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Dear Friends,

On behalf of all of us at Westchester Residential Opportunities, I am happy to share with you our
2024 Annual Report, which highlights a year of meaningful work, resilience, and progress made
possible through your support. On the following pages, you will find updates on our programs,
impact stories, and financial summaries.

While this report shows a year of growth and achievement, we must also take a moment to
acknowledge a significant loss within our organization.

We were deeply saddened by the recent passing of our longtime board member, Leah Caro. 
Leah had served on WRO’s Board of Directors since 2011. Until recently, Leah played a vital role as
our Board Co-Chair. Beyond her official position, Leah was a trusted advisor, a tireless volunteer,
and a friend to many of us. She leaves behind a legacy of commitment to fair and affordable
housing that will continue to influence and inspire our work for years to come.  We offer our
sincere condolences to Leah’s family and loved ones. 

This fall, we will host an event on November 5, 2025, at O.M.C. in White Plains, NY, to honor
Leah’s memory and celebrate her impact. Please see page 12 for details.

As we reflect on 2024, it’s clear that our successes are rooted in the dedication of people like Leah,
our board, staff, and supporters like you. Thank you for standing with us as we continue this
vital work—honoring the past, serving the present, and building a stronger future—one where
we can all enjoy the benefits of fair, affordable, and accessible housing. 

Wishing you and your family good health and happiness.

Sincerely,

Marlene Zarfes
Executive Director
                 

A MESSAGE FROM OUR EXECUTIVE DIRECTOR
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Fair Housing – promoting equal housing through education and outreach, working to

uncover and eliminate discrimination, and enforcing fair housing and fair lending laws.

General Housing | Housing Counseling – certified housing counseling, including

preventing eviction & utility shut-off.

Home Ownership – providing mortgage default prevention and reverse mortgage

counseling, as well as preparing clients to purchase their first home and remain

sustainable homeowners. 

Independent Living – housing programs assisting individuals diagnosed with serious

mental illness, including individuals who are homeless.

Aging in Place - providing minor home repairs to allow low-to-moderate income

seniors to age safely in their homes. 

Affirmative Marketing – promoting affordable housing for sale or rent. 

Westchester Residential Opportunities, Inc. is a 501(c)(3) nonprofit organization located in White

Plains, NY. WRO has been fighting segregation and housing discrimination in Westchester County

since its founding by Nick Beilenson in 1968. Since Nick’s passing in 2022, we honor his legacy

each day by continuing the work he started—fighting discrimination and offering critically

needed services through all our programs.

WHO WE ARE AND WHAT WE DO

Our mission is to promote equal, affordable, and accessible housing opportunities for all the

residents of our region. WRO champions the expansion of non-discriminatory housing

opportunities for all, including low- and moderate-income individuals and families, senior citizens,

and persons with mental and physical disabilities.

OUR PROGRAMS

OUR MISSION

Most of WRO’s programs are free and are funded through government grants, private contributions, 

and corporate support. 

Programs include:
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WRO’s Fair Housing Program works to ensure that everyone in Westchester County and the

Lower Hudson Valley can choose where to live without facing discrimination. We review

complaints, educate individuals about their fair housing rights and responsibilities, investigate

both individual and systemic discrimination, and assist in enforcing fair housing laws when

needed.

FAIR HOUSING

COMPLAINT INTAKES | INVESTIGATIONS & ENFORCEMENT

In 2024, our fair housing team fielded 169 fair housing complaints from community members,

other nonprofits, real estate professionals, and governmental entities. Results were similar to those

of previous years, with disability and source of income remaining the two protected classes that

reported the most discrimination.

 

The team conducts a testing program using trained testers who act as potential renters,

homebuyers, or mortgage borrowers to detect housing discrimination. When testing shows strong

evidence of discrimination, WRO takes enforcement action, either through courts or administrative

agencies. In 2024, our team completed 954 fair housing tests. Over the past five years, WRO has

completed more than 4,000 fair housing tests.

     

Complaints By Protected Class

Fair Housing Intakes 2024 Fair Housing Intakes 2023
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WRO Fair Housing Impact - 2024
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WRO FAIR HOUSING IMPACT REPORT 

Through education, testing, and advocacy — both in person and online — WRO is building a more

equitable housing future for all.

Thanks to the generosity of our donors, we’re able to extend our reach and deepen our

impact. From legal advocacy to education, WRO is helping to build stronger, more

inclusive communities across our region.

WRO’s Fair Housing Program remains a pillar of our mission to ensure equitable housing

access for all. In 2024, our team worked on multiple fronts — responding to discrimination

complaints, training housing professionals, and delivering community outreach to empower

renters and homebuyers.
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EVERYONE DESERVES A FAIR CHANCE - HELP MAKE IT HAPPEN

Housing discrimination doesn’t just limit where

someone can live—it denies dignity, divides

communities, and closes doors to opportunity. It

unlawfully separates people and restricts access to the

things that shape our lives and futures: quality schools,

good jobs, and essential health care.

You’re standing with your neighbors

                               You’re defending the promise of equal opportunity                                               

                                                           And you’re upholding the Civil Rights that belong to all of us

When you support WRO, you’re not just helping fight unfair practices              
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HOUSING COUNSELING

WRO’s Housing Counseling department operates three housing counseling programs:  Mortgage

Foreclosure Prevention, Eviction & Utility Shut-Off Prevention, and First-Time Homebuying.

Safeguarding Homes, Securing Futures

For many families, a home is more than just a place to stay — it represents stability, safety, and the

heart of everyday life. When that home is threatened, the stakes are higher than ever.

WRO’s Mortgage Foreclosure Prevention and Counseling Program offers homeowners the

tools, guidance, and advocacy they need to manage tough financial situations and avoid losing

their homes. Our bilingual counselors—fluent in both Spanish and English—work directly with

clients to explore every available option, including loan modifications, reinstatements, repayment

plans, short sales, and deeds in lieu of foreclosure. While our counselors are not attorneys, they

can advocate for our clients’ interests in the Westchester County Supreme Court.

In 2024, 175 clients turned to WRO for foreclosure prevention services. With our support, 65

homeowners successfully modified their loans and brought them current—bolstered by

$345,000 in grant funding that provided the critical assistance needed to stay in their homes.

Client Spotlight
Maria, a single mother of two, was just weeks away from losing her home after unexpected medical bills caused

her to fall behind on her mortgage. With WRO’s guidance, she secured a loan modification that lowered her

monthly payments and brought her loan current. Today, Maria’s children are thriving in the same neighborhood

they’ve always called home—and she credits WRO for giving her family “a second chance to breathe.”

Empowering Seniors Through Reverse Mortgage Counseling

WRO also supports older homeowners through our Home Equity Conversion Mortgage (HECM)

Program, more widely known as reverse mortgages. 

Our counselors provide unbiased education, helping seniors understand how these loans work,

the risks involved, and whether they are suitable for their needs. In 2024, we helped five clients,

guiding them to make informed and confident decisions about their financial futures.

For every client we serve—whether helping a homeowner avoid foreclosure or
helping a senior unlock the equity in their home—the goal remains the same: to

keep housing stable, secure, and accessible.



Eviction & Utility Shut-Off Prevention Program Impact
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PREVENTING HOMELESSNESS

Our Eviction and Utility Shut-Off Prevention Program offers housing counseling services to

tenants, as well as assistance in preventing evictions and preserving utility services through:

As a result of temporary hardships like illness and loss of income, people
who were doing fine can fall behind on their rental and utility payments
and suddenly find themselves facing loss of utilities and/or eviction.

620 $208,983 55
Clients 
Served

Financial Assistance
Grants Distributed

Households Received
Rental Assistance

Through counseling,
advocacy,  and crisis

intervention services.

Helping families
stabilize during

financial hardship.

Direct support to
prevent eviction and 

ensure housing security.

counseling sessions by certified housing counselors in-person and online in 

         English & Spanish 

credit & budgeting education and counseling

financial literacy education

sharing information about resources in the community, such as food pantries 

negotiating with utility providers to avoid shut-offs

providing financial assistance for past-due rent payments, security deposits, broker’s

fees, and the first month’s rent  
                                     



127 Households
Completed WRO’s Home

Buying Program
16 Closings

$318,957 
Grant Funds Disbursed

EXPANDING ACCESS TO AFFORDABLE HOUSING

At WRO, we believe that financial literacy is one of the cornerstones of stable, thriving communities. That

belief is the foundation of our First-Time Home Buying Counseling Program, which empowers

individuals and families to navigate the path to homeownership with confidence.

Led by our team of trained and experienced housing counselors, the program blends expert guidance with

practical tools. Each client’s financial situation is carefully assessed, and tailored advice is offered to help

them prepare for the life-changing step of buying their first home.

Through a combination of interactive workshops, comprehensive online courses, and personalized one-

on-one counseling, participants gain the knowledge, skills, and confidence they need to succeed in today’s

competitive housing market. Upon completion, graduates receive a certificate that may open the door to

grants for down payment and closing costs—bringing the dream of homeownership closer to reality.

Program Highlights

Home Buying Orientation Session

In this lively two-hour workshop, participants get a clear, big-picture view of the home-buying process. We
explore how income, debt, and credit history shape purchasing power, and introduce the variety of
housing options available—from co-ops and condominiums to single- and multi-family homes. Attendees
also learn about different mortgage products and grant programs that can ease the financial burden of
buying a home.

8-Hour Home Buying Course

Our core educational program—offered online for maximum flexibility—guides participants step-by-step

through the process of securing a mortgage, obtaining homeowner’s insurance, and working with

professionals like real estate agents, loan officers, appraisers, and inspectors.

One-on-One Counseling

Personalized support is at the heart of what we do. In these private sessions, counselors help clients build

or repair credit, create and stick to budgets, increase savings, reduce debt, and access available grant

funding.

2024 RESULTS
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 Every year, this program transforms financial uncertainty into a sense of
possibility—and possibility into keys in hand. 
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AGING IN PLACE HOME REPAIR PROGRAM

INDEPENDENT LIVING

WRO’s Independent Living Program provides housing and case management services for

individuals with documented mental health conditions, offering varying levels of support to meet

each person's unique needs.

Supported Housing is designed for individuals who are capable of living independently in

the community, with ongoing support from dedicated case managers.

Single Room Occupancy (SRO) housing offers private rooms within a shared living

environment that includes common kitchens and bathrooms. WRO’s SRO facility is staffed

seven days a week, providing residents with consistent, personalized support in a stable and

respectful environment.

Homeless Outreach is a program that helps homeless individuals diagnosed with mental

illness find safe, sustainable housing.

Together, these programs promote independence, dignity, and community integration

for individuals living with mental illness.

Helping Seniors Stay Safe at Home

In partnership with Habitat for Humanity NYCW, WRO proudly launched the Aging in Place Home

Repair Program in 2022.  

This initiative supports Westchester residents age 62 and older by providing critical home

repairs and accessibility upgrades — helping seniors live safely and independently in the homes

they love.

Whether it’s installing grab bars, fixing flooring, or making other essential modifications, the

program covers up to $20,000 in home improvements for eligible low- to moderate-income

homeowners.
Because everyone deserves to age with

dignity, comfort, and security — 
right at home.



EQUAL ACCESS TO AFFORDABLE  HOUSING

In 2022, WRO launched its Affirmative Marketing Program—a bold new chapter in our mission

to create equal, affordable, and accessible housing opportunities. This dedicated team partners

with affordable housing developers, property owners, and municipalities to ensure that low- and

moderate-income households in Westchester County have a fair chance to rent or purchase

quality affordable homes.

Our work goes far beyond simply listing units. We actively market new affordable housing

developments, as well as existing affordable homes when they are resold or re-rented. Each

applicant is carefully guided through the process—our staff reviews income and assets, confirms

eligibility, and assesses affordability before recommending them to the County for final approval.

Once approved, we coordinate with sellers, buyers, attorneys, lenders, and local officials to

make the dream of homeownership or stable rental housing a reality.

In 2024, our Affirmative Marketing team had an outstanding year:

Promoted six affordable rental developments across Westchester County, opening

doors to 506 affordable units.

Hosted both online and in-person housing workshops, helping thousands navigate

the application and lottery process with confidence.

Successfully resold two affordable homes, keeping these valuable resources within

the community for future generations.

Every listing we market represents more than a unit—it’s a place for families to grow,

for seniors to age with dignity, and for individuals to build stability.

See what’s available now: Visit www.AffordableWestchester.org to explore

current opportunities and learn more about our work.
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BOARD OF DIRECTORS & LEADERSHIP

 OFFICERS

                                  

Co-Chair
Debra Budetti 

Director of Relocation
ERA Insite Realty Services

   

Treasurer
Henry J. Carnage

IBM Global Services 
(Retired)

   

Co-Chair
Laurence Beilenson

President
Peter Pauper Press, Inc.

       

Secretary
Thomas C. Rice
Retired Partner

Simpson Thacher &
Bartlett LLP

BOARD MEMBERS

Margaret M. Flint
Professor Emerita

The Elisabeth Haub
School of Law

Pace University

Barry Kramer
Broker-Owner

Better Homes and
Gardens Real Estate

Choice Realty

David Moore
Director of Recruiting

Senior Loan Officer
Warshaw Capital, LLC

Dennis D. Parker
Executive Director

National Center for Law
& Economic Justice

(Retired)

 Keith Rosenthal
Chief Financial Officer

MAXX Properties

Richard Stern
Senior Vice President

Business Banking
Market Manager

Citizens Bank

Debra Thompson
Owner

Debra A. Thompson, LLC
Planning & Consulting

 

Wendy Marie Weathers
Partner

Clair Gjersten &
Weathers, PLLC

   

Alan R. Wolfert
IBM Corporation 

(Retired)
 

EXECUTIVE LEADERSHIP

Marlene Zarfes
Executive Director

Nneka Reed
Director of Operations

Andrew Smith
Deputy Executive Director

In Memoriam, Nick Beilenson, Founder

 Step back into the Roaring ’20s!
Join us for an unforgettable evening of glitz, glamour, and good fun as we celebrate the life and legacy

of Leah Caro — a woman whose spirit and generosity lit up our community. 
Signature Prohibition-Era Cocktails  *  Hors d’oeuvres to Savor * Raffles, Prizes & More Surprises

Wednesday, November 5, 2025
 6:00 p.m. – 8:00 p.m.

 O.M.C., 181 Martine Ave, White Plains, NY
Don your finest flapper dress or sharpest pinstripe suit, and get ready to toast to Leah’s remarkable

legacy in true 1920s style. 

Formal invitation to follow — mark your calendar!

Save the Date

Elizabeth Ellison
Chief Financial Officer

Casual business attire is also welcome!
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2024 FINANCIAL INFORMATION SUMMARY

TOTAL REVENUES

Program Fees & Income

Grants

Contributions & Fundraising

Investment & Other

$3,525,792.00

$358,263.00

$169,775.00

$230,830.00

$4,524,694.00

TOTAL EXPENSES $4,189,027.00

Program Services $3,587,037.00

Management & General $552,610.00

Fundraising & Development $49,380.00

CHANGE IN NET ASSETS $335,667.00

December 31, 2024

$6,258,438.00

$322,365.00
$4,831,954.00

$1,114,119.00

$5,144,329.00

Total Assets

Total Liabilities

Total Net Assets
With Donor Restrictions 

Important Note

Without Donor Restrictions

Westchester Residential Opportunities, Inc. (Tax ID Number 13-2617705) - This information has been excerpted from
our audited 2024 Financial Statements conducted by independent auditors, PFK O’Connor Davies, LLP. For a
complete copy of our audited Financial Statements, visit www.wroinc.org or write to the New York Attorney General
Charities Bureau, 120 Broadway, New York, NY 10271.

Grants 
78%

Investment & Other 
5%

Program Fees &  Income 
13%

Contributions &
Fundraising 

4%

Fundraising & Development
 1%

Management & General 
14%

Program Services 
86%



WRO’s Fair and Affordable Housing Expo is our biggest and most important outreach event. This annual event,

held in April, Fair Housing Month, is free and attracts over 500 people for seminars and meetings with counselors,

lenders, and real estate professionals. 

Cecilia Alcantara, Andrew Smith, Thomas Roach, Mayor of  White
Plains, Debra Budetti, Marlene Zarfes, Cindy Gago, Nneka Reed

Left to Right: Cindy Gago, Andrew Smith, Dana Kibler-Harris,  Anushka Gopilall,  Oscar Garcia, Marlene Zarfes,
Esperanza Marte, Joanna Knight, Dolores Reyes, Linda Hunt, Santiago Bautista, Ethan Ortiz, Maria Jimenez
Front Row: Delores Palmer, Nneka Reed
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WRO’S FAIR & AFFORDABLE HOUSING EXPO

@WROInc

@Westchester
Residential
Opportunities, Inc

Follow us:

@wrohousing

Watch our fair
housing videos:

www.youtube.com/@wroinc

Contact us: 

Westchester Residential Opportunities
470 Mamaroneck Ave., Suite 410, White Plains, NY 10605 

(914) 428-4507 | www.wroinc.org
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A COMMUNITY WORTH FIGHTING FOR

Westchester County and the Lower Hudson Valley — home to over one million

people — is a place of remarkable history, vibrant culture, and breathtaking

landscapes. But behind the beauty lies a reality often overlooked: the struggle to

find safe, affordable housing is all too common. In this diverse community,

challenges like unemployment, illness, injury, an aging population, and persistent

housing discrimination put thousands of our neighbors at risk of unsafe living

conditions, eviction, foreclosure, and/or even homelessness.

With your continual support, you make it possible for us to continue this life-changing,

life-saving work. Please support WRO by making a gift today.
                                                                      
                                                            
                                                           
 
                                                          

THANK YOU 
GOVERNMENT AND CORPORATE FUNDERS AND ALL OUR DONORS 

WAYS TO GIVE

By Mail
Westchester Residential Opportunities
Attention: Development 
470 Mamaroneck Avenue, Suite 410
White Plains, NY 10605

Donate Online
wroinc.org/donate

Gifts of Securities & Planned Giving 
Contact: Patricia Byrns 
pbyrns@wroinc.org 
(914) 218-7997

Employer Matching Gifts
Contact us and we’ll help you double your impact through your employer’s matching gift program.    
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