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SECTION 2: METHODOLOGY  

 

Pattern undertook this Housing Needs Assessment using a standard statistical approach viewing 

Westchester County as a whole and with a separate look at the municipalities. The data sources 

are identified with each table of data. The data sources in this Assessment are primarily based 

on the American Community Survey (ACS), HUD data from the Comprehensive Housing 

Affordability Strategy (CHAS), residential sales trends and market data from the Hudson Gateway 

Association of Realtors Multiple Listing Service, Better Homes and Garden Rand Realty, and 

Valuation Consultants. Additional research and analysis was conducted through a thorough 

review of county plans and reports related to affordable housing, data from various county 

departments, municipal comprehensive plans, municipal housing reports, and fair housing 

assessments where available.  
 

The analysis and interpretation of data, demographics and existing housing conditions is critically 

important to the establishment of a healthy housing market in Westchester County. The tables, 

maps and graphs in this document demonstrate the interconnection and complexity between 

the relationship of housing, socio-economic and demographic data in order to identify housing 

gaps and needs in Westchester County.  

It is important to understand there may be some discrepancies in some of the data points. This 

is due to the methodology within the Census, ACS and HUD databases. Additionally, due to the 

number and structure of towns and villages, some data potentially overlaps. Pattern went to 

great extent to account for these data conditions.   It is also important to note, due to the 

methodology conducted by the Census Bureau, the ACS data has a Margin of Error. However, 

this is the most reliable data available until the next decennial census in 2020. This Assessment 

provides the information required by the County through the May 2018 request for proposals 

see Appendix I. 

Section 2 is focused into four areas: 

 Definitions  

 Community Outreach and Engagement 

 Developer Outreach and Engagement  

 Data Collection and Analysis 

There are many different definitions for what is affordable housing. As such, this report defines 

the terminology that is used going forward. It also sets forth the Area Median Income limits and 

Fair Market Rents that are also used as the basis for much of the analysis of affordability. The 

Report does not rely solely on data, because many of the reasons people have difficulty finding 

affordable housing are anecdotal and personal. Households some in all shapes and sizes, and to 
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understand that best, Pattern undertook discussions with many stakeholders and participated in 

two public forums scheduled by the County. They also did extensive outreach to various 

developers and to municipalities to better understand the current proposals being considered by 

various municipalities. Lastly, this section lays out the collection of data and its sources. 
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DEFINITIONS 

 

This Assessment analyzes a myriad of statistics and published data.  The discussion can be dense 

and fraught with technical jargon that can have multiple definitions. To facilitate digestion of this 

Assessment, the following definitions are assumed.  

Affordable housing shall be a housing opportunity that requires a household to pay no more than 

30 percent of its annual income for housing. Households that pay more than 30 percent of their 

income are cost burdened and those who pay more than 50 percent are considered said to be 

severely cost burdened. This definition and scale of affordability is consistent with housing policy 

at the national and state level. 

Area Median Income (AMI) is published annually by HUD to reflect the median or midpoint value 

of income by household size. AMI is calculated for counties and Metropolitan Statistical Areas.  

AMI refers to gross income. In general, households that earn 80% of AMI is considered “low 
income” and households that earn up to 50% of AMI are considered “very low income”. For 
purposes of this Assessment, Pattern used income levels published by HUD for 2018. The 

following table provides the most commonly used income levels adjusted by household size.  

Table 1 - Fiscal Year 2018 HUD Area Median Income Limits for Westchester County 

 

Source:  HUD 

* Multifamily Tax Subsidy Projects (MTSP), Section 8 Rental Assistance Program, & NSP, and HOME 

 

Fair Market Rent (FMR) is published by HUD (24 CFR 5.100) and defined as “the rent that would 
be required to be paid in the particular housing market area in order to obtain privately owned, 

decent, safe and sanitary rental housing of modest (non-luxury) nature with suitable amenities. 

This Fair Market Rent includes utilities (except telephone).” 

 

Family Size 

1 Person 2 Person 3 Person 4 Person 5 Person 6 Person 

100% Median $82,000 $93,700 $105,400 $117,100 $126,500 $135,900 

80% (Low Income) $65,600 $74,950 $84,300 $93,650 $101,200 $108,700 

*60%  $49,200 $56,200 $63,200 $70,250 $75,900 $81,500 

*50% (Very Low Income) $41,000 $46,850 $52,700 $58,550 $63,250 $67,950 

30% (Extremely Low Income) $24,650 $28,150 $31,650 $35,150 $38,000 $40,800 
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Table 2 below provides the FMRs as published by HUD for Westchester County. For perspective, 

the FMRs in other Hudson Valley counties are also provided. Putnam and Rockland County fall in 

the NYC Metro Area and are higher for all unit sizes except for a 4BR unit.  

Table 2 - HUD Fair Market Rents 2018: County 

 

 
0BR 1BR 2BR 3BR 4BR 

Columbia  $709 $746 $951 $1,246 $1,325 

Dutchess  $916 $1,057 $1,321 $1,692 $2,000 

Greene  $586 $777 $918 $1,183 $1,523 

Orange  $916 $1,057 $1,321 $1,692 $2,000 

Putnam  $1,514 $1,558 $1,789 $2,280 $2,437 

Rockland  $1,514 $1,558 $1,789 $2,280 $2,437 

Sullivan  $684 $783 $948 $1,238 $1,401 

Ulster  $737 $918 $1,155 $1,479 $1,573 

Westchester  $1,180 $1,384 $1,687 $2,167 $2,466 

                 Source: HUD 

Cost Burden Analysis a descriptor of housing affordability based upon a series of tabulations 

provided by the U.S. Census Bureau to HUD. The data sets, known as Comprehensive Housing 

Affordability Strategy (CHAS) data, demonstrate the number of households in need of housing 

assistance at the county, city, town and village levels.  

The Cost Burden Analysis is provided by levels of income expressed in terms of a percentage of 

the Household Area Median Family Income (HAMFI). HAMFI will not necessarily be the same as 

other calculations of median incomes (such as a simple Census number), due to a series of 

adjustments that are made to account for the cost of living. The percentages of income are 

expressed in the following terms: 

Household Income below 30% HAMFI = Extremely Low Income 

Household Income between 30% and 50% HAMFI = Very Low Income 

Household Income between 50% and 80% HAMFI = Low Income 

Household Income greater than 80% HAMFI = Not Low Income 
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COMMUNITY OUTREACH AND ENGAGEMENT 

Equally as important was Pattern’s outreach to community stakeholders.  With the County’s 
assistance, this Assessment was designed to reach a wide and diverse population. As a result, this 

Assessment contains information (statistical and anecdotal) obtained from various populations, 

including the homeless, single-wage-earning renters, first-time homebuyers, both young and 

elderly homeowners, persons with disabilities, and the LGBTQ community. 

Pattern participated in two county-facilitated community engagement sessions: one in the City 

of Mount Vernon and one in the Village of Ossining. Pattern directly facilitated a series of other 

outreach and engagement sessions with housing agencies and advocates, service providers, 

public housing authorities, and non-profit and community based organizations that assist low- 

and moderate-income households. The community based organizations working in Westchester 

represent a wealth and depth of knowledge, experience and passion toward the goal of providing 

leadership that facilitates the creation and preservation of affordable housing. The grassroots 

collection process assisted and informed the analysis of existing conditions, current and historical 

data, and trends. The engagement process also provided an understanding of the housing crisis 

from the perspective of residents and community based organizations that assist them. Among 

those consulted were the following organizations: 

 Westchester County Board of Legislators’ Families Task Force 

 Westchester County Housing Opportunity Commission 

 Westchester Not for Profit Housing Coalition 

 WIHD – Parent meeting 

 Public Housing Authorities 

 Municipalities 

 Developers 

Pattern developed the following list of questions to facilitate the conversation with these groups: 
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A host of issues and concerns were identified during this outreach. The list of comments is 

provided in Appendix G, but the responses can be summarized in a few short statements: 

1. There is a shortage of affordable housing – especially for extremely low/very low income 

renters, people with disabilities, seniors, large families and the homeless; and families 

and individuals that face intellectual and developmental disabilities who need specialized 

housing with services are not being served 

2. Housing conditions are substandard, overcrowding exists, and unscrupulous landlords are 

operating in many neighborhoods simply unchecked 

3. Development costs are extremely high – land, construction, material, taxes and 

insufficient subsidies and grants; and the influence of the NYC market is pushing prices 

higher, subsequently displacement is an issue  

4. Infrastructure is crumbling or non-existent in many areas where needs are high 

5. The benefits and positive influence of affordable housing on a community is overlooked 

by fear of home value decline, impact on local budgets, services, and school enrollment 

6. Homeownership options are limited for  first time buyers  

7. Lack of education and supportive services for those facing eviction and foreclosure 

The results of the community engagement and outreach speak to the need for collaborative 

solutions that must encompass public private partnerships to preserve and develop affordable 

housing options throughout the county.  

 

DEVELOPER OUTREACH AND ENGAGEMENT 

Pattern conducted interviews with developers to understand their challenges of building 

affordable housing units in Westchester and how these experiences varied from other locales. 

While the difficulty and cost associated with achieving land use approvals were among the most 

prevalent responses, there were many nuances to these issues. A detailed list of the challenges 

to developers is included in Appendix F. 

Pattern created a Westchester County Housing Project Pipeline report through research of 

various news sources, planning board reports, municipality websites, and materials provided by 

the county. The full pipeline report may be found in Appendix E, which was created to track all 

of the available information about each development and consolidated into a single document 

with only the most pertinent information.   
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DATA COLLECTION AND ANALYSIS 

Pattern undertook a comprehensive review and analysis of the available demographic, 

residential sales, and market data for the County and each individual municipality.  The primary 

sources of data used in this Assessment include the American Community Survey (ACS), HUD’s 
Comprehensive Housing Affordability Strategy (CHAS) data, and residential sales trends and 

market data from the Hudson Gateway Association of Realtors Multiple Listing Service, Better 

Homes and Garden Rand Realty, and Valuation Consultants.  Additionally, Pattern collected and 

analyzed county plans and reports related to affordable housing, data from various county 

departments, municipal comprehensive plans, municipal housing reports, and fair housing 

assessments, where available. 

This Affordable Housing Needs Assessment includes three critical, data intensive sections of 

analyses, which provide the foundation for understanding the affordability of the existing 

housing supply. The three major components of analysis include Housing Cost Burden, Housing 

Conditions and a Projection of Current Housing Need at the county level and for each 

municipality. Additionally, the Assessment includes demographic trends, an inventory of the 

existing subsidized housing supply and subsidy programs, home sales trends, affordability matrix, 

best practices and recommendations to support the desire for Westchester County to expand its 

efforts to develop and preserve affordable housing.  
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