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of housing units typically come with a monthly maintenance and/or homeowners’ association fee and 
common charges. These are all elements of underwriting and an affordability analysis must be taken 

into consideration before purchasing a home.   

Finally, the purchase of a home also requires an analysis of other recurring debt such as a car loans, 

personal loans, credit cards and of course student debt, which may have been incurred by either the 

student or the parent. When accounting for other monthly debt, a typical lender allows no more than 

43% of borrower’s gross income to be used to cover all housing costs (Principal, Interest, Taxes, 

Insurances; PITI) and all other recurring debt.   

Challenges To Homeownership 
 

There are additional challenges to homeownership beyond high median prices, high taxes and having 

sufficient cash to close on a loan for the purchase of a home. A buyer must also have a solid credit 

history to produce a credit score sufficient to be bankable. Today’s lenders are typically looking for a 
credit score of at least 640.  

The availability or inventory of homes is another part of the home buying equation. Currently the 

inventory of homes for sale is very low and realtors are classifying today’s real estate market as a 
“seller’s market”, which indicates there is less than 6 months’ worth of inventory. A “seller’s market” 

places upward pressure on pricing, which results in difficulties for marginal buyers to purchase a home 

as the competition is high and buyers must be ready to bid and close on the purchase very quickly. 

An additional data set related to housing demand comes from The Housing Action Council (HAC), a 

regional not-for-profit, community based organization that provides technical assistance to small 

developers of affordable housing. Additionally, HAC develops affordable housing and provides 

comprehensive home ownership. The HAC also has the responsibility of marketing the homes and 

rental units and managing the lottery system to meet the requirements of the County’s Affirmative 
Fair Housing Marketing Plan. Their data on housing demand is represented in the following graphic: 

 

 

 

 

 

 

 

 

Persons in the lottery:

1,260

Persons applied after 
lottery (waiting list):

961

Total of lottery and 
waiting list:

2,221

Total number of appicants 
reached to fill units:

1,847

Total number of units in 
projects:

161

Average ration of applicants 
reviewed- number of units: 

(new construction projects with 3 or less 
units and existing properties)

17:1

Average ratio of applicants 
reviewed- number of units:

(new construction projects with                            
4 or more units)

11:1

Challenges to Home Ownership 

Archived File - May Not Be ADA Compliant



 

Westchester County Affordable Housing Needs Assessment                                                                                                Page 72 of 160 

 

There are many reasons why a person does not purchase a home or rent an apartment. HAC tracks 

within their universe of units, the reason why someone does not go forward with the purchase of a 

home.   

 

*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 be 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 *308

• Insufficient income26

• Insufficient assets14

• Credit score below 640 or other credit issues312

• Debt-Income ratio too high175

•Unit available not the one they wanted or applied for; 
not correct household size183

• Incomplete application or could not reach applicant74

• Over income383

• Over assets71
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The HAC also tracks the original occupancy of households that moved into one of the units developed 

because of the settlement. The current data (February 2019) indicates that vast majority of the 

households originated from Westchester County. In fact, 452 of the 658 households, or 68.6%, were 

from Westchester County. The data shows the top five origins were as follows: 

 

The next area of origin with the largest number of households that moved into Westchester County 

came from New York City, which includes 85 from the Bronx, 13 from Manhattan, 11 from Queens and 

one from Brooklyn. The balance of households came from Putnam County (39), other counties in NYS 

(21), other states (18), Fairfield County (11), Rockland County (6), and one from Litchfield County.  

Loan Underwriting and Real Estate Taxes - Methodology 

The loan underwriting assumptions begin with the current interest rate for a 30-year, fixed rate 

mortgage, which is 4.75%. The underwriting is based on a 5% down payment and a housing debt to 

income ratio of 28% and total debt to income ratio of 43%. Although there are lenders that may require 

a 20% down payment – for purposes of this analysis – 5% is used. There are other components in the 

underwriting formula for the purchase of a home, which includes homeowners insurance (averages 

$1,200 annually) and Private Mortgage Insurance (PMI), which is based on credit history, loan to value 

and percentage of down payment.  

The housing debt to income and the total debt to income ratios are typically 28% and 43%, respectfully. 

The housing debt to income ratio, or front-end ratio, is defined as the percentage of monthly gross 

income attributed toward the cost of housing. This is known as the PITI, which includes principal, 

interest, taxes and insurances, which is 28% in this analysis. The total debt to income ratio, or back-

end ratio, is defined as the percentage of gross income used to cover all recurring debt such as a car 

loan, student loan or personal loan, and housing debt. Today’s typical back-end ratio is 43% of gross 

annual income.  

The back-end ratio in this analysis includes other recurring monthly debts at an average of $825, which 

includes car payments, personal loans and student loans. One of the largest variables in the 

underwriting is student debt, which ranges from $100 per month to $800 per month. However, it is 

58
• City Yonkers

37
• Town of Yorktown

33
• City of Peekskill

32
• Town of Cortlandt (Montrose, Cortlandt, Verplank)

28
• City of Mount Vernon
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critical to understand the “name or label” of other recurring debt is not important to the amount of 

the debt is what affects the affordability. For purposes of this analysis, the affordability calculations 

include a monthly student debt of $350. The total monthly household debt used in this matrix will be 

$825. The analysis also recognizes, pursuant to interviews with lenders, households earning less than 

$75,000 have $500 per month in other recurring debts.  

An affordability analysis for the purchase of a home for individual municipalities is complicated by the 

number of taxing jurisdictions. There are 50 different municipalities, 40 school districts and over 100 

other special taxing districts, which may include water, sewer, library, lighting, etc. Typically, tax rates 

are calculated on rate per thousand dollars of home value, as noted above for the “all-in” county tax 
rate.  

The real estate taxes are adjusted to coincide with each municipalities overall tax rate. Property tax 

rates levied by the county, school district, city, town and/or village are the most difficult element of 

the analysis. For purposes of the county tax rate, this analysis uses the “all-in” tax rate published by 

the New York State Office of Real Property Services (ORPS), which is $29.76 per $1,000 of home value. 

The home values in each municipality are based on the median price sold in 2018 from the Hudson 

Gateway Association of Realtors (HGAR) Multiple Listing Service (MLS). The tax rates are based on the 

2016 and 2017 tax rates published for each municipality by the NYSORPS. In order to project these tax 

rates forward to 2018, a 2% (NYS Tax Cap maximum) increase was assumed for each year.  

The school districts are far more complicated than the municipalities, as their boundaries are not 

coterminous with municipal boundaries. Therefore, through ArcGIS, a weighted average was 

calculated based on the percentage of land of each school district in each municipality. The school tax 

rate was then multiplied against the weighted average of land to achieve the rate in each municipality. 

Once the rates per thousand dollars were calculated – the figures were spot checked with a number 

of municipalities for accuracy.  

The total estimated average tax rate per thousand was established by adding each of the tax rates to 

get an “all-in” rate for each municipality.  Although this does not provide an exact tax rate for every 

single school district within each municipality, it provides an average that is used in the affordability 

analysis. These calculated “all-in” tax rates are for illustrative purposes only and cannot be used as 

actual figures in calculating a specific property’s taxes or grieving assessments for any given property. 
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Affordability Challenges for Renters 

Renters also face the challenge of affordability, which can best be seen in an analysis known as “Out 
of Reach,” a term coined by the National Low Income Housing Coalition (NLIHC), a national leader on 
research and advocacy for affordable housing. The Out of Reach study has been conducted annually 

by the NLIHC for every county in all 50 states. The Out of Reach report is not done at the city, town or 

village level.  

Pattern has established a methodology similar to that of the NLIHC to determine the median wage 

rate for a renter in each municipality in Westchester County. The calculation to establish the renters 

wage rate begins with a ratio between the household incomes of a renter and an owner. The ratio is 

then multiplied by the median wage rate of all households to achieve the renters median wage rate 

for each municipality. The median renters hourly wage rate in Westchester County is $17.64, which 

equates to $36,690 a year. 

The 2018 Fair Market Rent (FMR) in Westchester County for a two- bedroom unit is $1,687. A single 

wage earner in Westchester County can only afford to pay a monthly rent of $917 ($36,690 x 30% ÷ 

12 months) a month for housing. The gap is calculated by subtracting the FMR from the affordable 

rent ($917 - $1,687 = $770), which represents a monthly gap of $770.  Although incomes are higher 

in Westchester than in NY State, renters in the county are faced with a greater housing challenge than 

the average renter in the state. 

Table 38 - Rental Housing - Out of Reach 

 

 Westchester 

County 

New York 

State 

2BR FMR in 2018 $1,687 $1,561 

Annual Wage to Afford 2BR @ FMR $67,480 $62,440 

Hourly Wage to Afford 2BR $32.44 $30.02 

Renter Wage Rate 2018 $17.64 $16.19 

Monthly Rent Affordable at Renter Wage Rate $917 $842 

Gap in Monthly Rent  -$770 -$719 

# of Hours Per Week at Renter Wage Rate to Afford a 2BR @ FMR 73.6 74.2 
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Table 39 – Housing Affordability: Households at All Income Levels – Renters and Owners 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Data Note: The mortgage calculation is based on the assumption of a 30-year, fixed rate loan at 4.75% interest 

with 5% down, a front-end ratio of 28%, and a back-end ratio of 43%. 

 

 

 

 

Affordable 

Unaffordable 

Cost Burdened 

>30% 

Severely Cost 

Burdened 

>50% 

Total 

Households 

 RENTERS 64,720 29,960 36,990 131,670 

     as a % of the total number 49.1% 22.8% 28.1% 100% 

 OWNERS 135,580 39,265 35,355 210,200 

     as a % of the total number 64.5% 18.7% 16.8% 100% 

COMBINED RENTERS AND OWNERS 200,300 69,225 72,345 341,870 

     as a % of the total number 58.6% 20.2% 21.2% 100% 

0.0%

20.0%

40.0%

60.0%

80.0%

100.0%

Renters Owners Combined

28.1%
16.8% 21.2%

22.8%

18.7%
20.2%

49.1%

64.5%
58.6%

Severely Cost Budened Unaffordable Affordable
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The faces and family composition presented above represent your neighbors, co-workers, and the 

people you count on every day that make up your community. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Family of 2 

Earning 60% AMI 

 

 

 

 

 

 

 

Rent should not exceed 

$1,400 /month 

Mortgage payment 

should not exceed 

$1,160/month 

Can afford a home valued up 

to  

$130,000 

 

Construction Worker: 

$55,990 

Family of 3 

Earning 30% AMI 

 

 

 

 

 

 

 

Rent should not exceed 

$768 /month 

Mortgage payment should 

not exceed 

$590/month 

Can afford a home valued up to  

$60,000 

 

Bank Teller: $30,760 

Family of 4 

Earning 60% AMI 

 

 

 

 

 

 

 

Rent should not exceed 

$1,725 /month 

Mortgage payment should 

not exceed 

$1,570/month 

Can afford a home valued up to  

$180,000 

 

Customer Service Rep 

 $44,090 

Home Health Aide 

 $24,960 
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Affordability Gaps - Homeownership 

This section provides an affordability matrix and analysis for the purchase of a home at the current 

median sales price in each municipality, which is based on the Hudson Gateway Multiple Listing Service 

(HGMLS). The matrix takes into account all of the same underwriting criteria explained in detail earlier 

in this section.  The matrix and analysis shows the affordability gap based on three different income 

levels and uses the “all-in” tax rate for each municipality. The three income levels include 80% and 
100% of the HUD Area Median Income and the local median income within the municipality. The local 

median income is taken directly from the ACS 2017.  These income levels are shown to provide 

perspective of how different the countywide HUD median income level is compared to the local 

median income level for each municipality. The 80% AMI is used to show the maximum income limit 

for a vast majority of homebuyer programs, although there are some programs that allow a household 

to earn up to 116% of the AMI.  

The Municipal Housing Snapshots, available in Appendices A, B and C provide the details on 

affordability from the perspective of home ownership. The analysis does not suggest the market is 

too high or too low – it simply provides the data necessary to relay information about median 

purchases. This data should not be used as any type of forecasting for future values.  The data points 

provided in the Snapshots are summarized in the following tables, specifically to call attention to the 

unaffordability that exists when analyzing the median income with the median home price.  

Table 40 – Summary Table - Affordability Gap for a Median Priced Home: Cities  

 

 

Median       

Sales         

Price 

Maximum Purchase 

Price at 80% HUD 

AMI @ $93,650 

Gap Between 

Maximum Purchase 

Price @ 80% HUD 

AMI and Median 

Sales Price 

Maximum Purchase 

price at 100% HUD 

AMI@ $117,100 

Gap Between           

Maximum Purchase 

Price @                

100% HUD AMI 

and Median Sales 

Price 

Mt. Vernon $435,000 $215,000 -$220,000 $270,000 -$165,000 

New Rochelle $685,000 $244,000 -$441,000 $308,000 -$377,000 

Peekskill $320,000 $230,000 -$90,000 $290,000 -$30,000 

Rye $1,868,000 $290,000 -$1,578,000 $365,000 -$1,503,000 

White Plains $717,000 $252,000 -$465,000 $318,000 -$399,000 

Yonkers $508,125 $275,000 -$233,125 $342,000 -$166,125 

Note: The Median Household Income for each municipality fluctuates according to the ACS 2017, unlike the HUD Area 

Median Income, which is established at the County level.  Assumption of a 30 year, fixed rate mortgage at 4.75%, 28% front-

end ration with a maximum of 43% back-end ration and a 5% down payment with Private Mortgage Insurance.  
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Table 41 – Summary Table - Affordability Gap for a Median Priced Home: Towns 

 

 

Median       

Sales         

Price 

Maximum 

Purchase Price at 

80% HUD AMI @ 

$93,650 

Gap Between 

Maximum Purchase 

Price @ 80% HUD 

AMI and Median 

Sales Price 

Maximum Purchase 

price at 100% HUD 

AMI@ $117,100 

Gap Between          

Maximum Purchase 

Price @                

100% HUD AMI 

 and Median Sales 

Price 

Bedford $763,500 $270,000 -$493,500 $340,000 -$423,500 

Cortlandt $435,000 $250,000 -$185,000 $318,000 -$117,000 

Eastchester $749,000 $268,000 -$481,000 $340,000 -$409,000 

Greenburgh $612,500 $263,000 -$349,500 $332,000 -$280,500 

Harrison $1,395,000 $280,000 -$1,115,000 $352,000 -$1,043,000 

Lewisboro $675,000 $265,000 -$410,000 $335,000 -$340,000 

Mamaroneck $1,145,000 $280,000 -$865,000 $353,000 -$792,000 

Mount 

Pleasant 
$649,000 $270,000 -$379,000 $341,000 -$308,000 

New Castle $845,000 $253,000 -$592,000 $320,000 -$525,000 

North Castle $975,000 $268,000 -$707,000 $340,000 -$635,000 

North Salem $477,500 $250,000 -$227,500 $318,000 -$159,500 

Ossining $472,500 $245,000 -$227,500 $310,000 -$162,500 

Pelham $905,950 $265,000 -$640,950 $335,000 -$570,950 

Pound Ridge $878,250 $275,000 -$603,250 $350,000 -$528,250 

Somers $522,500 $260,000 -$262,500 $350,000 -$172,500 

Yorktown $447,500 $240,000 -$207,500 $300,000 -$147,500 

 

Note: The Median Household Income for each municipality fluctuates according to the ACS 2017, unlike the HUD Area 

Median Income, which is established at the County level.  Assumption of a 30 year, fixed rate mortgage at 4.75%, 28% front-

end ration with a maximum of 43% back-end ration and a 5% down payment with Private Mortgage Insurance.  
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Table 42 – Summary Table - Affordability Gap for a Median Priced Home: Villages 

 

Median       

Sales          

Price 

Maximum 

Purchase Price  at 

80% HUD AMI      

@ $93,650 

Gap Between 

Maximum Purchase 

Price @ 80% HUD AMI 

and Median Sales Price 

Maximum Purchase 

price at 100% HUD 

AMI @ $117,100 

Gap Between           

Maximum Purchase 

Price @ 100%          

HUD AMI and Median 

Sales Price 

Ardsley $725,000 $234,000 -$491,000 $296,000 -$429,000 

Briarcliff Manor $757,500 $244,000 -$513,500 $309,000 -$448,500 

Bronxville $1,943,750 $280,000 -$1,663,750 $354,000 -$1,589,750 

Buchanan $373,000 $258,000 -$115,000 $325,000 -$48,000 

Croton-on-

Hudson 
$569,900 $238,000 -$331,900 $300,000 -$269,900 

Dobbs Ferry $725,000 $237,000 -$488,000 $300,000 -$425,000 

Elmsford $430,000 $249,000 -$181,000 $314,000 -$116,000 

Hastings-on-

Hudson 
$893,000 $238,000 -$655,000 $300,000 -$593,000 

Irvington $1,224,950 $240,000 -$984,950 $300,000 -$924,950 

Larchmont $1,385,000 $273,000 -$1,112,000 $345,000 -$1,040,000 

Mamaroneck $850,000 $268,000 -$582,000 $339,000 -$511,000 

Mount Kisco $549,500 $260,000 -$289,500 $330,000 -$219,500 

Ossining $389,500 $225,000 -$164,500 $285,000 -$104,500 

Pelham $828,000 $245,000 -$583,000 $310,000 -$518,000 

Pelham Manor $999,000 $245,000 -$754,000 $310,000 -$689,000 

Pleasantville $799,000 $244,000 -$555,000 $308,000 -$491,000 

Port Chester $516,250 $247,000 -$269,250 $312,000 -$204,250 

Rye Brook $839,500 $261,000 -$578,500 $330,000 -$509,500 

Scarsdale $1,511,000 $272,000 -$1,239,000 $343,000 -$1,168,000 

Sleepy Hollow $892,500 $245,000 -$647,500 $308,000 -$584,500 

Tarrytown $699,500 $243,000 -$456,500 $305,000 -$394,500 

Tuckahoe $675,000 $255,000 -$420,000 $322,000 -$353,000 

Note: The Median Household Income for each municipality fluctuates according to the ACS 2017, unlike the HUD Area 

Median Income, which is established at the County level.  Assumption of a 30 year, fixed rate mortgage at 4.75%, 28% front-

end ration with a maximum of 43% back-end ration and a 5% down payment with Private Mortgage Insurance.  
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