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CONCLUSION

There are 45 municipalities in Westchester — of all different sizes and with varying levels of
infrastructure and accessibility to public transportation or road networks. From the City of Yonkers
with the greatest number of housing units, to the Village of Buchanan with the fewest, development
in Westchester varies greatly.

Almost one million people call Westchester County home. Residents live in a wide variety of housing
stock ranging from single-family homes to single room occupancy housing. All housing is “affordable”
to someone. The problem is that all households can’t afford all housing. Finding the balance to
addressing housing costs and meeting the needs of the many different household shapes, sizes and
interests, is the challenge. Developers are very cognizant of the demand and the market for housing
when they propose and construct new developments.

Likewise, the demand for affordable housing is multi-faceted: ownership units, rental units, older and
new units, family and senior housing, accommodations for persons with disabilities and households
with children. Housing opportunities that are close to employment, services, day care, public
transportation and good schools are important to households at different times in their lives. As
demonstrated by several of the data sources in this report, there are clearly challenges with the
existing housing stock in Westchester County and its cost for many households.

In this Assessment, Pattern for Progress studied the County’s existing housing stock and its
affordability, as well as the needs of County households. Their Findings on the County’s population,
age cohorts, race/ethnicity, housing stock, housing tenure, poverty, ETPA, public housing and Housing
Choice Voucher units, foreclosures, ALICE data, persons with disabilities, homeless households, and
Homeseeker data were provided laying out the cities, towns and villages for comparison. Pattern then
analyzed housing affordability for both rental housing and owner housing to create an “out of reach”
summary of each municipality, using both market rents and HUD’s Fair market rent values compared
with each municipality’s renters wage rate to determine how “affordable” each municipality is and
the gap in affordability when it is not affordable.

In Westchester, the gap in affordability is $1,578 a month when looking at market rents compared with
the County renter wage rate. The data show that every municipality has a gap in affordability when
looking at market rents. Surprisingly, the most affordable municipalities under this analysis (those with
the smallest gaps) were the Village of Bronxville ($80 gap) and the Town of New Castle ($528 gap), but
only because these two municipalities also have the highest renter wage rate. The municipality with
the largest gap in affordability was the Village of Pleasantville (51,823) followed by the City of Peekskill
(51,736), the Town of Bedford ($1,734) and the Village of Port Chester (51,726).

Westchester County Affordable Housing Needs Assessment Page 131 of 160



Archived File - May Not Be ADA Compliant

Pattern also looked at the County’s affordability based on HUD’s Fair Market Rents (FMR). While New
York State has a monthly gap of $719, Westchester’s gap is much larger at $770. Three municipalities
had no gap in affordability — the Village of Bronxville with a positive cash flow of $728 for the month,
followed by the Town of New Castle with a positive cash flow of $280 and the Village of Pelham Manor
at $197 for the month. Only the Village of Pleasantville had a gap over $1,000 when using the FMR
(51,015) because the renters wage rate of $672 for the month, is the lowest for all Westchester
municipalities, at $12.93 an hour.

Lastly, Pattern reviewed CHAS data provided by HUD on severe housing issues — looking at households
that are cost burdened, and housing units that are substandard and/or overcrowded. Twenty-two
percent of the County’s households have at least one of these housing issues, including 39,236 renter-
occupied households and 36,035 owner households.

In summary, based upon the preceding research and data analysis, there are three data elements that
equate to the total demand for affordable housing:

1. Gross Demand - households that have at least one of the three housing problems

a.  Substandard Housing

b.  Severely Overcrowded

c.  Severely Cost Burdened

2.  Homeless households living in shelters without permanent housing; and

3. Homeseekers identified as currently outside of Westchester, but seeking housing in
Westchester.

The Gross Housing Demand data indicate there are 75,271 households that have at least one severe
housing problem. There are currently 846 homeless households without permanent housing and an
additional 6,334 households in the Homeseeker database which are actively searching for affordable
housing in Westchester County, but live outside of the county, supporting a total gross need for
households that need assistance of 82,451 units. All of these households do not meet the County’s
definition of affordable.

This total gross need for affordable housing includes homeless households. Households who have
registered on Homeseeker with an address outside of the county help identify part of the regional
housing need with many from the NYC region, some from the Hudson Valley region and others well
beyond any community contiguous with the county. The households living in substandard housing are
already housed, but indicate either a need for rehabilitation or live in a unit without a kitchen and/or
bath, including those that live in shared housing or housing opportunities such as a local YMCA or
YWCA.
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This gross need does not equate to new affordable housing units that need to be created, as the
majority of these households are housed in standard units, but find their housing unaffordable, or are
living in substandard housing that could be rehabilitated. In order to determine the need for new
affordable housing units, we subtract these households. As a result, the need for new affordable
housing units is the total of those households that are registered on Homeseeker not currently living

in Westchester, those that are homeless, and those that are severely overcrowded. This equates to a
minimum estimated demand of 11,703 new housing units.

e Homeseekers not already
Living in Westchester

e Homeless Households

e Households Severely
Overcrowded

e Total Housing Need

Westchester County Regional Housing Need
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The County needs to direct its efforts toward creating a solid platform to encourage the construction
of these needed units, while increasing its efforts to provide rehabilitation grants and help in
preserving existing affordable housing units. While the County has been providing its own financial
resources through its New Homes Land Acquisition and Housing Implementation Fund bond programs
for decades, other resources have not been available in recent years. The County should now look to
re-establish its Housing Rehabilitation and Eviction Prevention programs.

Table 78 demonstrates that those impacted by housing that is not affordable either live, or used to live
before they became homeless, in municipalities all over Westchester. The table includes, by
municipality, the number of severely over-crowded households and the homeless household by their
community or origin at the time they entered the homeless shelter.

Table 78 - Westchester County Housing Needs by Municipality

Total Severely Homeless Households by Total
Over-Crowded Households Community of Origin* Households

Mount Vernon 520 195 715

New Rochelle 545 19 564

Peekskill 125 46 171

Rye 65 0 65

White Plains 510 58 568

Yonkers 1,355 226 1,581

Bedford 15 1 16
Cortlandt 0 1 1
Eastchester 5 2 7
Greenburgh 96 3 99
Harrison 35 3 38
Lewisboro 10 0 10
Mamaroneck 45 2 47
Mount Pleasant 80 4 84
New Castle 30 0 30
North Castle 0 0 0
North Salem 0 1 1
Ossining 0 10 10
Pound Ridge 0 0 0
Somers 0 1 1

Yorktown 105 5 110
Ardsley 4 0 4
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Briarcliff Manor 10 0 10
Bronxville 0 1 1
Buchanan 8 0 8

Croton-on-Hudson 20 2 22
Dobbs Ferry 85 0 85
Elmsford 20 2 22
Hastings-on-Hudson 30 0 30
Irvington 0 0 0
Larchmont 10 0 10
Mamaroneck 50 0 50
Mount Kisco 55 1 56
Ossining 270 0 270
Pelham 15 1 16
Pelham Manor 20 0 20
Pleasantville 45 0 45
Port Chester 245 7 252
Rye Brook 0 0 0
Scarsdale 0 0 0
Sleepy Hollow 15 1 16
Tarrytown 65 0 65
Tuckahoe 15 1 16
County Totals 4,523 593 5,116

* The homeless data is from the Westchester County Dept. of Social Services and does not provide details of household location by
town or village in the case of Ossining, Greenburgh, or Mamaroneck

The purpose of this study is to provide the County with a groundwork of housing-related policy and
programs moving forward. This housing study is not an allocation plan of new affordable housing
developments but rather a comprehensive, data-rich tool to be used primarily by municipalities,
developers, not for profit organizations, businesses and government funding agencies to understand
the overall housing needs of Westchester County and the specific challenges faced by each
municipality.

Pattern reviewed a multitude of housing programs that are being used across the country to identify
“best practices” that Westchester might wish to emulate as they would likely help to address identified
need in a number of categories. These programs are listed in the next section — Recommendations.

The recommendations offered will provide guidance on how to address the housing needs of
Westchester County.
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