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1. EXECUTIVE SUMMARY
Purpose
The preparation of this Analysis of Impediments to Fair Housing Choice (AI) serves as a critical part of the
City of Mount Vernon’s efforts to satisfy the requirements of the Housing and Community Development
Act of 1974, as amended. The AI is an assessment of public and private conditions that affect fair housing
choice and a comprehensive review of local laws, regulations and administrative policies, procedures and
practices that affect the location and availability of accessible housing. The City of Mount Vernon’s
Department of Planning & Community Development (City), in conjunction with the Urban Renewal Agency
(Agency), is responsible for the administration and implementation of projects funded with Community
Development Block Grant (CDBG), HOME Investment Partnerships Program (HOME), and Emergency
Solutions Grant (ESG) funding from the U.S. Department of Housing and Urban Development (HUD).
Mount Vernon also receives funding through the Westchester County Continuum of Care (CoC). These
programs are intended to support the goals of providing decent housing, providing a suitable living
environment, and expanding economic opportunities for low- and moderate-income people. The
City/Agency is the lead agency for the 2020 – 2024 Consolidated Plan, 2020 First Year Annual Action Plan,
and AI.

Approach
The City coordinated an extensive stakeholder consultation process for the AI in conjunction with the
2020 - 2024 Consolidated Planning activities. An online survey addressing both Consolidated Plan and AI
issues was made available to the public and service providers were asked to distribute it to their clients
and members. Follow up interviews were conducted with experts in key topic areas. Further, resident
and stakeholder meetings were held for the Consolidated Plan and AI on June 17, 18, and 19, 2019 at City
Hall.
The City then assessed demographic, segregation, policy, economic and housing market trends within the
framework of access to housing opportunities. Census data indicated that although the City’s population
remained relatively stable between 2000 and 2017, a substantial demographic shift occurred, reflecting a
decrease in residents from European descent and an increase in residents of Jamaican, Sub-Saharan
African and West Indian, Dominican, Puerto Rican, and Mexican heritage. Similar findings were noted in
the 2015, and these trends have continued.

Findings
The median income for Westchester County in 2017 was $89,968, which is nearly 65 percent higher than
the City’s median income of $54,573. This translates into significantly lower median income households
and higher poverty rates across all racial/ethnic groups in the City compared with Westchester County as
a whole. The gap between County and Mount Vernon has widened substantially since the previous AI
where it was reported that the County median income was just 40% higher than the City’s. In 2019,
unemployment rates in Mount Vernon were higher than Westchester County (5.3% in Mount Vernon
versus 3.6% in Westchester County), but the gap between them was not as high as reported in the
previous AI. Further, the analyses demonstrated that racial and ethnic minorities, persons with
disabilities, seniors ages 65 and above and female-headed households with children were most likely to
experience poverty and unemployment.

4

Cost burden is one of the most pressing problems facing residents throughout the country. When a
household pays 30% or more of their income to housing costs, they are considered cost burdened and
increasingly at risk for substandard housing or homelessness. Nearly 54% of homeowners in Mt. Vernon
with a mortgage are cost burdened, most of whom pay over 35% of their income to housing costs. This is
a considerable population that are at an increased risk of losing their home due to financial pressure.
Renters are more likely to be cost burdened than any other group. Nearly 60% of renters, or over 8,500
households, are cost burdened. Not only is this group at an increased risk of homelessness, but they also
lack the investment that comes from home ownership, which can offset increased housing costs. A
homeowner’s mortgage will not increase over time, but rent can, and a renter cannot sell property to
downsize or move.
Similar to the previous AI, advocacy organizations for persons with disabilities continue to report that the
limited availability of affordable and accessible housing units is a significant impediment to fair housing
choice in Mount Vernon. As the City is fully built out, the rehabilitation of existing buildings and infill
development are the most effective ways to enhance and/or create new quality affordable housing units.
Continuing to find innovative ways to use the City’s limited land and resources to create quality housing
units for Mount Vernon residents is key to the City’s ability to continue to create quality residential units.
Further, disability is the most often cited claim of fair housing violations filed in the City demonstrating a
need for greater education around issues like reasonable accommodation.
An analysis of segregation patterns indicates that concentrations of low- and moderate-income Black
people are located almost exclusively in the City’s southern half where they make up 76.7% or more of
the population. The concentration of Hispanic/Latin residents in the City is smaller but nearly as
pronounced as Black residents. The western tracts have a relatively large Hispanic/Latin concentration.
An analysis of private sector policies was also undertaken as part of this AI. A review of mortgage
application data indicated that Black and Hispanic populations were less likely to apply for a home
mortgage loan, and they are more likely to experience loan denials or high-cost lending than White
applicants.

COVID-19
While completing the draft of this AI, a new coronavirus known as SARS-CoV-2 was first detected in
Wuhan, Hubei Province, People’s Republic of China, causing outbreaks of the coronavirus disease COVID2 19 that has now spread globally (COVID-19). The first case was reported in the United States in January
2020. In March 2020, the World Health Organization declared the coronavirus outbreak a pandemic and
President Trump and the Governor of New York declared the outbreak a national emergency. Throughout
2020 and into 2021, businesses have been restricted, including the shutting down of large gathering places
to decrease the spread of the virus. Due to these restrictions, the overall employment rose to 11.9% in
2020 from 5.3% in 2019, with the highest unemployment occurring in July at 19.5%. As of the end of
January 2021, the City had 852 active cases of COVID-19 with daily new cases totaling 202 and an overall
cumulative case load of 6,002 cases. The Mount Vernon COVID taskforce continues to enforce social
distancing regulations and monitors businesses that fail to follow proper guidelines.
In response to the crisis, Congress passed the Coronavirus Aid, Relief, and Economic Security (CARES) Act.
It was signed into law by President Trump on March 27th, 2020. The CARES Act is an over $2 trillion
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economic relief package that provides direct economic assistance for American workers, families, and
small businesses, and preserves jobs for industries. As part of the CARES Act, additional assistance is
provided for HUD grantees, and the City is receiving a special CARES Act allocation of CDBG funds (CDBGCV funds). The City outlined its uses of the CARES Act funds in its Annual Action Plan and subsequent
amendments. These uses will implement programs specific to the needs resulting from the impact of
COVID-19.
As a result of the crisis, the current specific data and immediate needs of residents may differ from those
presented in this plan as the information here was largely collected prior to the outbreak. However, the
information presented here shows trends that have been consistent over recent years in the City and will
likely only prove to be amplified by the effects of COVID-19.

Impediments and Actions

Based on the findings summarized above, the City identified five major impediments to fair housing and
fair housing choice and set forth an action plan to address each. A summary of these impediments and
actions follows:
Impediment #1: Lack of Knowledge about Fair Housing
Information about fair housing rights is not universally known to organizations working with people of
protected classes. Also, persons of protected classes may not know about or do not understand
discrimination and how to address the situation if discrimination occurs. The City will take the following
actions to address this impediment:

A
B

C

D

ACTIONS TO ADDRESS IMPEDIMENT 1
Lack of Knowledge About Fair Housing
Conduct webinars and outreach on fair housing laws and enforcement.
Outreach can include social media, the mayor’s radio segment, and paper
publications.
Conduct a foreclosure prevention and housing discrimination education series
in coordination with a grant from LISC. The series will educate tenants and
homeowners on their rights for safe and clean units and will be delivered by
Westchester Residential Opportunities (WRO).
In conjunction with Mount Vernon United Tenants, deliver two workshop
series: 1) how to organize a tenant association; and 2) basic knowledge about
tenant’s rights and how to seek protections. This will be funded through the
City’s RISE program for two years and all workshops will include translation.
The City law department will continue educating the City courts about fair
housing laws, tenant rights, and landlord obligations and has hired a code
enforcement attorney to assist with these efforts.

TIMELINE
Short Term
Medium Term

Short Team

Medium Term

Impediment #2: Insufficient Housing Affordability and Safe Housing Options
The City lacks sufficient quality affordable housing units to meet the demand in Mount Vernon. Housing
cost burden occurs when more a household spends more than 30% of its income on housing costs. Mount
Vernon residents face significant cost burden. Further, given Mount Vernon’s aged housing stock, many
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market rate housing options that are affordable for low- and moderate-income households are often in
older homes, which may need a higher cost of repairs and may have additional health hazards, like leadbased paint or asbestos. Additionally, these older units often do not include accessibility features. The
City will take the following actions to address this impediment:

A
B
C
D

E
F
G
H

I
J
K

ACTIONS TO ADDRESS IMPEDIMENT 2
Insufficient Housing Affordability and Safe Housing Options
Launch Tenant Based Rental Assistance Program to provide additional
assistance to renters.
Use Emergency Solutions Grant assistance and CARES Act funds from the
County to support renters struggling to stay in their homes.
Continue to support assistance for those who have fallen behind on utilities to
help tenants stay in their units in safe conditions.
In partnership with WRO, the City will also support webinars around education
for landlords on resources that can help with property improvement, including
lead abatement, and a series on foreclosure prevention and housing
counseling.
Coordinate with Westchester County about lead abatement funds continue
providing outreach and education to landlords about these resources.
Connect distressed homeowners to resources to prevent from foreclosure and
more vacant properties.
Launch See/Click/Fix/Mount Vernon Connect, a 311 mobile application service
that will allow residents to report code violations to the building department
along with photographs from their mobile devices.
Enhance enforcement of the vacant apartment registration requirement.
Landlords need a certificate of occupancy before renting an apartment, but
compliance has been historically low because there are no consequences for
lack of compliance. The City will institute a penalty fee schedule for those who
fail to comply.
The City will continue to address its vacant and abandoned properties through
its “zombie housing” program through its LISC grant. The City’s goal is to
address 25 vacant properties every quarter with a focus on 1 – 4 family homes.
The City will hire six additional code enforcement officers in conjunction with
the hiring of an additional attorney to focus on code enforcement.
Draft a Language Access Plan to ensure program materials are provided to
individuals who are non-English speaking or have limited English proficiency,
as required by HUD. While the LAP will benefit applicants to housing programs,
it will be used for all HUD-funded programs administered by the City.

TIMELINE
Medium Term
Medium Term
Short Term
Short Term

Medium Term
Medium Term
Short Term
Medium Term

Medium Term
Medium Term
Short Term

Impediment #3: Lack of Accessible Housing for Persons with Disabilities
Accessible housing options are not often available to people with disabilities. The City will take the
following actions to address this impediment:
ACTIONS TO ADDRESS IMPEDIMENT 3
Lack of Accessible Housing for Persons with Disabilities

TIMELINE
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A
B
C

Gather research and data to better understand and describe the needs for and
the supply of accessible housing in Mount Vernon.
Expand efforts to use public funds and leverage private investment to expand
the supply of accessible, affordable housing
Provide support services for vulnerable populations, including those with
disabilities and seniors.

Medium Term
Medium
Long Term
Short Term

and

Impediment #4: Insufficient Investment in Education, Economic Opportunities, and Income Needs of
People in Neighborhoods
Persons of color, females, and persons with disabilities, are disproportionately represented in the lowincome category. This lack of income not only restricts these groups to finding housing, but it also can be
exacerbated by discriminatory actions. The lack of funding for fair housing activities limits how
organizations, including the City, can address these impediments to fair housing choice. The City will take
the following actions to address this impediment:

A

ACTIONS TO ADDRESS IMPEDIMENT 4
TIMELINE
Insufficient Investment in Education, Economic Opportunities, and Income
Needs of People in Neighborhoods
Partner with Cities for Financial Empowerment and Urban League of Short Term
Westchester to hire two financial navigators to answer questions and provide
information and resources to residents that have been impacted by COVID. A
web page of these resources will be maintained.

B

The mayor will continue participating in the Mayors for Guaranteed Income Short Term
initiative. This initiative is a network of 29 mayors across the country who
believe residents should be receiving monthly income

C

The City will assist workforce development and training programs to better Medium Term
align resident skills with job opportunities.
The City will support small business development and build capacity of Short Term
business owners to strengthen the local economy and enhance local resident
participation in its growth.

D

Impediment #5: Lack of Financial Education
Some residents do not understand or are not exposed to financial education opportunities. The City will
take actions to increase the knowledge in the community about financial programs and financial wellbeing to further the following objectives to address this impediment:

A
B

ACTIONS TO ADDRESS IMPEDIMENT 5
TIMELINE
Lack of Financial Education
Assist WRO in marketing financial literacy and counseling
Short Term
Partner with Cities for Financial Empowerment and Urban League of West Short Term
Chester to hire two financial navigators to answer questions and provide
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C

information and resources to residents that have been impacted by COVID. A
web page of these resources will be maintained.
Partner with Cities for Financial Empowerment on a Bank On certified product. Medium Term
The goal is to offer residents access to a safe and affordable bank or credit
union account.

Conclusion
Many of the impediments identified in this report are not unique to Mount Vernon and can be found in
communities throughout the country. However, it is primarily the responsibility of each local jurisdiction
to address these issues. The development of this Analysis of Impediments to Fair Housing Choice and the
included Fair Housing Action Plan are important tools the City can use to address these issues and continue
to increase fair housing choice in Mount Vernon
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2. INTRODUCTION
All persons have the right to fair housing. Title VIII of the Civil Rights Act of 1968 along with the Fair
Housing Amendments of 1988 (together known as the Fair Housing Act), the New York State Human Rights
Law (NYS Executive Law Article 15, Section 296 et. Seq.) and the Westchester County Human Rights Law
establish protected classes under those laws. The Federally protected group identity categories applicable
to the City of Mount Vernon include race, color, national origin religion, sex, disability and familial status.
The State and County Fair Housing Laws also include age, sexual orientation, marital status, military status,
creed, ethnicity, citizen status and victims of domestic violence, sexual abuse and stalking. As stated in
these laws, all persons share the right to fair housing – discrimination in the sale, rental, financing and
insuring of housing is prohibited by law.
The City of Mount Vernon’s Department of Planning & Community Development (City), in conjunction
with the Urban Renewal Agency (Agency), is responsible for the administration and implementation of
projects funded with Community Development Block Grant (CDBG), HOME Investment Partnerships
Program (HOME), and Emergency Solutions Grant (ESG) funding from the U.S. Department of Housing and
Urban Development (HUD). The City is responsible for providing guidance and policy direction for the
implementation of eligible programs that support the City’s overall strategy for community revitalization.
As a recipient of HUD funding, Mount Vernon is required to comply with the Federal Fair Housing Act in
administering all CDBG programs. The responsibility to comply with the Federal Fair Housing Act also
extends to nonprofit organizations and other organizations that receive Federal funds through the City.
The City has prepared this update to its Analysis of Impediments to Fair Housing Choice (AI) to satisfy the
Housing and Community Development Act of 1974 requirements as amended. The Department
coordinated its efforts with other public service agencies to conduct this analysis.
The City of Mount Vernon hired a consultant, TDA Consulting, Inc., to draft the 2020 update to the Analysis
of Impediments. The Consultant conducted analyses, drafted narrative sections, partnered with the
Department of Planning & Community Development for public input processes, including surveys,
community meetings, and interviews with stakeholders. To draft the Fair Housing Plan, the Consultant
worked with the City to establish priorities, goals and projects to meet the needs of the community.
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3. COMMUNITY PARTICIPATION
The City conducted an extensive community participation process to gather perspectives of residents and
experts through a variety of outreach methods, including surveys, interviews, and community focus
groups.
An online survey was designed to obtain the public’s opinion on fair housing issues as well as community
needs in the City of Mount Vernon. The survey asked the public to indicate the relative priority (high vs.
low) of the availability of affordable housing for certain populations; the availability of affordable
apartments/homes for low income renters and homebuyers; the availability of homeless services; the
City’s needs for public facility, infrastructure, economic development, and public services investments;
knowledge of fair housing laws; experiences of fair housing violations; and familiarity with fair housing
enforcement. The Survey also asked the public to rank the eligible housing activities in terms of their
impact on the City and to identify the neighborhoods that should be targeted for funds. The Online
Survey was released on June 6, 2019 and closed on December 30, 2019. Hard copies of the survey in
English and Spanish were provided at community group meetings, town hall meetings, at public housing
complexes, food pantries, the Mount Vernon Public Library, and at the churches. A total of 259 responses
in English and 10 responses in Spanish were received. The City, through its consultants, conducted follow
up to the surveys through stakeholder interviews as well.
The City, in coordination with its Consultant, facilitated four community focus group meetings in June
2019 seeking public input on the Consolidated Plan and AI Plan. Focus group announcements were in
English and Spanish and offered reasonable accommodations for those with disabilities. Participants
included City Agency Staff, County Agency Staff, social service agencies, advocacy groups, homeless
providers, and residents. The topics covered included but not limited to housing, community
development, education, code enforcement, employment, social services, and fair housing. A Public
Notice in English and Spanish of the meetings was placed in the Westchester Journal News and
Westchester Hispano as well as the City’s home page. Emails were sent to City agencies, County Agencies,
homeless providers, non-profit organizations, homeowner associations, the faith-based community, and
Mount Vernon residents informing them about the focus group meetings. It was also posted on the City’s
Facebook page and on social media. All meetings were held in City Hall, City Council Chambers Room,
Second Floor. While residents were invited to all meeting, the meetings were structured around themes
to guide discussions, as follows:
Monday, June 17, 2019 – Government Agencies and Funders
Monday, June 17, 2019 – Affordable Housing and Non-Profit Organizations
Tuesday, June 18, 2019 – Advocacy Groups and Fair Housing
Wednesday, June 19, 2019 – Residents and Other Community Stakeholders
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4. DEMOGRAPHIC INFORMATION
Demographic Profile
Throughout this document the City utilized data from the 2000 Census and 2013-2017 American
Community Survey (ACS) 5-Year Estimates to analyze changes over time. This was the most up to date
information available at the time. When appropriate, data from additional sources were used to
compliment and expand upon the data from the Census and ACS.

Population Change

In order to analyze any impediments to housing in the community it is necessary to understand how the
community has changed and whether those trends will continue. Mt. Vernon’s population is currently the
same as it was in 2000. There was an estimated 0.4% growth but that falls within the margin of error. The
number of households in the City has fallen by 2.4%, however.
Table: Population Change in Mount Vernon
2000

2017

Population
68,381
68,671
Households
25,729
25,101
Source: 2000 Census (DP-1), 2013-2017 ACS (DP05, S1101)

Percent Change from
2000 to 2017
0.4%
-2.4%

Age

The median age in Mt. Vernon is 38.5, which is slightly younger than the statewide median age of 39.6.
Approximately 23% of the population is under the age of 20 while 15.1% is over the age of 65. The
remainder are in the traditional working age and provide the majority of the workforce for the City. In the
next 10 years nearly 10,000 residents will move from the workforce to retirement age. Communities
across the nation are beginning to prepare for an aging population as more and more members of the
Baby Boomer generation enter retirement. It is important to be aware of these trends and be ready to
address any needs that may arise.
Table: Age Distribution

Under 5 years
5 to 9 years
10 to 14 years
15 to 19 years
20 to 24 years
25 to 34 years
35 to 44 years
45 to 54 years
55 to 59 years
60 to 64 years
65 to 74 years

Number of People in Age Percent of People in Age
Group
Group
4,831
7.0%
3,968
5.8%
3,386
4.9%
3,776
5.5%
4,903
7.1%
10,390
15.1%
8,701
12.7%
9,230
13.4%
5,297
7.7%
3,817
5.6%
5,633
8.2%
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75 to 84 years
85 years and over

3,123
1,616

4.5%
2.4%

Median Age
Source: 2013-2017 ACS (DP05)

38.5

(X)

Elderly

Elderly residents often have housing needs that are beyond what is often available in the market. The
availability of public transportation and nearby amenities are particularly important as a population ages.
In Mt. Vernon, there appears to be a clear living pattern based on age. The northern part of the City has
a much larger population over the age of 65 than tracts in the south. A number of factors may contribute
to this, including high housing prices which may be affordable only to those who have accumulated
decades of wealth.
Map: Elderly (65+) Population by Census Tract

Source: 2013-2017 ACS via PolicyMap
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Ancestry

Since 2000 there has been a considerable shift in the reported ancestry of Mt. Vernon. Previously, nearly
13,000 residents reported European ancestry (Italian, Portuguese, Irish, or German), that number fell to
4,244 by 2017. Residents who identify as German had the sharpest decline, shrinking by 81%. The three
demographics that saw an increase were sub-Saharan Africa, West India, and Brazilian; with sub-Saharan
African residents growing by the greatest percent. The City has also seen a rise in residents from Jamaica
and a significant rise in residents from the Dominican Republic.
Table: Change in Select Ancestry Reported
2000

2017

Percent Change from
2000 to 2017
Total Ancestries Reported
65,217
52,070
-20.1%
Sub-Saharan African
1,004
1,504
49.8%
West Indian (excluding Hispanic)
11,360
15,406
35.6%
Jamaican
8,419
12,004
42.6%
Brazilian
991
1,105
11.5%
Italian
7,076
2,943
-58.4%
Portuguese
1,498
360
-76.0%
Irish
2,768
629
-77.3%
German
1,648
312
-81.1%
Source: 2000 Census (QT-P13), 2013-2017 ACS (Ancestry, B04004), 2000 Census (DP1, Jamaican 308309/Mount Vernon)
Data for Hispanic or Latino ancestry was not captured in the ACS census reporting, however data for
national origin is available from 2010 to 2017.
Table: Hispanic or Latino Origin from 2010 to 2017
2010
Dominican Republic
1,175
Puerto Rican
3,234
Mexican
2,879
Source: 2006-2010 ACS & 2013-2017 ACS (B03001)

2017
3,078
2,387
1,864

Percent Change from
2010 to 2017
162.0%
-26.2%
-35.3%
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Place of Birth

In 2017, approximately 22,681 of Mt. Vernon’s residents were born outside of the United States. The vast
majority of these residents are from Latin America. The second most common place of birth was in Europe
but this population only made up 8.4%. The demographics of the City are quite different than Westchester
County. At the county level the Latin American population is still the largest but it makes up only 57% of
the population born outside the U.S., as opposed to 83.3% for the City.
Table: Place of Birth by Select Regions in 2017
Region of Birth
Mount Vernon
Population
Total
22,681
Latin America
18,883
Europe
1,895
Asia
833
Africa
841
North America
220
Source: 2013-2017 ACS (B05006)

Percent
-83.3%
8.4%
3.7%
3.7%
1.0%

Westchester County
Population
Percent
247,970
-141,499
57.1%
48,690
19.6%
46,343
18.7%
7,743
3.1%
2,894
1.2%

Between 2010 and 2017, the number of residents born outside the U.S. grew by nearly 2,000 people. The
majority of this growth came from the increase of Latin American residents, while the number of residents
born in Europe, Asia, and Africa decreased.
Table: Change in Place of Birth in Mount Vernon by Select Regions, 2010 and 2017
Region of Birth
2010
2017
Population
Percent
Population
Percent
Total
20,888
-22,681
-Latin America
16,504
79.0%
18,883
83.3%
Europe
1,907
9.1%
1,895
8.4%
Asia
1,135
5.4%
833
3.7%
Africa
1,118
5.4%
841
3.7%
North America
161
0.8%
220
1.0%
Source: 2013-2017 ACS (B05006)

Percent
Change (%)
-5.4%
-7.7%
-31.5%
-31.5%
25.0%
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Language

Since 2010, the percent of the population that speaks either Spanish or Other Indo/European languages
at home has remained relatively constant. Approximately 12% speak Spanish and 9% speak Other
Indo/European languages.
Chart: Language Spoken at Home
19
17
15
13
11
9
7
5
3
1
2010

2011

2012

2013
Spanish

2014

2015

2016

2017

Other Indo/Euro

Source 2006-2010 ACS – 2013-2017 ACS (S1601)

Race and Ethnicity

The City of Mt. Vernon has a much larger non-White population than Westchester County as a whole.
Black or African American residents are the majority in the City, making up two-thirds of the population.
At the county level only 14.6% of the population is Black or African American. The City has a smaller
Hispanic/Latin population than the County, 15.4% to 24%, respectively.
Table: Racial and Ethnic Composition
Race
Mount
Vernon
White
15,146
Black or African American
45,832
American Indian and Alaska Native 332
Asian
1,412
Native Hawaiian/Other Pac Islander 0
Some other race
4,172
Two or more races
1,777
Ethnicity
Hispanic/Latin
10,549
Source: 2013-2017 ACS (DP05)

Percent

Percent

22.1%
66.7%
0.5%
2.1%
0.0%
6.1%
2.6%

Westchester
County
637,798
142,677
4,098
57,584
184
104,147
28,833

15.4%

234,081

24.0%

65.4%
14.6%
0.4%
5.9%
0.0%
10.7%
3.0%
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Disability

There is a strong correlation between a person’s age and whether or not they have a disability. Over one
quarter of the City’s residents who are over the age of 65 have a disability. That figure grows to over 50%
for residents over the age of 75. The disability rate is lower in Westchester County than the City for all age
groups over the age of 35 while the City rate is slightly lower for younger adult residents.
Table: Disability and Age
Age

Under 5 years
5 to 17 years
18 to 34 years
35 to 64 years
65 to 74 years
75 years and over
Source: 2013-2017 ACS (S1810)

Mount Vernon
With
a
Disability
0
355
670
3,121
1,411
2,136

Westchester County
Percent
of With
a Percent of
Age Group
Disability
Age Group
0.0%
337
0.6%
3.7%
5,520
3.4%
4.0%
8,675
4.4%
11.6%
29,336
7.4%
25.4%
14,355
17.5%
50.5%
30,743
44.5%

The percent of the population with a disability is not uniform across racial or ethnic groups. White
residents in Mt. Vernon are more likely to have a disability than Black residents. The racial groups with
the highest and lowest rates are Asian and American Indian/Alaska Native but these populations are
relatively small with a large margin of error.
Table: Disability and Race
Race

White
Black or African American
American Indian and Alaska Native
Asian
Native Hawaiian/Other Pac Islander
Some other race
Two or more races
Ethnicity
Hispanic/Latin
Source: 2013-2017 ACS (S1810)

Mount Vernon
Estimate
Percent
Group
1,967
13.4%
4,836
10.6%
27
8.1%
217
15.4%
0
-451
10.8%
195
11.0%
1,208

11.5%

Westchester County
of Estimate
Percent
Group
61,855
9.8%
14,955
10.8%
404
9.9%
2,547
4.4%
7
3.8%
6,989
6.7%
2,209
7.7%
17,487

of

7.5%
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Within the City there are a few census tracts that have a noticeably larger population with a disability than
others. Several tracts have over 15% of their population with a disability. On the other end of the
spectrum, several tracts have a disability rate of less than 6%.
Map: Disability by Census Tract

Source: 2013-2017 ACS via PolicyMap
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Income

The Median Household Income (MHI) in Mt. Vernon has grown at a slower rate than Westchester County.
In addition to the slower growth rate, the actual MHI is considerably lower in the City. Income is a major
deciding factor in how affordable property is to a household.
Table: Median Household Income
2000
Mount Vernon
$41,128
Westchester County
$63,582
Source: 2000 Census (DP3), 2013-2017 ACS (DP03)

2017
$54,573
$89,968

Percent Change
32.7%
41.5%

Before the retirement age of 65, income increases as a person gets older. In general, a 15- to 24-year-olds
earns about half of what someone 45 to 64 years old makes. Once a resident retires the MHI drops to pre25 to 44 years old levels.
Table: Age of Householder and Income
Age of Householder
15 to 24 years
25 to 44 years
45 to 64 years
65 years and over
Source: 2013-2017 ACS (S1903)

Number of Households
789
7,512
10,567
6,233

Median Income
$32,452
$52,248
$66,015
$42,559
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A household’s median income in Mt. Vernon appears to be linked with the household’s race or ethnicity.
Asian households have a median household income of nearly $81,000, which is nearly $30,000 more than
Black or African American households. In general, Hispanic/Latin households have an MHI similar but
slightly lower than Black households.
Chart: Income and Race Comparison
90,000
80,000
70,000

80,931
72,844

60,000

64,286

50,000

51,448

40,000

49,938

45,921

30,000

36,006

20,000
10,000
0
Asian

American
Indian

White

Black

Hispanic

Some other
race

Two or more

Income

Source: 2013-2017 ACS (S1903)
Data Note: There was insufficient data for Native Hawaiian or Other Pacific Islander.
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The median income a household earns also appears to be correlated with where the household lives.
Residents in the northern parts of the city have a significantly higher MHI than those in the southern part.
Northern tracts have an MHI that is over $80,000 while the MHI in southern tracts is less than half that.
There appears to be economic segregation throughout Mt. Vernon.
Map: Median Household Income

Source: 2013-2017 ACS via PolicyMap
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Table: Median Household Income by Census Tract
Census Tract
Estimate ($)
36119002600, NY
$64,931
36119002700, NY
$47,207
36119002800, NY
$40,114
36119002900, NY
$31,114
36119003000, NY
$51,997
36119003100, NY
$27,039
36119003200, NY
$46,586
36119003300, NY
$46,582
36119003400, NY
$65,375
36119003500, NY
$32,917
36119003600, NY
$37,747
36119003700, NY
$44,514
36119003800, NY
$53,047
36119003900, NY
$89,390
36119004000, NY
$50,984
36119004100, NY
$72,269
36119004200, NY
$62,071
36119004300, NY
$91,667
36119004400, NY
$139,353
36119004500, NY
$81,767
Source: 2013-2017 ACS, DP03 (Census Tracts 3611900XXXX, NY)
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Poverty

In both 2000 and 2017 the poverty rate in Mt. Vernon has been approximately 5.5% higher than
Westchester County. During that time period, the poverty rate increased but at a slower rate than the
County.
Table: Poverty Rate
2000
Mount Vernon
14.2%
Westchester County
8.8%
Source: 2000 Census (DP3), 2013-2017 ACS (DP03, S1701)

2017
14.8%
9.4%

Percent Change
4.2%
6.8%

Considering the link identified earlier between Median Household Income and race/ethnicity, it is
expected that there would be a similar link between poverty and race/ethnicity. Out of the populations
with over 1,000 people in the City, Black or African American households have a poverty rate of 14.9%,
which is slightly higher than the Citywide average. Hispanic/Latin households have the highest poverty
rate at 22.7%.
Table: Poverty and Racial/Ethnic Composition
Race
Mount Vernon
Estimated
Living
in
Poverty
White
1,981
Black or African American
6,772
American Indian and Alaska Native 21
Asian
93
Native Hawaiian/Other Pac Islander 0
Some other race
924
Two or more races
254
Ethnicity
Hispanic/Latin
2,383
Source: 2013-2017 ACS (S1701)

Percent
Group
13.5%
14.9%
6.3%
6.6%
22.2%
14.3%
22.7%

Westchester County
of Estimated
Percent
Living
in Group
Poverty
41,938
6.7%
22,137
16.2%
693
17.6%
3,995
7.0%
26
18.1%
18,822
18.3%
2,218
8.0%
39,254

of

17.1%
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The geographic distribution of people in poverty follows a familiar pattern. The southern tracts have
relatively higher poverty rates than northern tracts. In many cases over 20% of the population in southern
tracts is in poverty, which is four times the poverty rate in some northern tracts.
Map: Poverty

Source: 2013-2017 ACS via PolicyMap
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Table: Poverty by Census Tract
Census Tract
Percent
36119002600, NY
16.9%
36119002700, NY
21.3%
36119002800, NY
16.4%
36119002900, NY
20.0%
36119003000, NY
14.5%
36119003100, NY
22.3%
36119003200, NY
17.8%
36119003300, NY
13.8%
36119003400, NY
7.3%
36119003500, NY
32.2%
36119003600, NY
23.5%
36119003700, NY
17.5%
36119003800, NY
11.2%
36119003900, NY
6.3%
36119004000, NY
14.1%
36119004100, NY
14.9%
36119004200, NY
13.3%
36119004300, NY
5.6%
36119004400, NY
3.3%
36119004500, NY
5.9%
Source: 2013-2017 ACS, DP03 (Census Tracts 3611900XXXX, NY)

Household & Family Composition

As noted earlier, the number of households in the City has decreased by over 600 since 2000 but the
population has remained steady. This has led to an increase in the average household size in Mt. Vernon.
Interestingly, the group that has grown the most is nonfamily households. All other household types,
except single adult female, are smaller now than they were in 2000 with Married Couples with Children
experiencing the most significant reduction.
Table: Family & Household Size
Households
Average Household Size

2000
25,729
2.63

2017
25,101
2.70

Percent Change
-2.4%
2.66%

Families
Married Couple
Married Couple w/Children

16,669
9,487
4,321

15,538
7,783
2,939

-6.8%
-18.0%
-32.0%

5,910
3,170

6,154
2,810

4.1%
-11.4%

9,563

5.6%

Single Adult Female
Single Adult Female w/Children

Nonfamily Households
9,060
Source: 2000 Census (DP-1), 2013-2017 ACS (S1101)
Data note: Families with Children (under 18 years old)
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Employment

The size of the Labor Force and the number of persons employed in the City tend to respond similarly to
market adjustments. However, after 2008 the number of persons employed reduced much more
dramatically than the size of the labor force. Prior to the COVID-19 pandemic, the number of persons
employed had also seen some moderate growth since 2011 while the size of the labor force has remained
relatively stable. The chart below shows the significant impact of COVID-19 on the number of people
employed. (Note that data for 2020 is through November.)
Chart: Employment from 2000 to 2020
39000
37000
35000
33000
31000
29000
27000
25000
2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020
Labor Force

Persons Employed

Source: BLS, Local Area Unemployment Statistics, Not seasonally adjusted
The table and chart below compare the unemployment rates in Mt. Vernon and Westchester County
annually. Prior to the COVID-19 pandemic, the unemployment rate had steadily declined since 2010 in
Mt. Vernon, but the City has continued to maintain an unemployment rate approximately 2% higher than
Westchester County. The effects of the COVID-19 pandemic can be seen in the sharp rise in average
unemployment for 2020. The highest unemployment rate occurred in July 2020 at 19.5%. The City
experienced unemployment at more than 3% higher than the County rate in 2020. (Note that data for
2020 is through November.)
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Table: Unemployment Rates from 2010 to 2020
2010
2011
2012
2013
2014
2015
2016
Mount Vernon
9.8%
9.6%
9.7%
8.4%
7.2%
6.1%
5.6%
Westchester County
7.4%
7.1%
7.3%
6.3%
5.1%
4.5%
4.3%
Source: BLS, Local Area Unemployment Statistics, Not seasonally adjusted.
Data note: Unemployment rate is annual averages.
Chart: Unemployment Rates by City and County Comparison 2000 - 2020

2017
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4.5%
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2020
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3.9%

5.3%
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Mount Vernon

Westchester County

Source: BLS, Local Area Unemployment Statistics, Not seasonally adjusted.
Data note: Unemployment rate is annual averages.
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Like many economic indicators, the unemployment rate varies throughout the City. Northern tracts, which
have had stronger economic measures, tend to have a lower unemployment rate than southern tracts.
However, the difference between north and south is not as stark as in previous data points because there
are some relatively low unemployment rate tracts in the southern part of the City.
Map: Unemployment Rate

Source: 2013-2017 ACS via PolicyMap
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Unemployment and Race

The unemployment rates in the City appears to vary by race and ethnicity. Black residents have an
unemployment rate that is 2% higher than Hispanic/Latin residents, 9.9% and 7.6%. White residents, who
make up a large minority, has an unemployment rate of only 6%.
Chart: Unemployment Rate by Race
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8.00%
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0.00%
Two or more
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Some other
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White

American
Indian/
Alaskan Native

Asian

Unemployment Rate

Source: 2013-2017 ACS (S2301)
Data Note: There was insufficient data for Native Hawaiian / Other Pacific Islanders.
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Transportation

Just over half of all residents commuting to work use a private vehicle and drive alone. The next most
common form of transportation was public transportation, making up 30%. Only 5.6% of residents utilized
some form of physical activity like cycling or walking to commute to work and 2.7% work from home.
Overall, the mean travel time was 34.8 minutes.
Table: Commuting to Work
Workers 16 years and over
Car, truck, or van -- drove alone
Car, truck, or van -- carpooled
Public transportation (excluding taxicab)
Walked
Bicycle
Taxi, motorcycle, other means
Worked at home
Mean travel time to work (minutes)
Source: 2013-2017 ACS (DP03, S0801)

Estimate
32,950
53.0%
7.4%
30.0%
5.5%
0.1%
1.3%
2.7%
34.8

While the mean travel time was 34.8 minutes, the distribution had some considerable outliers. Nearly
20% of the population commutes for an hour or more. The most common commute time was 30-34
minutes and only 5% of the population commuted less than 10 minutes.
Table: Travel Time to Work
Workers 16 years and over who did not work at home
Less than 10 minutes
10 to 14 minutes
15 to 19 minutes
20 to 24 minutes
25 to 29 minutes
30 to 34 minutes
35 to 44 minutes
45 to 59 minutes
60 or more minutes
Source: 2013-2017 ACS (S0801)

Estimate
32,068
5.0%
8.4%
10.1%
14.1%
4.7%
20.2%
8.3%
9.8%
19.5%
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Residents in the southeastern part of the City tend to have longer commute times than elsewhere. These
tracts are not particularly close to major highways. In one area, over 30% of the population commutes
more than one hour.
Map: Commute Longer Than One Hour

Source: 2013-2017 ACS via PolicyMap
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Public Transportation

Residents in the City of Mt. Vernon have access to public transportation from the Westchester County
system. There are a large number of routes that go through the City, including the downtown area that
includes lines 7, 40, 41, 42, 43, 52, 53, 54, 55, and 91. This service connects the City in all directions with
neighboring communities and economic centers. Overall, the City is well served by public transportation
and it is available throughout the City.
Map: Public Transportation System
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Veterans

The City of Mt. Vernon has approximately 1,751 veterans currently living in it. The economic indicators
for this population are noticeably stronger than for non-veterans. Veterans earn over $10,000 more
annually, have a higher labor force participation rate, lower unemployment, and lower poverty. The
disability rate for veterans is about twice what it is for non-veterans.
Table: Veterans Economic Status
Civilian population over 18 years old
Median Income
Labor force participation rate
Unemployment rate
Below poverty in the past 12 months
With any disability
Source: 2013-2017 ACS (S2101)

Veterans
1,751
$41,338
82.4%
7.0%
6.4%
26.1%

Non-Veterans
52,590
$30,959
79.0%
9.1%
13.6%
13.2%

School Enrollment
The racial and ethnic breakdown of school enrollment in the City presents some interesting information.
Approximately 70% of the public school population is Black, which is slightly higher than the population
as a whole (66.7%). White residents appear to be significantly underrepresented in the school system;
they make up only 5% of the students but over 20% of the population. A number of issues may contribute
to this, including the possibility of White residents sending their children to schools outside the Mount
Vernon School District or White residents could tend to be older and have fewer school age children. The
vast majority of students (85%) are economically disadvantaged, nearly 10% are dealing with
homelessness, and nearly 20% have a disability.
Table: Demographic Composition of Mount Vernon Enrollment School District Enrollment (2017-2018)
Sex
Number
Percent
Male
3,982
51%
Female
3,789
49%
Race/Ethnicity
White
366
5%
Black
5,431
70%
American Indian/Alaska Native
10
0%
Asian/Native Hawaiian/Pac Islander
114
1%
Multiracial
59
1%
Hispanic/Latin
1,791
23%
Other Groups
Students with Disabilities
1,421
18%
English Language Learners
713
9%
Economically Disadvantaged
6,577
85%
Homeless
726
9%
Source: New York State Education Department (2017-2018 School Year)
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Housing Profile
Housing Stock

The City of Mt. Vernon has a very diverse housing stock that includes property types ranging from 1-unit
detached to large, multi-unit complexes. Overall, the stock is much more diverse than Westchester
County. In the City, the largest type of housing is 20 or more units, making up nearly one-third of the
housing stock. Many communities have a lack of housing types between 2 and 20 units, but this middle
size type of housing is present in Mt. Vernon.
Table: Properties by Type, City and County Comparison
Mount Vernon
Estimate
Percent
1-unit, detached
5,962
21.8%
1-unit, attached
935
3.4%
2 units
3,845
14.0%
3 or 4 units
4,342
15.8%
5 to 9 units
1,658
6.1%
10 to 19 units
1,576
5.8%
20 or more units
9,008
32.9%
Mobile home
59
0.2%
Boat, RV, van, etc.
11
0.0%
Total
27,396
(X)
Source: 2013-2017 ACS (DP04)

Westchester County
Estimate
Percent
165,520
44.3%
21,150
5.7%
31,339
8.4%
31,628
8.5%
18,798
5.0%
15,903
4.3%
88,139
23.6%
609
0.2%
150
0.0%
373,236
(X)
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Construction Activity

Construction activity in the City has varied since 2010. The City issued eleven residential construction
permits in 2016, which was the most during this period. The fewest permits were issued in 2012 and 2017
when only three were issued.
Chart: Residential Construction Permits Issued
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Source: US Census Bureau, Building Permits Survey
During this time period only 1-unit and 2-unit permits were issued. Construction of each 1-unit property
cost approximately $120,898 while construction of 2-unit properties cost $71,787 per property.
Table: Residential Construction Permits Issued
1-Unit

2-Units

3-4 Units

5+ Units

Total

#

Total
Value

#

Total
Value

#

Total
Value

#

Total
Value

#

Total
Value

2010

3

362,694

2

143,574

0

0

0

0

5

506,268

2011

4

483,592

2

143,574

0

0

0

0

6

627,166

2012

3

362,694

0

0

0

0

0

0

3

362,694

2013

3

362,694

2

143,574

0

0

0

0

5

506,268

2014

2

241,796

4

287,148

0

0

0

0

6

528,944

2015

3

362,694

4

287,148

0

0

0

0

7

649,842

2016

3

362,694

8

574,296

0

0

0

0

11

936,990

2017

3

362,694

0

0

0

0

0

0

3

362,694

2018

2

241,796

4

287,148

0

0

0

0

6

528,944

Source: US Census Bureau, Building Permits Survey
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Homeownership

Homeownership in the City varies significantly by Census Tract. In tract 3100 only 3.2% of the overall
households are homeowners, the lowest rate in the City. Tract 4400 has the highest rate of home
ownership at 85.8%.
Table: Homeownership by Race/Ethnicity
Census Tract
Census Tract Overall % of %
White
Number
of Households are Households
Households
Homeowners
that
are
Homeowners

%
Black
Households
that
are
Homeowners

% Hispanic/
Latin
Households
that
are
Homeowners
78.2%
24.1%
82.4%
13.1%
0.0%
12.7%
12.2%
20.1%
53.8%
6.9%
2.7%
18.3%
22.6%
58.4%
6.2%
68.1%
72.5%
71.2%
80.6%
35.6%

36119002600, NY
1,233
53.5%
21.4%
54.7%
36119002700, NY
1,103
34.1%
0.0%
37.6%
36119002800, NY
793
37.6%
N/A
34.9%
36119002900, NY
1,484
15.0%
17.0%
14.8%
36119003000, NY
985
31.8%
46.7%
33.1%
36119003100, NY
1,142
3.2%
0.0%
3.5%
36119003200, NY
842
24.6%
15.1%
26.3%
36119003300, NY
1,100
49.3%
100.0%
52.9%
36119003400, NY
1,563
56.8%
72.9%
58.0%
36119003500, NY
644
14.3%
15.9%
12.3%
36119003600, NY
1,374
22.1%
27.6%
23.2%
36119003700, NY
1,425
31.7%
35.8%
27.8%
36119003800, NY
1,623
33.2%
37.4%
30.1%
36119003900, NY
1,264
57.9%
54.2%
59.0%
36119004000, NY
2,552
12.2%
18.7%
8.3%
36119004100, NY
1,557
67.1%
81.6%
60.8%
36119004200, NY
1,925
64.7%
78.2%
55.8%
36119004300, NY
598
55.4%
55.8%
56.9%
36119004400, NY
1,257
85.8%
87.3%
84.8%
36119004500, NY
637
43.9%
61.2%
10.6%
Source: 2013-2017 ACS via PolicyMap
Data note: Total percentages do not add up to 100% because it is the percent of homeowners by race.
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Housing Unit Size

Renter-occupied housing units are generally much smaller than owner-occupied units. Over 40% of renteroccupied units have only 1 bedroom but only 16.2% of owner-occupied units are this size. Approximately
31.5% of owner-occupied units have 4 bedrooms or more; for renters, less than 4% of available units are
that large.
Table: Units by Tenure
Owners
Estimate
No bedrooms
163
1 bedroom
1,611
2 bedrooms
1,967
3 bedrooms
3,081
4 bedrooms
1,819
5 or more bedrooms
1,312
Total
9,953
Source: 2013-2017 ACS (DP04, B25042)

Percent
1.6%
16.2%
19.8%
30.9%
18.3%
13.2%
100.0%

Renters
Estimate
1,016
6,070
5,145
2,381
353
183
15,148

Percent
6.7%
40.1%
34.0%
15.7%
2.3%
1.2%
100.0%

Housing Costs

Both the median home value and the median contract rent have grown in Mt. Vernon since 2000. Rent
has grown at a faster rate, growing 66.1% from $696 to $1,156 in that time period. Home values have
grown by 47.6% and are currently over $350,000.
Table: Median Home Value of Owner-Occupied Units
2000
Median Home Value (dollars)
$240,900
Median Contract Rent
$696
Source: 2000 Census (DP4, SF4), 2013-2017 ACS (DP04)

2017
$355,600
$1,156

Percent Change
47.6%
66.1%
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Homes valued at over $450,000 are all located in the northern parts of the City. It appears that in general
home values are lower in the southern parts of Mt. Vernon, but there are tracts with a relatively low MHV
(median home value) in all parts of the City.
Map: Median Home Value

Source: 2013-2017 ACS via PolicyMap
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Housing Affordability

For residents who are very low-income (50% HAMFI) there are very few affordable ownership options in
Mt. Vernon. Rental units are more affordable but there is still need for additional units. As expected, the
availability of affordable housing units increases as a household’s income increases.
Table: Housing Affordability
Units Affordable to Households Earning
30% HAMFI
50% HAMFI
80% HAMFI
100% HAMFI
Source: 2011-2015 CHAS

Renter
1,445
5,520
10,685
No Data

Owner
No Data
770
1,390
2,394

Rent

Currently, more people in Mt. Vernon pay between $1,000 and $1,499 in rent than any other price cohort.
The second most common rental cost group is the $1,500 to $1,999 group with 24.2%. Only 5.2% of
renters pay less than $500.
Table: Rent Paid
Estimate
Less than $500
773
$500 to 999
2,691
$1,000 to $1,499
6,693
$1,500 to $1,999
3,573
$2,000 to $2,499
892
$2,499 to $2,999
87
$3,000 or more
86
Total
14,795
Source: 2013-2017 (DP04)
Data note: This data only includes renters with cash rent.

Percent
5.2%
18.2%
45.2%
24.2%
6.0%
0.6%
0.6%
100.0%
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Rental units in the northern parts of the City have a higher median rent than those elsewhere. That area
has a median rent over $1,600. Tracts in the south, on the other hand, tend to have a median rent of less
than $1,400.
Map: Median Rent

Source: 2013-2017 ACS via PolicyMap
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Cost Burden

Cost burden is one of the most pressing problems facing residents throughout the country. When a
household pays 30% or more of their income to housing costs they are considered cost burdened and
increasingly at risk for substandard housing or homelessness. Nearly 54% of homeowners in Mt. Vernon
with a mortgage are cost burdened, most of whom pay over 35% of their income to housing costs. This is
a considerable population that are at an increased risk of losing their home due to financial pressure.
Table: Selected Monthly Housing Costs of Owners with a Mortgage
Estimate
Less than 20.0 percent
1,590
20.0 to 24.9 percent
883
25.0 to 29.9 percent
732
30.0 to 34.9 percent
442
35.0 percent or more
3,299
Total
6,946
Not computed
Source: 2013-2017 ACS (DP04)

152

Percent
22.9%
12.7%
10.5%
6.4%
47.5%
(X)
(X)

Home owners without a mortgage have lower rates of cost burden but this includes nearly 800
households. Approximately 28.3% of households in this group are cost burdened. While this is an
improvement over households with a mortgage, many times households without a mortgage are older
and may be on a fixed income. If other housing costs increase, these residents may not be able to afford
to stay in their homes, especially as medical costs and accessibility increasingly become an issue.
Table: Selected Monthly Housing Costs of Owners Without a Mortgage
Estimate
Less than 10.0 percent
847
10.0 to 14.9 percent
329
15.0 to 19.9 percent
319
20.0 to 24.9 percent
268
25.0 to 29.9 percent
259
30.0 to 34.9 percent
94
35.0 percent or more
704
Total
2,820
Not computed
Source: 2013-2017 ACS (DP04)
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Percent
30.0%
11.7%
11.3%
9.5%
9.2%
3.3%
25.0%
(X)
(X)
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Renters are more likely to be cost burdened than any other group. Nearly 60% of renters, or over 8,500
households, are cost burdened. Not only is this group at an increased risk of homelessness, they also lack
the investment that comes from home ownership which can offset increased housing costs. A
homeowner’s mortgage will not increase over time, but rent can, and a renter cannot sell property to
downsize or move.
Table: Selected Monthly Housing Costs of Renters
Less than 15.0 percent
15.0 to 19.9 percent
20.0 to 24.9 percent
25.0 to 29.9 percent
30.0 to 34.9 percent
35.0 percent or more
Total
Not computed
Source: 2013-2017 ACS (DP04)

Estimate
1,257
1,640
1,388
1,689
1,235
7,305
14,514

Percent
8.7%
11.3%
9.6%
11.6%
8.5%
50.3%
(X)

634

(X)
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Cost burdened homeowners are more common in southern tracts where income is also lower. There are
some tracts in the center of the City that have extremely high home owner cost burden rates, over 60%.
One tract in the northwest has the lowest cost burden rate, less than 30%.
Map: Cost Burdened Homeowners

Source: 2013-2017 ACS via PolicyMap
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Cost burdened renters appear in a similar pattern to the pattern of cost burdened home owners, but the
concentrations are more obvious. Southern tracts clearly have higher rates, often over 60%, while
northern tracts under 40% are common.
Map Cost Burdened Renters

Source: 2013-2017 ACS via PolicyMap

Foreclosure and Evictions
The cost burden data on homeownership shows how difficult it is to purchase a median priced home
based on the median income level within the city. An examination of the number and trends in
foreclosures characterizes another component of the overall housing affordability challenges. Remaining
a homeowner has its own challenges, such as expenses related to maintenance and other carrying costs
like insurance and taxes.
The table below highlights the effects from the 2007 – 2009 financial crisis and its impact on homeowners
in the City of Mount Vernon. Foreclosure judgments declined in 2011 as the recovery started, but then
increased to 159 in 2015. 2018 has shown signs of improvement as the number dropped to 124.
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Table: Foreclosure Judgments
2008
193

2009
129

2010
100

2011
20

2012
32

2013
42

2014
93

Mount Vernon
Westchester
Municipalities
1,033
732
598
177
205
369
766
Source: 2019 Westchester County Affordable Housing Needs Assessment

2015
159

2016
162

2017
146

2018
124

1,177

1,172

1,061

878

Research shows that eviction is often a root cause of poverty, not just a symptom. It disproportionately
affects women of color with children, and results in great economic burdens on both landlords and
tenants. High eviction rates can impact communities, hurt prospects for future employment and housing,
and increase the need for homeless services. In short, eviction negatively affects everyone involved in the
process. As rent becomes increasingly unaffordable, it is vital to have support systems in place for persons
who might be affected by cost burden and at risk of being evicted.
The City of Mount Vernon does not have a high percentage eviction rates compared to other neighboring
cities. According to research by Princeton University, Mount Vernon experienced 35 eviction filings in
2016, which rate of 0.19%. That means annually less than 1 out of every 100 renter households is evicted.
Based on the current data, there is not a significantly higher eviction rates in any geographic location
within the city.
Data note: Eviction rate data tracking and mapping is a new tool and is in the early stages of development.
As such, the reported numbers may be inaccurate or contain unreported margin of errors. In the state of
New York, records are often kept as “abstracted judgments,” which means they are only in the public
record if the plaintiff/landlord pays to have them placed there. That challenge plus the amount of town
and village courts in the state makes collection difficult.
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Public Housing

The most common publicly supported housing program in Mt. Vernon is the Housing Choice Voucher
program. There are nearly 2,000 occupied units in this program. Residents in this program are primarily
Black and nearly half have children. Elderly residents are not very common in the HCV program but are
much more common in Project-based Section 8 and Other Multifamily housing programs. Overall, there
are 2.836 units with publicly supported housing.
Table: Demographics by Publicly Supported Housing Program Category
(Mount Vernon, NY
CDBG,
HOME)
Jurisdiction
Project-based Section 8
Other Multifamily
HCV Program

Total
#
units
(occupied)
800
96
1,940

% White
6.40%
0.00%
5.43%

% Black
82.66%
100.00%
82.37%

%
Hispanic
10.58%
0.00%
12.15%

% Asian
or Pacific
Islander
0.12%
0.00%
0.00%

%
Families
with
children
23.61%
N/a
43.41%

% Elderly
53.37%
93.33%
22.73%

% with a
disability
11.45%
0.95%
20.32%

Source: HUD AFFHT0004, 2017
Data Note 1: There were no public housing developments managed by a PHA in Mount Vernon.
Data Note 2: Disability information is often reported for heads of household or spouse/co-head only. Here, the data
reflect information on all members of the household.
Data Note 3: Data Sources: APSH
The demographics of the publicly supported housing developments are relatively uniform across race and
ethnicity, but there are some exceptions. Oakwood Gardens has a relatively large Hispanic/Latin
population at 39%, which is over 25% higher than any other development. With the exception of Oakwood
Gardens and Intown Associates over 80% of the population is Black, non-Hispanic. Households with
Children are only present in six developments and generally make up approximately 40% of the
population.
Table: Demographics of Publicly Supported Housing Developments, by Program Category
Project-Based Section 8
Development Name
# Units
Ebony Gardens
143
Greater Centennial
144
Macedonia Towers
96
Intown Associates
136
Kings Court Apts
20
South Fulton Rehab
69
Oakwood Gardens
99
Sunnybrook Apts.
98
Union Avenue Apts
24
Other Multifamily Assisted Housing
Grace House
97
Claremont House
6

White
4%
2%
2%
14%
5%
6%
13%
8%
0%

Black
95%
91%
95%
71%
90%
83%
48%
80%
96%

Hispanic
1%
7%
2%
12%
0%
11%
39%
12%
4%

Asian
N/a
N/a
N/a
1%
N/a
N/a
N/a
N/a
N/a

Households
w/Children
46%
42%
N/a
N/a
40%
20%
41%
N/a
43%

1%
N/a

97%
N/a

1%
N/a

1%
N/a

N/a
N/a

Source: HUD AFFHT0004, 2017
Data Note 1: Percentages may not add to 100 due to rounding error.
Data Note 2: Data Sources: APSH
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The map below shows the location of publicly supported housing in Mt. Vernon. These units are heavily
concentrated in the southern parts of the City and are not present in the higher wealth areas in the north.
There are only three locations with publicly supported housing in the north half of the City while there are
nearly 20 in the southern half.
Map: Publicly Supported Housing in Mount Vernon

Source: HUD AFFHT0007, 2017
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5. INTEGRATION AND SEGREGATION
Racially/Ethnically Concentrated Areas
In Mt. Vernon, there are many tracts with large concentrations of residents based on race or ethnicity. Nine tracts
in the City have a Black population that is disproportionately larger than for the City and three tracts where the
Hispanic/Latin population is disproportionately higher.

Table: Areas of Racial/Ethnic Concentration in 2017
Census Tract
Total
White
Mount Vernon
68,671
22.1%

Black
66.7%

Hispanic
15.4%

36119002600, NY 3,926
5.1%
86.6%
10.7%
36119002700, NY 3,929
4.2%
87.9%
11.2%
36119002800, NY 2,384
0.6%
92.1%
2.6%
36119002900, NY 3,728
2.6%
92.7%
10.5%
36119003000, NY 3,391
2.5%
82.1%
10.8%
36119003100, NY 2,801
2.1%
90.4%
8.1%
36119003200, NY 2,437
8.2%
76.4%
17.6%
36119003300, NY 3,171
3.2%
87.3%
10.4%
36119003400, NY 4,775
4.5%
90.5%
8.3%
36119003500, NY 1,968
18.0%
59.0%
33.8%
36119003600, NY 3,458
29.1%
46.7%
30.5%
36119003700, NY 3,492
36.4%
48.6%
24.8%
36119003800, NY 2,966
46.5%
32.5%
22.1%
36119003900, NY 3,664
58.9%
31.4%
23.7%
36119004000, NY 6,298
29.7%
55.5%
22.2%
36119004100, NY 4,458
11.5%
79.8%
12.2%
36119004200, NY 4,982
31.3%
60.3%
13.2%
36119004300, NY 1,783
57.9%
35.4%
12.7%
36119004400, NY 3,617
56.7%
33.8%
11.8%
36119004500, NY 1,443
56.7%
38.9%
9.2%
Source: 2013-2017 ACS via PolicyMap, (DP05)
Data note 1: Concentrations are seen in red.
Data note 2: A concentration is 10% or more of the citywide percent of the race group.
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Concentration of Black or African American Population

The following map shows the concentration of Black residents. Clearly, southern tracts have a
disproportionately large Black population where they make up 76.7% or more. This racial segregation is
something that should be analyzed and addressed to determine if there are discriminatory practices in
place that are preventing residents from accessing low-poverty areas due to their race.
Map: Concentration of Black Population

Source: 2013-2017 ACS via PolicyMap

49

Concentration of Hispanic/Latin Population

The concentration of Hispanic/Latin residents in the City is smaller but nearly as pronounced as Black
residents. The western tracts have a relatively large Hispanic/Latin concentration. As stated above, these
concentrations should be analyzed and addressed in order to further fair housing choices in the
community.
Map: Concentration of Hispanic/Latin Population

Source: 2013-2017 ACS via PolicyMap
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Diversity

The Diversity Index is a measure of how likely it would be for two people chosen at random to be different
races or ethnicities. A score between 0 and 20 suggests a very homogenous population while a score of
50 or higher suggests a diverse population. In Mt. Vernon the diversity index by census tract ranges from
a low of 16.12 in tract 2800 and a high of 69.6 in tract 3800.
Table: Diversity Index by Census Tract
Census Tract
Diversity Index
36119002600, NY
33.21
36119002700, NY
27.53
36119002800, NY
16.12
36119002900, NY
19.88
36119003000, NY
31.29
36119003100, NY
18.13
36119003200, NY
42.65
36119003300, NY
23.42
36119003400, NY
21.50
36119003500, NY
59.32
36119003600, NY
67.19
36119003700, NY
68.96
36119003800, NY
69.60
36119003900, NY
67.13
36119004000, NY
61.65
36119004100, NY
39.34
36119004200, NY
56.41
36119004300, NY
62.45
36119004400, NY
63.02
36119004500, NY
60.10
Source: 2013-2017 ACS via PolicyMap
Diversity Index scores are much higher in the northern tracts than southern. It appears that tracts which
are predominantly Black and non-Hispanic lack diversity compared to other tracts. Most northern tracts
scored over 50 on this index, which suggests heterogeneity.
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Map: Diversity Index

Source: 2013-2017 ACS via PolicyMap
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The predominant race or ethnicity map below summarizes what has been shown above. Most tracts in
the south have a Black population of 70% or larger while northern tracts are primarily White, but not to
as large of an extent. Generally, the White population is between 50% and 70% in the north.
Map: Diversity – Predominant Racial or Ethnic Group by Census Tract

Source: 2013-2017 ACS via PolicyMap
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6. FAIR HOUSING COMPLAINTS
This section presents and analyzes data for complaints made by residents of Mount Vernon, NY. This
section will also provide updates on relevant fair housing court cases.
Fair housing practices are regulated through Federal, State and local laws and by certain non-profit
agencies whose mission is to promote equal, affordable and accessible housing opportunities for all
residents of the region, including the City of Mount Vernon. Complaints regarding fair housing practices
can be placed by aggrieved parties with HUD, the New York State Division of Human Rights (NYSDHR), or
the Westchester County Human Rights Commission (WCHRC). Both the State and County receive,
investigate, and make determinations regarding fair housing complaints, referring those claims with a
determined causal basis relative to the protected classes to adjudication.

U.S. Department of Housing and Urban Development
The U.S. Department of Housing and Urban Development (HUD) enforces the Federal Fair Housing Act,
which prohibits discrimination based on race, color, national origin, religion, sex, disability, and familial
status. Fair housing complaints can be filed with the HUD Office of Fair Housing and Equal Opportunity by
any entity (individuals and community groups) via phone, email, or an online form. Once HUD has received
the initial information, an intake specialist will contact the complainant. If the intake specialist determines
that the matter is jurisdictional (i.e. involves housing discrimination), a complaint will be filed. HUD will
then refer the complaint to two agencies that serve Mount Vernon as part of the HUD Fair Housing
Assistance Program: the New York State Division of Human Rights and the Westchester County Human
Rights Commission. Once referred, the agency must begin to work with the complainant within 30 days.
The City analyzed HUD’s data set of Title VIII fair housing cases originating in Westchester County and filed
by FHEO between 2016 and June 2020. See charts below for details on year and bases for complaints.
Complaints may site more than one basis. The most common basis for complaints during these years was
overwhelming disability followed by race.
HUD Fair Housing Complaints Received, 2016-2020
Year
2016
2017
2018
2019
2020

# of Complaints
29
32
24
40
25

HUD Fair Housing Complaint Bases, 2016-2019
Bases
Race
Color
National
Origin
Disability

2016
7
1
3

2017
11
2
4

2018
6
1
5

2019
16
4
9

2020
12
2
3

TOTAL
52
10
24

19

22

14

22

14

91
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Familial Status
Religion
Sex
Retaliation

4
0
3
6

6
2
6
8

5
3
2
2

5
0
12
4

3
0
4
4

23
5
27
24

New York State Division of Human Rights
The New York State Division of Human Rights (NYSDHR) enforces the State’s Human Rights Law, which
prohibits discrimination based on creed, age, sexual orientation, marital status, and military status in
addition to the protected classes identified by Federal law. The NYSDHR headquarters are located in the
Bronx, and the regional office that serves Westchester, Orange, Putnam, Rockland, and Dutchess Counties
is located in White Plains. To file a complaint, individuals can download a complaint form from the NYSDHR
website and submit it to the Division by postal mail to the nearest regional office, by email, or by fax.
NYSDHR reported that between 2016 and 2019 a total of nine complaints were received and closed. See
charts below for details on year and bases for complaints. Complaints may site more than one basis. The
most common basis for complaints during these years was race followed by disability and national origin.
NYSDHR Fair Housing Complaints Received, 2016-2019
Year
2016
2017
2018
2019

# of Complaints
4
1
3
1

NYSDHR Fair Housing Complaint Bases, 2016-2019
Bases
Disability
Race
Sex
National Origin
Familial Status
Age
Retaliation
Domestic
Violence Victim
Status
Marital Status

2016
2
3
2
3
1

2017
1
1
1
1

2018
1
1

2
2

2019
1

1
1

1
1

TOTAL
4
5
3
4
2
3
2
1
1

Westchester County Human Rights Commission
The Westchester County Human Rights Commission (WCHRC) enforces the Westchester County Human
Rights Law, which makes it unlawful to commit discriminatory acts in employment, housing, public
accommodation, and credit against individuals because of their group identity based on their race, color,
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religion, ethnicity, creed, age, national origin, alienage or citizenship status, familial status, gender, marital
status, sexual orientation, or disability. On October 6, 2005, the Human Rights Law was expanded to
become the only human rights law in New York State to prohibit discrimination in both employment and
housing against victims of domestic violence, sexual abuse, and stalking. On June 4, 2007 the law
was further expanded to provide for monetary damages in cases where there is a pattern and practice of
discrimination; the award of punitive damages in all cases where the discrimination has been willful or
wanton or malicious; and the assessment of civil fines and penalties in housing cases.
WCHRC has the authority to receive, investigate and to initiate investigations related to unlawful
discriminatory practices. The WCHRC can hold hearings, subpoena witnesses and obtain sworn testimony
in connection with human rights complaints, and, where discrimination is found, the Commission can
award compensatory and punitive damages for violations of the Human Rights Law.
In response to a request from the City, WCHRC reported that it received a total of eight complaints
between 2015 and 2020. See charts below for details on year and bases for complaints. Complaints may
site more than one basis. The most common basis for complaints during these years was source of income
followed by disability and sexual orientation.
WCHRC Fair Housing Complaints Received, 2016-2019
Year
2016
2017
2018
2019

# of Complaints
4
1
3
1

WCHRC Fair Housing Complaint Bases, 2016-2019
Bases
Disability
Religion
Sexual
Orientation
Familial Status
Retaliation
Gender
Marital Status
Source
of
Income

2015

2016

1
1

1

2017

2018
1

2019
1

2020

1
1
1
1
2

1

TOTAL
2
1
2
1
1
1
1
3

Westchester Residential Opportunities, Inc.
Westchester Residential Opportunities, Inc. (WRO) is a HUD approved housing counseling agency that
provides services and programs that foster non-discriminatory housing opportunities for low- and
moderate-income households, minorities, senior citizens, and persons with disabilities, including the
psychiatrically disabled. WRO accepts housing complaints and attempts to mediate them prior to referring
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them to the State or County and operates a variety of programs that affirmatively foster and promote fair
housing practices.
In response to a request from the City, WRO provided information on fair housing complaints they
received originating in Mount Vernon from 2019 through May 2020. A total of nine bona fide fair housing
complaints were received from Mount Vernon residents. Bases cited in the complaints were disability (4),
lawful source of income (3), and sexual orientation (2).
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7. REVIEW OF PRIVATE SECTION POLICIES AND PRACTICES
Mortgage Lending Practices
Citywide lending practices were analyzed using data gathered from lending institutions in compliance
with the Home Mortgage Disclosure Act (HMDA). The HMDA was enacted by Congress in 1975 and is
implemented by the Federal Reserve Board as Regulation C. The intent of the Act is to provide the
public with information related to financial institution lending practices and to aid public officials in
targeting public capital investments to attract additional private sector investments.
Since enactment of the HMDA in 1975, lending institutions have been required to collect and publicly
disclose data regarding applicants including: location of the loan (by Census tract, County, and MSA);
income, race and gender of the borrower; the number and dollar amount of each loan; property type;
loan type; loan purpose; whether the property is owner-occupied; action taken for each application;
and, if the application was denied, the reason(s) for denial. Property types examined include one-tofour family units, manufactured housing, and multi-family developments.
HMDA data is a useful tool in accessing lending practices and trends within a jurisdiction. While many
financial institutions are required to report loan activities, it is important to note that not all institutions
are required to participate. Depository lending institutions – banks, credit unions, and savings
associations – must file under HMDA if they hold assets exceeding the coverage threshold set annually
by the Federal Reserve Board, have a home or branch office in one or more metropolitan statistical
areas (MSA), or originated at least one home purchase or refinancing loan on a one-to-four family
dwelling in the preceding calendar year. Such institutions must also file if they meet any one of the
following three conditions: status as a federally insured or regulated institution; originator of a
mortgage loan that is insured, guaranteed, or supplemented by a federal agency; or originator of a loan
intended for sale to Fannie Mae or Freddie Mac. For-profit, non-depository institutions (such as
mortgage companies) must file HMDA data if: their value of home purchase or refinancing loans exceeds
10 percent of their total loan originations or equals or exceeds $25 million; they either maintain a home
or branch office in one or more MSAs or in a given year execute five or more home purchase, home
refinancing, or home improvement loan applications, originations, or loan purchases for properties
located in MSAs; or they hold assets exceeding $10 million or have executed more than 100 home
purchase or refinancing loan originations in the preceding calendar year.
It is recommended that the analysis of HMDA data be tempered by the knowledge that no one
characteristic can be considered in isolation but must be considered in light of other factors. For
instance, while it is possible to develop conclusions simply based on race data, it is more accurate when
all possible factors are considered, particularly in relation to loan denials and loan pricing. According to
the FFIEC, “with few exceptions, controlling for borrower-related factors reduces the differences among
racial and ethnic groups.” Borrower-related factors include income, loan amount, lender, and other
relevant information included in the HMDA data. Further, the FFIEC cautions that the information in the
HMDA data, even when controlled for borrower-related factors and the lender, “is insufficient to
account fully for racial or ethnic differences in the incidence of higher-priced lending.” The FFIEC
suggests that a more thorough analysis of the differences may require additional details from sources
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other than HMDA about factors including the specific credit circumstances of each borrower, the
specific loan products that they are seeking, and the business practices of the institutions that they
approach for credit.
The following analysis is provided for the City of Mount Vernon, New York summarizing 2017 HMDA
data (the most recent year for which data are available), and data between 2007 and 2017 where
applicable. Due to HMDA data’s geographic constraints at the municipal jurisdiction level, the geography
utilized includes all Census tracts that fall within the boundaries of the City of Mount Vernon. Where
specific details are included in the HMDA records, a summary is provided below for loan denials
including information regarding the purpose of the loan application, race of the applicant and the
primary reason for denial. For the purposes of analysis, this report will focus only on the information
available and will not make assumptions regarding data that is not available or was not provided as part
of the mortgage application or in the HMDA reporting process.
2017 Citywide Overview
In 2017, there were approximately 1,600 applications within Mount Vernon for home loans to purchase,
refinance or make home improvements for a single-family home - not including manufactured homes. Of
those applications, around 630 or 40 percent were approved and originated. This represents an increase
of approximately 70 originations from 2016 and a percentage increase of approximately 3 percent, in
contrast to the national decrease of 13 percent during the same time. Of the remaining 640 applications,
330 or 21 percent of all applications were denied. The top two application denial reasons within the City
were debt-to-income ratio (32 percent) and credit history (22 percent), representing over half of the City’s
total denials. Lack of collateral and incomplete applications represented 20 percent and 14 percent of
denials respectively. It is important to note that financial institutions are not required to report reasons
for loan denials, although many do so voluntarily. Also, while many loan applications are denied for more
than one reason, HMDA data reflects only the primary reason for the denial of each loan. The balance of
the approximately 638 applications, that were not originated or denied, were closed for one reason or
another including a) the loan was approved but not accepted by the borrower, b) the application was
closed because of incomplete information or inactivity by the borrower or c) the application may have
been withdrawn by the applicant.

Disposition of Application by Loan Type and Purpose, 2017
Single Family Homes (excluding manufactured homes)
Loan Type

Home Purchase

Refinance

Home Improvement

Conventional

529

384

115

FHA

376

133

29

Total Applications

59

VA

22

11

2

Conventional

267

133

27

FHA

138

42

10

VA

11

5

0

Conventional

21

15

3

FHA

17

13

4

VA

1

1

0

Conventional

86

99

67

FHA

42

24

8

VA

1

3

0

Conventional

60

66

13

FHA

39

20

2

VA

0

1

0

Conventional

5

35

4

FHA

11

17

1

VA

3

1

2

Loans Originated

Loans Approved but Not Accepted

Applications Denied

Applications Withdrawn

Files Closed for Incompleteness

Source: 2017 HMDA

A further examination of the 330 denials within Mount Vernon during 2017 indicates that approximately
38 percent were for applicants seeking to refinance existing mortgages for owner-occupied, primary
residences. The number one reason for denial of refinance applications was debt-to-income ratio (32
percent of refi. denials), followed by lack of collateral (25 percent of refi. denials) and incomplete
applications (20 percent of refi. Denials). Typically, homeowners, seeking to refinance their existing
home mortgage can use their home as collateral. When the denial reason given for a refinance is a lack
of collateral, this would indicate the home is worth less than the existing mortgage and, therefore,
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refinancing is not an option – these homes are commonly referred to as “under-water” or the borrowers
are “upside-down” in their mortgage. Shown below, the percentage of refinance denials given for the
reason of lack of collateral has trended downward since the housing crisis, though as of 2017 the share
remains above the rate in 2007. However, the share of 25 percent in 2017 suggests that the number of
“under-water” homes in Mount Vernon has declined since the peak of 38 percent in 2009.

Percent

Lack of Collateral as a Share of Refinance Denials
45%
40%
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Home Purchase Lending in Mount Vernon
Of the home purchase loans for single family homes that were originated in 2017, (416 loans originated)
approximately 64 percent of these originations were provided by conventional lenders, consistent with
the national conventional home purchase share of 64 percent. The remaining 36 percent of home
purchase loans in Mount Vernon were provided by federally-backed sources including the Federal
Housing Administration (FHA) and the Department of Veterans Affairs (VA). Nonconventional loans,
including the FHA and VA lending programs, have relatively lower down-payment requirements in
comparison to conventional lenders. The FHA and VA lenders had application/approval ratios of 36
percent and 46 percent respectively, while conventional lenders originated 42 percent of all
conventional home purchase applications.
The percentage of loan application denials for traditional home purchase loans for one-to-four family
housing in Mount Vernon varies by race/ethnic groups. The largest applicant group in 2017 were Blacks
(53 percent) followed by non-Hispanic Whites (23 percent) and Hispanics (22 percent). Asian applicants
represented 2 percent of all home purchase applications, and due to small sample size are not included
in the following analysis. In 2017, Whites were least likely to be denied for conventional single family
home purchases, being denied at a rate of 15 percent. Hispanics were denied at 20 percent while Black
applicants faced the highest conventional home purchase denial rate at 23 percent.
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Composition of Applicants by Race/Ethnicity, 2017
Asian
2%
White
Black

White
23%

Hispanic
22%

Hispanic
Asian
Other
Black
53%

Additionally, a closer look at home purchase denial rates by race/ethnicity and income group within
Mount Vernon, shown below, demonstrates that High Income Blacks (having greater than 120 of Area
Median Income) were nearly just as likely to be denied for a single-family home purchase, at 19 percent,
relative to Low Income Whites (having less than 80 percent of Area Media Income), at 20 percent. Low
Income Hispanics were the group with the highest home purchase denial rate at 38 percent, more than 4
times the rate of High Income Whites. Black applicants demonstrated the lowest disparity in denial rates
between low- and high-income applicants, at 8 percent, while the gap between low- and high-income
applicants for Hispanics was approximately 23 percent, more than any other group.

Single Family Home Purchase Denial Rate, 2017

Denial Rate

Low-Income

High-Income

40%
35%
30%
25%
20%
15%
10%
5%
0%
White

Black or African American

Hispanic or Latino

Race/Ethnicity
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Application Denial Reasons by Income Group
The below charts compare denial reasons among White, Black, and Hispanic applicants in Mount Vernon
for 2017 by income group.
As of 2017, the leading denial reason for High Income Whites and High Income Black applicants was debtto-income ratio, though Whites had a more concentrated share at 40 percent compared to 27 percent for
Blacks. For High Income Hispanics the distribution of denial reasons was more even, with lack of collateral
and debt-to-income ratio both at 27 percent of the High Income Hispanic share.

High Income Denial Reasons by Race/Ethnicity, 2017
White

Black or African American

Hispanic or Latino

45%
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20%
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5%
0%
Collateral

Credit Application
Incomplete

Credit History

Debt-to-Income Ratio

For Low Income denials, debt-to-income ratio was the top reason for Hispanics by a significant margin,
representing 56 percent of denials. For Black applicants, credit history was the top reason by far in 2017,
at 55 percent. Relative to their High Income counterparts, Low Income Whites were more likely to be
denied for lack of collateral. Additionally, Low Income Blacks were more likely to be denied for credit
history compared to High Income Blacks, while Low Income Hispanics were more likely to be denied for
debt-to-income ratio.
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Low Income Denial Reasons by Race/Ethnicity, 2017
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Mount Vernon’s Single Family Lending Market, 2007-2017
The following section will examine HMDA data over the time 2007-2017, for the City of Mount Vernon.
Highlighted below, the number of single-family loan originations in Mount Vernon fell drastically at the
onset of the housing crisis, with originations declining by over half (53 percent) between 2007 and 2008.
This followed a relatively steady period between 2009 and 2013. Between 2014 and 2017, total
originations increased every year and grew by 57 percent. As of 2017, total originations in Mount Vernon
are almost exactly half (50.1 percent) of the level prior to the housing crisis. Similar to originations, the
number of application denials within Mount Vernon fell significantly at the onset of the housing crisis, and
between 2007 and 2009 exceeded the City’s origination total. As of the most recent data year, denials are
77 percent below the level experienced in 2007. Relatedly, the share of denials as a percent of total
originations and total denials has declined markedly since the housing bust, from 53 percent in 2007 to
approximately 34 percent as of 2017.
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SF Loan Orginations and Application Denials, Mount Vernon
Originations

1,600

Denials

1,400

Total

1,200
1,000
800
600
400
200
0
2007

2008

2009

2010

2011

2012

2013

2014

2015

2016

2017

Shown below, the composition of loan originations by purpose has changed over time. Refinancing
represented the top loan purpose by total originations in 2007, though home purchases became the
dominant loan purpose from 2014 onward. In 2017, home purchases comprised 66 percent of the City’s
total originations, and the consistent upward trend of home purchase originations since 2012 (116
percent growth rate between 2012 and 2017), likely reflects a steady and recovering demand for housing
within the City.
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The share of refinance originations in Mount Vernon appears to move generally with the 30-year fixed
rate mortgage average from 2010 onward, shown below. In 2012, for example, when the average 30-year
fixed rate mortgage was at its lowest level of all the years examined, refinance originations reached the
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highest level in absolute and percentage terms of all years from 2010 on. Similarly, when interest rates
rose between 2012 and 2014, the share of refinance originations fell from 50 percent to 27 percent.

SF Loan Origination Share by Purpose, Mount Vernon
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Source: HMDA, Federal Reserve Bank of St. Louis

For home purchase loans, the movement of originations often tracks trends in the number of single-family
building permits issued. However, despite increases in home purchase loans since 2011, residential
building permits have broadly trended downward.

Income, Race, and Single-Family Loan Denials in Mount Vernon
Denial rates for single family loans in Mount Vernon over time vary by race and ethnicity. The charts below
show that between 2007 and 2017, the denial rate for all groups trended downward, with Black applicants
experiencing the greatest percentage point decrease from 39 percent to 26 percent. The overall disparity
between White and Black applicants remains, with Black applicants 1.3 times as likely to be denied than
White applicants as of 2017, slightly below 1.4 times in 2007.
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Single Family Denial Rate by Race/Ethnicity, Overall
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Home purchase applications generally exhibit lower denial rates for all applicant groups relative to overall
denial rates. However, relative to other loan purposes, home purchase denial rates exhibit more variability
among race/ethnicity groups, though Whites were the least likely to be denied in the majority of the years
examined.

Single Family Denial Rate by Race/Ethnicity, Home Purchase
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In contrast to home purchases and the overall denial rate, Black applicants experienced the lowest denial
rate in 2017 at 21 percent, compared to Whites at 23 percent.
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Single Family Denial Rate by Race/Ethnicity, Refinance
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A view of single-family denial rates by applicant income group within Mount Vernon, highlighted below,
generally shows the expected outcome of higher income groups experiencing lower denial rates than
lower income groups. However, Very Low Income applicants (50 percent of less of Area Median Income)
have remained well above other income groups, despite convergence in 2014 and 2015. High Income
(greater than 120 percent of Area Median Income) applicants were the lowest denied group in all but two
years examined, and were denied at 20 percent in 2017. Middle Income (80 to 120 percent of Area Median
Income) and Low Income (between 50 percent and 80 percent of Area Median Income) applicants show
some interchangeability, but as of 2017 had respective denial rates of 22 and 32 percent. The single-family
denial rate declined for all income groups between 2007 and 2017.

SF Denial Rate by Applicant Income Group, Overall
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Similar to overall denial rates by income group, home purchase applications were denied at a much higher
rate for Very Low Income applicants during most years between 2007 and 2017 while Low, Middle, and
High Income applicants have remained closer to each other. As of the most recent data year, Very Low
Applicants are nearly 3 times as likely to be denied for a home purchase relative to Middle Income
applicants. High Income applicants have been the least likely to be denied for a home purchase in every
year since 2009.

SF Denial Rate by Applicant Income Group, Home Purchase
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Denial rates for refinance applications demonstrate less consistent patterns and show a wide range of
denial rates over the years analyzed. Between 2016 and 2017, the refinance denial rate for Low Income
applicants increased and declined for Middle Income and High Income applicants.
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SF Denial Rate by Applicant Income Group, Refinance
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As a percentage of total applications within Mount Vernon, the distribution among neighborhoods by
income group (defined as median income of property’s Census tract) shows that for Middle Income
neighborhoods represented the majority of applications between 2007 and 2009. While Middle Income
neighborhoods remained the largest applicant group in 2010 and 2011 (though not a majority), High
Income neighborhoods were the top group by applications in 2012 and 2013. Between 2016 and 2017,
Low Income neighborhoods saw a significant increase from 20 to 34 percent and became the top
neighborhood group by total applications.

Application Share by Neighborhood Income Group
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Within Mount Vernon, Very Low Income and Low Income neighborhoods represent 50 percent of the
City’s total neighborhoods, although they are represented by approximately 30 percent of total
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originations and 35 percent of total applications as of 2017, shown below. This suggests that Low and Very
Low Income neighborhoods within the City are less likely to participate in the single-family lending market
relative to other neighborhoods. By contrast, loan applications and originations within Mount Vernon are
disproportionately likely to occur for properties in Middle and High Income neighborhoods. For example,
High Income neighborhoods represent 25 percent of the City total, though they accounted for 32 percent
of applications and 37 percent of all single-family loan originations throughout the City in 2017.

Orginations and Denials by Census Tract Income, 2017
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The Subprime Market
Illustrated below, the subprime mortgage market in Mount Vernon declined significantly between 2007
and 2009, dropping by 95 percent. Subprime loans are defined as those with an annual percentage rate
that exceeds the average prime offer rate by at least 1.5 percent. The total number of subprime loan
originations has remained far below pre-crisis levels and decreased by approximately 89 percent on net
between 2007 and 2017. Prime originations decreased by 32 percent during the same time period. As a
percent of Mount Vernon’s total, subprime originations declined from 31 percent to 7 percent between
2007 and 2017.
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Single Family Subprime Mortgage Originations, Mount Vernon
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Looking at the share of subprime loans as a percentage of total originations by race/ethnicity reveals that
Black loan recipients were the most likely to be subprime at 39 percent in 2007 while Hispanic loan
recipients were the second most likely at 30 percent. This trend is consistent with the broader national
pattern of minorities being disproportionately subjected to predatory subprime lending leading up to the
housing crash, as outlined in a post-crisis report by the US Department of Housing and Urban
Development.1 The period between 2007 and 2009 saw the subprime share for Black and Hispanic
borrowers decline substantially, partly the result of tighter credit conditions and financial regulations in
the aftermath of the housing crisis. Relative to the pre-crisis share of subprime originations, all groups are
down relative to the 2007 share and in 2017 the subprime share for all groups was below 10 percent.
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https://www.huduser.gov/portal/publications/foreclosure_09.pdf
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Consistent with broader national trends, the composition of subprime loans within Mount Vernon has
shifted from conventional loans to government-insured nonconventional loans since the housing crisis. In
2007, over 99 percent of subprime loans within the City were originated by conventional lenders. As of
2017, that percentage is 12 percent, up from a low of 4 percent in 2013. All of the nonconventional
subprime loans originated in Mount Vernon in 2017 were insured by the Federal Housing Administration.
By contrast, the FHA’s share of nonconventional prime loans is 90 percent, with the remaining 10 percent
insured by the Department of Veterans Affairs.
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As a percentage of all subprime loan originations within Mount Vernon, home purchases represented the
vast majority at 84 percent in 2017, up from its share of 38 percent in 2007 and a low of 16 percent in
2012.
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Subprime Originations by Loan Purpose
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Though half of all subprime loans within Mount Vernon are nonconventional, 64 percent of all singlefamily originations in 2017 were from conventional lenders. The highest share of nonconventional
originations for any loan purpose was for home purchase loans in 2011 at 59 percent.

Conventional and Nonconventional Share, Overall
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Conventional and Nonconventional Share, Home Purchase
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Conclusion
Mortgage lending activity in Mount Vernon is consistent with many of the broader trends that have
occurred in the wake of the housing crash, Great Recession, and subsequent economic recovery.
While home purchase originations remain below the levels seen prior to the housing crisis, they have
more than doubled since 2012, suggesting signs of growing housing demand and a housing market
recovery within the City.
The City has also been subject to cyclical trends that reflect broader economic conditions in recent years,
including changes in mortgage rates that influence the prevalence of refinance originations and a
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subprime lending market that remains well below its peak prior to the housing bust. Government-insured
mortgages have increased in the subprime market, consistent with tighter credit conditions and a more
active regulatory environment in the wake of the housing crash.
Some trends, however, have continued despite business cycle fluctuations, such as higher denial rates for
Black and Hispanic applicants relative to White applicants, in addition to lower participation rates for
lower income applicants and neighborhoods.
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8. OVERVIEW OF PAST IMPEDIMENTS
The following impediments and recommended actions were identified in the 2015 Analysis of
Impediments to Fair Housing. The City has made great strides in addressing and achieving these steps.
The outcomes column provides updates.
Past Impediment

Goals

Recommended Actions

Impediment #1: Real
Estate Market Prices

Continue to increase
the number of
quality affordable
rental and
ownership housing
opportunities in the
City.

Impediment #2: Age and
Condition of the Housing
Stock

• Rehabilitate aging
and deteriorated
housing stock.
• Continue to
eliminate lead-based
paint hazards in
existing units.
• Expand the
number of
affordable accessible
units available.

Identify suitable
properties in nonimpacted areas and
areas in need of
reinvestment and
collaborate with
affordable housing
developers
a) Continue to utilize
CDBG, HOME and
related funds to provide
for housing
rehabilitation and
related services.
b) Continue to
participate in the
County lead-based paint
abatement program.
Continue to enforce the
City’s mitigation
requirements for lead
based paint abatement
in substantial
rehabilitations.
c) Provide training
workshops for design
professionals and City
staff addressing
accessibility features.
d) Work with
developers to ensure
there are accessible
units.

Outcomes to
Recommended Actions
Development projects
have been built to
support affordable
housing, including:
The Modern
Blue Rio/La Porte
a) CDBG funds were
allocated for residential
rehab in 2015 and
2016.
b) The City continues to
participate in the leadbased paint abatement
program and lead
abatement is enforced
for rehab projects
c) The City continues to
work toward its
training goals.
d) The City continues to
work to provide
additional accessible
units in its approved
developments.
e) This is under
consideration.

e) Evaluate establishing
a provision requiring a
specific set aside of
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Past Impediment

Impediment #3: Lack of
Land Available and
Suitable for Housing
Development

Impediment #4:
Inadequate Knowledge
of Fair Housing Rights
and Requirements

Goals

• Continue to review
and modify City
planning and zoning
policies as necessary
to facilitate new
housing production.
• Provide new units
to increase housing
choice throughout
the City

Expand local
knowledge of fair
housing rights,
requirements, and
responsibilities.

Recommended Actions
accessible units for all
new residential
developments.
f) Adopt a vacant
property registration
ordinance and
undertake a review of
all vacant and
underutilized land
including City-owned
land.

Outcomes to
Recommended Actions

f) The City is
completing this effort
under a grant received
from LISC. The work is
ongoing.

g) This City conducts
this analysis as part of
g) Analyze the zoning
its redevelopment
code and make
strategy, so it is
recommendations for
ongoing. Also see
vacant and
Senior Citizen Housing
underutilized land
ordinance, which was
appropriate for rezoning adopted in 2013;
to higher density,
Mount Vernon West
transit oriented or
Rezoning adopted in
mixed-use
2016. This will be part
development.
of the Comprehensive
Plan that the City is
h) Map all available
going to undertake in
vacant land in the City
the upcoming 2021.
identifying location,
status, zoning, and size
h) This is an ongoing
as well as sites most
effort.
appropriate for
residential or mixed-use
development.
i) Work with service
i) The City conducted
provider(s) to provide
fair housing outreach
targeted workshops and and mortgage
training services to
foreclosure prevention
specific populations,
as part of its CDBGwhich may include City
funded activities.
staff members,
landlords, realtors,
j) This is under
design professionals,
consideration
grant sub-recipients and
the public.
k) This is under
consideration.
j) Adopt a resolution
affirming City Council’s
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Past Impediment

Goals

Recommended Actions

Outcomes to
Recommended Actions

commitment to fair
housing.

Impediment #5:
Reduced Federal
Funding

Impediment #6: Lack of
Affordable Housing to
Serve Protected Classes

• Secure alternative
funding methods
and/or sources to
maintain existing
housing activity
levels.
• Select and
implement projects
that will most
effectively advance
the City’s fair
housing goals

• Expand the
number of
affordable accessible
units available.
• Increase housing
opportunities for
large families and
families with
children.
• Continue to
provide housing
opportunities for
seniors.
• Increase housing
opportunities for
veterans and their
families

k) Establish policies and
procedures for fair
housing complaints and
inquiries that are
directed to City Hall.
l) Continue to invest in
affordable housing as
resources allow.
m) Continue to identify
collaborative
approaches to project
funding.
n) Review funded
projects annually to
determine the
effectiveness of these
programs in addressing
impediments and adjust
as needed.
o) See Impediment #2:
Condition of the
Housing Stock.
p) Work with
developers to ensure
the creation of new
three or more bedroom
units
Continue to work with
developers to provide
quality housing units for
seniors.
q) Work with
developers and
organizations involved
with the Patriot Housing
Initiative to connect
veterans and their
families to existing
affordable housing units

l) This is part of the
City’s ongoing mission.
m) This is part of the
City’s ongoing mission.
n) This is part of the
City’s ongoing mission.

o) See Impediment #2:
Condition of the
Housing Stock.
p) The City continues to
develop quality housing
units for seniors. The
City adopted a zoning
code in 2013 to address
this issue.
q) The City works
closely with the
Westchester
Continuum of Care
Partnership to connect
veterans with existing
affordable housing
units.
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Past Impediment

Impediment #7: Loss of
Subsidized and
Affordable Housing
Stock

Impediment #8: Income
and Employment

Goals

• Consider
alternative strategies
to maintain current
levels of affordability
in projects
converting to market
rate, including
Section 8 projectbased assistance.
• Increase tenant
education regarding
their rights under
existing rent
regulation programs.
• Continue to create
new or rehabilitated
affordable housing
units.

• Expand capacity of
local services that
address education
and employability.
• Create
opportunities to
increase the number
of jobs available in
the City by providing
financing incentives.

Recommended Actions
and to create new
affordable housing
units.
r) Work with service
provider(s) to contact
building owners
regarding information
on alternative funding
sources.
s) Work with service
provider(s) to provide
education to tenants
regarding the
availability of programs,
their rules, and
procedures for
obtaining information
and filing complaints.
t) Continue to use new
construction of
affordable rental
housing as an
opportunity to replace
the loss of subsidized
and affordable housing
stock.
u) Continue to invest
Community
Development Block
Grant (CDBG) funds in
public service activities
such as education,
media outreach,
childcare, job training,
youth services, etc.
v)Work with service
provider(s) to foster
economic development
programs that provide
employment and
training opportunities
for City residents.

Outcomes to
Recommended Actions

r) This is an ongoing
consideration
s) This has been carried
out through WRO.
t) This is an ongoing
consideration.

u) This is part of the
City’s ongoing mission.
v) This is part of the
City’s ongoing mission.
w) This is an ongoing
consideration.
x) This is an ongoing
consideration.
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Past Impediment

Goals

Recommended Actions

Outcomes to
Recommended Actions

w) Tie in the provision
of financial incentives
(e.g., IDA financing) with
strict job creation and
monitoring protocols.

Impediment #9: Overall
Discrimination in the
Housing Market

Impediment #10:
Discriminatory Lending
Policies and Practices

• Increase fair
housing choice,
particularly in the
northern portions of
the City.
• Increase fair
housing choice for
the disabled.
• Increase fair
housing choice for
large families.
• Increase fair
housing choice for
families with
children.
• Increase fair
housing choice for
veterans and their
families.
• Work to reduce
local opposition to
affordable housing
when it occurs.
• Reduce housing
lending
discrimination in
Mount Vernon.
• Educate
households and
housing-related
organizations about
fair housing law with
respect to lending
practices.
• Establish funding
and economic

x) Actively pursue largescale economic
development
opportunities.
See Impediment #3Lack of land available
and suitable for housing
development.
y) Encourage the
adoption of accessible
universal design
standards for new and
substantial
rehabilitation projects.
See Impediment #5 –
Reduced federal
funding.

y) This is an ongoing
consideration.
z) This may be under
consideration as part of
the comprehensive
plan update, which will
include “housing”
conversation.

z) Hold community-wide
housing forums when
significant opposition to
affordable housing
occurs

aa) Work with service
provider(s) to conduct
fair housing testing
within the City.
bb) Work with service
provider(s) to provide
workshops to educate
the public, lenders and
real estate agents.
cc) Work with service
provider(s) to expand

aa) I will need to check
with WRO
bb) This is an ongoing
consideration.
cc) This is complete.
dd) This is complete.
ee) This is complete.
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Past Impediment

Goals

Recommended Actions

development
policies that will
promote fair housing
choice throughout
the City via the
creation of new
affordable housing
units

efforts to make
individuals and housingrelated organizations
aware of service
provider sponsored
housing counseling
services and financial
education.

Outcomes to
Recommended Actions
ff) This is an ongoing
consideration

dd) Support housing
counseling services and
financial education
sessions in Mount
Vernon on a regular
basis.
ee) Hold at least one
City Hall meeting
annually to discuss
issues related to fair
housing, including
education efforts and
outreach.
ff) Applicants and
developers receiving
federal funds
administered by the City
for housing purposes
must give priority
emphasis to the
locations of greatest
need within Mount
Vernon: 1) Areas in
which affordable
housing options are
underrepresented. 2)
Areas which have
experienced significant
vacancy, abandonment,
or disinvestment.
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9. FAIR HOUSING FINDINGS, IMPEDIMENTS, AND GOALS
The purpose of fair housing planning and analysis is to foster a careful examination of the factors
restricting fair housing choice. These factors are described throughout this report and are summarized in
the list of findings below. After analyzing the findings, the City established a list of impediments that are
contributing to the fair housing conditions in the City.
HUD provides a definition of impediments to fair housing choice as:
•
•

Any actions, omissions or decisions taken because of race, color, religion, sex, disability,
familial status or national origin which restrict housing choices or the availability of
housing choices (and)
Any actions, omissions or decisions which have this effect.

Further, there are three components of an impediment:
• A fair housing impediment must be an identified matter that directly or indirectly (has the
effect of) creating a barrier to fair housing choice.
• An impediment must have a disproportionate effect on a protected class.
• An impediment must be caused by an “action, omission or decision.”
The impediments listed below are intended to be broad and include more specific barriers as identified in
the summaries of each impediment, however, each impediment also includes one or more goals and
action steps. The goals and action steps listed for each impediment will not necessarily eliminate the
impediment in next five years; however, these actions will make strides to lessen the effect of the
impediments and to expand housing choice.
This AI, including the impediments and recommended actions, may be updated periodically throughout
the next five years, as needed.
Impediment #1: Lack of Knowledge About Fair Housing
Impediment
Information about fair housing rights is not universally known to organizations working with people of
protected classes. Also, persons of protected classes may not know about or do not understand
discrimination and how to address the situation if discrimination occurs.
Impact
•
•
•

Fair housing complaints may be under-reported.
Residents of protected classes who experience housing discrimination may not understand that
discrimination has occurred or may not know how to report discrimination and therefore could
miss out on housing opportunities.
Housing professionals, organizations, businesses, or policymakers that are unfamiliar with fair
housing could unintentionally implement policies or procedures that are discriminatory toward a
protected class.
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Analysis
An issue that was repeated during the resident and stakeholder engagement process was the need for
additional fair housing education. Over 20% of survey respondents said that they are not familiar with
fair housing laws and about 31% said they were only somewhat familiar.
With respect to acts of discrimination that respondents experienced, they said overwhelmingly that that
the discrimination was not reported (61%). When asked why they did not report it, they said they didn’t
think it would make a difference (44%), they didn’t know where to report it (11%), they were afraid of
retaliation (8%), or they were not sure of their rights (7%), among other reasons. Providing education,
resources, and continued outreach is needed for residents who may not know about or not understand
fair housing. About 55% of survey respondents said they were not aware of fair housing education
opportunities, so outreach is especially important.
Goal
Expand fair housing outreach, education, and enforcement. The goal focuses on engaging with fair
housing advocates to better educate residents, nonprofit partners, and landlords; providing support for
tenants and homeowners facing fair housing issues; improving housing quality; and increasing capacity to
enforce fair housing policies.

A
B

C

D

ACTIONS TO ADDRESS IMPEDIMENT 1
Lack of Knowledge About Fair Housing
Conduct webinars and outreach on fair housing laws and enforcement.
Outreach can include social media, the mayor’s radio segment, and paper
publications.
Conduct a foreclosure prevention and housing discrimination education series
in coordination with a grant from LISC. The series will educate tenants and
homeowners on their rights for safe and clean units and will be delivered by
Westchester Residential Opportunities (WRO).
In conjunction with Mount Vernon United Tenants, deliver two workshop
series: 1) how to organize a tenant association; and 2) basic knowledge about
tenant’s rights and how to seek protections. This will be funded through the
City’s RISE program for two years and all workshops will include translation.
The City law department will continue educating the City courts about fair
housing laws, tenant rights, and landlord obligations and has hired a code
enforcement attorney to assist with these efforts.

TIMELINE
Short Term
Medium Term

Short Team

Medium Term

Impediment #2: Insufficient Housing Affordability and Safe Housing Options
Impediment
The City lacks sufficient quality affordable housing units to meet the demand in Mount Vernon. Housing
cost burden occurs when more a household spends more than 30% of its income on housing costs. Mount
Vernon residents face significant cost burden. Further, given Mount Vernon’s aged housing stock, many
market rate housing options that are affordable for low- and moderate-income households are often in
older homes, which may need a higher cost of repairs and may have additional health hazards, like leadbased paint or asbestos. Additionally, these older units often do not include accessibility features.
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Impact
•

Many low-income residents, including residents of protected classes, have less access to quality
affordable housing. Even housing options that are affordable to moderate- or middle-income
residents of protected classes are deteriorating, flood damaged, or have environmental hazards.

•

Some residents may be forced to move because of the increase in rents or taxes due to increased
market value in an area.

Analysis
Affordability was a top concern that came up in stakeholder meetings. In the 2020 Online Survey, about
58% of respondent said that the cost of housing was the biggest barrier to finding appropriate housing
followed by condition of housing units (33%) and concentration of affordable housing options in certain
neighborhoods (33%). Further, about a third of all survey respondents said they had difficulty in paying
their rent or mortgage over the past two years.
Nearly 54% of homeowners in Mt. Vernon with a mortgage are cost burdened, most of whom pay over
35% of their income to housing costs. Renters are more likely to be cost burdened than any other group.
Nearly 60% of renters, or over 8,500 households, are cost burdened. Not only is this group at an increased
risk of homelessness, but they also lack the investment that comes from home ownership, which can
offset increased housing costs. A homeowner’s mortgage will not increase over time, but rent can, and a
renter cannot sell property to downsize or move.
About 14% of Mount Vernon residents live in poverty with about 24% of Hispanic residents living in
poverty. Housing burdens are especially heavy for those living in these conditions. As a result,
overcrowding is a serious concern in Mount Vernon as people look for more affordable options to find
housing. Overcrowding further strains the City’s infrastructural resources and services.
Goals
The City will work towards creating more homes and preserving homes especially for persons in various
protected classes by carrying out activities that address the following objectives.
• Preserve the supply of existing affordable homes. The goal focuses on expanding efforts to invest
in homeownership rehabilitation grants, foreclosure prevention and other efforts to prevent the
loss of homeownership.
• Develop new affordable housing opportunities. This goal focuses on expanding efforts to create
new affordable homeownership units.
• Increase housing choice for low, moderate, and middle-income households
• Ensure that materials are available for residents with limited English proficiency so that
opportunities are accessible by all.

A
B

ACTIONS TO ADDRESS IMPEDIMENT 2
TIMELINE
Insufficient Housing Affordability and Safe Housing Options
Launch Tenant Based Rental Assistance Program to provide additional Medium Term
assistance to renters.
Use Emergency Solutions Grant assistance and CARES Act funds from the Medium Term
County to support renters struggling to stay in their homes.
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Continue to support assistance for those who have fallen behind on utilities to
help tenants stay in their units in safe conditions.
In partnership with WRO, the City will also support webinars around education
for landlords on resources that can help with property improvement, including
lead abatement, and a series on foreclosure prevention and housing
counseling.
Coordinate with Westchester County about lead abatement funds continue
providing outreach and education to landlords about these resources.
Connect distressed homeowners to resources to prevent from foreclosure and
more vacant properties.
Launch See/Click/Fix/Mount Vernon Connect, a 311 mobile application service
that will allow residents to report code violations to the building department
along with photographs from their mobile devices.
Enhance enforcement of the vacant apartment registration requirement.
Landlords need a certificate of occupancy before renting an apartment, but
compliance has been historically low because there are no consequences for
lack of compliance. The City will institute a penalty fee schedule for those who
fail to comply.
The City will continue to address its vacant and abandoned properties through
its “zombie housing” program through its LISC grant. The City’s goal is to
address 25 vacant properties every quarter with a focus on 1 – 4 family homes.
The City will hire six additional code enforcement officers in conjunction with
the hiring of an additional attorney to focus on code enforcement.
Draft a Language Access Plan to ensure program materials are provided to
individuals who are non-English speaking or have limited English proficiency,
as required by HUD. While the LAP will benefit applicants to housing programs,
it will be used for all HUD-funded programs administered by the City.

Short Term
Short Term

Medium Term
Medium Term
Short Term
Medium Term

Medium Term
Medium Term
Short Term

Impediment #3: Lack of Accessible Housing for Persons with Disabilities
Impediment
Accessible housing options are not often available to people with disabilities.
Impact
Persons with disabilities needing accessibility accommodations do not have equal access to housing.
Housing options for households or individuals with special needs is an issue when there is a lack of
accessible units. These vulnerable populations already face limited choice, and with a lack of accessible
housing citywide, these households and individuals are most affected. For instance, finding housing with
accessibility features is very limited.
Analysis
The supply of accessible housing for persons with disabilities is an issue that has been raised by
stakeholders who advocate for special needs groups. The concerns include, but are not limited to, costs
to accommodate homes, the lack of data used to describe the spatial distribution of persons with
disabilities, and accessible housing as it relates to structural and neighborhood conditions. Another
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concern raised was how persons with disabilities are negatively impacted by aging public infrastructure
such as sidewalks, traffic lights and visibility signs that meet ADA requirements.
Goals
The city will work to increase the number of housing choices for persons living with disabilities. The
following objectives will be addressed through proposed actions the City plans to undertake in the next
five years addressing the lack of accessible housing for persons with disabilities.
ACTIONS TO ADDRESS IMPEDIMENT 3
Lack of Accessible Housing for Persons with Disabilities
Gather research and data to better understand and describe the needs for and
the supply of accessible housing in Mount Vernon.
Expand efforts to use public funds and leverage private investment to expand
the supply of accessible, affordable housing
Provide support services for vulnerable populations, including those with
disabilities and seniors.

A
B
C

TIMELINE
Medium Term
Medium
Long Term
Short Term

and

Impediment #4: Insufficient Investment in Education, Economic Opportunities, and Income Needs of
People in Neighborhoods
Impediment
Persons of color, females, and persons with disabilities, are disproportionately represented in the lowincome category. This lack of income not only restricts these groups to finding housing, but it also can be
exacerbated by discriminatory actions. The lack of funding for fair housing activities limits how
organizations, including the City, can address these impediments to fair housing choice.
Impact
•
•
•

Many individuals with low incomes do not have enough money to find a home. Many residents
with limited income often cannot maintain the housing they currently live in.
As housing is the major asset to low-income families, this could reduce the inherited wealth for
future generations.
Funding may not be available to organizations and the City to address housing discrimination most
effectively.

Analysis
Closely related to the impediment, Lack of Housing Affordability and Options, this impediment relates to
both the lack of income residents earn to then be able to afford increased housing choices, as well as the
lack of funding for agencies, such as the Department of Planning and Community Development, to
perform fair housing outreach, education, or enforcement activities.
About 14% of Mount Vernon residents live in poverty with about 24% of Hispanic residents living in
poverty. In the online survey, those reporting housing discrimination noted source of income at the
highest rate (57%). Further, as noted, about a third of respondents reported that concentration of
affordable housing options in certain neighborhoods was a significant concern. Working simultaneously
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to increase the earning potential of residents to be more independently mobile in their housing choices
while improving neighborhoods across the city is a primary focus to addressing this impediment.
Goal
The City is committed to promoting economically, racially, and ethnically integrated neighborhoods of
opportunity and will take actions to encourage mixed income housing by:
•
•
•

A

Assisting low- and moderate-income residents secure and maintain quality housing.
Promoting ways for low- and moderate-income individuals of protected classes to become
employed or retain employment.
Investing in and support anti-poverty programs, economic development and educational
programs that develop resident and self-sufficiency and increase economic opportunity.

ACTIONS TO ADDRESS IMPEDIMENT 4
TIMELINE
Insufficient Investment in Education, Economic Opportunities, and Income
Needs of People in Neighborhoods
Partner with Cities for Financial Empowerment and Urban League of Short Term
Westchester to hire two financial navigators to answer questions and provide
information and resources to residents that have been impacted by COVID. A
web page of these resources will be maintained.

B

The mayor will continue participating in the Mayors for Guaranteed Income Short Term
initiative. This initiative is a network of 29 mayors across the country who
believe residents should be receiving monthly income

C

The City will assist workforce development and training programs to better Medium Term
align resident skills with job opportunities.
The City will support small business development and build capacity of Short Term
business owners to strengthen the local economy and enhance local resident
participation in its growth.

D

Impediment #5: Lack of Financial Education
Impediment
Some residents do not understand or are not exposed to financial education opportunities.
Impact
The lack of financial understanding coupled with discriminatory practices in the housing industry can
prevent some residents from choosing where they live and from accumulating wealth through
homeownership.
Analysis
Through the public input process, financial literacy and housing literacy were cited as barriers to housing.
From the public participation process, many residents had trouble buying or renting property in Mount
Vernon due to credit issues or being denied a loan. Others have unique personal issues that may impact
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rental housing or loan approval such as job history, credit history, rental history and evictions, or criminal
history.
In addition, some stakeholders suggested that some Mount Vernon residents do not participate in the
mainstream banking system because they do not know how it works or do not trust the systems. These
groups include unbanked or under-banked individuals, renters, or/and immigrants, including residents
with limited English proficiency. Residents who do not have or have not built credit or other types of
banking relationships will have difficulty securing a loan to purchase a home.
Goal
The City will take actions to increase the knowledge in the community about financial programs and
financial well-being to further the following objectives to address this impediment:

A
B

C

ACTIONS TO ADDRESS IMPEDIMENT 5
Lack of Financial Education
Assist WRO in marketing financial literacy and counseling
Partner with Cities for Financial Empowerment and Urban League of West
Chester to hire two financial navigators to answer questions and provide
information and resources to residents that have been impacted by COVID. A
web page of these resources will be maintained.
Partner with Cities for Financial Empowerment on a Bank On certified product.
The goal is to offer residents access to a safe and affordable bank or credit
union account.

TIMELINE
Short Term
Short Term

Medium Term
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