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1. EXECUTIVE SUMMARY
A.

INTRODUCTION

Fair housing law protects the following classes, as defined by the Westchester County Human
Rights Law:
• race
• disability
• religion
• marital status
• ethnicity
• family with children under the age of 18
• national origin
• sexual orientation
• gender and gender identity
• citizenship or alienage status
• age
• victims of domestic violence, sexual
abuse or stalking
• source of income
The City of White Plains Planning Department prepared the 2020-2024 Analysis of Impediments
to Fair Housing Choice (AI). This AI serves as both a planning tool for eliminating barriers to fair
housing choice within the City of White Plains and as a companion planning report to the 20202024 Consolidated Plan. The 1968 federal Fair Housing Act obligates the U.S. Department of
Housing and Urban Development (HUD) to affirmatively further fair housing. HUD then requires
that both the Consolidated Plan and the AI be completed every five years as a requirement for
Community Development Block Grant (CDBG) funding. Through its CBDG and other development
programs, HUD’s goal is to expand mobility and widen a person’s freedom of choice. Additional
information available at: cityofwhiteplains.com/CommunityDevelopment
HUD does not statutorily define fair housing, but requires entitlement communities to:
•
•
•

Conduct an analysis to identify impediments and barriers to fair housing
Take corrective actions to ameliorate the effect of identified impediments
Maintain records reflecting the analysis and actions taken

HUD further encourages the following fair housing activities:
•
•
•
•

B.

Analyze and eliminate housing discrimination and promote fair housing choice for all
persons
Provide opportunities for inclusive patterns of housing occupancy for all protected classes
Promote housing that is structurally accessible to, and usable by, all persons
Ensure compliance with the Fair Housing Act

PROCESS

The Draft AI was developed by reviewing existing studies, conducting a data analysis using
American Community Survey data and data provided by HUD, and a community engagement
process that included interviews with city staff, local housing agencies, and community leaders. The
Planning Department reviewed the following city documents: 2015-2019 Analysis of Impediments,
2006 update to the White Plains Comprehensive Plan, Affordable Rental Housing Program Rules
and Procedures, Affordable Home Ownership Program Rules and Procedures, the Municipal Code,
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the Building Department's Multi-family Building Registry, and housing discrimination claims. Focus
groups were held with stakeholders to review demographic and economic data and to help
define White Plains' impediments and strategies. Datasets include data from the U.S. Decennial
Census, American Community Survey and CHAS data. The White Plains Community Development
Citizens Advisory Committee (CDCAC) was also invited to provide input.
The Planning Department conducted one-on-one interviews with the following individuals, nonprofit organizations, County agencies and City of White Plains agencies in fall 2019:
Continuum of Care Committee
White Plains Building Department
White Plains Planning Department
CD Citizens’ Advisory Committee
County Human Rights Commission

Westchester Residential Opportunities, Inc.
Housing Action Council
Westchester Planning Department
Local Realtor/Civic Board Member
County Planning Department

A notice that the Draft AI would be made available for public comment was released on March 4,
2020. The Draft AI was then posted on the City's website and paper copies were made available
for public review on March 19, 2020 at the following locations: Slater Center, 2 Fisher Court; El
Centro Hispano, 346 S. Lexington Ave; White Plains Library, 100 Martine Ave; and White Plains
Planning Department, 70 Church St. Planning Department staff will make a presentation on the
Draft AI to the CDCAC at their public hearing held on April 7, 2020 at 6 PM in the Common
Council Chambers. The public comment period will end on April 18, 2020. All public comments
received during this time will be included in the public comments section.

C.

IMPEDIMENTS & STRATEGIES

The Demographic and Economic Data and Housing Profile sections of the AI illustrate the current
state of fair housing in White Plains. This analysis informed the impediments to fair housing choice
and the corresponding strategies to eliminate discriminatory housing practices. Impediments and
strategies are based on the following criteria:
• Cost of Housing
• Knowledge of Fair Housing Laws
• Discrimination
• Age of Housing Stock
• Zoning, Public Services and Improvements
Detailed impediments and strategies to fair housing choice can be found in the following sections.
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2. IDENTIFICATION OF IMPEDIMENTS & STRATEGIES TO
FAIR HOUSING CHOICE

Impediments to fair housing choice are defined as any actions,
omissions, or decisions taken that restrict housing choices or the
availability of housing choice, or any actions, omissions, or decisions
that have this effect because of:
Race
Religion
Ethnicity
National Origin
Gender and Gender Identity
Age
Source of Income
Disability
Marital Status
Family with children under the age of 18
Sexual Orientation
Citizenship or Alienage status
Victims of domestic violence, sexual abuse or stalking
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A. COST OF HOUSING
1. Income: Members of protected classes may have less earning potential and/or less disposable
income. Circumstances affecting income include, but are not limited to: seniors and disabled
persons on fixed incomes; limited access to employment based on citizenship status; employment
discrimination; loss of family income due to change in family status such as separation or divorce.
Reduced earning potential can lead to low income and poor credit history, both of which are
legitimate reasons for landlords to deny rental housing and lenders to deny mortgage financing.
Strategy
5 Year Measurable Outcome
A.1.a Continue to operate the Senior Citizen Rent Increase Increase by 10% the number of
Exemption (SCRIE) and DRIE (for people with individuals who apply for SCRIE
disabilities) that freezes rents for eligible individuals. or DRIE benefits.
Eligible income was increased from $30,000 to
$50,000 in 2019. Publicize availability of SCRIE and
DRIE through local government agencies and nonprofits.
A.1.b Explore options for increasing affordable, accessible Report on findings of options
housing for seniors.
and next steps.
A.1.c Continue to support agencies that provide credit 50 families will receive credit
counseling resources and advise potential tenants or counseling/mortgage counseling
buyers about rental responsibilities or obligations of resources from local non-profits.
ownership.
A.1.d Continue to support homeownership, financial literacy Sponsoring organizations report
and credit repair programs that contain affirmative a 5% increase in the number of
marketing plans to increase minority homeownership. participants in workshops.
Refer members of the public who inquire about
housing programs at the Department of Planning to
appropriate housing workshops conducted by
Westchester
County
and
local
community
organizations. Work with Housing Action Council to
encourage local banks to conduct financial literacy
workshops. Advertise resources on city website.
A.1.e Monitor occupancy rates of the Affordable Rental ARHP units continue occupancy
Housing Program (ARHP) to ensure that the newly at 90% or better.
adjusted income eligibility range (from 50% up to
80%) meets housing needs.
A.1.f Connect with the County’s newly forming Employer Minutes of meetings and report
Assisted Housing Program (EAH), a benefit offered on outreach to at least 15 local
by employers to assist employees with housing, either employers.
rental or homeownership.
2. High cost of Existing Multi-Family Rental Housing: Cost of property ownership, including taxes,
maintenance, mortgage(s), utilities, etc., often requires landlords to charge high rents to cover
expenses.
A.2.a Distribute existing educational information from 30 landlords will receive
NYSERDA, Con Ed, and NYHCR to landlords in the relevant information.
Rental Building Registry.
These informational
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materials include resources available to landlords to
help offset the high costs of owning/operating rental
housing.
A.2.b Educate members of protected classes, and the
general public, about rental assistance including
ETPA, SCRIE, DRIE, ARHP, public housing, and Section
8.

Planning
Department
will
continue to provide referrals,
applications, and information to
the hundreds of people who call
annually to inquire about rental
assistance
and
low-income
housing.
3. High Cost of Construction: Undeveloped land is very expensive, and is developed with
expensive housing in order for developers to make a profit. Parking requirements, building
code requirements, and consumer preferences drive up prices as well.
A.3.a Restore funds in the Affordable Housing Assistance Advise on the establishment of a
Fund (AHAF) through fees paid by developers in lieu protocol for using funds. 20
of providing units in new buildings. Use funds for eligible persons are assisted.
down payment assistance, land acquisition or project
construction expenses for the development or
rehabilitation of affordable housing, program
administration costs, and other actions taken for the
furtherance of increasing affordable housing
citywide. The fund guidelines were established in
2019.
A.3.b Explore options for helping developers access funds Develop a report of resources to
available through other government funding discuss with developers.
resources and incentives (e.g. County’s Housing
Department).
4. Lack of Down Payment or Upfront Costs for Rentals: People with sufficient earning potential to
support a mortgage and property taxes may not have the necessary down payment often
required for home purchase. Similarly, renters may be able to afford monthly carrying costs but
not the required upfront costs such as first/last month, safety deposit, etc.
A.4.a Monitor resources available through the Affordable
Housing Assistance Fund (AHAF) and determine how
to maximize the benefit to low and moderate income
persons as well as those in protected classes. Discuss
allowing funds to be used for up-front rental costs as
well.

5 renters/homeowners avail
themselves of the AHAF funds
for down payment or rental
entry assistance.

A.4.b Continue to support agencies that provide first time
homebuyer support and down payment assistance
including Westchester Residential Opportunities
(WRO) and Community Housing Innovations (CHI) as
well as the Housing Action Council (HAC) which is a

WRO, CHI, and HAC will report
a 5% increase in the number of
applications for their first time
homebuyers’ programs.
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partner in the New York Mortgage Coalition, a
consortium of banks and non-profit organizations that
works to increase homeownership opportunities for
low and middle-income New Yorkers. Advertise
resources on city website. Refer Affordable Housing
Opportunity Program applicants to these resources.
5. Illegal/Unsafe Housing: Sometimes illegal, overcrowded or deteriorating housing is more
affordable, leading to unsafe, unhealthy housing conditions.
A.5.a Use the newly established city-wide multifamily 100 rental properties are
housing rental registry to improve code compliance inspected for health and safety
and health/safety conditions.
compliance.
A.5.b Work with the Cities Rise grant to establish an 10 families are assisted through
emergency fund to assist people who are displaced the Cities Rise initiative.
from crowded, unsafe housing circumstances.
A.5.c

Continue to use CDBG funds to monitor code 625 code violations corrected.
violations and offer rehabilitation assistance.
50 houses receive rehabilitation
assistance.

A.5.d Participate on the County Wide Continuum of Care Committee assists 10 families in
(CoC) committee on Housing Success Subcommittee maintaining housing.
aimed at providing resources to assist CoC clients in
maintaining their housing.
6. Data and information on affordable housing is fragmented and inconsistent which makes it
difficult to track, communicate, and assess the success of affordable housing.
A.6.a Streamline data bases that track affordable housing, Streamlined database
create standard definitions, explore ways to more
effectively communicate availability of affordable
housing options.

B.

KNOWLEDGE OF FAIR HOUSING LAWS

1. Unaware of Fair Housing Laws: Landlords, Rental Agencies and Realtors are unaware of
their legal and ethical responsibilities in abiding by fair housing laws. Landlords of smaller
rental properties (2-12 units) receive no formal education in this area. Rental agencies and
realtors may receive this information but it may be insufficient.
Strategy
Measurable Outcome
B.1.a Educate all landlords registered in the City’s Rental 100
landlords
receive
Building Registry about the fair housing laws.
educational materials.
B.1.b Find avenues to infuse fair housing education into Identify,
implement,
and
existing educational avenues for realtors and publicize two avenues for
landlords. Work with the Hudson Gateway realtors/rental agencies.
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Association of Realtors.
B.1.c Continue to review discrimination complaints received Report on extent and nature of
from White Plains citizens and strengthen efforts to complaints
and
follow-up
indicated.
address these complaints.
2. Residents are unaware of Fair Housing Laws and Discrimination: People are unaware that
they have experienced housing discrimination
B.2.a Support fair housing informational meetings for the 100 people receive information
public and community organizations. Plan, hold, through meetings and community
and/or publicize at least one annual meeting.
organizations.
B.2.b Disseminate fair housing materials through a variety 500 people receive information.
of venues including community meetings, on the City’s
website, and through community organizations.
3. Barriers to Reporting Discrimination: People may not know the mechanism for reporting
discrimination and/or they may fear retaliation if they report.
B.3.a Work with County Planning Department, Department Information about fair housing
of Social Services and other community agencies to reporting is more widely
publish the contact information for the Westchester disseminated.
County Human Rights Commission.
B.3.b Work with other departments/agencies and an intern 50 annual social media posts
to create/update a Fair Housing social media about fair housing.
campaign to increase understanding of fair housing
laws, housing discrimination, and reporting
mechanisms.

C.

DISCRIMINATION

1. Discrimination by landlords, realtors, and property managers, whether implicit or explicit,
against people in protected classes, limits freedom of choice in housing.
Strategy
Measurable Outcome
C.1.a Continue to support a testing program administered Report issued on findings.
by a HUD certified fair housing counseling
organization to document discriminatory practices
among realtors and landlords.
C.1.b Increase access to, and awareness of, equitable At least two meetings annually
mortgage products for people of protected classes. with banking institutions and
Work with banking institutions and community community agencies.
agencies.
C.1.c Ensure that Planning Department materials continue to Review of Planning Department
affirmatively further fair housing choice.
materials reveals compliance.
C.1.d Co-Op Boards accept or reject prospective buyers, 15 Co-Op Boards/ Managing
with little accountability for their decisions. Provide Agents receive Fair Housing
the boards/managing agents with Fair Housing Information.
information to inform them of their legal
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responsibility.
2. Fear: Residents’ perception that protected classes of people will reduce their property
values, raise their taxes, and or adversely impact their communities is a form of discrimination
against people in protected classes and limits freedom of choice in housing.
C.2.a Use the social media campaign in B.3.b above to At least 50 social media posts
share data documenting that affordable, diverse annually.
housing does not adversely impact communities.
Highlight the benefits of diverse communities.
C.2.b Continue to partner with local advocacy groups that Report on action steps after
represent protected classes to strengthen their anti- attending at least 12 meetings
discrimination efforts.
with advocacy groups annually.
C.2.c Look for funding sources to support a public arts List of possible funding sources,
project that involves diverse residents in creating art at least one application for
that highlights the benefits of diverse communities.
funding submitted.

D. AGE OF HOUSING STOCK
1. Americans with Disability Act (ADA): Pre-1991 housing is not always ADA compliant.
Strategy
Measureable Outcome
D.1.a Advertise and support the use of CDBG funds for 5 ADA compliance
projects
accessibility rehabilitation.
completed.
D.1.b Continue to support housing counseling and education Public
services
contracts
programs that assist persons with disabilities.
supported.
D.1.c Publicize the Westchester Independent Living Center WILC reports 5% increase in
database of accessible buildings in White Plains.
database usage.
D.1.d Work with landlords in the Rental Building Registry to Assist 15 landlords.
help them assess and improve the accessibility of their
buildings and apartments.
2. Unit Size: New multi-family housing consists of predominantly one and two bedroom units.
There are very few options for units with three or more bedrooms. This limits housing choice
for families.
D.2.a Speak with developers about opportunities for Report of discussions and next
increasing the number of larger units. Consider steps.
providing incentives for development of larger units.
3. Older housing stock that accommodated single room occupancy (SRO) has been eliminated
and no new SROs have been built to accommodate that need.
D.3.a Explore options for building/creating new SRO Report of options and next
capacity by examining restrictions in current land use steps.
regulations.
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E. ZONING, ORDINANCES, PUBLIC SERVICES AND FACILITIES
1. Zoning policies and ordinances can either help affirm fair housing choice. Proactive
strategies can ensure that local zoning ordinances promote maximum housing choice for
protected classes.
Strategy
Measureable Outcome
E.1.a Review model ordinances for accessory dwellings and Written recommendations based
consider options for the City.
on review of model ordinances.
E.1.b Review model ordinances on senior housing and Written recommendations based
consider options for the City.
on review of model ordinances.
E.1.c Explore options for repurposing underused properties Written recommendations.
as affordable housing units.
E.1.d The cost of building parking facilities increases Written review.
development costs which may then be passed along
to renters/buyers. Review model parking ordinances.
2. Fair housing goes beyond the physical dwelling structure; fair housing also incorporates
access to public services and facilities that are accessible, affordable, and attractive.
E.2.a Continue to use CDBG funds to support public services Report of CDBG funds allocated
that are accessible to people in protected classes.
to public services.
E.2.b Continue to use CDBG funds to improve public Report of CDBG funds allocated
facilities that are accessible to people in protected to public facilities.
classes.
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3. DEMOGRAPHIC AND ECONOMIC DATA
A. HISTORY AND GROWTH TRENDS
The city of White Plains is located in the center of Westchester County, New York and serves
as the county seat. Westchester County is a county north of the city of New York covering an
area of 500 square miles with a population of 967,612 (est 2019) people. The county has six
cities, 19 towns and 23 villages (map 1). White Plains covers an area of 9.77 square miles and
has the fourth largest residential population of cities in Westchester County at 58,404 people
(est 2019). However, it is estimated that the daytime population increases to 225,000 people
who come to work, shop or visit White Plains.
White Plains was first incorporated
into a village in 1866 and had a
population of over 2,500 people. By
the time White Plains incorporated
into a city in 1916, the population was
over 15,948 people. The increase in
population at the turn of the twentieth
century was in part fueled by the
city’s access to railroad lines and in
part due to the county government
being located in White Plains.
Throughout the first half of the
twentieth century, the residential
population increased steadily
between each decennial census. The
growth and urbanization of White
Plains was not spurred by an
industrial economy, like so many
other municipalities in the region.
Instead, White Plains underwent
significant growth and development
due to its expanding service
economy. The period between the
1920 and the 1930 decennial
censuses experienced the most
significant increase in total population
at 70.3 percent.
Map 1 – Municipalities in Westchester County
Data Source: Westchester County Department of Planning
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Impediments to fair housing, and strategies to address these impediments, are found in all stages
of White Plains history. Errold Collymore, a dentist and activist, moved to Westchester in 1926.
According to information reported in the magazine, “Black Westchester” January 2016, Dr.
Collymore found a small apartment to rent. “A white person would have been charged $30 per
month, but a Black person was charged $80 per month. Later, when he purchased a house, the Ku
Klux Klan burned a cross in front of his new home. Dr. Collymore prevailed, however, starting a
successful dental practice, integrating the Unitarian Church, and advocating for the housing and
civil rights of all White Plains residents.”
The Central Renewal Project in downtown White Plains began to take form in the 1960s and was
in full force by the 1970s. White Plains received a $33 million dollar grant from the federal
government for urban renewal, which was the fifth largest grant given to any city at the time. The
amount of federal funding White Plains received surpassed large cities such as Pittsburgh and
Chicago, and was the largest per-capita renewal grant ever, working out to $600 for every man,
woman, and child in the city. White Plains was the smallest city to receive this level of urban
renewal funding in the 1960s, with the Housing and Home Finance Agency declaring it as the
largest urban renewal project to take place in a suburban area. Urban renewal resulted in the
demolition of 130 acres of roads, public infrastructure and buildings by the time redevelopment
was completed in the ‘80s. (Local History: Urban Renewal Collection, White Plains Public Library)
The impacts of the Central Renewal Project are, in part, reflected in the 1970 decennial census
when the total population decreased 0.7 percent and in the 1980 decennial census when the total
population decreased 6.2 percent. The total population has steadily grown since the 1980
decennial census due, in part, to new residential development in downtown White Plains. From
2000-2010 the population of White Plains increased by 7.1%. A further increase of 2.7% in
population was realized between 2000-2017.

B. HISTORICAL RACE AND ETHNICITY CONCENTRATION
Recognition and inclusion of racial and ethnic groups by the U.S. Census Bureau has expanded
over the last 100 years. For many decades, the three main racial groups recognized by the
census were White, African American or Black, and Other Races. As a result, these three racial
groups were used to analyze the historical population growth in White Plains and ensure
consistency in the data between decennial censuses. It is possible for the Hispanic or Latino
population to be represented in any of these three racial categories.
The White population grew steadily between the 1920 and the 1960 decennial censuses.
However, between 1970 and 2000, the White population decreased between each decennial
census. The largest decrease in the White population occurred between 1970 and 1980 at -14.8
percent. The White population is estimated to be 35,269 people in 2014, which is significantly
less than when the White population was at its peak in 1960 at 44,486 people. This represents a
20.7 percent decrease over 54 years. Since the 2000 decennial census, the overall White
population has experienced a modest increase of 4.9 percent. This is most likely the result of an
increase in the Hispanic or Latino population, as the White non-Hispanic or Latino population
decreased three percent during the same time period.
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The African American or Black population grew rapidly between the 1920 and the 1980
decennial censuses. The population grew nominally between the 1980 and the 1990 decennial
censuses at 1.9 percent. The African American or Black population was estimated to be 6,754
people in 2014, which is significantly less than when the African American or Black population
was its peak in 1990 at 9,271 people, a 27.1 percent decrease. Since the 1990 census, the
African American or Black population has been in decline, with the largest decrease occurring
between the 1990 and the 2000 decennial censuses at 8.9 percent. The African American or
Black population decreased four percent between the 2000 and 2010 decennial censuses.
Other Races population grew consistently between 1910 and 2010 having declined only once
between the 1930 and the 1940 censuses. Up until the 1970s, the Other Races population
remained small at less than 500 people compared to the White and African American or Black
populations. However, the Other Races population began to significantly increase in size after
1980 and continues to grow at a higher rate compared to the White and African American or
Black populations. This is attributed to a large increase in the Hispanic or Latino and Asian
populations and in the two or more races population. The Other Races population is estimated to
be 15,482 people in 2014. The Hispanic or Latino population increased 35 percent between the
2000 and the 2010 decennial censuses while the Asian population increased 52 percent during
the same time period.
Total population growth trends in contemporary White Plains reflect a city that continues to
significantly diversify and become increasingly multi-racial.
The map below illustrates the percent of nonwhite population in census tracts throughout
Westchester County in 1965. (NY State Commission for Human Rights)

Map #2: Nonwhite Populations in census tracts throughout Westchester County in 1965
NY State Commission for Human Rights
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During the last decennial census in 2010, the total population of White Plains was 56,853 people.
The White (non-Hispanic or Latino) population was 45.7 percent of the total White Plains
population, which was a lower percentage than both the county’s and state’s total White
population percentage.
The African American or Black population was 12.4 percent of the total White Plains population,
which was also a lower percentage than both the county’s and state’s total African American or
Black population percentage.
The Asian population was 6.5 percent of the total White Plains population, which was a higher
percentage than the county’s Asian population percentage but lower than the state’s total Asian
population percentage.
The Hispanic or Latino population was 33 percent of the total White Plains population, which was
a higher percentage than both the county’s and state’s total Hispanic or Latino population
percentage.
From 2010 to 2017, the White and Black populations have declined slightly while the Hispanic
and Asian populations have increased as illustrated in the both the table and figure below.
Year
2017
2014
2012
2010

White

Black

Hispanic

Asian

Other

Total

45.10%
45.15%
48.29%
49.95%

11.99%
11.27%
11.81%
12.85%

33.24%
34.03%
31.00%
29.72%

7.73%
6.72%
6.62%
5.48%

1.94%
2.83%
2.28%
1.99%

100%
100%
100%
100%

Table 1: Race and Ethnicity in White Plains 2010, 2012, 2014, and 2017, US Census Bureau

Racial/Ethnic Composition - White Plains, 2017
2010
2012
2014
2017
0%

20%
White

40%
Black

60%
Hispanic

Asian

80%

100%

Other

Figure 1: Race and Ethnicity in White Plains 2010, 2012, 2014, and 2017; US Census Bureau

The maps on the following pages document the race or ethnic concentration by Census Tract or by
Block Group for 2000, 2010, and 2017, respectively.
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Map #3 Race or ethnic concentration by census tract, 2000
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Map #4 Race or ethnic concentration by census tract, 2010
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Map #5 Race or ethnic concentration by census tract, 2017
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Map#6, Ethnic concentration By Block Group, 2017
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Map #7: 2017 Racial Concentration by Block Group
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The figure below shows the racial composition of White Plains from the US Census American
Community Survey 2017.

RACIAL COMPOSITION
3%
11%

White
Black

18%
Asian
68%
Other

Figure 2 - White Plains Population in 2017
When compared to Westchester County and New York State as a whole, the City is somewhat
more diverse.

RACIAL COMPOSITION
100%
80%
60%
40%
20%
0%

White Plains
White

Westchester County
Black

Asian

Other

New York State

Two or More

Figure 3 – Racial Composition - White Plains compared to the County and State
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Our Hispanic or Latino population accounts for 33.2% of the City's total population; this figure is
9.2% higher than Westchester County and 14.4% higher than New York State.

ETHNIC COMPOSITION
100%
80%
60%
40%
20%
0%

White Plains

Westchester
County

Non-Hispanic

New York State

Hispanic

Figure 4 – Ethnic Compensation - White Plains compared to the County and State

C. RACIAL AND ETHNIC INTEGRATION
There are several different tools to measure and evaluate racial and ethnic segregation in a
community including:
• Dissimilarity Index
• Exposure Index
• Racially/Ethnically Concentrated Areas of Poverty
• Racial and Ethnic Concentration
• Access to Community Assets and Opportunity
This section will analyze the above racial and ethnic segregation measures and will discuss their
impacts on White Plains. Racial and ethnic segregation is primarily measured by comparing the
White population to the non-White population (African American or Black, Hispanic or Latino,
Asian, Other Races).
Dissimilarity Index
A commonly used measure of racial and ethnic segregation is the dissimilarity index. The index
represents the extent to which the geographical distribution of any two race or ethnic groups
differs across census tracts or block-groups. In this index, segregation is measured in values
between 0 and 100 where: a value of zero represents total integration between any two race or
ethnic groups; 100 represents total segregation; below 40 is considered low segregation; 40-54
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is moderate segregation; and a value over 55 is considered high segregation between any two
groups.
In White Plains, the dissimilarity index shows a low segregation level of Asian residents and a
moderate segregation level of Black and Latino residents. Segregation of the Black and Asian
populations appears to have increased since 2000. The data concerning segregation of the
Hispanic community show some variations over the decades.
Black/White
Hispanic/White
Asian or Pacific
Islander/White

1990
44
41
14

2000
44
43
22

2010
47
52
31

2017
47
44
30

Table #2: Dissimilarity Index, White Plains 1990-2017

Exposure Index
There are also a number of indices that try to assess the sociological effects of segregation.
Strictly speaking, they are not measures of segregation, but of isolation. Most provide some
measure of the probability that a member of one group will meet or interact with a member of
another group. Generally speaking, the value of this index will be highest when the two groups
have equal numbers and are spread evenly among census tracts.
The table below shows the “exposure index” for White Plains.
White/Black

White/Hispanic

White/Asian

0.35

0.34

0.44

Table 3 – Exposure Index for White Plains

According to this table, the probability of a Black person “interacting” with a White person in
their census tract is about 35%. You can also interpret this to mean that, on average, in the
neighborhood where a Black person lives, 35 of every 100 people they meet in the
neighborhood will be White. The exposure index is similar for the Hispanic population. The Asian
community appears to have more exposure to the majority White community.
Racially/Ethnically Concentrated Areas of Poverty (R/ECAP)
(R/ECAP) areas are census tracts where more than half the population is non-White and 40% or
more of the population is in poverty or where the poverty rate is greater than three times the
average poverty rate in the area (with revisions to these formulas for non-urban areas). One
census tract in White Plains meets these criteria for a R/ECAP. This census tract is located in the
central downtown area and contains the site of the largest public housing complex in the City.
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D. ACCESS TO COMMUNITY ASSETS AND OPPORTUNITY
Many people argue that people make the choice to live “with people of their own kind.” While
group preferences do matter to some extent, it is just as clear that whites have had, over past
decades to the present, a greater capacity to make choices than have other groups. Research has
shown that blacks are generally willing to live in integrated communities. By contrast, whites
largely tend to prefer living in neighborhoods that are mainly white: “As the number of minorities
in a neighborhood increases, it becomes increasingly undesirable to whites. . . . For minority group
members, neighborhood desirability is tied to their perceptions of racial tolerance” (Charles
2005). Even when scholars correct for income, they find blacks of higher incomes living in more
distressed neighborhoods than their white counterparts (Charles 2005; Massey and Denton 1993).
The market of potential buyers is therefore limited in “majority minority communities” by sheer
numbers, which artificially deflates home values in them. Moreover, code restrictions on rental
units, various forms of multifamily housing, and accessory apartments, as well as public opposition
in some communities to new rental development, has likely driven up the costs of the existing
rental housing over recent decades by artificially creating shortages. These preferences and
processes, combined with already established residential patterns, have created a self-reinforcing
system that maintains segregation through artificially impacted land values.
The group ProPublica conducted an analysis in 2014, to determine the interplay between race
and income in accounting for segregation trends in Westchester. In one half of a split map, they
show the current distribution of African Americans in Westchester. In the other, they show the
expected distribution of African Americans if black households lived in areas with white
households of the same income. https://www.propublica.org/article/mapping-segregation-inwestchester. While many municipalities show large differences, depending upon which side of the
map that you are viewing, White Plains remains fairly constant.
Education
Still, nationally we still see concentrations of poverty and limited chances for people of lower
incomes, particularly for blacks and Latinos, to gain access to communities with better-performing
schools. In White Plains, the public school district includes five elementary schools, one middle
school for 6th grade students, one middle school for 7th and 8th grade students and one high
school. The two middle schools and high schools are attended by all White Plains Students.
Elementary school attendance is decided based not on location, but by parental choice. The
school district reports that 95% of all parents receive their first choice of elementary school for
their child. The table below shows the racial and ethnic makeup for each of the elementary
schools.
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Figure #5: Racial/Ethnic Composition of White Plains City School District Elementary Schools

As the above figure demonstrates, there is a fairly even distribution of Black youth represented in
each of the elementary schools, while the range of White, Hispanic and Asian students fluctuates
more significantly. The following figures illustrate the outcomes on standardized test scores in
each of the elementary schools. These figures indicate a need for continued focus on
disproportionate outcomes within the White Plains Schools.
Percent Proficient in English Language Arts Testing, by
Race/Ethnicity
Grades 3-8 (2018)
100%
90%
80%
70%
60%
50%
40%
30%
20%
10%
0%

Church Street
School

George
Washington School

Mamaroneck
Avenue School

Post Road School Ridgeway School

White

Black

Hispanic

Asian/Hawaiian/PI

Multi-Racial

All Students

Figure #6: ELA proficiency grades 3-8, 2018
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Percent Proficient in Math Testing, by Race/Ethnicity
Grades 3-8 (2018)
100%
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70%
60%
50%
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30%
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Church Street
School

George
Washington School

Mamaroneck
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Asian/Hawaiian/PI

Multi-Racial

All Students

Figure #7: Math proficiency grades 3-8, 2018

Public Services
Another measure of access to community assets and opportunity is geographic proximity to parks,
recreation, libraries, broadband access, transportation and other amenities. As the map below
indicates, the areas in White Plains that are most demographically diverse are also located close
to public parks. The City’s public library is very centrally located and easily accessible by public
transportation. It sits in the middle of the census tracts that have the largest proportion of nonwhite residents. The White Plains Educational Training Center, a comprehensive learning
environment with computer training, employment training in fields such as allied healthcare and
culinary arts, and a “career closet” that offers a free, curated shopping experience for White
Plains job seekers or newly employed residents, also sits in the middle of the downtown area,
facilitating access to diverse communities.
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Map #8: City of White Plains Public Parks
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The digital divide
These days, access to assets has as much to do with internet capability as with physical
geography. The digital divide is real, and presents true challenges to people from protected
classes. As part of the current consolidated plan, an analysis of access to broadband was
completed. This analysis revealed that 92.4% of White Plains households have a computer and
100% of White Plains residents have access to Fixed Terrestrial 25 Mbps/3 Mbps Services
and/or Mobile LTE with a Minimum Advertised Speed of 5 Mbps/1 Mbps. (2018 Federal
Communications Corporation Broadband Deployment Report)
According to the biannual FCC provider coverage filings, the average location in White Plains,
including census tracts with the greatest non-White populations, have three broadband providers
serving any given address. State of the art computer access is available free of cost at the local
public library. In addition, the White Plains Public Library offers patrons the ability to check out
mobile hotspots. The Library hotspot lending program provides access to unlimited, high-speed
Internet service anywhere Sprint provides data coverage, which includes all of White Plains.
Patrons can connect up to ten devices at a time, including desktops, laptops, tablets, smartphones,
etc. Hotspots are available to White Plains Public Library cardholders for a 7 day loan period.
The White Plains School District reports that a WiFi network is available throughout all of its
schools, classrooms and offices in the district. According to the District's Office of Instructional
Technology, "The White Plains School District has a wealth of instructional technology resources,
professional development, Engineering and Computer Science courses, content based software,
data systems, websites, computers, laptops, iPads, whiteboards along with an enterprise WAN,
LAN and WiFi network for all of our staff and students to assist with their educational and work
needs. At WPCSD, we are implementing strategies used in the Learning Active Technology
Infused Classroom (LATIC) model and offer the Project Lead the Way STEM courses in all of our
schools. Over the last few years we have been implementing Office 365 for our email system
and as a classroom tool for collaboration and producing materials, projects and presentations. In
addition, we are beginning to implement a Learning Management System, called Schoology,
which will provide additional classroom, learning and assignment tools for our students and
teachers to use in school and at home."
E. OTHER DEMOGRAPHIC DATA
Languages, other than English, spoken at home
In 2017, 43% of White Plains residents reported that they speak a language other than English in
their home (ACS). The two most common languages reported are Spanish and Creole.
Foreign born residents
18,008 or 30.83% of residents are foreign born. This is a greater percentage than the County,
region, state or national percentage.
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Age Distribution:

22%

29%
0-24 years
25-59
60 years and
older
49%

Figure 8 - Youth & Senior Population in 2017

The City of White Plains has a smaller share of the younger population, age 0 to 24, than both
the State and County. In contrast, the City's older population, ages 60 and older, is
approximately 2% higher than both the State and County. From 2000-2017 the overall
population of White Plains increased by 6%. This includes an increase of 10% in youth under 20;
an increase of 10% in working age residents (20-64), and an increase of 13% among older
residents (65+).
The map on the following page shows the distribution of the senior population in White Plains.
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Map#9: Senior population concentration
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Differing Abilities
The following tables illustrate the number of people living with disabilities in White Plains.
People with Disabilities by Type (Estimated)
White Plains, NY
Disability Type

#

%

Hearing difficulty

1,608

2.78%

Vision difficulty

989

1.71%

Cognitive difficulty

2,117

3.66%

Ambulatory difficulty

2,793

4.83%

Self-care difficulty

1,320

2.28%

Independent living difficulty

2,257

3.90%

Table #4: People with disabilities by type, 2017

The most common type of disability is an ambulatory difficulty, followed by difficulty living
independently and cognitive difficulty.
People with Disabilities by Age (Estimated)
White Plains, NY
Age of People with Disabilities

#

%

age 5-17 with Disabilities

317

0.55%

age 18-64 with Disabilities

2,336

4.04%

age 65+ with Disabilities

2,562

4.43%

Table #5: People with disabilities by age, 2017

Seniors in White Plains are more likely than other age cohorts to be impacted by a disability.
Source: U.S. Census Bureau, 2013-2017 American Community Survey 5-Year Estimates

Economic Data
The figure below shows the median household income by race/ethnicity according to the 2017
ACS. White Plains data is compared to Westchester County and the NY Metro area data. The
Median Household Income overall is $87,550.
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Figure #9: Median household income by race/ethnicity, 2017

Poverty in White Plains
11.9% of White Plains residents are living below the poverty level (2017). This represents a
25.2% increase from 2012. In 2012 only 8.9% of residents were living below the poverty level.
This represents a difference of 1,834 residents 18.6% of Children under the age of 18 are
living below the poverty level (2017) which is a 36.02% increase from 2012. In 2012 only 11.9%
of children under the age of 18 were living below the poverty level, a difference of 846 children.
The table below shows the federal guidelines that determine the property level.
Persons in Household
1
4

Federal Poverty Level
$12,490
$25,750

Table 6 - Poverty Guidelines, 2019

Despite these concerning statistics, poverty levels do not reflect the full financial concerns in White
Plains. The Asset-Limited, Income-Constrained, Employed (ALICE) project is a dataset developed
by United Way to identify households that do not fit the official definition of poverty, but still
struggle to make ends meet financially. “ALICE Households” are defined as households that earn
an annual income above the federal poverty threshold, but do not earn enough to meet basic
minimum living costs as estimated by the United Way. In White Plains 31% of households meet
this criteria. Combining the poverty level with the ALICE households in White Plains reveals that
42% of households are unable to meet basic living costs.
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Figure #10: United Way ALICE Project, 2016

According to the 2017 Census data, in White Plains, Hispanic families are most likely to be living
in poverty, followed by White families and then Black families.

Figure #11: Poverty by race and ethnicity

Employment and Education
White Plains is a premier business market in region, its proximity to New York City provides
access to an even greater job market. Many residents are well educated and have access to
employment opportunities that match their skills and background. Among residents age 25 and
older, 87.7% have attained a high school diploma or equivalent and 50.7% have attained a
Bachelor's Degree or higher level of education. White Plains also has a robust urban
infrastructure, with several highways, two train stations and bus terminal. However, some areas of
concern remain. The following table illustrates the current state of the labor force in White Plains.
Note the rate of unemployment for young people ages 16-24.
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Total Population in the Civilian Labor Force

32,460

Civilian Employed Population 16 years and over

30,165

Unemployment Rate

7.05%

Unemployment Rate for Ages 16-24

26.17%

Unemployment Rate for Ages 25-65

4.85%

2011-2015 ACS

Table #7: Employment rates

According to the Bureau of Labor and Statistics, from 2016 to 2017, employment in White Plains,
NY grew at a rate of 0.808%. Future job growth over the next ten years is predicted to be
27.0%, which is lower than the US average of 33.5%. At a November 2019 planning conference
hosted by the Pace University Law School’s Land Use Leadership Alliance, presenters punctuated
that housing drives employment; large employers are looking to expand in areas where there is
abundant housing for their workforce. Therefore, White Plains cannot respond to employment
challenges without addressing fair housing choice concerns.
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4. HOUSING PROFILE
A. HOUSING CHARACTERISTICS IN WHITE PLAINS
The following is a general overview of housing characteristics in White Plains. There are a total of
23,110 housing units in White Plains. 48% of housing units are renter occupied and 52% are
owner occupied. The most common housing unit is in a structure of 20 or more units (45%)
followed by 1-Unit detached structures (29%). This dichotomy sums up one of the major themes of
conversations with residents of White Plains. In some ways White Plains has an urban feel, with
the most common housing structure being fairly dense. On the other hand, White Plains is a
suburb, with residents living in detached single family homes. This dichotomy informs challenges
related to fair housing as residents seek to define their community.
Property Type

Count

Percent of
Total

1-unit, detached structure
1-unit, attached structure
2-4 units
5-19 units
20 or more units
Mobile Home, boat, RV, van, etc.
Total

6,645

29%

750

3%

3,050

13%

2,140

9%

10,475

45%

50

0%

23,110

100%

2011-2015 ACS

Table#8: Types of housing structures

As the table below illustrates, for owner occupied dwelling units, the most common size is 3 or
more bedrooms. For renters, the most common size is 1 bedroom.
Owners
No bedroom
1 bedroom
2 bedrooms
3 or more bedrooms
Total

Renters

Count

Percent of Total

Count

Percent of Total

145

1%

930

9%

1,900

17%

4,365

40%

2,535

23%

3,460

32%

6,555

59%

1,990

19%

11,135

100%

10,745

100%

2011-2015

Table #9: Number of bedrooms

67% of the housing stock was built before 1970, increasing concerns about lead based paint and
handicapped accessibility.
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Table #10: Age of Housing Stock
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Affordability is the largest concern related to housing in White Plains. The Median Housing Value
of single family housing is $526,100. White Plains median housing value has been on the rise.
Since 2013 the median housing value in White Plains has increased by 5.87%; this rate is much
higher than New York State's increase of 1.64%. The median value throughout Westchester has
decreased by nearly 1%.
A February 16, 2020 New York Times article in the business section succinctly articulated this
challenge, “Rising home costs are a major driver of segregation, inequality, and racial and
generational wealth gaps.”
Cost Burden
Both renters and owners face challenges in housing affordability, but renters are more likely to be
cost burdened, meaning that they pay more than 30 percent of their income for housing and may
have difficulty affording necessities such as food, clothing, transportation, and medical care.
Severe rent burden is defined as paying more than 50 percent of one's income on rent. As the
figure below indicates, overall 40% of White Plains residents are cost burdened; 53% of renters
are cost burdened.

Figure #12: Cost burdened households

The following table compares specific racial or ethnic groups to the city as a whole to determine
if any given group is disproportionally housing cost burdened, and thus at disproportionately
greater need. Disproportionally greater need is determined when the occurrence of costburdened households is 10% higher than the jurisdiction as a whole.
Households spending less than or equal to 30% of their household income on housing are not
considered housing cost burdened. Households spending between 30 and 50% of their income on
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housing are considered cost burdened, and households spending more than 50% of their income
toward housing are considered severely cost burdened. HUD determines these categories.
The following table outlines housing cost burden by race and ethnicity.
Less than or
equal to 30%

30-50%

Greater
than 50%

No/negative income
(not computed)

Jurisdiction as a whole

12,680

4,260

4,580

350

White

7,980

1,975

1,750

235

Black / African American

1,580

530

645

34

Asian

1,050

205

330

55

American Indian/Alaskan Native

10

0

0

0

Pacific Islander

0

0

0

0

1,845

1,510

1,770

25

Housing Cost Burden

Hispanic or Latino
2011-2015 CHAS

Table #10 – Greater Need: Housing Cost Burden by AMI

The Hispanic or Latino ethnic group is disproportionately severely housing cost burdened, or
paying over 50% of their household income toward housing, when compared to the City as a
whole. There is no specific race or ethnicity that meets the threshold to determine
disproportionality for housing cost burdened households, however the Hispanic or Latino ethnic
group falls just below the 10% threshold at 9.84%. Conversely, the American Indian/Alaskan
Native group is disproportionately not housing cost burdened when compared to the City as a
whole.
The disproportionately greater need analyses produced interesting results. For both non-severe
and severe housing problems the Asian racial group and Hispanic or Latino ethnic group were
found to have the greatest occurrence of disproportionately greater need across all income
groups. The Black racial group was found to be more likely to not be affected by both nonsevere and severe housing problems across all income groups.
The Hispanic or Latino ethnic group is disproportionately impacted by severe housing cost burden
when compared to the City as a whole. While the American Indian/Alaskan Native group is
disproportionately not housing cost burdened when compared to the City as a whole.
The findings show that all households are adversely impacted by housing cost burden, regardless
of income. However, residents earning between 0 and 30% AMI and elderly residents have the
greatest need for an expansion in affordable housing options.
The following sections provide further analysis based on whether one rents or owns their home.
Rental Housing
The cost of rental housing in White Plains rose almost 20% from 2000-2017, while the median
income of renter-occupied households declined 2% (from $55,190 to $53,997) during that same
period. This puts the cost of rental housing out of reach for many in White Plains. As the table
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below illustrates, a White Plains resident making an average hourly wage would need to work
69 hours per week to afford the average fair market rent.
Median Monthly Gross Rent (Inflation Adjusted)

White
Plains
Westchester
County

$ Change in Rent
% Change in Rent
2000 to 2010 to 2000 to 2000 to 2010 to 2000 to
2010
2017
2017
2010
2017
2017

2000

2010

2017

$1,265

$1,436

$1,687

$171

$251

$422

13.5%

17.5%

33.4%

$1,207

$1,348

$1,444

$141

$96

$237

11.7%

7.1%

19.6%

Table #11: Median monthly gross rent, White Plains vs. Westchester

Municipality

White
Plains
Westchester
County
New York
State

2BR
FMR
Fiscal
Year
2018

Annual
Wage to
Afford
2BR

Hourly
Wage to
Afford
2BR

Renter
Wage
Rate
2018

Rent
Affordable
at Renter
Wage Rate

Gap in
Monthly
Rent
2018

# of hours per
week at Renter
Wage Rate to
Afford a 2BR at
FMR

$1,687

$67,480

$32.44

$18.77

$976

-$711

69.1

$1,687

$67,480

$32.44

$17.64

$917

-$770

73.6

$1,561

$62,440

$30.02

$16.19

$842

-$719

74.2

Table #11: Gap in rent affordability, White Plains vs. Westchester

These numbers do not take into account the high costs of getting into a rental. Often, a renter
must pay upfront costs of first and last months’ rent and a security deposit, which can add up to
thousands of dollars. In addition, if a renter users a broker to locate an apartment, the broker
may charge a fee of up to 15% of the annual rent.
Some relief for renters may be in sight. An analysis of projects currently in the development
pipeline indicates that additional rental units may be coming on the market soon. Most of the
projects under development or proposed feature rental units. The preponderance of units are
two bedrooms or smaller. There are only two units that have four bedroom options in the entire
portfolio of new building. This impacts the housing of families with several children.
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Occupied or Approved/Under Construction
Address
Total # of New Units
199-201 East Post Road
18
120 Bloomingdale Road
132
131 Mamaroneck Avenue
434
29-103 West Post Road
12
97-103 Hale Avenue
127
65 Lake Street
56
40-42 Waller
24
121 Westmoreland Ave
65
136-259 Westmoreland Ave
62
Brookfield Phase 2
129
86-106 Westchester Ave
276
1 DeKalb
77
55 Bank Street
309
Total
1,685
Table #13: New units: occupied or under construction

Proposed
Address
Total # of New Units
113-121 Fisher Avenue
13
50 Main Street
188
1133 Westchester Ave
303
200 Hamilton Ave
860
440 Hamilton Ave
468
60 S Broadway
814
1 Lyon Place
212
250 Mamaroneck Avenue
177
1 Water Street
301
Total
3,828
Table #14: New units: proposed

Homeownership
Homeownership shows a slightly different profile. The median homeowner costs in White Plains
declined 6.1% from 2000 – 2010 but the trend from 2010 to 2017 has been a 4.8% increase.
Median Homeowner Costs for Homeowners with a Mortgage (Inflation Adjusted)

2000

2010

2017

White
Plains

$3,351 $3,002 $3,146

Westchester
County

$3,412 $3,518 $3,340

$ Change in Cost
% Change in Cost
2000 to 2010 to 2000 to 2000 to 2010 to 2000 to
2010

2017

2017

2010

2017

2017

-$348

$144

-$205

-10.4%

4.8%

-6.1%

$105

-$178

-$72

3.1%

-5.1%

-2.1%

Source: Decennial Census, 2000, 2010; American Community Survey 5-year Estimates, 2010 and 2017

Table #15: Median homeowner costs White Plains vs. Westchester
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Sales trends show significant increases in single family homes compared to some decreases in coops and condos.
Residential Sales Trends
Median Sales Price
2008
2013
2018

2008-2013

2013-2018

2008-2018

$ change

% change

$ change

% change

$ change

%

Single
Family

$651,750

$565,000

$717,000

-$86,750

-13.3%

$152,000

26.9%

$65,250

10.0%

Condo

$430,000

$399,000

$405,000

-$31,000

-7.2%

$6,000

1.5%

-$25,000

-5.8%

Co-op

$200,000

$160,000

$195,000

-$40,000

-20.0%

$35,000

21.9%

-$5,000

-2.5%

Table #16: Residential sales trends 2008-2018

The Homeownership affordability matrix below shows a huge affordable housing price gap in
White Plains.
Underwriting Scenario
Single Family Homes
Annual Income
Monthly Income
Percentage of Income toward Housing Debt
Affordable Housing Payment
Estimated Insurance and Private Mortgage Insurance
Estimated Average Real Estate Taxes per Month
Affordable Mortgage Payment (30 yrs @ 4.75%)
Affordable Home Price Level
Down Payment of 5%
Affordable Home Mortgage
Median Price
Affordable Housing Price GAP (after 5% down)

HUD Area Median Income
80%

100%

$93,650
$7,804
28%
$2,185
$276
$635
$1,249
$252,000
$12,600
$239,400
$717,000
-$465,000

$117,100
$9,758
28%
$2,732
$322
$635
$1,576
$318,000
$15,900
$302,100
$717,000
-$399,000

ACS 2017
Median
Income
$87,550
$7,296
28%
$2,043
$264
$613
$1,165
$235,000
$11,750
$223,250
$717,000
-$482,000

(Assumption of a 30 year, fixed rate mortgage at 4.75%, 28% front-end ratio with a maximum of 43% back-end
ratio and a 5% down payment with Private Mortgage Insurance.)
Table #17: Homeownership affordability matrix

In addition, the ability to access a mortgage can vary widely, as the map below indicates.
Attaining a mortgage appears especially difficult in census tracts with larger percentages of nonWhite residents.
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Map #11: Mortgage denial rates by census tract, 2017

Condition of Properties
After affordability, the second most salient housing concern is the condition of properties. The
significance of the deteriorated conditions of housing impacts fair housing choice because often
the most vulnerable members of the community may have access only to unsafe or unhealthy living
conditions. The table below, from HUD’s Comprehensive Housing Affordability Strategy (CHAS)
illustrates the extent of substandard and severe overcrowding in White Plains.
Housing Problems
Renter
Households

Owner
Households

Renters and
Owners

Substandard

115

45

160

Severely Overcrowded

460

50

510

Severely Cost Burdened

3,030

1,555

4,585

Table #18: Substandard and overcrowded properties
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Substandard housing is defined as housing or buildings that experience one or more of the
following conditions:
1. Physical deterioration of buildings or improvements
2. Abandonment of properties
3. Significant declines in property values or abnormally low property values relative to other
areas in the community
4. Known or suspected environmental contamination

Condition of Units
With one selected Condition
With two selected Conditions
With three selected Conditions
With four selected Conditions
No selected Conditions
Total

Owner-Occupied
Percent of
Count
Total

Renter-Occupied
Percent of
Count
Total

3,215

29%

5,135

48%

50

0%

900

8%

0

0%

0

0%

0

0%

0

0%

7,865

71%

4,710

44%

11,130

100%

10,745

100%

2011-2015 CHAS

TABLE #19 - CONDITION OF UNITS

As the above table indicates, 56% of rental housing units are substandard, in that they have at
least one of the qualifying conditions. 29% of owner occupied units fit this criteria.
The White Plains Planning Department completes an annual assessment of property conditions
through a “windshield survey”. The following map, created using data from the 2019 windshield
survey, shows the locations of parcels with “conditions” - including overcrowding or signs of
deterioration – as well as block groups with 20% of the parcels showing conditions.

43 | P a g e

City of White Plains, New York

Draft 2020-2024 Analysis of Impediments

Map #12: Parcels and block groups with conditions, 2019
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Conditions related to accessibility
Westchester Independent Living Center, a non-profit located in White Plains, has received
funding through the White Plains Community Development Block Grant funds to create a White
Plains Housing registry that assesses the accessibility of housing in White Plains. The criteria that
are used are not just based on accessibility within the housing unit but also metrics such as
proximity to transportation, curb cuts in the sidewalks that provide ingress and egress, slope of
the sidewalk, etc. wilc.org
Here are the ratings for buildings in each of the zipcodes that comprise White Plains. Ideally,
there would be a larger stock of “good” housing choices for people with differing abilities.
Zipcode

Good Rating

Adequate Rating

Limited Rating

10601

18

1

6

10603

8

5

2

10604

2

6

2

10605

9

2

5

10606

3

5

17

10607

1

0

1

Table #20: Accessible buildings by zip code
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B. AFFORDABLE HOUSING
The City of White Plains currently has 5,200 affordable housing units available. The map below
illustrates the location of current affordable housing options in White Plains.

Map #13: Affordable Housing Units
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The following paragraphs explain the data included in the preceding map.
The red coded sites are temporary housing for the homeless such as drop-in and overnight shelters.
White Plains has a total of 211 units which includes 300 beds. There has been no change in the
number of these beds in the past year. Residents of these shelters can be from anywhere in the
County. The White Plains school district estimates that there are 230 homeless children enrolled in
grades K-12.
The yellow coded sites indicate affordable housing that is not subsidized by a governmental
agency on an ongoing basis. This includes public housing units and other buildings acquired or
built with federal and state grants or subsidies that allow tenants to pay a reduced rent to the
landlord or pay a reduced purchase price. This also includes property tax abatements by the City
of White Plains for low income seniors and disabled persons. There are a total of 805 of these
units which is a small decrease (6 units) from the previous year.
The gray coded sites are housing for people experiencing mental, developmental, and physical
disabilities. These sites are operated by social service agencies including Lifting Up Westchester,
and the Mental Health Association of Westchester. There are 402 of these units, representing a
decline of 126 units (24%) over the past year. The largest loss was due to the closing of the SRO
facility at the YMCA.
The green coded sites indicate households supported through rental assistance such as Section 8
(Project Based and Housing Choice Vouchers), Senior Citizens Rent Increase Exemption, and
Emergency Tenants Protection Act (ETPA). There are 2,655 of such units which is a decrease of
281 units from 2018 due to fewer ETPA units and a change in the way Section 8 units are counted.
The blue coding indicates the number of households supported through the production of new units.
Additional information on these units appears in the following section. There are currently a total
of 236 such units which is an increase of 16 over the past year. Additional units are expected to
come on line as the proposed and current building projects are completed.
Affordable rent
The City of White Plains Affordable Rental Housing Program (ARHP) provides over 150
apartments in eleven buildings located at various sites throughout downtown White Plains. The
purpose of the ARHP is to ensure that the city remains an economically diverse community by
filling the need for quality housing that is affordable to moderate income households. To achieve
that goal, the ARHP requires developers to rent a portion of the apartments in their buildings to
tenants whose annual income is between 50% and 99% of the Area Median Income. The ARHP is
open to everyone who meets the income requirements.
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2019 Income Eligibility Requirements
1 Person

2 People

3 People

4 People

Minimum Household Income

$50,550

$57,750

$65,000

$72,200

Maximum Household Income

$84,200

$96,250

$108,300

$120,300

Table #21: White Plains Affordable Rental Housing Program Income eligibility requirements

The rent for ARHP apartments is generally lower than rent charged for market rate apartments,
but this is not a low-income housing program. Rents for the ARHP apartments are established by
the U.S. Department of Housing and Urban Development (HUD) and are set at three different
rates, based on income ranges as follows:
2019 HUD Rents

60% AMI
80% AMI
100% AMI

Studio

1 Bedroom

2 Bedrooms

3 Bedrooms

$1,264

$1,444

$1,625

$1,805

$1,684

$1,925

$2,165

$2,406

$2,105

$2,406

$2,708

$3,008

Table #22: HUD rents by income level

In January, 2020 there were 169 current apartments occupied in the City’s ARHP program.
Applicants are not required to indicate their race or ethnicity on the application materials. There
were also 296 qualified applicants on the wait list. The analysis of waitlist clients illuminates the
fair housing choice challenges. Of these waitlisted applicants, 80% earn 60% of AMI and 20%
earn 80% of AMI. People earning at or below 60% of AMI are struggling to find affordable
housing. The figures below illustrate the demographic characteristics of the affordable housing
applicants who are income eligible.
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Size of Household
16%

1 person

39%

2 people

18%

3 people
4/5 people

27%

Figure #13: White Plains Affordable Rental Housing Program applicants by size of household

One and two person households comprise the majority of ARHP participants.

Race of Eligible Applicants
16%

7%

3%

Amer. Indian/Alaskan Native
Asian
Black/Afr. Amer.

14%

Other/Multi
White
10%

50%

No Info

Figure #14: White Plains Affordable Rental Housing Program applicants by race

50% of applicants are Black/African American.
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Hispanic/Latino Ethnicity

27%

Hispanic/Latino
Not Hispanic/Latino

73%

Figure #15: White Plains Affordable Rental Housing Program applicants by ethnicity

Most applicants are not Hispanic/Latino.

% AMI
1%

1%

14%
31%

Below 60%
60-64%
65-69%

22%

70-74%
75-80%
Above 80%
31%

Figure #16: White Plains Affordable Rental Housing Program applicants by AMI

Applicants earning between 60-69% of AMI comprise 62% of the entire applicant pool.
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These data, while important, do not reflect phone calls from people who don’t apply after
hearing the costs of the apartments. One senior staff member of the Planning Department reflects
that the most common calls we receive are from elderly White Plain residents who can no longer
afford to/manage to live in their homes and cannot find affordable options housing options to
stay in White Plains. As the senior population continues to grow, this need will only become more
pressing.
New ARHP Units
Applicable Rental Projects approved after September 1, 2019 are required to provide
Affordable Units. Developments with 10-14 units most allocate at least one unit at 60% AMI.
Projects containing 15 or more units may either allocate 12% of units at 100% AMI or 8% of units
at an 80/20 split of 60% and 50% AMI.
The dedicated ARHP Affordable Units must remain affordable in perpetuity, for the life of the
project. Affordable Units must be provided onsite and allocated by unit size (bedroom count) in
the same proportion as the Market Rate Units. Affordable Units shall be distributed throughout the
building(s), except that for any building ten (10) or more stories in height, the top four floors may
be reserved for Market Rate Units. Each Affordable Unit in a development shall be designated as
a 50% unit, a 60% unit, or an 80% unit, and it shall retain that designation regardless of whether
tenant income fluctuation results in changes to Affordable Rent.
Approved and/or Under Construction
Address
199-201 East Post Road
120 Bloomingdale Road
131 Mamaroneck Avenue
29-103 West Post Road
97-103 Hale Avenue
65 Lake Street
40-42 Waller
121 Westmoreland Ave
136-259 Westmoreland Ave
Brookfield Phase 2
86-106 Westchester Ave
1 DeKalb
55 Bank Street
Total

# of New
Senior Units
0
132
0
0
0
56
0
0
0
0
0
0
0
188

# of New
Affordable
Units
2
0
26
0
13
56
3
0
0
90
27
0
63
280

Table #23: New affordable or senior units: occupied or under construction
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Proposed
Address

# of New
Affordable
Units
113-121 Fisher Avenue
0
50 Main Street
19
1133 Westchester Ave
31
200 Hamilton Ave
86
440 Hamilton Ave
47
60 S Broadway
82
250 Mamaroneck Avenue
14
1 Water Street
24
Total
303
Table #24: New affordable or senior units: proposed

White Plains Housing Authority
The White Plains Housing Authority (WPHA) oversees three public housing developments in White
Plains, they are:
1. Winbrook/Brookfield Commons
2. Schulyer-DeKalb Apartments
3. Lakeview Apartments
Winbrook is a public housing property with 450 units in five, 90-units buildings. This property was
designated as distressed in the early 2010s, encouraging WPHA to create a redevelopment
strategy for the public housing units. Winbrook housing development is in the process of being
redeveloped and becoming Brookfield Commons, with 750 housing units. Schulyer-DeKalb and
Lakeview Apartments have 167 units and 95 units, respectively. 69% of current WPHA residents
are Black/African American and 31% are White. 29% are Hispanic and 71% are not Hispanic.
WPHA is transitioning all traditional public housing units to the Rental Assistance Demonstration
program (RAD). The first building of this phased redevelopment was opened in 2015 and City
approval was granted for phase two in 2018. Schulyer-DeKalb Apartments underwent
renovation in 2018. Renovations included apartment upgrades, generator, building systems,
selected common area, and physical plant improvements. While the RAD program offers
immediate benefits for residents of public housing, there are concerns regarding the Section 8
contract's 15-year period. Once the 15 years have expired, it is unclear what the fate of the
affordable rent assistance will be.
Currently, there are a total of 301 families on the waitlist for a public housing unit, of which 25
families are estimated to have at least one disabled family member. There are a total of 648
families on the waitlist for Section 8 HCV, of which 213 families have at least one family member
who is disabled.
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Families using Section 8 vouchers, and families with a disabled household member face distinct
challenges. According to data compiled by the non-profit Westchester Residential Opportunities
agency, they received 148 intakes regarding fair housing complaints in White Plains in 2018.
The most commonly cited complaint was discrimination based on disability; landlords balked at
making required accessibility accommodations. The second most common complaint was based on
source of income; landlords did not want to rent to families who use rent subsidies.
The waiting list issues at the public housing facilities echo concerns of the waiting lists in the
affordable rent program. It is also concerning that recently the local YMCA closed and the
community lost 70 Single Room occupancy units that have not been replaced. The need for
housing for those who earn the very least is a pressing concern in White Plains. Affordable
housing options for households earning between 30 and 49% AMI is also significant. Households
that fall in this income range do not have a high enough income to qualify for the City's ARHP or
make too much to qualify for programs such as Section 8.
Emergency Tenants Protection Act (ETPA)
The Emergency Tenants Protection Act of 1974 (ETPA) established a County Rent Guidelines
Board which sets the rent adjustments for renewal and vacancy leases in ETPA covered
apartments. For a building to be covered by ETPA, it must be located in a municipality that has
adopted the Emergency Tenants Protection Act. ETPA is a state law which provides for rent
stabilization and also provides other protections to tenants besides limitation on the amount of
rent. Currently there are 33 Co-Op buildings with 211 Units and 113 rental buildings with 2,350
units for a total of 146 buildings with 2,561 units participating in this program. The City currently
provides rent subsidies totaling $28,000 annually.
Senior Citizens Rent Increase Exemption (SCRIE) and the Disabilities Rent Increase Exemption
(DRIE) helps eligible senior citizens (aged 62 and over) and tenants with qualifying disabilities
(aged 18 and over) stay in affordable housing by freezing their rent. Currently there are 27
families in White Plains benefiting from the SCRIE program.
In their recent housing assessment, the Westchester County Planning Department recorded a total
of 36 buildings in the City of White Plains that have a total of 2,452 affordable or assisted
housing units. 2,147 of these (88%) are rental units. 664 are senior units.
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5. COMMUNITY CONSULTATION
The preparation of this analysis was informed by feedback from focus groups as well as
consultation with: the Housing Action Council; a local realtor and civic board member;
Westchester County Continuum of Care Committee; Westchester County Department of Planning,
the Westchester County Human Rights Commission; Westchester Residential Opportunities; White
Plains City Building Department; White Plains City Planning Department; and the White Plains
Community Development Citizens’ Advisory Council.
Feedback from Community Focus Groups
Three focus groups were held. One was specifically designed to concentrate on housing,
homelessness and hunger, but housing was a salient theme in all three focus groups. The following
list summarizes the fair housing related comments by focus group participants.
1. There is a need for low- and moderate-income housing.
2. There is a market gap between low income housing programs and the City of White
Plains Affordable Rental Housing Program (ARHP) for households whose income is too
high for assisted housing (public, Section 8, etc.) and is too low to qualify for the ARHP.
3. Work-force housing is needed. The high cost of housing is displacing workers.
4. New work-force housing is the most difficult to market because of the restrictions on resale pricing. People would rather buy older housing that they can re-sell without
restrictions.
5. The younger generation is being forced out of White Plains due to the cost of housing.
Recent college graduates cannot afford to live in White Plains.
6. The YWCA has 190 SRO units and has an occupancy rate of about 90%-92%.
7. The City's ARHP should include single room occupancy (SRO) units in new developments,
including Brookfield Commons.
8. There is a need for rooming houses; they are closing, and not being replaced
9. Affordable housing for elderly is needed.
10. Resources are needed to allow seniors to “age in place”.
11. Greater coordination of senior housing resources is needed, preferably one application
for all of the buildings, instead of having to call each building manager individually
with a separate application process.
12. Funding is needed for mobility and transportation needs of elderly and disabled.
Disabled and elderly people cannot get to food distribution centers.
13. Older housing stock is not handicap accessible.
14. Permanent resources for people experiencing homelessness are inadequate; permanent
housing for the people experiencing mental illness is even scarcer.
15. 60% of the “street homeless” are mentally ill. The waiting list for housing for people
experiencing mental illness has more than 1,000 names.
16. Landlords renting overcrowded units may be fined for not finding replacement
housing for tenants displaced by the condition.
17. Consider ways to incentivize landlords to rent to low-/mod-income, elderly,
disabled, and other persons with specialized needs.
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Housing Action Council
The Housing Action Council’s (HAC) mission is to increase and improve housing opportunities for
low - and moderate - income households and special needs populations, including the homeless,
elderly and disabled individuals throughout the Hudson Valley Region and surrounding
counties. In conversations with HAC, they indicated that they believe that education is the key
to addressing fair housing obstacles. In a conversation with their Executive Director, she
strongly supported increased education for renters, homebuyers, realtors, co-op boards,
financial institutions, and managing agents so that everyone is aware of their rights and
responsibilities and so that everyone embraces the orientation that access to fair housing choice
benefits the entire community.
Conversation with a Local Realtor
The realtor consulted for this report is a lifelong White Plains resident and a long time realtor
in the City. He also serves on the boards of several housing and community service agencies.
In a conversation, he shared data for the Multiple Listing Service (MLS). The data he shared
indicates that the average cost of a two bedroom rental in White Plains was $2,800-$3,000.
This is interesting in light of the fact that the HUD fair market rate for Westchester County is
$1,775. The difference between these data is significant and represents a huge challenge to
housing affordability in White Plains.
The realtor also indicated that he believes that many people who are moving into White Plains
are doing so because they value the diversity that the City has to offer. He believes that
realtors in White Plains are well educated about fair housing laws but voiced concern that CoOp Boards may be less educated about fair housing laws and he sees this as an opportunity
for advancing housing choice.
Westchester County Continuum of Care Committee
The City of White Plains is an active member of the Westchester County Continuum of Care
(CoC) committee. Conversations with the CoC focused on the importance of support for people
experiencing homelessness moving into permanent housing. There is a significant need for
supports in addition to the housing itself, especially for people who are also dealing with
mental health and/or substance abuse issues. The CoC notes the need for additional SROs,
rooming houses, and accessory dwelling units. An additional concern is that current Department
of Social Services regulations require residents of shelters to contribute up to 95% of their
income to the shelter. This is a disincentive for people to participate in the shelter system and
the supports that it provides. It also serves as a barrier for people to build the savings that
they would need to access more permanent housing.
Westchester County Planning Department
The issue of fair housing is regional, in addition to being local, and everyone benefits from a
coordination of resources. The Westchester County Planning Department just completed a
comprehensive housing needs assessment with detailed data for each of the individual
municipalities within the County. At a recent presentation about their findings the County
highlighted the work that White Plains has been done in establishing protocols that will
increase housing options. However, some challenges were noted.
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The County staff noted that the White Plains Housing Authority’s move from program based
units to a Rental Assistance Demonstration (RAD) project is potentially problematic. RAD
incentivizes private investment in public housing; fair housing advocates are concerned about
the potential for private financial interests to erode the housing security that the public housing
system provides.
Some of the data that the County Planning Department included in their housing analysis has
also been used in this Analysis of Impediments. The County Planning Department is preparing
and sharing model ordinances that can help inform White Plains ordinances on accessible
dwelling units, senior housing and other topics. The County compiled a list of 12 Action Items,
which appear below. The highlighted items have been incorporated into this analysis and plan.
1. Affordable Housing Education Workshop Series: Contract with an organization with a focus
on housing policy, education, technical assistance and municipal engagement to establish a
series of workshops to facilitate educational sessions regarding affordable housing.
2. Increase the Community Based Organization Capacity: Establish an annual funding
allocation to cover the tuition associated with professional certification programs in housing
and community development through NeighborWorks America®.
3. Housing Inventory and Tracking System: Conduct a bi-annual update of the existing
affordable housing inventory - utilizing the existing housing inventory database. Establish a
permanent tracking and monitoring system of all housing developments over 10 units. Share
with economic development entities and Industrial Development Agencies to ensure housing and
wages are in alignment.
4. Community Land Trust: Create a countywide community land trust and focus on capturing
housing headed into foreclosure as an eviction prevention strategy, but keeping it flexible to
address a multitude of development concerns.
5. Municipal Ordinances: Design a formal program to provide technical assistance to
municipalities to draft model ordinances for example, Accessory Dwelling Units, specifically
targeted for affordable housing.
6. Adaptive Reuse of Under-Utilized Property: Design a property disposition program for the
adaptive re-use of land and buildings, including older office park campuses, for the purpose
of developing new affordable housing.
7. Housing Compact between County and Municipalities: Gather support from the local
businesses, municipalities and community based organizations to work together to meet the
needs of affordable housing in the County.
8. Neighborhood Revitalization Opportunities: Utilize the Affordable Housing Needs
Assessment data in addition to existing web-based systems to explore the specific needs of
individual neighborhoods and establish a data rich system to analyze community conditions.
9. Eviction and Foreclosure Prevention Services: Expand existing eviction and foreclosure
prevention programs.
10. Employer Assisted Housing Program: Establish an Employer Assisted Housing program by
creating public-private partnerships with major employers, hospitals, county staff and largescale not-for-profit housing providers and healthcare agencies.
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11. Pre-development and Preservation Options: Create and provide funding for not-for-profit
housing agencies for pre-development costs associated with the construction and preservation
of affordable housing.
12: Funding Opportunities: Offers a couple of examples of options to provide a source of
funding to undertake the recommendations above and increase the funding stream for the
County’s affordable housing programs.
Westchester County Human Rights Commission
In January of 2020, the Department of Planning consulted with the Westchester County Human
Rights Commission about fair housing complaints made against property owners within the
municipal boundaries of White Plains to the Westchester County Human Rights Commission.
The Westchester Human Rights Commission Reports that between 2018 and present, seven (7)
complaints of housing discrimination, based in White Plains, have been filed with their office.
This includes
• 2018 - three complaints were filed, all alleging disability discrimination.
• 2019 – two complaints were filed. One alleged discrimination based on race, color
and ethnicity. The second alleged discrimination based on race, gender, and familial
status
• Two complaints have been filed (and are currently being investigated.) One alleges
discrimination based on disability and retaliation (for complaining about sexual
harassment.) The second complaint alleges disability discrimination.
Westchester Residential Opportunities (WRO)
WRO is a non-profit agency offering comprehensive fair and affordable housing service to
residents within White Plains. They completed a fair housing testing report in 2015-2019 which
focused on Westchester County and neighboring counties. They also keep data on calls that
they receive specifically from White Plains residents. WRO received 43 and 32 fair housing
complaints regarding discrimination in White Plains for 2017 and 2018, respectively. The
largest number of complaints in both years were for issues related to disability, including failure
to accommodate service animals. In 2017, the second largest number of complaints were
related to discrimination on the basis of race. In 2018, the second largest number of complaints
were related to discrimination on the basis of source of income, primarily landlords refusing to
accept Section 8 housing vouchers.
White Plains Building Department
The Building Department has been very involved in affirmatively furthering fair housing. They
identified several impediments and have been active in formulating solutions. One of the
challenges that the building inspectors encounter is renters living in overcrowded, unsafe or
illegal circumstances. Many of the people that they discover in these substandard housing units
have limited English proficiency, very low income, and/or are concerned about their legal
residency status. Therefore, they may have few other housing options. If a building inspector
identifies a housing unit with these sorts of code violations, their options are also limited. They
cannot legally or ethically allow people to continue to inhabit unsafe dwelling units. But they
are aware that once the residents leave their current living situation their next option may be
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even worse. To address these concerns, the Building Department has initiated a Rental Building
registry that will allow the Building Department to document and inspect rental units to ensure
code compliance. In addition, the Building Department assisted in securing a grant that will
create a fund for residents who are displaced due to issues with the code compliance.
White Plains Planning Department
Affirmatively furthering fair housing choice is a centerpiece of all of the Planning Department’s
work. The Department is pleased to be at the forefront of municipalities that are furthering
affordable housing through such systemic strategies as the newly adopted guidelines that
require developers to include equitable affordable housing in all new projects. Because the
Community Development Block Grant (CDBG) program is housed in the Planning Department
there is an even stronger orientation to serving low and moderate income families and
communities through rehabilitation, public services, code enforcement and improvements of
public facilities. But even with a strong orientation towards sustainable equity, challenges
remain.
The Planning Department regularly receives calls from senior citizens who have lived their
entire life in White Plains, raised families here, are integrated into the social fabric, and can
no longer manage or afford to live in their homes. Their options for accessible, affordable
housing in White Plains are extremely limited.
The Department oversees a code enforcement project as part of the CDBG funds. Code
enforcement activities are focused in the target areas of low/moderate income communities
and the goal is to ensure that people in these communities are housed in dwellings that are
safe. However, the process of improving substandard, unsafe homes is long and involved.
There can be a struggle between requiring that code violations be addressed while not further
burdening an already struggling household. Absentee landlords renting out a private home
are particularly challenging as they may not care that the person they are renting to is in a
substandard situation.
There are few safeguards over landlords in one or two family homes violating fair housing
laws. These rental interactions often occur outside of a more formal process and therefore can
leave loopholes in educating all parties about fair housing laws.
The public resistance to planned development projects, especially projects that reference
anything about “affordable housing” is another challenge noted by Planning Department staff.
It is a fascinating paradox that the most commonly cited concern by White Plains residents
appears to be the lack of affordable housing; and yet once an affordable housing option is
proposed, neighbors protest. An educational campaign can help inform the public about the
benefits of affirmatively furthering fair housing.
The White Plains Community Development Citizens’ Advisory Council (CDCAC)
The CDCAC is comprised of 11 members who represent the racial, ethnic and geographic
diversity of the City of White Plains. The CDCAC reviews the City’s multi-neighborhood, Citywide and multi-year Community Development Program activities and aids in the planning,
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preparation and development of the yearly applications for the Community Development Fund.
In their meetings the CDCAC has reaffirmed that the greatest priority for the low/moderate
income residents of White Plains is housing retention and stabilization. The next salient priority is
provision of support to vulnerable populations such as members of protected classes. The third
identified priority is community building, which speaks to the need for the entire community to be
involved in affirmatively furthering equity, including housing equity.
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6. EVALUATION OF CURRENT FAIR HOUSING LEGAL
STATUS
The City of White Plains, at the time of this writing, does not have any fair housing complaints or
compliance reviews where the Secretary of HUD has issued a charge of or made a finding of
discrimination. Nor has any fair housing discrimination suits been filed by the Department of
Justice or private plaintiffs against the City of White Plains.
The NY State Division of Human Rights documents two fair housing complaints filed by residents in
White Plains zip codes in 2018 and 2019. One complaint was closed with a “no probable cause”
determination and one complaint was withdrawn.
HUD’s New York Office of Fair Housing and Equal Opportunity (FHEO) documents seven fair
housing complaints made against property owners in White Plains, NY, during the period of
January 1, 2018 to December 31, 2019. Two were closed with a “no cause determination”. One
complaint was withdrawn by the complainant. One complaint reached a successful conciliation/
settlement. In one complaint the FHEO was unable to locate the complainant. Two cases remain
open. One of the open cases is on the bases of race, sex, disability and the issues raised were
related to discrimination in terms/conditions/privileges relating to rental. The other open
complaint was on the basis of race and the issues raised were related to discrimination in
terms/conditions/privileges relating to rental.
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7. ASSESSMENT OF CURRENT PUBLIC AND PRIVATE FAIR
HOUSING ACTIVITIES
White Plans engages in the following activities to affirmatively further fair housing choice:

•

•
•
•

•
•

•
•

•
•

Advocate
Adoption of the Affordable Rental Housing Regulations - 2019
o The City has established a policy requiring that Affordable Rental Housing be a
component of the development of multi-family or mixed-use residential rental
developments greater than ten (10) dwelling units, including the conversion of
existing non-residential buildings to residential, or substantial renovation of vacant
residential structures
Revised the AMI eligibility range and increased the fund for the Affordable Rental
Housing Program – 2018
Working with Building Department to create and maintain a City-wide Multifamily
Housing Registry and assess units for code compliance
Affordable Home Ownership Program
o Affordable Housing Assistance Fund
o Affordable Housing Units required by developers

Assist
Renovation of aging Public Housing Stock
Cities Rise, Phase II Innovation Grant
o Neighborhood Conditions Coordinator/Community Liaison
o Creation of an Emergency Rental Housing Repair and Tenant Displacement
Support Fund
Participation with the Continuum of Care Committee
Housing rehabilitation & improvement
o Single family housing
o Multifamily housing
o Public housing
o Community Facilities
o Home Safety Initiative Program
Funding of housing counseling agencies
Federally subsidized housing:
o Section 8 Housing Choice Program
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o Public housing
o HUD subsidized multifamily housing
o Mitchell-Lama Housing
Emergency Tenant Protection Act (ETPA) for controlled and stabilized leases
o Increased maximum income levels for Senior Citizen Rent Increase Exemption
Program (SCRIE)
o Increased maximum income levels Disabled Rent Increase Exemption Program (DRIE)
City of White Plains homeowner property tax abatements: seniors or persons with
disabilities

Educate
HUD Equal Access and Gender Identity Rules Training - 2016
Affirmatively Furthering Fair Housing Training – NCDA 2020
Why Zipcodes Matter Training – Westchester Residential Opportunities 2016
Hudson Valley Affordable Housing Summit – 2018
Public education on fair housing
Housing trainings and workshops (including both fair housing and credit/mortgage
counseling) at the White Plains Education and Training Center, including:
o SONYMA Information Seminar
o Money Management Workshop
o Free Credit Check and Banking Review
o Fair Housing Rights
o Section 8 Housing Choice Voucher Rights
o Fair Housing for People with Disabilities
o How Can You Spot Housing Discrimination?
o Sexual Harassment and Fair Housing
o Fair Housing Rights for Families

62 | P a g e

City of White Plains, New York

Draft 2020-2024 Analysis of Impediments

8. Public Comments
TO BE ADDED FOLLOWING PUBLIC COMMENT PERIOD
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9. INDEX OF MAPS, TABLES AND FIGURES MAPS
MAPS
#
1

Title
Municipalities in Westchester

2

Nonwhite Populations in census tracts
throughout Westchester County in 1965

3

8

Race or ethnic concentration by Census
Tract 2000,
Race or ethnic concentration by Census
Tract 2010,
Race or ethnic concentration by Census
Tract 2017
Ethnic concentration by block group, 2017
Racial concentration by block group,
2017
City of White Plains Public Parks

9

Senior population concentration 2017

10

Age of housing stock

11

Mortgage denial rates by census tract,
2017
Parcels and block groups with conditions,
2019
Affordable housing units

4
5
6
7

12
13

TABLES
#
1
2
3
4
5
6
7
8
9
10

Title
Race and Ethnicity in White Plains 2010,
2012, 2014 and 2017
Dissimilarity Index, White Plains 19902017
Exposure Index for White Plains, 2017
People with disabilities by type, 2017
People with disabilities by age, 2017
Poverty guidelines, 2019
Employment rates, 2011-2015
Types of housing structures
Number of bedrooms
Greater Need: Housing Cost Burden by
AMI

Source
Westchester County Department
of Planning
NY State Commission for Human
Rights

Page
Page 12

US Census Bureau

16

US Census Bureau

17

US Census Bureau

18

US Census Bureau
US Census Bureau

19
20

City of White Plains Planning
Department
US Census Bureau

27

City of White Plains Planning
Department
Federal Financial Institutions
Examination Council
City of White Plains Planning
Department
City of White Plains Planning
Department

26

14

30

42
44
46

Source
US Census Bureau

Page
15

City of White Plains Planning
Department
City of White Plains Planning
Department
US Census Bureau
US Census Bureau
US Census Bureau
US Census Bureau
US Census Bureau
US Census Bureau
CHAS

23
23
31
31
32
34
35
35
38
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11 Median monthly gross rent, White Plains
vs. Westchester
12 Gap in rent affordability, White Plains vs.
Westchester
13 New units: occupied or under construction

Westchester County Planning
Department
Westchester County Planning
Department
City of White Plains Planning
Department
City of White Plains Planning
Department
Westchester County Planning
Department
Westchester County Planning
Department
Westchester County Planning
Department
CHAS
CHAS
Westchester Independent Living
Center
City of White Plains Planning
Department
Housing and Urban Development
City of White Plains Planning
Department
City of White Plains Planning
Department

39

Title
Race and Ethnicity in White Plains 2010,
2012, 2014 and 2017
Racial composition White Plains 2017

Source
US Census Bureau

Page
15

US Census Bureau

21

Racial Composition - White Plains
compared to the County and State
Ethnic Compensation - White Plains
compared to the County and State
Racial/Ethnic Composition of White Plains
City School District Elementary Schools
2017/2018
ELA proficiency grades 3-8, 2018
Math proficiency grades 3-8, 2018
Youth & Senior Population in 2017
Median household income by
race/ethnicity, 2017
United Way ALICE Project, 2016
Poverty by race and ethnicity
Cost Burdened Households

US Census Bureau

21

US Census Bureau

22

NYS Education Department

25

NYS Education Department
NYS Education Department
US Census Bureau
US Census Bureau

25
26
29
32

United Way
US Census Bureau
Westchester County Planning
Department

33
33
37

14 New units: proposed
15 Median homeowner costs White Plains vs.
Westchester
16 Residential sales trends 2008-2018
17 Homeownership affordability matrix
18 Substandard and overcrowded properties
19 Conditions of units
20 Accessible buildings by zip code
21 White Plains Affordable Rental Housing
Program Income eligibility requirements
22 HUD rents by income level
23 New affordable or senior units: occupied
or under construction
24 New affordable or senior units: proposed
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40
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41
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43
45
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52
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14
15
16

White Plains Affordable Rental Housing
Program applicants by size of household
White Plains Affordable Rental Housing
Program applicants by race
White Plains Affordable Rental Housing
Program applicants by ethnicity
White Plains Affordable Rental Housing
Program applicants by AMI
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City of White Plains Planning
Department
City of White Plains Planning
Department
City of White Plains Planning
Department
City of White Plains Planning
Department

49
49
50
50
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