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Greenburgh Against Systemic Racism - Housing
Origins of GASR Housing Committee & Mission Statement
The Greenburgh Against Systemic Racism (GASR) Task Force was formed by the
Greenburgh Town Board in response to then Governor Andrew Cuomo’s New York
State Police Reform & Reinvention Collaborative Initiative that instructed each local
government to convene stakeholders to examine relations with police in their
community and to propose ways to improve those relations.

The GASR Housing
Committee’s mission
is to identify and
eradicate the causes
and effects of
systemic racism.

The GASR Task Force was established to address racial inequity in law enforcement;
however, recognizing that Systemic Racism is a living aspect of other institutional/
governmental areas including education, employment, healthcare, and housing, the
Town of Greenburgh, under the leadership of Councilwoman Gina Jackson, additionally
formed The Greenburgh Against Systemic Racism Housing Committee. As defined by
Ibram X. Kendi, "Racism is a marriage of racist policies and racist ideas that produces
and normalizes racial inequities." NAACP President Derrick Johnson defined Systemic
Racism as, "systems and structures that have procedures or processes that
disadvantage African Americans." The Town seeks to broaden the definition
established by Mr. Johnson to include processes that disadvantage Black and Latinx
populations.
In support of this work, which has led to the formulation of this Report, the Committee
has met regularly since October 2020, approximately twice per month. Documents
reviewed/interviews included but were not limited to:












Town of Greenburgh Affordable Housing Plan 1996, Ferrandino &
Associates
Town of Greenburgh Historic Reconnaissance Survey, Larson
Fisher, 2006
Town of Greenburgh Comprehensive Plan, 2016
Chapter 285, Zoning, of the Code of the Town of Greenburgh
Westchester County Affordable Housing Policy
Westchester County Affordable Housing Needs Assessment 2004
Westchester County Adapting Office Parks for Affordable Housing
Study 2010
Westchester County Affordable Housing Needs Assessment 2019
Norma Drummond, Commissioner of Planning, Westchester
County (October 14, 2021).
Municipal Affordable Housing Zoning Ordinances (Several)
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Report Outline
With the experience of African Americans in this country including slavery and
continued inequality in a variety of forms, no communities or local governments are
exempt from Systemic Racism, and particularly within the context of fair and
affordable housing. This Report is structured to identify historic regional or national
occurrences and policies that have led to Systemic Racism, and to identify how these
concepts had or have a local or Town of Greenburgh impact.
The Report provides an overview of the Town of Greenburgh, focusing on
unincorporated Greenburgh (“the Town,” not including its six Villages), as housing
policy in the Town’s Villages is not regulated by the Town Board. The evolution of
housing in the Town is provided, along with narrative regarding housing systems,
statistics, policies and regulations. The Report concludes with a variety of
recommendations designed to confront and work towards eliminating Systemic Racism
with respect to housing.

Overview of Town – Population, Governance and Land Use
Unincorporated Greenburgh (“Greenburgh”) is the portion of the Town of Greenburgh
that is outside the six incorporated villages: Ardsley, Dobbs Ferry, Elmsford, Hastingson-Hudson, Irvington and Tarrytown. Figure 1 depicts unincorporated Greenburgh and
highlights its 11 Census Tracts. In 1788, Greenburgh was officially chartered as one of
21 Towns in the State. The first Census information of the Town was from 1790, where
Greenburgh was identified as having 947 whites, 10 other and 167 enslaved persons.
All population information until the 1870s included the populations of the Villages. The
Villages were formed in the following years:
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Tarrytown – 1870
Irvington – 1872
Dobbs Ferry – 1873
Hastings-on-Hudson – 1879
Ardsley – 1896
Elmsford - 1910
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Reserved for Figure 1
- Use Census Tract
Map

Figure 1: unincorporated Greenburgh Census Tracts
11-15-2022
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Land Use development patterns were influenced in the Town of Greenburgh based on
early ownership patterns/economies (large tract – rural – farming), transportation
infrastructure (railroad infrastructure development), Federal Transportation Programs
(development of interstates/highways/bridges), Federal housing policies (Federal
Housing Administration – home ownership policies, GI Bill, etc.), and other Federal
Policies (Urban Renewal). An approximate timeline follows:
Between 1920 and
1960 the Town’s
population grew from
3,181 to 33,585, a
gain of 30,404
residents or 856%
increase.















Earliest inhabitants: Native Americans
1693-Pre-American Revolution: Farmland Community – Manor of
Philipsburgh - a former plantation.
1788: Greenburgh chartered as Town
1846: New York and Harlem Railroad: through Scarsdale - Hartsdale –
White Plains
1849: Hudson River Railroad, through river Villages
1881: Putnam Division of the New York Central Railroad, thru Elmsford
1920s-1930s: Bronx River Parkway and Saw Mill River Parkway
1930s-1950s: Federal Housing Policies
1950s: NYS Thruway/Tappan Zee Bridge
1950s - 1960s: Sprain Brook Parkway; Urban Renewal
1950s - Current: Affordable Housing Development
1970 - 2000: Acceleration of mixed-use development along Town’s
major corridors; little to no population increase
2000s - Current: Several varieties of residential development of
undeveloped parcels

The population timeline (Table 1) of the Town of Greenburgh depicts connections
between the policies noted above and major population increases. With the
completion of the Bronx River and the Saw Mill River Parkways in the 1920s and 1930s
and the New York State Thruway and Tappan Zee Bridge in the 1950s, Greenburgh
became a heavily populated suburb of New York City. By 1960, the Townwide
population was more than five times greater than it was in 1900. While the population
of the villages grew immensely in these 60 years, the unincorporated area population
grew at an even greater rate (thirteen-fold). Between 1920 and 1960 the Town
population grew from 3,181 to 33,585 - a gain of 30,404 residents or 856% increase.
Between 1970 and 2000 population growth stagnated. Between 2000 and 2020, the
Town’s population grew by approximately 5,000 residents.

Systemic Racism Building Blocks (State/Federal Policy and
Infrastructure Notes) 1
When reviewing historic population figures in the Town, the fact that slaves resided
within the Town stands out. In 1799, New York passed a Gradual Emancipation act that
freed slave children born after July 4, 1799, but indentured them until they were young
adults. In 1817 a new law passed that would free slaves born before 1799, but not until
1827.
1
https://www.shareable.net/timeline-of-100-years-of-racist-housing-policy-that-created-a-separate-and-unequalamerica/
https://www.nyhistory.org/
https://www.brookings.edu/blog/up-front/2020/12/08/the-black-white-wealth-gap-left-black-households-morevulnerable/
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Table 1 - Town Population Figures
Year

Town of
Greenburgh (total)

Enslaved
Persons

1790

1,391

122

1800

1,565

109

1810

1,714

72

1820

2,108

25

1830

2,195

1840

3,363

1850

4,291

1860

8,929

1870

10,790

1880*

800

1890

2,203

1900

3,269

1910

4,685

1920

3,181

1930

9,005

1940

12,869

1950

16,295

1960

33,585

1970

40,540

1980

40,289

Black
Population

1990

40,579

8,164

2000

41,828

8,298

2010

42,863

7,517

2020

46,436

7,562

Free Blacks

72

110

Notes

PreEstablishment
of Villages
(figures also
represent
those residing
in areas
where Villages
now exist)

Figures
Exclude
Village
Populations*

Source: US Census
* Population Figures from 1880 and forward exclude the populations from the Villages
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Only two percent of
the $120 billion in
new housing
subsidized by the
federal government
between 1934 and
1962 went to
nonwhites

The GI Bill promised
many benefits for
returning service
people, including lowinterest home loans,
but the program’s
structure prevented
Blacks from fully
accessing these
benefits

Nationally, it was not until December 1865 that the Thirteenth Amendment was
adopted as part of the United States Constitution. The amendment officially abolished
slavery, however, discriminatory practices were commonplace throughout the
Country, preventing Black citizens the right to vote as just one example. Discrimination
permeated Black Lives in the United States for the next hundred years, into the Civil
Rights Movement of the 1950s and 1960s. As the immense bravery and courage of the
Civil Rights leaders of this time led to gains such as the Civil Rights act of 1964 and the
Fair Housing Act of 1968, it is well established that to this current day, that no
communities are exempt from Systemic Racism.
With respect to housing, in the decades where the Town of Greenburgh’s population
grew immensely (1920 - 1960), what occurred in the housing industry was a result of
the implementation of discriminatory government housing policy.
Federal Housing Administration - Redlining
In 1934, the Federal Housing Administration (FHA) was created to boost home
ownership during The Great Depression. In 1938, Congress created the Federal
National Mortgage Association (Fannie Mae) to boost homeownership levels by
making low-cost loans widely available. Fannie Mae did this primarily by buying
mortgages from local banks and securitizing them, thus freeing banks nationwide to
dramatically increase their mortgage lending. FHA guidelines severely limited Black
access to mortgages. Only two percent of the $120 billion in new housing subsidized by
the federal government between 1934 and 1962 went to nonwhites. The FHA and
Fannie Mae provide the template for the modern U.S. mortgage market. In the
process, it institutionalized discrimination that persists after discriminatory lending was
outlawed in 1968 and subsidized homeownership and wealth building for millions of
white Americans while locking out blacks and other minorities.
Before there was a national policy encouraging and enabling housing segregation, local
-scale strategies included racially explicit covenants prohibiting a property’s sale to non
-white buyers, a practice which had proliferated across the country since the late
1800s.
Servicemen's Readjustment Act of 1944 - G.I. Bill
The GI Bill promised many benefits for returning service people, including low-interest
home loans, but the program’s structure prevented Blacks from fully accessing these
benefits. For instance, the Veterans Administration (VA) begins insuring home loans to
veterans after the war, but adopts FHA’s discriminatory guidelines. Most Blacks,
including Black veterans, were left out of the post-war housing boom, a key source of
wealth for White middle-class families.
Segregated Subdivisions
In 1947, home sales began in Levittown, New York, the archetype of the postwar
suburb and a potent symbol of the American Dream. Levittown was the first mass
produced, large-scale suburban development, and was structured to provide
affordable housing to veterans during a severe postwar housing shortage. Financing for
the development was backed by the FHA and VA, which prevented home sales to
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Blacks. Lease agreements signed by the first residents who had an option to buy
included a racially restrictive covenant and applications from all Blacks including
veterans are refused.
The American Housing Act of 1949/Urban Renewal
The American Housing Act of 1949 greatly expanded the federal government’s role in
housing. It included significant funding and authorized the use of eminent domain to
clear slums. By 1974, 2,100 urban renewal projects covering 57,000 acres costing
about $53 billion (in 2009 dollars) had been completed. In the process, 300,000
families were forced to move, just over half of them Black. In 1956, the National
Interstate and Defense Highways Act funded the construction of the Interstate
Highway System with $25 billion for 10 years, the largest public works project in U.S.
history. Nationally, this initiative accelerated and subsidized suburbanization,
disproportionately benefiting White middle-class families. It also lead to the
demolition of what are deemed “blighted” urban areas, displacing and further
impoverishing communities of color. Highways were often run through communities of
color because of less powerful political opposition and because eminent domain is
cheaper due to lower real estate values.

In 1947, in Levittown,
a postwar suburb in
Long Island,
agreements signed by
the first residents who
had an option to buy
included a racially
restrictive covenant
and applications from
all Blacks including
veterans are refused.

Civil Rights Act of 1968
In 1968, the Fair Housing Act (Title VIII of the Civil Rights Act of 1968) made it unlawful
to “refuse to sell, rent to, or negotiate with any person because of that person’s
inclusion in a protected class.” While the act represents progress, dramatic housing
disparities persist for a number of reasons: inconsistent enforcement, the lingering
impacts of a past discriminatory housing policy including the huge wealth gap between
Blacks and Whites, implicit bias, and predatory lending, which the act inadvertently
made it possible on a much bigger scale. Nationwide, in 2018, 43.6 percent of Black
households own their homes versus 73.6 percent of White households.
The Color of Money
In 1988, investigative reporter Bill Dedman won the Pulitzer Prize for his series “The
Color of Money,” which used federal mortgage data to show that lenders nationwide
rejected Black loan applicants at twice the rate of Whites — and that high-income
Blacks were rejected at the same rate as low-income Whites. White middle-income
neighborhoods received four times as many loans as middle-income black areas.
2007 Market Crash
In 2007, the subprime crisis reached a peak. An epidemic of irresponsible mortgage
lending driven by the high demand for mortgage-backed securities by institutional
investors led to a severe nationwide recession and nearly 10 million Americans losing
their homes. Unscrupulous mortgage lenders frequently targeted vulnerable minority
borrowers. As a result, Latinos and Blacks experienced nearly three times more
foreclosure than whites, and decades of progress in their rate of homeownership was
wiped out.
2019 Housing Disparity
In 2019 Black homeownership hits a 50-year low. In 2019 the median white household
held $188,200 in wealth—7.8 times that of the typical Black household ($24,100)

11-15-2022

7

Greenburgh Against Systemic Racism - Housing Report

State and Federal Policy (Local Parallels)
Despite centuries of oppressive practices and policies in the United States, Black Lives
have made tremendous gains, although short of the deserved social and economic
equality that is aspired for. This section identifies various state and federal policies and
programs that directly or indirectly impacted housing in the Town of Greenburgh,
particularly between 1930 and 1970.
Suburban Development / Exclusion of African Americans 2

Throughout early
Greenburgh history
Black people made up
as much at 25% of the
population.

It is difficult to quantify the extent of the negative impact that discriminatory FHA
policies had locally. As previously noted, only two percent of the $120 billion in new
housing subsidized by the federal government between 1934 and 1962 was distributed
to nonwhites. The GI Bill’s structure prevented Blacks from fully accessing these
benefits. Pre-and Post-WWII subdivisions were a major component of the
development of the Town of Greenburgh. Racially explicit covenants prohibiting a
property’s sale to non-white buyers were in effect for some areas of the Town of
Greenburgh and less formal forms of community resistance such as threats of violence
were also recorded. The state and federal policies identified prior definitely did not
accelerate diversity throughout the Town. Despite the policies and history noted prior,
Greenburgh’s suburban history from a Black perspective is unique and has contributed
to the diversity that exists in the Town today.
The presence of African Americans dates back to 1626 – with 11 enslaved African men
entering the Dutch Colony. The first Black residents were enslaved Africans and after
slavery was abolished many of the Black individuals in Greenburgh were most likely live
-in servants. Many of Greenburgh’s earliest Black residents were migrants from the
South and the Caribbean who found work as manual laborers and domestics. They
settled on large, inexpensive plots of land, built their own homes, and raised
livestock—before there were streetlights, paved roads, or a real sewage system in
Greenburgh. There has been a Black presence in Greenburgh since enslavement, but
the Town began to take shape as a suburban refuge for Blacks at the close of the
1920s. Prior to 1929 very few people of African descent lived in Unincorporated
Greenburgh and most lived in the surrounding villages particularly those along the
Hudson River.
The stock market crash of 1929 and subsequent fall in housing prices opened the door
for Black families to purchase homes in some areas of Greenburgh. Buyers included
many families who were migrating from Southern states where Jim Crow restrictions
were especially prominent. The movement of middle-class Blacks into the suburbs as
homeowners is exemplified in the example of Parkway Gardens. This 1927 subdivision
off the Bronx River Parkway had been the location of numerous foreclosures during the
Depression. In 1955 it was reported that forty homes had been sold, and that a White
Plains developer Alan Carnoy was building 59 new houses there, to be affordably
priced from $17,500. Eight months later, Carnoy announced that the last house in that
group had been sold. What he did not say was that all the houses were sold to black
families.

2 https://www.townandcountrymag.com/society/tradition/a38004821/parkway-gardens-history-middle-class-black-families/
https://greenburghny.com/DocumentCenter/View/8508/000-Larson-Fisher-2006-Full-Report
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Today, Parkway Gardens is well-known as an African American community, but it had
started out as a typical white neighborhood until the first black family moved into one
of the existing English style houses in 1929. Gradually other African Americans moved
in, and as whites moved out they were replaced by black owners. The racial change
was essentially complete by the outbreak of the Second World War. Luminaries such as
photographer Gordon Parks resided in Parkway Gardens. After Parks’s arrival, a string
of other Black celebrities moved to or near Parkway Gardens in the 1950s. Jazzman
Cab Calloway purchased a 12-room home on Knollwood Road, where he hosted
legendary poker parties. Comedian “Moms” Mabley had a home on North Road. Jazz
pianist Hazel Scott, the wife of Congressman Adam Clayton Powell Jr., lived on South
Road, near retired Brooklyn Dodger star Roy Campanella. Diana Sands, an actress who
had been in the original production of Lorraine Hansberry’s 1959 play A Raisin in the
Sun, which examined the challenges of Black homeownership, lived on Van Buren Place.
With only four exceptions, the 55 existing homes there were black-owned when Alan
Carnoy bought most of the remaining vacant lots in 1955 and built split-level homes.

11-15-2022

Sustaining the culture
and diversity in
beautiful places in the
Town such as
Parkway Homes and
Parkway Gardens is a
critical concern of the
GASR Housing
Committee
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On and in the vicinity
of the now Crossroads
Shopping Center, and
along Tarrytown
Road (Rt. 119) was a
series of Black-owned
businesses (Cafes,
Tavern with a pool
room, taxi stand,
barbershop, etc.) all
of which gave
residents a sense of
community.

The vibrancy and culture of Parkway Homes and Parkway Gardens, and the
prominence of other neighborhoods (Payne St./N. Elmsford, Juniper Hill, Fairview, etc.)
where Black culture has been cemented for generations via home-ownership,
successful businesses, historic churches, etc., differentiates and continues to
differentiate the Town of Greenburgh from many if not all Towns in New York State.
Sustaining such diversity and geographically broadening diversity in the Town is a
challenge discussed later in the report.
Urban Renewal
The Urban Renewal (UR) District was created in the Town of Greenburgh in 1957 in
connection with a broad federal policy to revitalize “blighted” neighborhoods.
Nationally, this policy had varying outcomes and often resulted in the removal or
demolition of dense urban areas without subsequent reinvestment. The UR Zoning
District in the Town of Greenburgh (much of which has since been rezoned [2018])
encompasses portions of the Fairview section of the Town, which underwent
significant changes in this 1950s-1960s time period. The construction of I-287 and the
Cross-Westchester Expressway (completed in 1960) had the impact of splitting the
Fairview residential neighborhood into sections north and south of the highway, with
the one local road connection via Manhattan Avenue where an overpass exists.
Portions of Manhattan Avenue and street grid south of Rt. 119 (presently Crossroads
Shopping Center) were demolished. Road and Streets that ceased existence as a result
of Urban Renewal in the Town include: Roosevelt Avenue, Vanderbilt Avenue,
Evergreen Street, Pershing Street, Spring Street and Meadow Street. Subsequent
development included public housing, community facilities, stormwater infrastructure
and a variety of commercial and residential development.
On and in the vicinity of the now Crossroads
Shopping Center, and along Tarrytown Road (Rt. 119)
was a series of Black-owned businesses (Cafes,
Tavern with a pool room, taxi stand, barbershop,
etc.) all of which gave residents a sense of
community, as described by longtime residents.
Some residents described the negative impact of
urban renewal on portions of this area, as removing
vibrant culture and history and indicated that the
intent of the federal program was ’negro removal.’

Park Café: Black-owned Restaurant, Tarrytown Road
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Town of Greenburgh Housing Characteristics
Greenburgh’s housing stock is the product of historic events — including federal
policies, a post-WWII housing boom and transportation routes. Because of its
proximity to New York City and the Hudson River, and its abundance of undeveloped
land, Greenburgh provided a relatively blank slate for suburban expansion.
Many neighborhoods in unincorporated Greenburgh represent cohesive groups of
buildings constructed within similar timeframes, evidenced by the large number of
Depression-Era and Post-WWII subdivisions. The relatively large size of
unincorporated Greenburgh, coupled with expanses of open space (parks and
environmentally sensitive lands), recreational areas (golf courses), institutional uses,
and road/highway corridors, contributed to the creation of many distinct one-family
and multi-family neighborhoods. The following statistics from the Town of Greenburgh
Comprehensive Plan give an overview of recent demographic and housing traits in the
Town.

Broadening an
Affordable Housing
Set Aside requirement
to the Town’s OneFamily Residence
Districts would
further fair and
affordable housing
efforts in the Town.

Table 2 - Recent Demographic & Housing Traits
Household Types (2010 values)

Married/Couple

Single

Non-Family Households

Greenburgh

55%

12%

28%

Westchester County

51%

17%

32%

Median Household Income (2015-2019 ACS)

Greenburgh

Westchester
County

$115,054

$96,610

Greenburgh

Westchester
County

Owner-occupied Housing Units (2010 values)




81%
62%
Approximately 60% of the Town’s housing stock was constructed prior to 1960
Approximately 60% of the Town’s housing unit stock is either 1-family detached housing or Townhouse style
(Planned Unit Development) as compared to 51% Westchester County - 2010 value.
Approximately 16% of the Town’s housing units are within multi-family buildings or at least 50 units as
compared to 15% Westchester County - 2010 value.

Figure 2 depicts the One-Family Residential Zoning Districts of the Town, which
encompass approximately 75% of unincorporated Greenburgh’s approximately 18
square miles. Detached One-Family residences are the predominant housing type in
these Districts, however specialized housing such as group homes, assisted living
facilities and nursing homes are other examples of housing types in these Districts.
Other uses besides one-family residences in these areas include Parks, governmental
uses, private recreation (camps, swim clubs, golf courses, etc.), schools, religious
institutions, etc.
Figure 3 depicts the distribution of Multi-Family residential uses in the Town. These are
located in the Multi-Family Districts of the Town as well as the CA Central Park MixedUse Impact and M-SH-62 Districts. Multi-Family uses consist of condominiums,
cooperatives, and multi-family rentals.

11-15-2022
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Figure 2: One-Family Residence Districts
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Figure 3: Multi-Family Residential Distribution
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Figure 4: Planned Unit Development Districts
14
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Figure 4 depicts the distribution of Planned Unit Developments (PUDs) in the Town. This Zoning
Districts contains a variety of housing types including One-Family Residential, Multi-Family
(townhouses), and Assisted Living/Nursing Home/Senior Independent living.
A national history of practices and policies based on racial discrimination in addition to discriminatory
housing policies has impacted communities in a variety of ways. With respect to housing,
concentrations of poverty, a lack of racial diversity across geographical areas, and a lack of socioeconomic diversity across geographical areas are some of the negative implications of such history. The
Town of Greenburgh as a whole is a very diverse place, with percentages of Black, Hispanic, Asian and
White populations consistent with Westchester County and New York, as evidenced in the racial
percentages below. For the purposes of review across all of unincorporated Greenburgh a series of
maps (racial dot maps) and Census Tract - Block Group level mapping was prepared as shown in Figures
5 through 33.

Town, County, State Population Figures (2020)
Town of
Greenburgh

Westchester
County

New York State

Black

16%

16%

17%

Hispanic

17%

25%

19%

Asian

15%

6%

9%

White

46%

52%

55%

Source: US Census

Town Demographic Figures
Year

Town of Greenburgh
(unincorporated)

2000

41,828

2010

42,863

2020

46,436

Source: US Census

11-15-2022
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Figure 5: unincorporated Greenburgh Racial Dot Map - Black
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Figure 6: unincorporated Greenburgh Racial Dot Map - Hispanic
11-15-2022
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Figure 7: unincorporated Greenburgh Racial Dot Map - Asian
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Figure 8: unincorporated Greenburgh Racial Dot Map - Black/Hispanic/Asian
11-15-2022
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The racial dot map of Figures 5 displays higher percentages of Black residents in the
northern half of the Town, with the highest concentrations of Black residents in the
Fairview (Manhattan Avenue), Juniper Hill, North Elmsford, and Parkway Homes/
Parkway Gardens neighborhoods. Figure 6 also displays the highest concentrations of
Hispanic residents in the Fairview (Manhattan Avenue) and North Elmsford
neighborhoods. Figure 7 displays the highest concentrations of Asian residents along
the East Hartsdale Avenue corridor.
Figures 9 through 33 are focused at the Census Tract - Block Group Level. For each of
the maps, the format is similar. The darker the shade of color in the graphic represents
higher population totals or higher population percentages, or higher housing unit/
owner/renter totals or percentages.
The following categories were mapped:







Town of Greenburgh
16% Black
17% Hispanic
15% Asian
46% White
Westchester County
16% Black
25% Hispanic
6% Asian
52% White
New York State
17% Black
19% Hispanic
9% Asian
55% White

Population Total
Population Total by Race
Population Percentages by Race
Housing Unit Total by Race
Housing Unit Ownership Percentages by Race
Housing Unit Rental Percentages by Race

For each of the categories above, specific Census Tract - Block Group Level data is
detailed in Figures 10 through 13 and is provided for:





Block Group 2 - Census Tract 109.02 (portions of Parkway Homes - Parkway
Gardens)
Block Group 1 - Census Tract 109.03 (portions of Fairview - Old Tarrytown
Road)
Block Group 1 - Census Tract 108.01 (portions of Poet’s Corners - Ridge
Road)
Block Group 2 - Census Tract 107.02 (portions of Old Edgemont - Parkway
Gardens)

The raw data for all Block Groups - Census Tracts is available at the following link:
https://cubitplanning.carto.com/u/cubit/builder/a8fb03e8-d85a-42e0-8df7-18c9ca6e6c8c/
embed

One example of an illustrative way to use the mapping of Figures 9 through 33 is to
compare the percentage breakdowns for percentages of racial groups by percentage,
and comparing them with Town averages. The chart on the left identifies that 16% of
unincorporated Greenburgh are Black population. Using the information from Figure
14, shows that in the four selected Block Groups, the Black population is 45%, 64%,
10%, and 1%. Two of the block groups are well over double or triple the Town
percentage, another is somewhat below the average, and another is well below the
average.
Such information is not provided to be critical of any areas in the Town. The
information, however, is intended to highlight a correlation between historic policies,
and racial clustering, dispersion, or isolation, and hopefully foster an open dialogue
regarding policies that embrace diversity.
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Town of Greenburgh
16% Black
17% Hispanic
15% Asian
46% White
Westchester County
16% Black
25% Hispanic
6% Asian
52% White
New York State
17% Black
19% Hispanic
9% Asian
55% White

Lower to higher population
Town Population Figures
Year

Town of Greenburgh
(unincorporated)

2000

41,828

2010

42,863

2020

46,436

Source: US Census

Figure 9: 2020 Population Total
11-15-2022
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Block Group 2 - Census Tract 109.02
Portions of Parkway Homes - Parkway
Gardens

Figure 10: BG 2 - CT 109.02 Highlight
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Block Group 1 - Census Tract 109.03
Portions of Fairview - North of I-287,
South of Old Tarrytown Road

Figure 11: BG 1 - CT 109.03 Highlight

11-15-2022
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Block Group 1 - Census Tract 108.01
Portions of Poet’s Corner - Ridge Road

Figure 12: BG 1 - CT 108.01 Highlight
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Block Group 2 - Census Tract 107.02
Portions of Old Edgemont - Old Army
Road

Figure 13: BG 2 - CT 107.02 Highlight
11-15-2022
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BG 2 - CT 109.02
45% Black (609)
27% Hispanic (372)
6% Asian (83)
14% White (190)

BG 1 - CT 109.03
64% Black (890)
24% Hispanic (342)
2% Asian (29)
5% White (74)
BG 1 - CT 108.01
10% Black (177)
15% Hispanic (256)
13% Asian (224)
56% White (982)
BG 2 - CT 107.02
1% Black (12)
9% Hispanic (103)
26% Asian (299)
56% White (643)

Lower to higher population %

Figure 14: 2020 % Black Population
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BG 2 - CT 109.02
45% Black (609)
27% Hispanic (372)
6% Asian (83)
14% White (190)

BG 1 - CT 109.03
64% Black (890)
24% Hispanic (342)
2% Asian (29)
5% White (74)
BG 1 - CT 108.01
10% Black (177)
15% Hispanic (256)
13% Asian (224)
56% White (982)
BG 2 - CT 107.02
1% Black (12)
9% Hispanic (103)
26% Asian (299)
56% White (643)

Lower to higher population %

Figure 15: 2020 % Hispanic Population
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BG 2 - CT 109.02
45% Black (609)
27% Hispanic (372)
6% Asian (83)
14% White (190)

BG 1 - CT 109.03
64% Black (890)
24% Hispanic (342)
2% Asian (29)
5% White (74)
BG 1 - CT 108.01
10% Black (177)
15% Hispanic (256)
13% Asian (224)
56% White (982)

BG 2 - CT 107.02
1% Black (12)
9% Hispanic (103)
26% Asian (299)
56% White (643)
Lower to higher population %

Figure 16: 2020 % Asian Population
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BG 2 - CT 109.02
45% Black (609)
27% Hispanic (372)
6% Asian (83)
14% White (190)

BG 1 - CT 109.03
64% Black (890)
24% Hispanic (342)
2% Asian (29)
5% White (74)
BG 1 - CT 108.01
10% Black (177)
15% Hispanic (256)
13% Asian (224)
56% White (982)
BG 2 - CT 107.02
1% Black (12)
9% Hispanic (103)
26% Asian (299)
56% White (643)
Lower to higher population %

Figure 17: 2020 % White
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BG 2 - CT 109.02
219 Black
40 Hispanic
16 Asian
91 White

BG 1 - CT 109.03
61 Black
9 Hispanic
0 Asian
10 White

BG 1 - CT 108.01
25 Black
47 Hispanic
41 Asian
456 White

BG 2 - CT 107.02
0 Black
0 Hispanic
99 Asian
207 White
Lower to higher population

Figure 18: 2019 Black Owner (Housing Unit)
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BG 2 - CT 109.02
94% Black
52% Hispanic
100% Asian
100% White
BG 1 - CT 109.03
10% Black
17% Hispanic
0% Asian
28% White

BG 1 - CT 108.01
100% Black
61% Hispanic
100% Asian
90% White

BG 2 - CT 107.02
0% Black
0% Hispanic
100% Asian
95% White
Lower to higher population %

Figure 19: 2019 % Black Owner
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BG 2 - CT 109.02
15 Black
37 Hispanic
0 Asian
0 White

BG 1 - CT 109.03
531 Black
43 Hispanic
0 Asian
26 White

BG 1 - CT 108.01
0 Black
30 Hispanic
0 Asian
50 White

BG 2 - CT 107.02
0 Black
10 Hispanic
0 Asian
10 White
Lower to higher population

Figure 20: 2019 Black Renter (Housing Unit)
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BG 2 - CT 109.02
6% Black
48% Hispanic
0% Asian
0% White
BG 1 - CT 109.03
90% Black
83% Hispanic
0% Asian
72% White

BG 1 - CT 108.01
0% Black
39% Hispanic
0% Asian
10% White

BG 2 - CT 107.02
0% Black
100% Hispanic
0% Asian
5% White
Lower to higher population %

Figure 21: 2019 % Black Renter
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BG 2 - CT 109.02
219 Black
40 Hispanic
16 Asian
91 White

BG 1 - CT 109.03
61 Black
9 Hispanic
0 Asian
10 White

BG 1 - CT 108.01
25 Black
47 Hispanic
41 Asian
456 White

BG 2 - CT 107.02
0 Black
0 Hispanic
99 Asian
207 White
Lower to higher population

Figure 22: 2019 Hispanic Owner (Housing Unit)
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BG 2 - CT 109.02
94% Black
52% Hispanic
100% Asian
100% White
BG 1 - CT 109.03
10% Black
17% Hispanic
0% Asian
28% White

BG 1 - CT 108.01
100% Black
61% Hispanic
100% Asian
90% White

BG 2 - CT 107.02
0% Black
0% Hispanic
100% Asian
95% White
Lower to higher population %

Figure 23: 2019 % Hispanic Owner
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BG 2 - CT 109.02
15 Black
37 Hispanic
0 Asian
0 White

BG 1 - CT 109.03
531 Black
43 Hispanic
0 Asian
26 White

BG 1 - CT 108.01
0 Black
30 Hispanic
0 Asian
50 White

BG 2 - CT 107.02
0 Black
10 Hispanic
0 Asian
10 White
Lower to higher population

Figure 24: 2019 Hispanic Renter (Housing Unit)
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BG 2 - CT 109.02
6% Black
48% Hispanic
0% Asian
0% White
BG 1 - CT 109.03
90% Black
83% Hispanic
0% Asian
72% White

BG 1 - CT 108.01
0% Black
39% Hispanic
0% Asian
10% White

BG 2 - CT 107.02
0% Black
100% Hispanic
0% Asian
5% White
Lower to higher population %

Figure 25: 2019 % Hispanic Renter
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BG 2 - CT 109.02
219 Black
40 Hispanic
16 Asian
91 White

BG 1 - CT 109.03
61 Black
9 Hispanic
0 Asian
10 White

BG 1 - CT 108.01
25 Black
47 Hispanic
41 Asian
456 White

BG 2 - CT 107.02
0 Black
0 Hispanic
99 Asian
207 White
Lower to higher population

Figure 26: 2019 Asian Owner (Housing Unit)
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BG 2 - CT 109.02
94% Black
52% Hispanic
100% Asian
100% White
BG 1 - CT 109.03
63% Black
37% Hispanic
0% Asian
16% White

BG 1 - CT 108.01
100% Black
61% Hispanic
100% Asian
90% White

BG 2 - CT 107.02
0% Black
0% Hispanic
100% Asian
95% White
Lower to higher population %

Figure 27: 2019 % Asian Owner
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BG 2 - CT 109.02
15 Black
37 Hispanic
0 Asian
0 White

BG 1 - CT 109.03
531 Black
43 Hispanic
0 Asian
26 White

BG 1 - CT 108.01
0 Black
30 Hispanic
0 Asian
50 White

BG 2 - CT 107.02
0 Black
10 Hispanic
0 Asian
10 White
Lower to higher population

Figure 28: 2019 Asian Renter (Housing Unit)
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BG 2 - CT 109.02
6% Black
48% Hispanic
0% Asian
0% White
BG 1 - CT 109.03
90% Black
83% Hispanic
0% Asian
72% White

BG 1 - CT 108.01
0% Black
39% Hispanic
0% Asian
10% White

BG 2 - CT 107.02
0% Black
100% Hispanic
0% Asian
5% White
Lower to higher population %

Figure 29: 2019 % Asian Renter
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BG 2 - CT 109.02
219 Black
40 Hispanic
16 Asian
91 White

BG 1 - CT 109.03
121 Black
34 Hispanic
0 Asian
10 White

BG 1 - CT 108.01
25 Black
47 Hispanic
41 Asian
456 White

BG 2 - CT 107.02
0 Black
0 Hispanic
99 Asian
207 White
Lower to higher population

Figure 30: 2019 White Owner (Housing Unit)
42

11-15-2022

Greenburgh Against Systemic Racism - Housing Report

BG 2 - CT 109.02
94% Black
52% Hispanic
100% Asian
100% White
BG 1 - CT 109.03
63% Black
37% Hispanic
0% Asian
16% White

BG 1 - CT 108.01
100% Black
61% Hispanic
100% Asian
90% White

BG 2 - CT 107.02
0% Black
0% Hispanic
100% Asian
95% White
Lower to higher population %

Figure 31: 2019 % White Owner
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BG 2 - CT 109.02
15 Black
37 Hispanic
0 Asian
0 White

BG 1 - CT 109.03
531 Black
43 Hispanic
0 Asian
26 White

BG 1 - CT 108.01
0 Black
30 Hispanic
0 Asian
50 White

BG 2 - CT 107.02
0 Black
10 Hispanic
0 Asian
10 White
Lower to higher population

Figure 32: 2019 White Renter (Housing Unit)
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BG 2 - CT 109.02
6% Black
48% Hispanic
0% Asian
0% White
BG 1 - CT 109.03
90% Black
83% Hispanic
0% Asian
72% White

BG 1 - CT 108.01
0% Black
39% Hispanic
0% Asian
10% White

BG 2 - CT 107.02
0% Black
100% Hispanic
0% Asian
5% White
Lower to higher population %

Figure 33: 2019 % White Renter
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Housing Costs/Income Inequalities/Segregation3
The cost of housing has been (and continues to be) the most significant factor in
excluding low income buyers and renters from living in many parts of Greenburgh.
According to the 2020 Census data, median home prices in the Town of Greenburgh
were above $580,000 and the median rental rate was $1,828 per month.

African-American
families that were
prohibited from
buying homes in the
suburbs in the 1940s
and '50s and even
into the '60s, by the
Federal Housing
Administration,
gained none of the
equity appreciation
that whites gained.

According to the 2019 Housing Needs Assessment for Westchester County, Median
household income for Owner-occupied Households in the Town of Greenburgh in 2017
was $140,721 and for Renter-occupied households the median household income was
$74,774. The median income for Asian households in Westchester County was
approximately $137,000. The median income for White households in Westchester
County was approximately $116,000. The median income for Black households in
Westchester County was approximately $64,100 – well below what would be needed
to secure housing. The median income for Hispanic households in Westchester County
was approximately $69,100 – well below what would be needed to secure housing. The
assessment indicated that over 40% of the families in the Town of Greenburgh in 2019
were in Unaffordable (over 30% of income) housing situations, and just over half of
those families were experiencing Severe (over 50% of income) cost burden. As Black
households are over-represented in the lower income quintiles Black households are
more likely to live in cost burdened situations.
Exclusion via high cost is not specific to the Town of Greenburgh. Nationwide, Black
families have significantly less access to the capital required for home ownership. As
net worth is a critical factor in obtaining loans, Black families are at a significant
disadvantage when applying for mortgages.
In the 2019 recent report from the Brookings Institution in Washington DC, the median
white household held $188,200 in wealth - 7.8 times that of the typical Black
household which was $24,100. It is worth noting that levels of average wealth, which
are more heavily skewed by households with the greatest amounts of wealth, are
higher: white households reported average wealth of $943,400, which is 6.9 times that
of Black households $142,500. While median wealth is more reflective of the typical
household, the scale of average wealth is indicative of the outsized levels of wealth
held by the richest households.
The demographic wealth gap today is a continuation of the decades-long trends in
wealth inequality. Over the past 30 years, the median wealth of white households has
consistently dwarfed that of Black households. Furthermore, in the second quarter of
2020, white households - who account for 60 percent of the US population —held 84
percent ($94 trillion) of total household wealth in the U.S.
Figures 14 through 33 depict racial dwelling patterns consistent with the racial dot
maps and historically identified portions of the Town where Black culture has been
cemented for generations via home-ownership, successful businesses, historic
churches, etc. Similarly, Black and Hispanic home ownership is low in the southern half
of the Town.
In the Greenburgh Central School District, there is a disproportionate percentage of
students from various racial backgrounds when compared with the overall population,
potentially attributed to preferences for private schools. Census data indicates that
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42% of Greenburgh Central School District’s population is white, yet only 12% of
Greenburgh Central School District’s students are white. Total Hispanic population
percentage in the District is 16.2%, whereas 43% of the student population is Hispanic.
Total Black population percentage in the District is 26.8%, whereas 37% of the student
population is Black - 2019-2020). 4
All neighborhoods in Greenburgh were once overwhelmingly white. The Town of
Greenburgh was established in 1788 Greenburgh and included Tarrytown, Irvington,
Dobbs Ferry, Hastings-on-Hudson, Ardsley, and Elmsford. The first Census information
of the Town in 1790 identified 947 whites, 10 “other” and 167 enslaved persons. After
the stock market crash of 1929 families looking to escape the hardships of living with
Jim Crow laws and practices migrated from southern states to other parts of the
country, including Greenburgh. While these families did not receive a warm welcome,
the families persevered and were assisted, perhaps ironically, by realtors who stoked
fears about Black families moving into the neighborhood in hopes of purchasing homes
at low cost.
Nikole Hanna-Jones in an article on segregation in Westchester notes: “If income were
the only determinant, and black residents settled wherever they could afford,
Westchester would look dramatically different. Areas such as Yonkers and Mount
Vernon where African Americans are heavily concentrated would be a lot less black.
More affluent places such as Eastchester, Scarsdale and Bronxville, now
overwhelmingly white, would be significantly more diverse -- even if the county did not
build a single unit of affordable housing.”
Continually rising housing costs have made remaining in Greenburgh extremely
difficult for individuals and families who have lower incomes. This is greatly
exacerbated by the aforementioned wealth gap between white and Black households.
Government lending programs beginning in the 1930’s have strongly favored white
applicants and excluded Black applicants. One avenue for low income families staying
in Greenburgh has been public housing and housing subsidies. Federal and local
support for public housing resulted in the creation of six public housing sites in
Greenburgh: Manhattan Court, Secor Heights, Stacy Courts, Glenville Gardens, Merrill
Hill Court and Pocantico Park. Over time federal funding has declined, increasing the
difficulty of maintaining the properties. HUD has set up programs for converting public
housing to public/private housing through a variety of “Voluntary Conversion”
programs, which for the period of the agreement move the structures on the
properties from Housing Authority ownership to private ownership by investors and
use vouchers to subsidize the rent. These conversions facilitate significant renovations
of the properties possible providing a benefit for people who have resided in the
properties being converted. Doing so also reduces public oversight of the properties
which may result in fewer protections for tenants.
3 https://www.npr.org/2017/05/03/526655831/a-forgotten-history-of-how-the-u-s-governmentsegregated-america
https://repository.upenn.edu/cgi/viewcontent.cgi?
referer&httpsredir=1&article=1002&context=cplan_papers
https://www.nationalgeographic.com/science/article/racist-housing-policies-created-someoppressively-hot-neighborhoods
4
https://statisticalatlas.com/school-district/New-York/Greenburgh-Central-School-District/
Race-and-Ethnicity
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The creation of an
Affordable Housing
Committee in the
Town of Greenburgh
would serve as a
conduit to continual
review and advocacy
of best practices with
respect to affordable
housing issues.

* This policy was later
discontinued in favor
of a 10% affordable
housing set-aside
local law.
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Subsidies such as Section 8 Vouchers have made it possible for low income renters to
afford to live in market priced properties. With the vouchers, the renters’ portion is
30% of the household income and the remainder is subsidized up to the Fair Market
Rent (FMR) rate determined by HUD. The number of people who need vouchers is
much greater than the number of vouchers made available. Compounding the
problem, actual rents have outpaced the FMR significantly making it difficult to
impossible for voucher holders to find an apartment in Westchester. The problem is
compounded by reluctance of landlords to rent to voucher holders and by concerns
about the requirements for participation such as apartment inspections.
As identified in the Town’s 1996 Affordable Housing Report, p.18: “Thousands of rental
units vanished as many buildings converted to cooperatives and condominiums. The
availability of financing, particularly from Federal assistance, dropped significantly. The
amount of land suitable for affordable housing development became scarce.”

Eviction Prevention
Greenburgh, as with other areas of Westchester County, has a significant number of
families who are extremely cost burdened due to housing costs, raising the threat of
eviction. This threat is especially likely to apply to Black and Latinx families who are
much less likely to have savings to cushion them in difficult financial times. Providing
additional financial support could help more families find and keep affordable housing,
and providing other services such as legal assistance or case management can reduce
the risk of eviction - especially for vulnerable populations. Increased focus on eviction
prevention services offered by the Greenburgh Housing Authority, the Department of
Community Mental Health, and Westchester Legal Services could ease the threat of
eviction for Greenburgh families.

Town of Greenburgh Affordable Housing, History, and Policy
The Town has a history of promoting affordable housing, dating back to 1952 with the
founding of the Greenburg Housing Authority (“GHA”), which today administers 246
conventional public housing units, as well as a Housing Choice Voucher Program
serving an additional 242 families. In the early 1970s, the Town became one of the first
in the nation, and the first New York suburb, to construct low-rise, scatter-site public
housing, locating five of six sites in predominantly white, established middle-class
neighborhoods. In July 1987, the Town became one of the first Westchester
municipalities to embrace inclusionary zoning with the adoption of Section 285-41 of
the Zoning Ordinance, which required that 30% of units in new multifamily housing
built in multifamily zoning districts be constructed at a smaller scale and with fewer
amenities to make them more affordable*. In 1995, the Town Board voted to fund a
study to identify ways to expand affordable housing. In 1996, the Town became one of
the first municipalities in Westchester County to enact an affordable housing set aside
with the passage of Local Law No. 9, which mandated that 10% of all new multi-family
units in numerous zoning districts be affordable and established financial incentives for
development of additional multi-family units beyond the 10% mandatory set aside. In
May 2006, the Town Board planned to further address affordable housing through a
review of the Zoning Ordinance and, in June 2006, it created an Affordable Housing
Committee to assist in its goal of assuring affordable housing throughout the Town. In
December 2008, the Town Board unanimously extended the mandatory 10%
affordable set aside and density bonus regulations to several other zones, including the
CA zone - and applied a new “workforce” sub-category of affordable housing.
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Table 3- Affordable/Workforce Housing Inventory
Address

Unit
Total

Rental/
Ownership

School
District

Year
Built

Secor Road, Ardsley P.O. (Secor Heights)

15

Rental

Ardsley

1973

15

Rental

15

Rental

Ownership
Greenburgh
Housing Authority
Greenburgh
Housing Authority
Greenburgh
Housing Authority

Greenvale Circle, White Plains P.O.
(Stacy Courts)
N. Washington Ave. P.O. Hartsdale
(Merrill Hill Courts)

Greenburgh
Central
Greenburgh
Central

1973
1973

Greenburgh
Housing Authority

Old White Plains Road, P.O. Tarrytown
(Glenville Gardens)

15

Rental

Tarrytown

1973

Greenburgh
Housing Authority

376 Saw Mill River Road, Pocantico, P.O.
Elmsford (Pocantico Park)

25

Rental

Pocantico

1973

Maple Ave., Oak St. and Beech St.

131

Rental

Manhattan Avenue Senior Housing

70*

Rental

Beamon Court

8

Rental

33 Oak St., 90-100 Manhattan Avenue

192

Rental

Warren Avenue, P.O. White Plains

6

Ownership

Knollwood Road, P.O. White Plains

2

Ownership

44

Rental

Elmsford

2012

7

Rental

Elmsford

2014

Greenburgh
Housing Authority
Greenburgh
Housing Authority
Greenburgh
Housing
Development Corp.
Marathon
Development
Individually
Privately Owned
Preserve at
Greenburgh
Avalon II
Avalon III

Taxter Road/Avalon Green, PO.
Elmsford
Taxter Road/Avalon Green, PO.
Elmsford

Greenburgh
Central
Greenburgh
Central
Greenburgh
Central

Greenburgh
Central
Greenburgh
Central
Greenburgh
Central

1961
2022
2005

1969
2009
2012

Glass House 250

250 Central Park Ave. S., P.O. Hartsdale

5

Rental

Greenburgh

2015

Residences at
Tarryhill

Old Tarrytown Road, P.O. White Plains

87

Rental

Greenburgh

1998

Westhab

Tarrytown Road, P.O. White Plains

28

Rental

Greenburgh

2013

WestHELP

Knollwood Road, P.O. White Plains

74

Rental

Valhalla

2022

WBP Development

Dromore Road, P.O. Scarsdale

45**

Rental

Edgemont

2023

784
Housing units unincorporated Greenburgh Total

18,206

% of housing units affordable
(4.3%)

* Under Construction
** Approved, Not yet constructed
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Figure 34: unincorporated Greenburgh Affordable Housing Map
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Table 3 provides a comprehensive list of the affordable/workforce housing units in the
Town. A majority of these units are rental units. Figure 34 maps the locations of all of the
affordable/workforce housing units/developments in the Town.
There are 784 total existing/under construction/approved-not-yet-built affordable housing
units in Greenburgh, including units owned and operated by the Greenburgh Housing
Authority, units subsidized through HUD Section 8 Housing Choice Vouchers, and privately
owned or rented set-aside units.
As described throughout this report, however, the need for affordable housing in the
County, State, and nationwide significantly outstrips the availability of affordable units. For
example, upon recently opening up the affordable housing (Section 8) waiting list, the
Greenburgh Housing Authority Executive Director identified that within 2.5 hours, 2,000
applications were received.
In addition to steps taken with respect to housing, the Town recognizes the need for
supportive educational, cultural, social, and recreational services. Beginning in the late
1960s, the residents of the town recognized the problems facing their predominantly low
and moderate income minority neighbors living in the heart of a stereotypical wealthy
Westchester County community. Working together with local officials, concerned residents
facilitated the opening of the Towns’ first Youth Center.
The Greenburgh Youth Center quickly outgrew the designated facility and community
leaders, along with the town leadership, submitted for the federally funded Neighborhood
Facilities Grant in 1969 to construct a multi-use facility located within the Urban Renewal
area of the Fairview section of Greenburgh.
The Fairview-Greenburgh Community Center opened its doors at the present location in
1972 serving a predominately minority population ranging in age from Kindergarten
through Senior Citizens. The service population became more ethnically diverse over the
years. The Community Center has grown to provide a well-rounded choice of services and
programs.
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The Town of
Greenburgh
Department of
Community Resources,
located at the
Theodore D. Young
Community Center,
seeks to improve the
quality of life for
Greenburgh residents
by providing a variety
of educational,
cultural, social and
recreational programs
and services through a
multi-faceted
approach endeavoring
to lessen problems
caused by poverty,
racism, and cultural
deprivation.
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The Town of Greenburgh Comprehensive Plan https://greenburghny.com/
DocumentCenter/View/1948/Adopted-Comprehensive-Plan-Reduced-Size-PDF, adopted in
2016, is the relevant policy document regarding Town housing policy. This document
updated and effectively superseded Town studies undertaken prior, including the
Greenburgh Affordable Housing Study (1996), and Town of Greenburgh 2000 and 2003
Open Space/Comprehensive Plans. The 2016 Comprehensive Plan provides demographic
and housing information, a housing profile narrative, special needs housing considerations
(senior housing, persons with disabilities-mobility-self-care limitations), affordable
housing, existing housing growth potential, housing opportunities, and contains related
Goals, Objectives, and Policies.
The GASR Housing
Committee advocates
for a combination of
non-traditional and
traditional approaches
to combatting
systemic racism with
respect to housing.

The Town of Greenburgh Comprehensive Plan of 2016 for the Unincorporated provides a
vision and a roadmap for the future of the town:
“It is based on community-derived values and guides decision-making and actions affecting
the enhancement, growth and physical development of the community. A comprehensive
plan is a policy document that does not, in and of itself, have the force of law. However,
once adopted, all policies and municipal laws, including local zoning regulations, must be
consistent with the plan. Following a community’s adoption of a comprehensive plan, it is
expected that subsequent plan review and updates will occur every five years.
Of note for the GASR Housing committee, several of the Guiding Principles listed in the
plan are directed toward addressing the need for affordable housing:




Encourage a Town that is affordable for all.
Allow for a variety of housing types that meet the needs of all income levels and
demographic groups.
Encourage a clear, fair and efficient development approval process.

On the other hand, a principle added by the Comprehensive Plan Steering Committee
(CPSC) may work against addressing those same needs:


Support development that complements and preserves the character of existing
residential neighborhoods.

Community preservation goals and related zoning regulations have often made for
challenges for those who favor an increase in the availability of affordable housing as
preference is given to the status quo over change. In the Town of Greenburgh, that
translates into a strong preference for single family residences as indicated in Chapter 10
of the Comprehensive Plan:
“Every chapter of the Plan contains policies that support, enhance and preserve
one-family neighborhoods.”
There is no mention of support for multi-family residences when that topic is considered
later in that same chapter. There is, instead, a simple listing of the variety and locations of
multi-family properties.
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A principle regarding making affordable housing available for all income levels will not, on
its own, result in the creation of more affordable housing. That requires a commitment to
making a wider range of properties available.
Since the adoption of the Comprehensive Plan, the Town Board has approved a Zoning
Map and Zoning Text amendment creating the M-SH-62 Multifamily Senior Housing
District. This District mandates 10% of the units to be set-aside as Affordable housing units.
This Zoning District was applied to one site in the Town to date, which is under
construction as a 70-unit, 100% affordable housing development project.
Also following the adoption of the Comprehensive Plan, the Town Board approved a
supplement to it known as the Four Corners Redevelopment Plan. This future land-usebased plan envisions a key intersection in the Town as having redevelopment potential,
which would include multi-family housing, 10% of which, would have affordable dwelling
units.
Presently, not all Zoning Districts in the Town of Greenburgh that permit residential units
have an affordable housing set-aside. The Planned Unit Development District, which
permits all types of housing, including one-family residential and multi-family residential
developments, does not have a 10% set-aside requirement. In addition, the Town’s OneFamily Residence Districts, which comprise approximately 75% of the land area in the
Town, do not have any affordable housing set-aside requirements. The lack of such
requirements resulted in a recent development proposal associated with a now closed golf
course to be the subject of an environmental review process that concluded with an
Environmental Finding that the site would be redeveloped without any affordable housing
units. Polices 2.5 and 2.6 at the conclusion of this report, when implemented will ensure
that every Zoning District in the Town of Greenburgh requires an affordable housing setaside. In the example of the golf course redevelopment, these policies would have resulted
in 11 of the 113 for-sale one-family residences being sold at an affordable price.

Non-Traditional Approach to Affordable Housing (Affordable Housing Equitable Economic Development Connection - Communication)
Traditional approaches to affordable housing challenges are often similar. Typically a local
or regional housing study is prepared which will identify existing affordable housing stock.
A study will correctly conclude that there is a large local and regional shortage of
affordable units. A goal of some number of new affordable units, with limited resources or
direct developmental control to reach that goal, will be established. What often occurs is
that it is thereafter realized that it is not feasible to eliminate the significant gap in local
and regional shortage of affordable units. This does not suggest that such studies are not
warranted or do not have positive outcomes. Traditional affordable housing policies often
identify policy updates to local zoning that can increase the potential for affordable
housing development either as set-aside units in a market-rate development or as an
affordable housing development.
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While these types of approaches contribute important housing and demographic
information, and identify policies to contribute additional affordable housing, they
invariably have limited or no connection to a more sustainable/socially equitable
mechanism to lessen the gap between a shortage of affordable units and the high demand
for such units. A non-traditional approach, or non-systemic approach which can be viewed
as an opportunity, is to recognize connections between Economic Development and social
equity/diversity inclusion. A major contributor in this respect is to broaden Economic
Development considerations to include enhanced employment opportunities for residents.
One such mechanism which is in development in the Town of Greenburgh is connecting
residents with employment opportunities as part of newly approved projects. The Town
has conditioned apprenticeship-based employment opportunities at the construction
phase of significantly-sized projects, intended to directly benefit Town of Greenburgh
residents. In addition and similarly, the Town has requested lists of employment
opportunities that would be available upon completion of these significantly-sized projects.
Other concepts in this respect could include resident connections to training programs
offered through Westchester County and/or Westchester Community College; direct
outreach to employers in the Town regarding workforce needs; resident connections to
local trade unions; etc. The Town of Greenburgh also launched a website designed to
connect residents with local employment opportunities: greenburghedo.com
From a development perspective, the construction of housing with a mixed-use
component can also provide economic development opportunities/permanent
employment. This could be applicable in the Four Corners redevelopment as an example.

Another aspect that the GASR Housing Committee identified as extremely important is the
often overlooked role of communication in various aspects of affordable housing. The
Committee identified the numerous lines of communication necessary for equity, and
inclusion in housing, which when implemented robustly, can work to minimize or eliminate
forms of systemic racism. Those lines of communication are listed below, but are not
limited to:





Local/County/Regional Governments and Residents
Local/County/Regional Governments and Affordable Housing Owners/
Operators
Affordable Housing Owners/Operators and Residents
Developers and the Local/County/Regional Government/Community

Whether the discussions include potential zoning changes, relocations of residents for
upgrades, repairs needed for a unit, or other, the importance of equity, inclusion,
compassion, and fairness in those discussions are imperative. If existing mechanisms of
communicating issues, perspectives or solutions are lacking, it is the hope of the GASR
Committee that the recommendations of this Report are helpful.
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Conclusion - Ongoing Efforts
The Committee used a combined definition of systemic racism crafted by two leaders in
the field; Dr. Ibraham X. Kendi, and NAACP President and CEO Derrick Johnson as
systems and structures that have procedures or processes that have disadvantaged
Black and Latinx communities. Several of these systems and structures that have been
prevalent on the regional and national level have been felt locally in the Town of
Greenburgh. While many local laws, policies, and investments in the Town of
Greenburgh have had positive impacts with respect to diversity and social equity, it is
clear that historic policies of systemic racism continue to have impact.
The GASR Housing Committee recommends that the Town Board consider three goals
and recommends 19 policies to support those goals. These policies are actionable
through advocacy (through an appointed committee, and by all interested residents),
education (continuing to learn and improve), communication (resident-Town
government-affordable housing agency/management-resident feedback loops) and
local legislation (modifications to the Zoning Ordinance).
The GASR Housing Committee’s (“the Committee”) mission is to identify and eradicate
the causes and effects of systemic racism in housing. The Committee is comprised of
members:










Gina Jackson, Councilwoman Town of Greenburgh, GASR Task Force Chair
Bart Worden, Chairperson, GASR Housing Committee
Mechelle Brown, Vice-Chairperson, GASR Housing Committee
Tasha Young, Community Activist
Clifton Abrams, Community Activist
Lena Anderson, NAACP
Stephanie Swann, Resident, Community Voices Heard (CVH)
Alicia Johns, Resident - NAACP
Garrett Duquesne, AICP, Commissioner Department of Community
Development and Conservation, Town of Greenburgh
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GASR Housing Committee Recommendations
GOAL 1: Foster continual GASR-Housing Coordination following the conclusion of the
Report efforts and related Committee
POLICY 1.1: Utilize the GASR Housing Report as a Policy document.
POLICY 1.2: Recommend formation of an appointed affordable housing Committee
which meets regularly (monthly as example) and focusing efforts on:
- Affordable Housing Compliance
- Greenburgh Housing Authority / Affordable Housing Management updates (if
applicable)
- Track/identify affordable housing best management practices/policies from
other municipalities and agencies.
- Periodically meet with Civic Association leaders in the Town to discuss various
Affordable Housing/End Systemic Racism efforts.
- general oversight to ensure that the GASR housing policies are advancing
(potentially via a sub-committee)
POLICY 1.3: Recommend housing racism prevention training for anyone who
oversees, coordinates, or authorizes housing in the Town.
POLICY 1.4: Recommendation for the Town Board and Housing Authority to host
periodic Town Hall-type meetings to hear from people in the community.
POLICY 1.5: Recommendation for Town coordination with the Historic & Landmark
Preservation Board to consider the creation of a historic district for Parkway
Homes/Parkway Gardens.
GOAL 2: Continue to Promote Fair and Affordable Housing in the Town of
Greenburgh
POLICY 2.1: Amend the definition of affordable / workforce housing to better
distinguish ranges of affordability needs. This may entail new definitions /
terminology.
POLICY 2.2: Amend the Town’s affordable set-aside provision requiring 12% of
affordable or workforce housing rental units to be capped for applicants not
exceeding 60% area median income (AMI) - Presently the requirement for rental set
-asides is not to exceed 80% AMI.
POLICY 2.3: Utilize Westchester County Department of Planning as a resource for
affordable housing compliance assistance with respect to affordable/workforce
housing set-aside units.
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Policy 2.4: Increase support for eviction prevention services offered through agencies
such as the Greenburgh Housing Authority, the Department of Community Mental
Health, and Westchester Legal Services, and increase financial support, legal assistance,
and case management services for families and individuals facing eviction.
POLICY 2.5: Consider hiring a Housing Services Coordinator to assist with landlordtenant relations, eviction prevention services, etc.
POLICY 2.6: Amend Chapter 285 of the Code of the Town of Greenburgh to require 12%
(or higher) affordable set-aside for multi-family units within the Planned Unit
Development District.
POLICY 2.7: Amend Chapter 285 of the Code of the Town of Greenburgh to require
12% (or higher) affordable set-aside for new one-family units in connection with
development in the One-Family Residence Districts.
Policy 2.8: Where practical, prioritize the use or re-use of land acquired by the Town
via tax foreclosure or other mechanism to advance new affordable housing
development.
Policy 2.9: When existing codes and regulations do not support set asides for
affordable housing, explore ways to utilize Town resources to make the development of
affordable units feasible for developers.
GOAL 3: Strengthen the connection between Fair and Affordable Housing and Economic
Development
POLICY 3.1: Identify mechanisms that foster Fair and Affordable Housing that extend
beyond a focus on the numbers of affordable units existing or projected within the
Town, and that focuses on the economic development/affordable housing connection.
POLICY 3.2: Continue to seek methods to connect residents with training, construction/
employment opportunities associated with commercial/mixed-use/residential
development approved and to be constructed in the Town.
POLICY 3.3: Coordinate with existing employers in the Town to best understand
workforce needs for the purpose of facilitating opportunities for residents.
POLICY 3.4: Advocate for local contracting and/or subcontracting for repairs and new
housing development associated with public housing, including minority contractors.
POLICY 3.5: Identify opportunities within the Town’s mixed-use corridors for mixed-use
with a residential component which can advance fair and affordable housing goals.
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