in direct compensation. 

Spinoff activity would generated $0.1 million in indirect compensation and $0.1 million in 

induced compensation annually. The overall average compensation across all industries 

(including spinoff effects from indirect and induced spending) would be approximately 

$46,500 per year. 
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Increasing the supply of homes, both rental and homeownership, impacts the demand for 

existing housing. For example, the construction of senior housing, at all income ranges, “frees-

up” existing homes for the next generation to purchase and raise their children and allows seniors 
to “age in place” surrounded by their network of support, family, friends, churches, civic 

associations, and services such as doctors and pharmacists.  

Spectrum of Housing Options 

Housing comes in a variety of shapes and sizes to meet the needs of households at all different 

stages of their lives. Affordable housing means something different to each person or group. 

What is affordable to one may not be affordable to another, based upon location, family size and 

of course, income. The terms that are typically used in affordable housing are associated with 

income level. The housing spectrum in Westchester is no different and the diagram below gives 

good examples of the housing market options for the variety of Westchester households. 

 

The Housing Spectrum 

 

 

Income Level (Area Median Income) 

0%  30%  50%  80%                 100%   120% 

 

A valid and thorough county-wide affordable housing needs assessment must address the entire 

spectrum of housing ranging from homeless shelters to Section 8 rental assistance and Public 

Housing Authorities (PHA) and owner-occupied homes, and this Assessment tackles that 

requirement in depth. In order to support the current and expected housing and economic 

development needs, an understanding of and access to the entire spectrum of housing in 

Westchester County is required. 

Emergency 

Shelters

•Homeless

•Runaway Youth

•Community Re-entry

•Victims of Domestic 
Violence

Public Housing & 

Section 8 Rental 

Assistance

•Seniors

•Disabled

•Single Parent

•Young Families

•Supportive Housing

Workforce

•Seniors

•Young Families

•Single Parent

•Veterans

•Disabled

•College Grads

•Starter Homes

Market Rate

•Starter Homes

•Move-up Buyers

•Downsizing 

Households (empty-
nesters)

Luxury 

Homes

2nd Homes

Vacation 

Homes
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IMPEDIMENTS TO AFFORDABLE HOUSING DEVELOPMENT 

The affordable housing industry faces enormous challenges, which include the cost of 

development, insufficient infrastructure, dwindling federal, state and local financial incentives, 

and extreme market pressures on an ever-growing demand for rental housing. The high cost and 

limited supply of affordable and market rate housing in New York City places an additional strain 

on the housing supply in Westchester County.  

Housing development requires a strong infrastructure system. Water, sewer, roads, bridges and 

telecommunications infrastructure are all critical ingredients for successful economic 

development.  Municipal officials are acutely aware of how a lack of infrastructure may impair 

the ability to attract private investment and job creation on the industrial/commercial side. The 

same problems plague residential housing development, but are often overlooked. In urban 

settings, where municipal water and sewer infrastructure already exist and developers are 

typically seeking additional housing density, the increase will place additional strain on existing 

infrastructure.  Although some municipalities may have excess capacity, most have treatment 

facilities that are nearing their maximum capacity. Water and sewer distribution and collection 

lines may be significantly aged and not capable of handling more district users.   

A lack of infrastructure or insufficient infrastructure limits housing potential. Where treatment 

facilities are at capacity, municipalities may seek to push the cost of expanding capacity on to 

private developers through development fees or those costs may become the responsibility of 

district users as ad valorem district use taxes. Distribution line maintenance or replacement is 

often largely borne by the district users, not new development fees. High property taxes 

combined with a sluggish economy and the municipal tax cap has constrained the municipality’s 

ability to make the needed investments to maintain current systems, let alone expand 

infrastructure. Municipalities seeking to increase their industrial tax base through private 

investment must consider the necessary infrastructure required to support appropriate levels of 

housing as well as industrial development.  

As of March 15, 2019 – Con Edison placed a moratorium on applications for new natural gas 

connections in most of the Westchester service area until they can align demand with available 

supply. This will have an incredibly negative impact on development and clearly an enormous 

impact on the construction of both market rate and affordable housing. Although there is a 

process for new applications to be accepted – the moratorium places a burden on the housing 

needs and demands for new housing.  

Investment in infrastructure to support housing is as critical as it is for industrial and commercial 

development. Municipalities seeking job creation must invest in infrastructure in both the 

industrial and commercial sectors, as well as residential, not just through increased development 

fees, but also through district ad valorem taxes and municipal investments. 
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