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Introduction 
 
Since Urbanomics’ 2014 report, the Village of Port Chester has continued to prosper from an ongoing construction 
boom that has favored Westchester County’s most urban communities. In response, the new comprehensive plan 
and consequent zoning changes allow for higher density mixed-use development in strategic areas with the intent 
of creating additional economic opportunities.  There is concern that the already crowded school system will be 
stressed beyond capacity by additional children.  
 
To better understand and deal with this challenge, the Port Chester Industrial Development Agency (IDA) retained 
Urbanomics, Inc. in 2014 to analyze the changing demographics and countervailing child generation rates of Port 
Chester and to develop a mechanism known as a Public School Child Generation Tool (PSCGT) that allows the 
Village of Port Chester to accommodate new school children without excessively taxing existing residents. The 
development of the PSCGT mechanism followed a process of literature review, data collection and forecasting, 
definition of the costs of education and new school construction, as well as development of a mitigation formula. 
Regular updates of the multipliers used in the PSCGT were recommended to ensure that the tool reflects current 
conditions to the greatest extent possible. A description and the results of this update process follow.  
 
 
Key Findings 
 

 The number of public school children in Port Chester has continued to rise over the last decade unlike the 
surrounding municipalities in Westchester County due to demographic differences. 

 The number of public school children will continue to increase through the 2019-20 school year followed by 
several years of declining enrollment through the 2025-26 school year. 

 Child generation rates in Port Chester are generally lower than State averages for studios and one-bedroom 
units, and higher than the averages for two or more bedroom units. 

 The actual number of school children residing in new developments is far lower than estimated by current 
child generation rates 

 Educational, operational (soft) costs and debt service per child are estimated at $19,713 
o Minus government aid, the soft cost per child is $14,253 

 Applying the mitigation formula to projects in the pipeline at current unit mix yields: 
o 44 Children 
o $627,137 in costs per child adjusted for State Aid 
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Analysis of Existing Studies and Forecasts 
 
Urbanomics reviewed several existing studies and forecasts at the outset of the project to provide context. These 
studies included the Village of Port Chester Housing Study, which provided information on the predominant existing 
housing by type and income level of residents.  The Village of Port Chester’s 2012 Comprehensive Plan and 
Comprehensive Plan EIS provided information on what future housing development will be like in the Village, in 
particular in the areas rezoned to higher densities. More recent studies were also considered, including the Village’s 
2017 Local Waterfront Revitalization Plan, which did not propose any significant land use changes along the 
waterfront but rather provided further support for future land uses proposed in the Comprehensive Plan. The Village 
is currently working with Town Planning & Urban Design Collaborative to formulate a Form-Based Code to modernize 
the Village’s zoning ordinance. This economic development and community building initiative, known as Plan the 
Port, recently completed the visioning phase in the Spring of 2018; planning efforts to redevelop several key nodes 
of Port Chester are currently underway in the Downtown Waterfront, Train Station, Lower Waterfront, Boston Post 
Road, Fox Island and Gateway Park neighborhoods. 
 
The primary source for School District information was the Port Chester Public Schools 10-Year Enrollment Forecast 
prepared by Urbanomics in November 2016. Using several alternative methodologies as per industry forecast 
standards that varied by historic retention rate, the forecast projected continued growth in enrollment through 
school year 2019-2020 followed by a small decrease in enrollment in following years.  
 
For information on classroom space utilization, Ross Haber Associates’ June 2011 Districtwide Enrollment Study was 
relied on.  This study included both a forecast of student enrollment to 2015 as well as a classroom capacity analysis 
of the District’s elementary schools.  The capacity analysis showed a district-wide classroom deficit of 3 classrooms 
in 2011, assuming a maximum class size of 25 students.  
 
The 2014 Overcrowding and Mitigation Analysis report previously prepared by Urbanomics was reviewed further with 
an evaluation of the reliability of past school child multipliers against actual student enrollment in recently built 
housing developments.  

 
Data Collection and Preparation of Enrollment Forecasts 
 
The graphic to the right shows the progression of the School 
District Enrollment Forecasts. Historical data and assumptions 
for the enrollment forecasts are as follows: 
 

 Births: 
o Historical births for all mothers residing in the 

Port Chester/Rye School District available from 
New York State Department of Health for 
2005-2015; projected to 2020  

o K enrollment dependent upon annual births of 
5 years prior to school year 

 Actuals for calendar years (CY) 2005 to 
2012 (historical period school years (SY) 
2010-11 to 2017-18) 

 Actuals for CYs 2013 to 2015 (projected 
period SYs 2018-19 to 2020-21) 

 Linear Trend of Births for CYs 2016 to 2020 (projected period SYs 2022-23 to 2025-26) 
 Total Enrollment: 

o Public School enrollment collected for mid-October from NYS Department of Education and the Port 
Chester Rye School District reports of all students on roll by grade.   

 Retention Rates: 

Data 
Inputs

•School District Enrollment by Grade 2007 to Present
•State Department of Health Births per School District

Retention 
Rates

•Retention Rates by Grade from Year to Year
•Percentage of Births (lagged by 5 years) to Enter 

Kindergarten

Forecasts

•Average of kindergarten entrance rates applied to new 
birth data to determine next year’s kindergarten class size

•Average historical retention by grade applied to 
determine the subsequent grades class size in the next 
year.  
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o For grades K-12, forecast retention rates are computed as the average of seven year historical 
survival rates. 

o All retention rates are applied to prior year and prior grade enrollment, with the exception of K grade 
levels for which retention rates are applied to corresponding row birth rates. 

 Ungraded (Grades 13 and 14) 
o A ratio of special education students to regular students was computed on an historical basis by 

year of enrollment for K-12.  The ratios were forecasted by a least squares linear regression to provide 
future school year percentages of special education students to be applied to the regular student 
forecast.   

 Pending Development School Child Generation 
o All housing units proposed and under construction in the forecast period were obtained from the 

Village of Port Chester Department of Planning by tenure, building type, cost and unit size. The Port 
Chester Specific PUMS multipliers (as described in the following section) were applied to housing 
developments on a unit size basis. 

 
Comparison of 2014 Forecast and Current Enrollment 
The chart below compares the trend in historic enrollment against the 2014 enrollment forecasts previously prepared 
by Urbanomics.  The previous forecasts are quite close to actual enrollment over the past 4 schools years.  The annual 
average enrollment growth of actual enrollment was marginally greater (+0.75%) than both the baseline (+0.50%) 
and 5-year forecasts (+0.55%), however the difference is statistically insignificant—an indication that the forecasts 
are accurately capturing local enrollment trends, including not only students aging through the district, but also 
students new to Port Chester.  
 

 
Source: Port Chester Rye UFSD, Urbanomics 
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 Baseline Forecasts 
 

What follows is an image of the Cohort-Survival Forecast worksheet. 
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As shown in the preceding table and charted below, between 2010-11 and 2017-18 the number of public school 
children in the Port Chester Rye UFSD increased from 4,183 to 4,621 or by 10.5 percent (+438  students) or by 1.4 
percent on average each year. 

Source: Port Chester Rye UFSD, NYS Department of Health, Urbanomics 
 
The number of public school children is expected to continue to rise through school year 2019-20, when it will 
peak at 4,666 students. This is an increase of 45 students or 1.0 percent over the 2017-18 school year.  This increase 
averages to roughly 0.5 percent each year.  After SY 2019-20, the number of school children enrolled in the Port 
Chester Rye UFSD will begin to slowly decrease. 
 
The relatively slow growth to 2019 and the subsequent decrease in the number of students will be due to an overall 
declining birth rate in the District. As shown in the chart below, the number of District births peaked in 2005 at 529 live 
births.  These children entered public school in the 2010-2011 school year.  The projection of births used to extend the 
enrollment forecasts to the year 2025-26 reflects this trend.   
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Source: New York State Department of Health 

 
In terms of grade levels, the forecasts show that enrollment at the elementary, middle and high school levels are 
all projected to decline from recent historic highs through the duration of the forecast period; middle school 
enrollment peaked with 1,057 students in 2015-16, high school enrollment reached its peak in 2016-17 with 1,590 
students and elementary enrollment topped out in 2014-15. Enrollment at all three levels will slowly decline 
throughout the forecast period as shown in the chart that follows.  
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Source: Port Chester Rye UFSD, NYS Department of Health, Urbanomics 
 
It should be noted that these forecasts reflect only Public School Enrollment.  Only 88 percent of Port Chester 
children enrolled in school in grades K-12, attend public school. There are an additional 644 children who attend 
private school, who could potentially end up in the Public School System due to parochial school closures or 
changes in family economic circumstance.  
 
This is further evidenced by the fact that the student retention rate between 8th and 9th grade increases to 1.264, 
demonstrating that many children enter the public school system for the first time as high school students, likely 
after attending parochial and other private elementary schools or as new residents to Port Chester.  In addition, 
some of the new students enter the system requiring additional time to adapt and catch up therefore may repeat 
that first year of high school. Nearly one in every five 9th graders either did not come through the public school 
feeder system or entered the system unprepared to progress to the next grade. If private elementary schools 
were to close, the demand for space in the public schools would increase greatly.   
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Private School Enrollment 
 
While public school enrollment forecasts in the past have been quite accurate, these forecasts only account for 
a share of total students living within the District.  Data from the 2017 ACS indicate that there are 784 children 
attending private school living in the Port Chester-Rye UFSD.  This is 13.8 percent of enrolled children overall, 
ranging from only 3.6 percent of children in grades 1 to 4, up to 20.4 percent of middle school students.  
 
   Enrolled Children 

Grade  Total  Public  Private 

Percent 
in 

Private 
School 

Total  5,683  4,899  784  13.8% 

Kindergarten  521  460  61  11.7% 

1 to 4  1,626  1,567  59  3.6% 

5 to 8  1,936  1,541  395  20.4% 

9 to 12   1,600  1,331  269  16.8% 
Source: US Bureau of the Census 2017 ACS: Table S1401 

As shown in the following chart, from 2009 to 2017, between 11.3 percent and 14.1 percent of students living in 
the District have attended private school instead of being enrolled in the Port Chester-Rye UFSD.   The share of 
enrolled students has fluctuated from a 9-year high of 14.1 percent in 2009, and again in 2015 and 2016, to a low 
of 11.3 percent in 2010—a lagged reflection of the economic downturn. 
  

Source: US Bureau of the Census ACS 2009, 2010, 2011, 2012, 2013, 2014, 2015, 2016, 2017: Table S1401 
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If there were to be another economic downturn, it could be assumed based on historic differentials that an additional 
3 percent of total students (roughly 170 based on 2017 data) could return to the public school system, primarily in the 
middle and high schools.  If such a change were to occur, total enrollment would hold steady beyond the 2019-2020 
forecasted peak.  
 
School District Data 
 
Urbanomics and representatives of the Village Planning Department and IDA met with Superintendent Kliszus, Deputy 
Superintendent Durney, Administrator Clohessy and members of the School Board on October 23, 2018 to provide an 
overview of our scope of work and discuss current conditions and expectations of capacity demand.  The School 
District representatives were very receptive and forthcoming.  
 
Through follow-up emails, additional data were received: 

 Before leaving her post in 2018, former Deputy Superintendent McAward provided a revised copy of the 
soft cost assumptions updated for the 2017-2018 school year.   

 Child generation: In order to check the generation rates, the District provided an electronic copy of their 
enrollment by address for 2018.  

 Data on children migrating in to the District. 
 Information on the number of school children in the Mariner enrolled in private schools 

 
 

Development of Mitigation Formula 

It details the key components and assumptions used to create the Mitigation Formula spreadsheet as well as the current 
status of the project.  The key components of the formula are the public school child multipliers and school costs per 
student.  In preparing the analysis for the Village and the IDA, it is important to take into consideration the changes likely 
to occur not only in the short term from the children in the new developments, but also in the long term from the 
changing socioeconomic patterns in the Village.  The child generation patterns of the new market rate housing will be 
different than that of the more affordable housing traditionally in Port Chester—so as current residents with children age 
in place and the area becomes more affluent, it is likely that the number of children may start to decline in Port Chester 
as it has throughout the majority of Westchester County.  
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PUMS Public School Child Multipliers 
 
The child generation rate standard for developers is the New York State Multipliers prepared in 2006 by Drs. Robert 
Burchell and David Listokin for the Rutgers Center for Urban Policy Research.  These multipliers are an excellent body of 
work based on the 2000 US Census 5% Sample Public Use Microdata (PUMS); however, as Urbanomics was told 
throughout the research process, “Port Chester is different.”  This holds true both economically and demographically 
and in terms of recent development patterns.   
 
To prepare the best possible new public school child generation rates for the various cost levels, as well as tenure, 
structure and unit types of Port Chester, Urbanomics ran many iterations of cross-tabulations. 

 
The public school child multipliers are based on the 2013-2017 
American Community Survey Microdata for the PUMA 3504 
that includes Port Chester, Rye Brook, Rye, Mamaroneck and 
Harrison for households living in units built in 1990 or later.  
While it is quite true that Port Chester is demographically quite 
different from the surrounding areas, new construction is likely 
to mirror that of the more affluent neighbors.   
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The final cross-tabulations1 include the number of public school children 18 and under by tenure, structure type, number 
of bedrooms, by household income level of all units as meet the following definitions: 
 
Tenure 

 Own 
 Rent 

 
Structure type 

 Single Family 
 Townhouse (2-4 units in structure) 
 5+ units  

 
Bedrooms: 

 Studios 
 One 
 Two 
 Three or more 

 
Income level2  

 Affordable (80% of median income or less) 
 Workforce (80-120% of median income) 
 Market (120% of median income or more) 

 
 
Comparison of Port Chester Multipliers to Rutgers’ 
 
The resulting multipliers differ from the oft-used Rutgers’ 2006 estimates as highlighted in the table below.  Generally, the 
customized multipliers yield greater numbers of public school children in Multi-Unit structures containing 5+ housing units 
with 2 and 3 bedrooms, but lower numbers in such buildings with single bedrooms, regardless of tenure. Among units in 
buildings with 2-4 units, the customized multipliers yielded higher public school children than the Rutgers multipliers 
among all bedroom and tenure types except for one and two bedroom rental units. 
 

  

2‐4 Unit Market Rate  5+ Unit Market Rate 

Renter  Owner  Renter  Owner 

Formula   Rutgers   Formula   Rutgers   Formula   Rutgers   Formula   Rutgers  

1 Bdrm  0.15  0.30  NA  0.30  0.05  0.07  0.09  0.10 

2 Bdrms  0.26  0.36  0.91  0.36  0.39  0.16  0.07  0.05 

3+ Bdrms  0.86  0.62  0.85  0.62  1.00  0.63  0.54  0.49 

Source: Urbanomics, Rutgers CUPR 
 
 
Validation of School Child Multipliers 
 
Because the Village of Port Chester is notably different from surrounding communities, it was desirable to test the 
multipliers, both Rutgers and the different geographic iterations of Urbanomics work, against real case studies.  Several 
recently constructed housing developments were compared, including  The Castle, The Mariner and 120 North Pearl, 
for which the unit mix as well as the number of school children enrolled in the Port Chester Rye UFSD were known.   
  

                                                      
1 Other factors considered but discarded due to small sample size included year built and housing costs. 
2 Income level was used instead of rents/values because programmatic designations are based on income. 
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Applying the formula multipliers produced an estimate of 34 public school children in the three new developments, 
however data from the school district on students by place of residence for the most recent school year indicated that 
a total of 2 enrolled students lived in the three sites containing 270 units, well below the estimated level.   It is notable 
that in the 2014-2015 school year, there were 18 children living in the Mariner who were enrolled in the Port Chester-Rye 
UFSD as per data received from the School District in that year—so the potential for the projected number of students 
is there, it is just not realized at this time. 
 

 

Unit Mix Applied Multipliers Resident Children 

Studios 1-BD 2-BD 

Children 
in Studios 
(x 0.00) 

Children 
in 1-BD 
(x 0.05) 

Children 
in 2-BD 
(x 0.39) 

Formula 
Projections 

Children 
Enrolled 
PCRSD 
2018 

Children 
Enrolled 
PCRSD 
2014 

Castle  21 83 16 0 4 6 10 1 NA 
120 N 
Pearl 15 26 9 0 1 4 5 1 

NA 

Mariner 0 60 40 0 3 13 19 0 18 
Total 36    169  65  0   8  23  34  2  18 

Source: Village of Port Chester, Urbanomics, Rutgers CUPR, ACS PUMS data 
 
The relatively small number of children currently enrolled in the District may be due several factors including a strong 
preference for private schools or current resident families have children not yet old enough to attend school.3   
 
Pipeline Projects 
 
The total number of units in the pipeline was provided by the Village of Port Chester Planning Department and The 
Journal News as shown in the table below.  All of these units are market-rate rental housing in structures with 5 or more 
units proposed to reflect current market conditions.  There are a total of 36 studios, 169 1-bedrooms, and 65 2-bedrooms 
that are not age-restricted.  The Port Chester-specific formula multipliers were applied to determine the number of 
school children likely to be generated by each development. 
 

  

Unit Mix Applied Multipliers 
  

Total 
Estimated 
Children Studios 

One 
Bedroom 

Two 
Bedrooms 

Children 
in Studios 
(x 0.00) 

Children 
in One 

Bedroom 
(x 0.05) 

Children in 
Two 

Bedrooms    
(x 0.39) 

North Main Street & Westchester Ave 7 56 16 0 3 6 9 
16-18 North Main Street 0 6  0 0 0 0 0 
The Station Lofts 44 73 63 0 4 25 28 
The Complex   63 9 0 3 4 7 

Pipeline Total 44 
Source: Village of Port Chester, The Journal News, Urbanomics, ACS PUMS data 
 
Using the formula multipliers, the projects currently in the pipeline would yield 44 additional public school students, 
effecting the school enrollment forecasts as shown in the chart below.   

                                                      
3 .  Follow-up data from the School District indicate that there are 2 students living in the Mariner, who are enrolled in private school.  
The costs of bussing private school students was explored, but the students live within the mileage limitation—no students were bussed 
out of the District.  
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Quantify Hard/Soft Costs 
 
The next step in the developing the mitigation formula is to determine the education and new construction costs 
per student.  Urbanomics used the previously established methodology to determine the share of operational 
costs that are applicable on a per student basis (soft costs) as meets the standards of a fiscal cost-benefit 
analysis.4  Through conversation with the Port Chester IDA at their January 2019 meeting, it was decided that 
using “Transfer to Debt Service” per student would be a more accurate way of determining actual capital costs, 
as opposed to attempting to predict passage of future school bonds.  
 
A line item depiction of applicable within the 2018-19 school budget is shown in the table below.   
 

  2018-19 Budget 
Estimated 
Students Cost Per Student Minus State Aid 

Total Soft Costs $90,976,649  4615 $19,713   $14,253  

Legal Services $55,375        

Operations of Plant $3,644,618        

Maintenance of Plant $1,735,156        

Insurance $50,439        

Other Special Items $546,822        
Curriculum and 

Development $582,346        
Supervision-Regular 

School $4,843,395        

Instruction $55,056,115        
Other District 

Transportation $500        
Contract 

Transportation $223,438        

Community Service $57,000        

Employee Benefits $22,130,545        

Transfer to Special Aid $250,000        
Transfer to Debt 

Service $1,800,900        
Source: Port Chester Rye UFSD Budget 2018-19 
 
Total budget soft costs were divided by the official count of students for that school year.  The total cost per student 
was then reduced by the amount of State Aid received per, yielding soft costs of $14,253 per student. 
 
 
 
                                                      
4 A fiscal cost-benefit analysis is the methodology generally used to determine development mitigations and reflects only those costs 
directly and proportionately attributable to students.  E.g., teacher salaries and benefits reflect numbers of students, while Central 
Administration costs and benefits remain roughly the same regardless of the number of children in the district. In terms of legal services 
and insurance, only portions of these cover student liability. 
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Mitigation Formula Results 
 
Applying the school costs assumptions to the 44 children likely to be generated by developments in the pipeline, these 
additional students will result in $867,383 in operating/soft expenses.   
 
Adjusting to reflect costs minus State and Federal Aid, the soft costs would total $627,137 in mitigations. 
 
 
Spreadsheet Structure 
 
The spreadsheet was designed so that it’s best to enter the number of units by tenure, physical characteristics, and 
income level.  However, if the income distribution is not available, one can enter the total units by number of bedrooms 
and get school child projection based solely on tenure, structure type, and number of bedrooms or even tenure and 
structure type alone. 
 
The tax revenue-supported costs per child are also built in to the spreadsheet.  The estimated mitigation amounts are 
shown both itemized by type and in total. 
 
 
 



Owner Units 

 High   Workforce   Low   Total   High   Workforce   Low   High   Workforce   Low   Total 

Single Family  Total 0.63          0.53              0.25                 ‐             ‐                ‐                ‐                       

2 Bedrooms ‐             0.24          0.33              0.11                 ‐             ‐                ‐                ‐                       

3+ Bedrooms ‐             0.65          1.26              0.49                 ‐             ‐                ‐                ‐                       

Two‐4 Family Total 0.27          0.53              0.38                 ‐             ‐                ‐                ‐                       

Studio ‐             0.00 0.00 0.00 ‐             ‐                ‐                ‐                       

1 Bedroom ‐             0.00 0.00 0.00 ‐             ‐                ‐                ‐                       

2 Bedrooms ‐             0.22          0.62              0.16                 ‐             ‐                ‐                ‐                       

3+ Bedrooms ‐             0.30          0.57              1.00                 ‐             ‐                ‐                ‐                       

5+ Family Total 0.12          0.06 0.06                 ‐             ‐                ‐                ‐                       

Studio ‐             0.00 0.00 0.00 ‐             ‐                ‐                ‐                       

1 Bedroom ‐             0.02 0.02 0.03                 ‐             ‐                ‐                ‐                       

2 Bedrooms ‐             0.08 0.08 0.12                 ‐             ‐                ‐                ‐                       

3+ Bedrooms ‐             0.61          0.26 0.26 ‐             ‐                ‐                ‐                       

Total Owner Units ‐             Total Owner Children ‐                       

Renter Units

 Market   Workforce   Affordable   Total   High   Workforce   Low   High   Workforce   Low   Total 

Single Family  Total 0.91          0.51              0.59                 ‐             ‐                ‐                ‐                       

2 Bedrooms ‐             0.82          0.41 0.31                 ‐             ‐                ‐                ‐                       

3+ Bedrooms ‐             1.85          0.91              1.13                 ‐             ‐                ‐                ‐                       

Two‐4 Family Total 0.04          0.38              0.57                 ‐             ‐                ‐                ‐                       

Studio ‐             0.15          0.00 0.24                 ‐             ‐                ‐                ‐                       

1 Bedroom ‐             0.12 0.12              0.13                 ‐             ‐                ‐                ‐                       

2 Bedrooms ‐             0.55 0.05              0.64                 ‐             ‐                ‐                ‐                       

3+ Bedrooms ‐             1.07          0.87              0.91                 ‐             ‐                ‐                ‐                       

5+ Family Total 0.22          0.24              0.21                 ‐             ‐                ‐                ‐                       

Studio ‐             0.00 0.00 0.06                 ‐             ‐                ‐                ‐                       

1 Bedroom ‐             0.03          0.03 0.04                 ‐             ‐                ‐                ‐                       

2 Bedrooms ‐             0.31          0.09              0.46                 ‐             ‐                ‐                ‐                       

3+ Bedrooms ‐             1.47          1.20              0.49                 ‐             ‐                ‐                ‐                       

Total Rental Units ‐             Total Renter Children ‐                       

Tax Revenue Supported*

Fill in only if bedroom mix is unknown. Soft Costs per Child 14,253$         Total mitigation ‐$                     

*Exenditures ‐ State Aid

Units Multipliers Public School Children


