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SECTION 3: FINDINGS: 

AFFORDABILITY 
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Rental Housing Affordability Demand 

The demand for rental housing is a critical component in understanding the overall need for housing. 

This section provides data and analysis to determine the gap and demand for rental housing based on 

income. Earlier in the report, the methodology for determining the gap between the renters median 

wage rate and the cost of renting a 2BR unit at the 2018 FMR was established at the county level. The 

methodology at the city, town and village level remain the same as the county. The calculation uses a 

ratio between renter and owner annual household income and the median wage rate of all households. 

The annual median household income in the Village-Town of Scarsdale is not reported as an exact 

number by the ACS because it is over $250,000 and is therefore not shown in these tables  

It is important to understand that the 2BR FMR published by HUD, as described here in Section 888.113 

of the Section 8 Housing Assistance Payment Program, does not equate to the actual market rent for 

a 2BR unit. The FMR provides the baseline regulatory rent for federally and state funded affordable 

housing development and is used for a variety of other housing assistance programs.  

The 2BR FMR rent at the county level remains as a constant. The annual and hourly wage rate to afford 

a 2BR FMR is also a constant in the table below. The three columns labeled (a), (b), and (c) in the table 

below should be reviewed by the reader to understand how the gap is calculated. The last column of 

the table (g) calculates the number of hours needed to work per week in order to afford the 2BR FMR 

earning the hourly renter wage rate.  

 

 

 

 

 

 

 

Section 888.113 – Section 8 Housing Assistance Payment Program: 

Basis for setting fair market rents. Fair Market Rents (FMRs) are estimates of rent plus the cost of 

utilities, except telephone. FMRs are housing market-wide estimates of rents that provide 

opportunities to rent standard quality housing throughout the geographic area in which rental 

housing units are in competition. The level at which FMRs are set is expressed as a percentile point 

within the rent distribution of standard quality rental housing units in the FMR area. FMRs are set 

at the 40th percentile rent, the dollar amount below which the rent for 40 percent of standard 

quality rental housing units fall within the FMR area. The 40th percentile rent is drawn from the 

distribution of rents of all units within the FMR area that are occupied by recent movers. 

Adjustments are made to exclude public housing units, newly built units and substandard units. 
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Table 59 –Out of Reach @ HUD FMR: Cities 

 

 

Market Rent: As stated above, the FMR does not equate to the actual market rent. Pattern reviewed 

three sources to determine a pure market rental rate for a 2BR in Westchester County, which included: 

1. Recent market studies completed for the development of affordable rental housing complexes 

financed through the State of New York 

2. Zillow Rental database, which included 43 communities in Westchester County (cities, towns, 

villages & Census Designated Places) 

3. Classified advertisements and searches through HGAR database and a variety of realty websites 

Pursuant to this research to the average market rent for a 2BR unit is $2,495 per month. The market 

studies were completed in a wide range of sub-markets throughout the county, which included 

Peekskill, Yorktown, Ossining, Buchanan, Mt. Kisco, Croton-on-Hudson, Yonkers, Port Chester, Rye 

Brook, Mamaroneck, Harrison, White Plains, Elmsford, Sleepy Hollow, Tarrytown, and Dobbs Ferry.      

The county and state calculations are also provided in each of the tables to compare a municipality to 

the county or state. As stated earlier in the report, the median renter’s hourly wage rate in Westchester 

County is $17.64, which equates to $36,690 a year. 

 

 

 

 

(a) 
2BR 
FMR 

(b) 
Annual 
Wage 

to 
Afford 
2BR @ 
FMR 

(c) 
Hourly 
Wage 

to 
Afford   
2BR @ 
FMR 

(d) 
Hourly 
Renter 
Wage 
Rate 

(e) 
Monthly 

Rent 
Affordable 
at Renter 

Wage 
Rate 

(f) 
Monthly Gap 

Between 
Affordable 
Rent and 
2BR FMR 

(e - a) 

(g) 
# of 

Hours/Week 
Needed to 

Afford a 2BR @ 
FMR Earning a 
Renters Wage 

Rate 

Mount Vernon 

$1,687 $67,480 $32.44 

$15.59 $811 -$876 83.3 

New Rochelle $18.79 $977 -$710 69.1 

Peekskill $14.60 $759 -$928 88.9 

Rye $30.99 $1,612 -$75 41.9 

White Plains $18.77 $976 -$711 69.1 

Yonkers $16.82 $874 -$813 77.2 

Westchester County $1,687 $67,480 $32.44 $17.64 $917 -$770 73.6 

New York State $1,561 $62,440 $30.02 $16.19 $842 -$719 74.2 
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Out of Reach: Cities 

When looking at the cities, the City of Peekskill has the largest gap ($1,687 - $759 = $928) between the 

2BR FMR and the affordable monthly rent – when paying 30% of household income toward housing. 

In other words, a renter earning $14.60 per hour must work 88.9 hours per week in order to afford the 

2BR FMR.  The City of Rye has a monthly gap of only $75 because the renter’s hourly wage rate in the 

city is almost $31.00 per hour. The average monthly gap in the cities is $1,494. 

 

The following table represents the monthly gap between the average 2BR market rent and the monthly 

rate affordable based on the renter wage rate in each of the cities. Clearly, the gap is substantially 

higher than the gap calculated using the HUD FMR 

Table 60 –Out of Reach @ Market Rent: Cities  

 

 

County-
Wide 

Market 
Rent for 

a 2BR 

Annual 
Wage to 
Afford 
Market 

Rent 
2BR 

Hourly 
Wage to 
Afford 
Market 

Rate 2BR 

Hourly 
Renter 
Wage 
Rate 

Monthly 
Rent 

Affordable 
at Renter 

Wage 
Rate 

Monthly Gap 
between 

Affordable 
Rent and 

Market Rent 

# of 
Hours/week 

@ Renter 
Wage Rate 
for a 2BR at 
Market Rate 

Mount Vernon 

$2,495  $99,800  $47.98  

$15.59  $811  -$1,684 123.1 

New Rochelle $18.79  $977  -$1,518 102.1 

Peekskill $14.60  $759  -$1,736 131.5 

Rye $30.99  $1,612  -$883 61.9 

White Plains $18.77  $976  -$1,519 102.2 

Yonkers $16.82  $874  -$1,621 114.1 

Westchester 

County 
$2,495 $99,800 $47.98 $17.64 $917 -$1,578 108.8 
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Out of Reach – Towns  

The largest monthly gap in the towns is in Bedford, which shows a gap of $926. The Town of New Castle 

has no gap; in fact, the renter’s wage rate is higher than what is needed to afford a 2BR at the FMR. 

The Town of New Castle has a much higher renter wage rate. The average monthly gap in the towns is 

$490.   

Table 61 –Out of Reach @ HUD FMR: Towns 

 

 

(a) 
2BR 
FMR 

(b) 
Annual 
Wage 

to 
Afford 
2BR @ 
FMR 

(c) 
Hourly 
Wage 

to 
Afford  
2BR @ 
FMR 

(d) 
Hourly 
Renter 
Wage 
Rate 

(e) 
Monthly 

Rent 
Affordable 
at Renter 

Wage 
Rate 

(f) 
Monthly Gap 

Between 
Affordable 

Rent and 2BR 
FMR 

(e - a) 

(g) 
# of Hours/Week 
Needed to Afford 

a 2BR @ FMR 
Earning a Renters 

Wage Rate 

Bedford 

$1,687 $67,480 $32.44 

$14.63 $761 -$926 88.7 

Cortlandt $18.34 $954 -$733 70.7 

Eastchester $23.38 $1,216 -$471 55.5 

Greenburgh $24.88 $1,294 -$393 52.1 

Harrison (T/V) $29.97 $1,558 -$129 43.3 

Lewisboro $20.51 $1,066 -$621 63.3 

Mamaroneck $26.31 $1,368 -$319 49.3 

Mount Pleasant $15.55 $808 -$879 83.5 

New Castle $37.82 $1,967 $280 34.3 

North Castle $30.04 $1,562 -$125 43.2 

North Salem $17.10 $889 -$798 75.9 

Ossining $17.25 $897 -$790 75.2 

Pound Ridge $31.64 $1,646 -$41 41.0 

Somers $21.89 $1,138 -$549 59.3 

Yorktown $15.85 $824 -$863 81.9 

 

By substituting the HUD FMR for a 2BR unit with the market rate rent, the picture looks very different. 

All towns that show a gap between the average 2BR market rent and the monthly affordable rate based 

on the renter wage rate. The Town of Bedford now shows a monthly gap of $1,734 – as opposed to 

$926 when using the FMR. A renter in Bedford would need to work over 130 hours per week to afford 

a 2BR at the market rent.   
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Table 62 –Out of Reach @ Market Rate: Towns 

 

 

County-
Wide 

Market 
Rent for 

a 2BR 

Annual 
Wage to 
Afford 
Market 

Rate 2BR 

Hourly 
Wage to 
Afford 
Market 

Rate 
2BR 

Hourly 
Renter 
Wage 
Rate 

Monthly Rent 
Affordable at 
Renter Wage 

Rate 

Monthly 
Gap 

Between 
Affordable 
Rent and 
Market 

Rent 

# of 
Hours/Week 

@ Renter 
Wage Rate 
for a 2BR at 
Market Rate 

Bedford 

$2,495 $99,800 $47.98 

$14.63 $761 -$1,734 131.2 

Cortlandt $18.34 $954 -$1,541 104.6 

Eastchester $23.38 $1,216 -$1,279 82.1 

Greenburgh $24.88 $1,294 -$1,201 77.1 

Harrison (T/V) $29.97 $1,558 -$937 64.0 

Lewisboro $20.51 $1,066 -$1,429 93.6 

Mamaroneck $26.31 $1,368 -$1,127 72.9 

Mount 
Pleasant 

$15.55 $808 -$1,687 123.4 

New Castle $37.82 $1,967 -$528 50.7 

North Castle $30.04 $1,562 -$933 63.9 

North Salem $17.10 $889 -$1,606 112.2 

Ossining $17.25 $897 -$1,598 111.2 

Pound Ridge $31.64 $1,646 -$849 60.6 

Somers $21.89 $1,138 -$1,357 87.7 

Yorktown $15.85 $824 -$1,671 121.1 
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Out of Reach – Villages  

The largest monthly gap is in the Village of Pleasantville, which is over $1,000. The villages of Bronxville 

and Pelham Manor do not have a gap between a renter wage rate and the FMR. However, the 

likelihood of finding a 2BR rental unit in either of those two villages is very slim. The average monthly 

gap in the villages is $477. 

Table 63 –Out of Reach @ HUD FMR: Villages 

 

 

(a) 
2BR 
FMR 

(b) 
Annual 

Wage to 
Afford 
2BR @ 
FMR 

(c) 
Hourly 

Wage to 
Afford  
2BR @ 
FMR 

(d) 
Hourly 
Renter 
Wage 
Rate 

(e) 
Monthly 

Rent 
Affordable 
at Renter 

Wage 
Rate 

(f) 
Monthly 

Gap 
between 

Affordable 
Rent and 
2BR FMR 

(e - a) 

(g) 
# of hours per 
week needed 

to afford a 2BR 
@ FMR 

Earning a 
Renters Wage 

Rate 

Ardsley 

$1,687 $67,480 $32.44 

$27.71 $1,441 -$246 46.8 

Briarcliff Manor $17.74 $923 -$764 73.1 

Bronxville $46.45 $2,415 $728 27.9 

Buchanan $18.33 $953 -$734 70.8 

Croton-on-Hudson $17.28 $899 -$788 75.1 

Dobbs Ferry $26.23 $1,364 -$323 49.5 

Elmsford $18.41 $957 -$730 70.5 

Hastings-on-

Hudson 
$25.64 $1,333 -$354 50.6 

Irvington $15.93 $828 -$859 81.5 

Larchmont $28.93 $1,504 -$183 44.9 

Mamaroneck $20.42 $1,062 -$625 63.5 

Mount Kisco (V/T) $18.41 $957 -$730 70.5 

Ossining $16.60 $863 -$824 78.2 

Pelham $23.76 $1,236 -$451 54.6 

Pelham Manor $36.22 $1,884 $197 35.8 

Pleasantville $12.93 $672 -$1,015 100.4 

Port Chester $14.79 $769 -$918 87.7 

Rye Brook $27.68 $1,440 -$247 46.9 

Sleepy Hollow $16.03 $834 -$853 80.9 

Tarrytown $32.38 $1,684 -$3 40.1 

Tuckahoe $26.97 $1,402 -$285 48.1 

 Note: The Village/Town of Scarsdale is not shown in this calculation due to the median household income reported in the 
ACS is shown as $250,000+. Without an exact figure, the calculation for Out of Reach cannot be made.  

 

Archived File - May Not Be ADA Compliant



 

Westchester County Affordable Housing Needs Assessment                                                                                                Page 112 of 160 

 

There are no villages, like the towns, where the renters wage rate is sufficient to afford a 2BR at the 

market rate. The villages of Pleasantville and Port Chester show the largest gap between an affordable 

2BR rent at the renter wage rate and the market rate. The Village of Pleasantville has the largest gap 

$1,823 per month, which indicates a renter would need to work almost 150 hours per week to pay the 

rent. The average monthly gap in the villages is $1,285. 

Table 64 –Out of Reach @ Market Rate: Villages 

 

 

County- 
Wide 

Market 
Rent for 

a 2BR 

Annual 
Wage to 
Afford 
Market 

Rate 2BR 

Hourly 
Wage to 
Afford 
Market 

Rate 2BR 

Hourly 
Renter 
Wage 
Rate 

Monthly 
Rent 

Affordable 
at Renter 

Wage 
Rate 

Monthly 
Gap 

Between 
Affordable 
Rent and 
Market 

Rent 

# of 
Hours/Week 

@ Renter 
Wage Rate 
for a 2BR at 
Market Rate 

Ardsley 

$2,495 $99,800 $47.98 

$27.71 $1,441 -$1,054 69.3 

Briarcliff Manor $17.74 $923 -$1,572 108.2 

Bronxville $46.45 $2,415 -$80 41.3 

Buchanan $18.33 $953 -$1,542 104.7 

Croton-on-Hudson $17.28 $899 -$1,596 111.1 

Dobbs Ferry $26.23 $1,364 -$1,131 73.2 

Elmsford $18.41 $957 -$1,538 104.3 

Hastings-on-

Hudson 
$25.64 $1,333 -$1,162 74.8 

Irvington $15.93 $828 -$1,667 120.5 

Larchmont $28.93 $1,504 -$991 66.3 

Mamaroneck $20.42 $1,062 -$1,433 94.0 

Mount Kisco (V/T) $18.41 $957 -$1,538 104.3 

Ossining $16.60 $863 -$1,632 115.6 

Pelham $23.76 $1,236 -$1,259 80.8 

Pelham Manor $36.22 $1,884 -$611 53.0 

Pleasantville $12.93 $672 -$1,823 148.4 

Port Chester $14.79 $769 -$1,726 129.8 

Rye Brook $27.68 $1,440 -$1,055 69.3 

Sleepy Hollow $16.03 $834 -$1,661 119.7 

Tarrytown $32.38 $1,684 -$811 59.3 

Tuckahoe $26.97 $1,402 -$1,093 71.2 

 Note: The Village/Town of Scarsdale is not shown in this calculation due to the median household income reported in the 
ACS is shown as $250,000+. Without an exact figure, the calculation for Out of Reach cannot be made.  
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Demand for Rental Housing 

The demand for affordable rental housing is very strong. The “Out of Reach” analysis indicates there 
are few rental options available for a household earning the renters wage rate. As described earlier in 

this report, the Housing Action Council is a key player in assisting tenants with securing an affordable 

unit. Based on data provided by HAC on a universe of 395 rental units that they did the Affirmative Fair 

Housing Marketing on, there were 4,798 applicants submitted before the deadline to be included in a 

lottery and an additional 4,462 who applied after the lottery totaling 9,260 applicants. Compared to 

the 395 total number of rental units, there were 23 applicants for every unit of rental housing available. 

It is important to note, some of the applicants applied for more than one rental unit. Here are the 

reasons why an applicant did not move forward:  

 

*The category of “No longer Interested” covers a multitude of reasons why someone may not go forward with a purchase 
or a rental. These reason why the applicant did not move forward may include, but not limited to:  felt the payment was 

too high, didn’t like the location, size of bedrooms, unit is too small, too few bathrooms, distance from employment, 

distance to public transportation, does not accept pets, distance from family members, did not want the unit in the building 

that was available to them, school system. 

 

 
 

 

 

 

•No longer interested *987

• Insufficient income399

• Credit score below 640 or other credit issues358

• Unit available not the one they wanted or 
applied for; not correct household size144

• Incomplete application or could not reach 
applicant528

• Over Income504
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