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1.0 INTRODUCTION

The City of Saratoga Springs is committed to increasing fair and affordable housing choices. This commitment is
demonstrated through this analysis and an array of programs and services the City and its community partners
offer to its residents to provide housing opportunities.

1.1 PURPOSE OF THE ANALYSIS OF IMPEDIMENTS TO FAIR HOUSING CHOICE

The U.S. Department of Housing and Urban Development (HUD) requires that all state and local entitlement
jurisdictions receiving funds through the Consolidated Plan process update their Analysis of Impediments to Fair
Housing Choice (Al).

In the Consolidated Plan, each entitlement jurisdiction must certify that it will affirmatively further fair housing by:

e  Conducting an analysis of impediments to fair housing choice;
e Taking appropriate action to eliminate the effect of the impediments identified in the analysis; and

e Maintaining records of the analysis and action.
Generally, the Al is expected to include:

e An analysis of housing and demographic characteristics to identify segments of the population that may
need assistance in their access to housing;

e Areview of jurisdiction laws, regulations, and administrative policies, procedures and practices;

e Identification of impediments to fair housing, including impediments that are market based and those
that are enabled by laws, regulations, policies, and procedures; and

e An assessment of fair housing complaints.

HUD'’s Fair Housing Planning Guide suggests that the Analysis of Impediments to Fair Housing should serve as a
substantive, logical basis for fair housing planning, which provides essential and detailed information to policy
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makers, administrative staff, housing providers, lenders, and fair housing activists. Further, the Al should assist in
gaining public support of fair housing opportunities within an entitlement jurisdiction, and beyond.

1.1.1 DEFINING FAIR HOUSING

The definition of fair housing provided by HUD is as follows:

Fair housing is a condition in which individuals of similar income levels in the same housing market have a range of
choices available to them regardless of race, color, ancestry, national origin, religion, sex, disability, marital status,
familial status, or any other arbitrary factor.

According to HUD, impediments to fair housing choice do not include disputes between tenants and landlords,
household income and housing affordability. Instead, impediments to fair housing choice are defined as:

e 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; or

e Any actions, omissions, or decisions which have the effect of restricting housing choices or the availability
of housing choices on the basis of race, color, religion, sex, disability, familial status, or national origin.

1.2 PREPERATION & METHODOLOGY

The Analysis of Impediments was prepared by the City of Saratoga Springs Office of Community Development,
which is also responsible for the preparation of Consolidated Plan and the administration of federal housing and
development grant funds.

The Community Development Office collected data from a variety of sources including Census data, HUD’s
Community Housing Affordability Strategy data (CHAS), Home Mortgage Disclosure Act data (HMDA), Capital
District Regional Planning Commission’s Community Profiles and the City’s Consolidated Plan. These sources of
data were compiled to examine and address the potential for underlying impediments to fair housing choice. The
laws, regulations, and policies of the City will also be examined to understand their effect on the condition of fair
housing choices in the City.

1.2.1 DATA SOURCES

General data collected for this report were gathered from the following sources (specific sources of information
accompany the tables, text, and figures):

e Census Data: 1990, 2000, 2010

e  (City of Saratoga Springs, Comprehensive Plan, 2015

e  City of Saratoga Springs, Consolidated Plan, 2020

e  (City of Saratoga Springs, Section 8 statistics and assisted housing inventory
e  (City of Saratoga Springs, Zoning Ordinance

e  City of Saratoga Springs, Draft Unified Development Ordinance
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e 2016 & 2017 HUD Comprehensive Housing Affordability Strategy (CHAS) datasets
e 2017 Home Mortgage Disclosure Act (HMDA) lending data
e HUD Office of Fair Housing and Equal Opportunity, Region I, 2011 — March 2021 Fair Housing Cases

2.0 HOUSING & DEMOGRAPHIC DATA ANALYSIS

The purpose of the Analysis of Impediments is to examine and explain the availability, accessibility and
affordability of housing in Saratoga Springs. The report should serve the City’s policymakers, administrative staff
and advocates of fair housing.

2.1 DEMOGRAPHICS

This section provides a summary of the Saratoga Springs’ population trends including growth, race and ethnicity,
and age characteristics.

2.1.1 POPULATION GROWTH AND TRENDS

The City of Saratoga Springs is located in the center of Saratoga County and includes an area of 29.1 square miles.
Five towns surround the City of Saratoga Springs including the Town of Greenfield at the northwestern corner, the
Town of Wilton at the northeastern corner, the Town of Saratoga along the eastern border, the Town of Malta at
the southern border, and the Town of Milton on the western side.

The City of Saratoga Springs was established in 1915 by a charter from the New York State Legislature. Saratoga
Springs is among 62 cities in the State of New York and is the larger of two cities in Saratoga County. Saratoga
Springs has a 2010 Census population of 26,568 residents. The Census Bureau's Population Estimates Program
(PEP) reports an approximate 6.2% in population growth from 2010 — 2019, representing an increase of 1,644
residents. These numbers overshadow the previous decade’s population growth of 1.5%.

Table 1 compares population growth among local municipalities (cities and towns), as well as larger geographical
areas (The Capital Region and Saratoga County).

TABLE 1. REGIONAL POPULATION GROWTH TRENDS: 2000-2019

Percent Change

2000-2010 2010-2019

Saratoga Springs, city 26,186 26,586 28,212 1.5 6.1
Wilton, town 12,511 16,173 16,918 29.3 4.7
Malta, town 13,005 14,765 16,252 135 10.0
Clifton Park, town 32,995 36,705 36,366 11.2 -1.0
Albany, city 95,658 97,856 96,460 2.3 -1.4
Colonie, town 79,258 81,591 82,798 2.9 1.5
Schenectady, city 61,821 66,135 65,273 7.0 -1.3
Troy, city 49,170 50,129 49,154 2.0 -2.0
Saratoga County 200,635 219,607 229,863 9.5 4.7
Capital District 794,293 837,967 849,514 5.5 1.4

Source: U.S. Census Bureau

City of Saratoga Springs -Analysis of Impediments to Fair Housing April 2021



Table 2 summarizes the population and housing projections for the City of Saratoga Springs, between 2010 and

2050.

TABLE 2. HOUSING AND POPULATION PROJECTIONS: 2010-2050

City of
Saratoga
Springs

2010

2020

2030

2040

2050

2010-2050

Change

Population 26,586 27,862 29,027 28,555 28,532 1,946
Household 11,312 12,005 12,354 12,285 12,261 949
Persons/HH 2.13 2.11 2.14 2.13 211 -.02

Source: 2010 Census & CDRPC Projections (2012)

According to projections from the Capital District Regional Planning Commission (CDRPC), our regional repository
of U.S. Census data, by 2050 Albany County is expected to grow by 4.27 percent, Rensselaer County by 3.46
percent, Schenectady County by 3.88 percent, and Saratoga County is projected to expand by 32,546 residents or
14.82 percent.

The CDRPC’s population projections for Saratoga Springs imagine an increase of 7.32 percent or 1,946 persons
between 2010 and 2050. Given the recent growth in population between 2010 and 2019 (6.1%), this projection
may be conservative.

2.1.2 AGE CHARACTERISTICS

A household’s access to housing or housing choice may be affected as a result of the age characteristics of the
household. Households that include children or elderly persons may have special needs or may require special
accommodations that may affect the type or location of a preferred home.

The City of Saratoga Springs is only slightly younger than the County. The median age for the city is 39.8 in 2010 in
comparison to 40.9 for Saratoga County. Relative to Saratoga County, Saratoga Springs has higher concentrations
of young adults between the ages of 15 to 24, and higher concentrations of adults over the age of 40.

TABLE 3. AGE DISTRIBUTION: 2000-2010

2000 2010

Age Group

Percent Population Percent

Population

Preschool (0-4 years) 1,395 5.3 1,087 4.1
K-Middle School (5-14 years) 2,818 10.8 2,607 9.8
High School (15-19 years) 2,168 8.3 2,166 8.1
College (20-24 years) 2,739 10.5 2,770 10.4
Young Adult (25-39 years) 5,351 20.4 4,736 17.8
Middle Age (40-64 years) 7,976 30.5 9,032 34.0
Seniors (65+ years) 3,739 14.3 4,188 15.8
TOTAL 26,186 100.0 26,586 100.0
Source: 2000 and 2010 U.S. Census
5
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Table 3 illustrates the distribution of age groups within the population in 2000 and 2010. The population of
Saratoga Springs increased by a total of 400 residents between 2000 and 2010. Despite the small change in total
population, there were significant shifts within the age group categories. These trends illustrate an ageing
population in the City.

The percentage of school-aged (ages 5 to 19 years) children has steadily decreased over the past two decades -
from 21.0 in 1990 to 19.1 in 2000, and again to 17.9 in 2010.

As with the previous decade, the largest decrease in the population was the young adult age group (ages 25 to 39).
This group experienced a decline from 22.7 percent in 1990 to 20.4 percent in 2000, and again to 17.8 percent in
2010. The decrease in young adults may be related to the large increase of middle-age households (ages 40 to 64
years), which increased from 24.9 to 30.5 percent from 1990 to 2000, and represented the single biggest change in
an age bracket by increasing to 34 percent in 2010. Adults aged 18 to 64 have the largest percentage of persons
below the poverty level in the City (7.85% - 2012-16 ACS).

Saratoga Springs’ senior population (ages 65+) also increased between 2000 and 2010 from 3,739 to 4,188
residents. During the last decade, the proportion of seniors increased by 1.5 percent.

2.1.3 RACE AND ETHNICITY

The race of an individual is defined as a group of people related by heredity or common decent. Ethnicity,
however, is any person who identifies with a certain racial, national, or cultural group and who are typically
associated to this group by common beliefs, language, or customs.

In general, Saratoga County is represented by a high proportion of White population. Saratoga Springs is, and has
over the past decade, become slightly more diverse. As shown in Table 4, the number of White residents in
Saratoga Springs decreased from 94.9 percent in 2000 to 92.3 percent in 2010. The City’s Asian population
continues to be the City’s fastest growing racial group, nearly doubling during the same time period, now
representing 1.96% of the total population as per the 2010 Census. The portion of the City’s population identifying
as two or more races has increased by 60 percent. Conversely, the proportion of Black/African American residents
in the City decreased from 3.11 percent to 2.64 percent. However, this population within Saratoga Springs
continues to surpass Saratoga County, which contained a 1.49 percent Black/African American population in 2010.

In addition, the fastest growing ethnic group in Saratoga Springs continues to be persons of Hispanic origin,
increasing by 354 new Hispanic residents between 2000 and 2010.

City of Saratoga Springs -Analysis of Impediments to Fair Housing April 2021



Table 4. Racial and Ethnic Composition: 2000-2010

2000 2010
Race/Ethnicity S. Springs S. Springs Saratoga S. Springs  S. Springs Saratoga
Population % County % Population % County %

One Race 25,818 98.6 99.0 25,997 97.8 98.3

White 24,493 94.9 95.9 24,543 92.3 94.3

Black 815 3.2 1.4 701 2.6 1.5

Native American 63 0.2 0.2 55 0.2 0.2

Asian 279 1.1 1.1 521 2.0 1.8

Other Race 168 0.6 0.4 177 0.7 0.6
Two or more races 368 1.4 1.0 589 2.2 1.7
TOTAL 26,186 100.0 100.0 26,586 100.0 100.0
Hispanic 485 1.9 1.4 839 3.2 2.4
Not Hispanic 25,701 98.1 98.6 25,747 96.8 97.6

Source: U.S. Census 2000 and 2010

2.1.4

Table 5 shows that in 2010 Saratoga Springs had a total of 11,312 households which was an increase of 528

HOUSEHOLD PROFILE

households since 2000.

Table 5. Household Characteristics: 2000-2010

Household Type 2000 2010
Households Percent Households Percent

Families 5,982 55.5 5,923 52.4
Married with children 1,954 18.1 1,719 15.2
Married without children 2,698 25.0 2,935 26.0
Single female with children 612 5.7 493 4.4

Single male with children N/A N/A 174 1.5
Non-families 4,802 44,5 5,389 47.6
Singles 3,772 35.0 4,156 36.7
Householder 65+ years old 1,325 12.3 1,389 12.3
*TOTAL HOUSEHOLDS 10,784 100.0 11,312 100.0
Average household size 2.21 N/A 2.13 N/A
Average family size 2.88 N/A 2.84 N/A

Source: U.S. Census 2000 and 2010

* The percentage of total households is a calculation of the percentage of the Families and Non-families groups.
*Data on Single male head of household with children was not available on the 2000 Census.

Families made up the greatest portion of households in the City, now accounting for 52.4 percent of the
households; a drop from 55.5 percent in 2000 and 59.1 percent in 1990. Between 1990 and 2000, and again
between 2000 and 2010, the City also experienced a decrease in the number of family households with children
and a rise in family households without children. In 2010, the proportion of married households with children was
15.2, whereas 26.0 percent of households consisted of married families without children. The number of single-
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person households also increased, increasing from 3,772 to 4,156 households between 2000 and 2010. Single
female-headed households declined between 2000 and 2010 from 612 to 493 households.

Households with residents over the age of 65 may also impact demand for certain housing. Between 2000 and
2010, the number of householders 65 years and older increased from 1,325 to 1,389.

2.2 SPECIAL POPULATIONS

Special populations include the elderly, frail elderly, persons with disabilities, female-headed households, persons
with HIV/AIDS, victims of domestic violence and persons suffering from substance abuse. Table 6 shows the
diversity of different special needs groups and the number of these special needs groups in the City.

Table 6. Special Needs Population

Percent of Percent of

Special Needs Category Persons Households City Need
Population Group

Persons with a Disability
School-age (5-17 yrs) 143
Work-age (18-64 yrs) 1,380
Employed 667

15.8

Female-Headed Household
With Children < 18
Seniors (65+ years)
With a Disability
Senior Households
Owner Occupied
Renter Occupied
Living Alone
Large Household (5+ persons)
Owner Occupied
Renter Occupied
Sources: U.S. Census 2010 and ACS 2019 5-yr est

26.2

2.2.1 PERSONS WITH A DISABILITY

The Americans with Disabilities Act (ADA) defines disability as a person who has a mental or physical impairment
that substantially limits one or more major life activities. According to the 2019 ACS 5-year estimates, there were
32,690 (10.0%) residents in Saratoga Springs with a disability. Of the 1,380 disabled residents of working age, 48.3
percent are employed.

Residents with mental and/or physical disabilities may need more supportive services, affordable housing, and
different housing accommodations. Some accommodations necessary for handicapped residents include
wheelchair ramps, wider doorways and hallways, lower sinks, holding bars, elevators, and other special designs to
accommodate persons in wheelchairs or with limited mobility.
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2.2.2 FEMALE-HEADED HOUSEHOLDS

Female-headed households are included among the special needs populations due to child-care needs and the
potential for lower income constraints. In 2010, approximately 7.9 percent of the households in Saratoga Springs
were female-headed, and about 55 percent of those households are living with children under 18 years old.

2.2.3 ELDERLY AND FRAIL ELDERLY

In Saratoga Springs, roughly 15.8 percent of the population consists of persons above the age of 65 and 27.9
percent of this senior population has a disability. Elderly residents with a disability are defined as frail elderly. The
proportion of elderly households in the City is about 26.2 percent. In Saratoga Springs there are more owner-
occupied senior-households (58.5%) than renter-occupied (33.7%). Further, there are 1,389 of 4,188 elderly
residents living alone in the City.

2.2.4 LARGE HOUSEHOLDS

The average household size in Saratoga Springs is 2.13 and the average family size is 2.84. Saratoga Springs has a
total of 59 large households, defined as households with five or more persons. Of these large households,
approximately 76.4 percent own homes and 23.6 percent reside in rental units.

3.0 INCOME PROFILE

3.1 HOUSEHOLD INCOME

The City of Saratoga Springs has a median household income of $73,661, which is slightly lower than the County
median of $74,080.

According to 2017 CHAS data, low and moderate-income households represented 37.4 percent of the City’s
households. Typically, an area with 50 percent or more of the households having low and moderate-incomes are
considered to be concentrations of low-income. Table 7 identifies six census block groups in Saratoga Springs in
which there is a concentration (50 percent or more) of low and moderate income households.

Table 7. Low and Moderate Income Areas: 2015

Census Block Group % L/M Income Population

613.02 52.6
612.05 56.7
612.04 88.9
610.06 56.7
611.05 100.0
611.07 54.8

Source: Low-Moderate Income Summary Data for CDBG, NSP, and CDBG-DR Area-Benefit Activities (based on the
2011-2015 ACS)
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3.2

INCOME BY HOUSEHOLD TYPE, RACE/ETHNICITY AND TENURE

Table 8 shows the income levels for different types of households. In Saratoga Springs, 4,345 out of 11,615

households are considered low and moderate income households.

Table 8. Income Level by Household Type: 2015

Income Level

Elderly HH

Small

Large

Other

Total

(62+)

Family

Family

Extremely Low (0-30% HAMFI) 495 240 0 620 | 1,355
Low (30-50% HAMFI) 650 190 10 480 | 1,330
Moderate (50-80% HAMFI) 640 495 25 500 | 1,660
Middle/Upper Income (>80% HAMFI) 1,935 2,940 365 2,030 | 7,270
Total Households 3,720 3,865 400 3,630 | 11,615

Source: HUD, eCon Planning Suite (2011-15 ACS)

Table 9 indicates the income of Saratoga Springs households by race and ethnicity. The portion of low and

moderate incomes are fairly similar for the City’s White (34.3 percent) and Asian (34.9 percent) households,

whereas the proportion of Black households is nearly double (65.9 percent). The City’s Hispanic households have

the lowest proportion of low-moderate incomes (16.7 percent).

Table 9. Income by Race/Ethnicity: 2017

White

Income Level

Black

SED

Hispanic

H/H

Percent

H/H

Percent

Percent

H/H Percent

Extremely Low

1,255 11.0 145 65.9 10 3.2 10 4.8
(0-30% MFI) ’
Low 10.4

1,195 0 0 20 6.3 25 11.9
(31-50% MFI) ’
Moderate 1,475 12.9 0 0 80 25.4 0 0
(51-80% MFI) ’ ' '
Middle/Upper Income
(>80% MFI) 7,520 65.7 75 34.1 205 65.1 175 83.3
Total Households 11,445 100.0 220 100.0 315 100.0 210 100.0

Source: HUD, CHAS Data, 2013-17 ACS

Table 10 shows the income of Saratoga Springs residents by owner or renter tenure. The data illustrates that there

is a significantly larger proportion of renter households (52.5 percent) in the City that earned low or moderate

incomes compared to owner occupied households (19.8 percent). In addition, the 2012-16 ACS showed that 36.6

percent of City renters are housing cost burdened, as opposed to 23.6 percent of owner-occupied households.

Table 10. Household Income by Owner/Renter Tenure: 2017

Income Level

Renters

Owners

Extremely Low (0-30%MFI) 1,115 305
Low (30-50% MFI) 875 365
Moderate (50-80% MFI) 905 655
Middle/Upper Income (>80% MFI) 2,620 5,380
Total Households 5,515 6,700

Source: HUD, CHAS Data, 2013-17 ACS
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Tables 11 and 12 identify the income of Saratoga Springs residents by tenure type and household type. A
significant percentage of large family renter households (70.0 percent) and elderly renters (82.5 percent) had low
and moderate incomes. Similarly, of these identified household types, elderly owners had the highest percentage
of low and moderate incomes in the City (29.4 percent).

Table 11. Income Level by Household Type/Tenure-Rental: 2017
Small

Income Level

Elderly

ETNTTY

Large

ETNTTY

Other

Total

Extremely Low (0-30%MFI) 470 155 0 490 1,115
Low (30-50% MFI) 310 180 15 370 875
Moderate (50-80% MFI) 210 205 20 475 910
Middle/Upper Income (>80% MFI) 210 645 15 1,745 2,615
Total Households 1,200 1,185 50 3,080 5,515

Source: HUD, CHAS Data, 2013-17 ACS

4.0 EMPLOYMENT & TRANSPORTATION PROFILE

The U.S. Census Bureau’s classifications for Occupation and Industry have shifted slightly between 2000 and 2019,
making one to one comparisons across the board challenging. The following analysis takes into account these shifts
and their impacts on counts and percents of change.

The type and availability of employment in a community may have an impact on housing options. The different
types of employment and wages affect the income of households, ultimately affecting the availability and
affordability of housing units. Between 2000 and 2016, there was a small decrease of the employed population by
301 people (2.2 percent). The 2019 ACS 5-Yr est. places the unemployment rate for Saratoga Springs at 4.1
percent, slightly higher than Saratoga County (3.5 percent).

Table 13 shows the shifts in employment within industries between 2000 and 2016. The greatest shifts in industry
were in agriculture, forestry, fishing and hunting, and mining, which grew by a staggering 241.5 percent and
professional, scientific, and technical services, which grew by 47.3 percent. If the rise in agriculture employment is
due to an increase of farm laborers, it may create greater demand for more affordable housing as, typically, such

jobs tend to have modest wages.

Table 13. Industry Profile: 2000 - 2016

Number Number Percent

Industry Employed, Employed, Change,
Census 2000 2012-16 ACS @ 2000-2016
Agriculture, forestry, fishing and hunting, and mining: 53 181 241.5%
Agriculture, forestry, fishing and hunting 53 n/a n/a
Mining 0 n/a n/a
Construction 528 485 -8.1%
Manufacturing 1,080 1,202 11.3%
Wholesale trade 466 333 -28.5%
Retail trade 1,403 1,318 -6.1%
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Transportation and warehousing, and utilities: 364 311 -14.6%
Transportation and warehousing 232 n/a n/a
Utilities 132 n/a n/a

Information 391 177 -54.7%

Finance, insurance, real estate and rental and leasing: 900 949 5.4%
Finance and insurance 696 680 -2.3%
Real estate and rental and leasing 204 269 31.9%

Professional, scientific, mana.gement, administrative, 1278 1563 22.3%

and waste management services:

Professional, scientific, and technical services 981 1,445 47.3%
Management of companies and enterprises 0 n/a n/a
Administrative & support & waste management servs. 297 n/a n/a

Educational, health and social services: 4,026 3,880 -3.6%
Educational services 2,343 2,436 4.0%
Health care and social assistance 1,683 1,444 -14.2%

Arts, ente.rtamment, recreation, accommodation and 1574 1,730 9.9%

food services:

Arts, entertainment, and recreation 442 n/a n/a
Accommodation and food services 1,132 n/a n/a

Other services (except public administration) 501 324 -35.3%

Public administration 1,018 828 -18.7%

TOTAL 13,582 13,281 -2.2%

Source: U.S. Census 2000 and 2012-2016 American Community Survey

Table 14 shows the shifts in employment within occupations, between 2000 and 2019. In general, the shifts
illustrate that there is a transition from service/labor-oriented jobs. Traditionally, technical jobs have higher wages
whereas service/labor-related jobs have lower wages. This trend is particularly significant as the City’s last Al
(2011) showed the exact opposite trend over the previous decade. This trend may indicate an issue with the
availability of affordable housing for these occupations, leading them to find housing outside of the City.

The greatest negative shifts (after accounting for Bureau reclassifications) in occupation were in community and
social services (-73.8 percent), office and administrative support (-81.7 percent), production (-75.4 percent) and
personal care and service (-64.9 percent). Again, this is particularly significant as the City’s previous Al saw personal care and
service occupations at an increase of 74 percent.

Occupations showing a significant increase include health diagnosing and treating practitioners (51.8 percent),
management (32.7 percent) and technical and architecture and engineering at a staggering 202.5 percent change.
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Table 14. Occupation Profile 2000 - 2019

Occupation

Management, professional, & related occs /Management, business, science,

Number
Employed,
Census 2000

Number
Employed,
ACS 2019

Percent
Change,

2000 -
2019

5,868 6,117 4.2%

and arts occs
Management, business, and financial operations occupations: 1,997 2,446 22.5%
Management occupations 1,247 1,655 32.7%
Business and financial operations occupations: 750 791 5.5%
Business operations specialists 359 n/a n/a
Financial specialists 391 n/a n/a
Professional and related occs/ Computer, engineering and science occs: 3,871 1,321 -65.9%
Computer and mathematical occupations 261 256 -1.9%
Architecture and engineering occupations: 323 977 202.5%
Architects, surveyors, cartographers, and engineers 294 n/a n/a
Drafters, engineering, and mapping technicians 29 n/a n/a
Life, physical, and social science occupations 164 88 -46.3%
Education, legal, community service, arts & media occupations n/a 1,342 n/a
Community and social services occupations 301 79 -73.8%
Legal occupations 205 166 -19.0%
Education, training, and library occupations 1,451 788 -45.7%
Arts, design, entertainment, sports, and media occupations 471 309 -34.4%
Healthcare practitioners and technical occupations: 695 1,008 45.0%
Health diagnosing and treating practitioners & technical 544 826 51.8%
Health technologists and technicians 151 182 20.5%
Service occupations: 2,378 1,208 -49.2%
Healthcare support occupations 273 198 -27.5%
Protective service occupations: 287 152 -47.0%
Firefighting, prevention, and law enforcement workers, incl. supervisors 149 | 65 n/a

no law enforcement
Law enforcement workers including supervisors n/a 87 n/a
Other protective service workers, including supervisors 138 n/a n/a
Food preparation and serving related occupations 980 399 -59.3%
Building and grounds cleaning and maintenance occupations 325 279 -14.2%
Personal care and service occupations 513 180 -64.9%
Sales and office occupations: 3,621 1,751 -51.6%
Sales and related occupations 1,627 810 -50.2%
Office and administrative support occupations 1,994 364 -81.7%
Natural resources, construction, and maintenance occupations: n/a 568 n/a
Farming, fishing, and forestry occupations 46 37 -19.6%
Construction, extraction, and maintenance occupations: 673 n/a n/a
Construction and extraction occupations: 432 364 -15.7%
Supervisors, construction and extraction workers 64 n/a n/a
Construction trades workers 355 n/a n/a
Extraction workers 13 n/a n/a
Installation, maintenance, and repair occupations 241 167 -30.7%
Production, transportation, and material moving occupations: 996 377 -62.1%
Production occupations 617 152 -75.4%
Transportation occupations n/a 80 n/a
Transportation and material moving occupations: 379 n/a n/a
Supervisors, transportation and material moving workers 14 n/a n/a
Aircraft and traffic control occupations 23 n/a n/a
13
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Motor vehicle operators 168 n/a n/a
Rail, water and other transportation occupations 35 n/a n/a
Material moving workers 139 145 4.3%
TOTAL 13,582 10,021 -26.2%

Sources: U.S. Census 2000 and ACS 2019 5-Year Estimates

Table 15 shows the distribution of different types of workers in Saratoga Springs. The largest percentages of

residents are private wage and salary workers (75.6 percent) with only 6.8 percent of employed people being self-

employed workers.

Table 15. Class of Worker Profile: 2019

Class of Worker

Number

Percent

Private wage and salary workers 11,062 75.6
Government workers 2,566 17.5
Self-employed workers in own not incorporated business 993 6.8
Unpaid family workers 8 0.1

Source: 2019 ACS 5-Year Estimates

One advantage to living in an urban environment is the ability to walk, bike, or use public transportation. These

uses of alternative modes of transportation help to alleviate problems like air and water pollution, traffic

congestion, and promote a healthy lifestyle. In Saratoga Springs, the proportion of individuals who walk, use

public transportation, or use other means to commute to work is 6.6 percent (see Table 16). This percentage is

higher than the County’s — 3.2 percent, though a significant decrease from the 11.3 percent report in the previous

Al. This decline may correlate with the sharp increase in residents who work from home, which grew from 4.1

percent to 12.4 over the last decade.

Table 16. Commuting to Work: 2019

Mode of Transportation Number Percent

Population 16 years and older 14,743 100.0
Car, truck, or van—drove alone 11,006 74.7
Car, truck, or van—carpooled 924 6.3
Public transportation (excluding taxicab) 94 0.6
Walked 724 4.9
Other means 161 1.1
Worked at home 1,834 12.4
Mean travel time to work (minutes) 23.2

Source: ACS 2019 5-Year Estimates

The 2019 ACS articulates that roughly 75 percent of the labor force in Saratoga Springs commutes alone in an

automobile, whereas only about 6 percent carpool. The average commute time for residents is 23.2 minutes.
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5.0 ANALYSIS OF HOUSING STOCK

The housing profile provides a description of current growth trends, housing stock, overcrowding, and
owner/renter tenure. This section will also compare the total number of subsidized homes in Saratoga Springs to
non-subsidized homes; this proportion of subsidized units will then be compared to similar cities throughout New
York State. The profile will end with a description of the current housing market and the affect these conditions
may have on housing affordability.

5.1 HOUSING PROFILE

5.1.1 GROWTH IN HOUSING STOCK

Table 17 is a representation of regional municipalities around Saratoga Springs. Between 2000 and 2010, the City
of Saratoga Springs experienced an increase of 1,352 housing units, a 11.7 percent increase. The City stock
expanded at lower rate than the remainder of Saratoga County, which increased by 11,955 housing units, a 13.8
percent increase.

Table 17. Regional Housing Growth Trends: 2000 - 2010

Municipality 2000 2010 Net Percent
Change Change
City of Saratoga Springs 11,584 12,936 1,352 11.7
City of Albany 45,288 46,362 1,074 2.4
Village of Ballston Spa 2,404 2,421 17 7
Saratoga County 86,701 98,656 11,955 13.8

Sources: U.S. Census 2000 and 2010

5.1.2 URBAN AND RURAL DISTRIBUTION

The Bureau of the Census defines urban as comprising all territory, population, and housing units located in
urbanized areas and in places of 2,500 or more inhabitants outside of UAs. Territory, population, and housing units
that the Census Bureau does not classify as urban are classified as rural. Table 18 and Table 19 show the
distribution of population and households for Saratoga Springs and the County.

Table 18. Urban/Rural Population Distribution: 2010

Saratoga Springs Saratoga County

City of Saratoga Springs -Analysis of Impediments to Fair Housing

Density Persons Percent Persons Percent
Total 26,586 100.0 219,607 100.0
Urban 25,271 95.1 153,809 70
Rural 1,315 4.9 65,798 30
Source: U.S. Census 2010
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Table 19. Urban/Rural Occupied Housing Unit Distribution: 2010
Saratoga Springs

Saratoga County

Density Housing Units Percent Housing Units Percent
Total 11,312 100.0 88,296 100.0

Urban 10,842 95.5 63,125 71.5

Rural 470 4.5 25,171 28.5

City of Saratoga Springs -Analysis of Impediments to Fair Housing

Source: U.S. Census 2010

Table 18 indicates that Saratoga Springs is significantly more urbanized (95 percent) than Saratoga County (70
percent). Table 18 illustrates that there are a higher percentage of occupied housing units concentrated in
urbanized areas in Saratoga Springs (95.5 percent) compared to Saratoga County with 71.5 percent of households
located in urbanized areas.

The importance of these distributions relate to housing options in that urbanized areas provide more services
within a closer proximity, which diminishes travel costs and may, thereby, reduce living costs.

5.1.3 HOUSING TYPE AND TENURE

Table 20 shows the types of occupied housing in Saratoga Springs between 2000 and 2010. During the past
decade, there has been a slight increase in occupied units in the City (+20). The numbers indicate a trend towards
single-family unit occupation.

Table 20. Housing Type: 2000-2010

Unit Type 2000 2010
Units Percent Units Percent
Single-Family Detached 5,966 51.5 6,795 58.6
Single-Family Attached 646 5.6 522 4.5
Total Single-Family 6,612 57.1 7,317 63.1
2 to 4 Units 2,498 21.6 1,940 16.7
5 or More Units 2,258 19.5 2,155 18.6
Total Multi-Family 4,756 41.1 4,095 35.3
Mobile Homes and Other 216 1.9 192 1.7
Total Housing Units 11,584 100.0 11,604 100.0

Sources: U.S. Census 2000 and ACS 2010 5-Year Est

Table 21 measures the tenure of housing in Saratoga Springs between 2000 and 2010. Housing tenure refers to
whether a housing unit is owned, rented, or vacant. During the previous decade, the number of households
increased by 528. The number of owner-occupied housing units increased from 6,013 to 6,431 (increasing by 1.1
percent overall). During the same time period, renter-occupied housing units increased from 4,771 to 4,881 units
(increasing by 1.0 percent overall). Interestingly, although household growth outpaced production of additional
units, the housing vacancy rate in the City has increased for both owned and rental housing units, with the largest
decrease in vacancy for the rental housing market. This may suggest that there is an increasing amount of
households “doubling-up” in the City’s housing units.
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Table 21. Housing Tenure: 2000 - 2010
Occupied 2000 2010

Housing . Vacancy Vacancy
. Units Percent Percent
Units Rate Rate

Owner 6,013

Renter 4,771 44.2
Total 10,784 100.0
Households

Sources: U.S. Census 2000 and 2010

5.1.4 AGE OF HOUSING STOCK

The age of a community’s housing stock can be an indication of the condition of housing. Homes older than thirty
years may need some restoration, either structurally or mechanically. Further, energy efficient products and
construction materials were not fully utilized until the 1990s.

Table 22 shows the age of the housing stock in Saratoga Springs. Just over 43 percent of homes in the City were
constructed prior to 1970. As the previous Al reported nearly 60 percent being constructed prior to 1970, the
trend suggests a revival of the City’s housing stock. . However, housing structure built before 1939 remain in the
largest portion, with many identified as having historical value.

Table 22. Age of Housing Stock: 2019

Year Structure Built Housing Units Percent of Total
2014 or later 477 3.9
2010-2013 484 3.9
2000-2009 1644 13.3
1990-1999 1,410 11.4
1980-1989 949 7.7
1970-1979 2,046 16.5
1960-1969 1,134 9.2
1940-1959 908 7.3
1939 or Earlier 3,318 26.8
Total 12,370 100.0

Source: ACS 2019 5-Year Est

5.2 HOUSING OVERCROWDING

The Federal Department of Housing and Urban Development (HUD) defines overcrowding as the ratio of more
than 1.01 persons per room (excluding kitchens, bathrooms, porches, and hallways), and severe overcrowding as
the ratio of more than 1.51 persons per room.

Table 23 measures overcrowding by tenure for both Saratoga Springs and Saratoga County. The percentage of
overcrowded households in Saratoga Springs is fairly low with just 0.2 percent of owner-occupied households
experiencing overcrowding or severe-overcrowding. Since the City’s previous Al was drafted in 2011, there has
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been a reduction in overcrowding of both owner-occupied and renter-occupied units. However, although the
percentage of renter-occupied units experiencing severe-overcrowding remains relatively low at 1.1 percent, there
was an increase of 110 units that fall under this category.

Table 23. Overcrowded Households: 2010

Saratoga
Overcrowding Households Percent County
Percent
Owners
Overcrowding 22 0.2% 0.2%
Severe Overcrowding 0 0.0% 0.0%
Renters
Overcrowding 8 0.1% 0.3%
Severe Overcrowding 136 1.1% 0.2%

Source: 2019 ACS 5-Year Estimates
Note: Percentages calculated from total number of occupied units.

5.3 HOUSING COST

5.3.1 HOUSING PRICES/VALUES

Table 24 presents a distribution of housing values in Saratoga Springs, obtained from the 2019 American
Community Survey 5-Year Estimates. These surveys found that only a small proportion (4.2 percent) of homes in
Saratoga Springs were valued at less than $100,000. Most homes in Saratoga Springs (31.4 percent) were valued
between $300,000-5499,999, the median home value in the City being $365,900.

Table 24. Distribution of Housing Value: 2019

Value Number Percent
>$50,000 161 2.3%
$50,000-599,000 132 1.9%
$100,000-$149,999 69 1.0%
$150,000-$199,999 399 5.8%
$200,000-$299,999 1,712 24.8%
$300,000-$499,999 2,610 37.9%
$500,000-$999,999 1,478 21.4%
<S$1,000,000 332 4.8%
Total 6,893 100.0%
Median Value $365,900

Source: 2019 ACS 5-Year Estimates
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5.3.2 RENTS

A review of the rental housing market, shown in Table 25, comparing the HUD determined fair market rents for the
region, the median rents for Saratoga Spring are higher. Four bedroom units demonstrated the greatest disparity,
a percent difference of 49.8.

Table 25. Median Gross Rent by Bedrooms: 2019

Bedrooms City Median Rent FMR % difference
1 bedroom $973 $904 7.4
2 bedroom $1,399 $1,115 22.6
3 bedroom $1,707 $1,397 20.0
4 bedroom $2,506 $1,507 49.8

Source: 2019 ACS 5-Year Estimates and HUD 2019 FMR

5.3.3 HOUSING AFFORDABILITY

Housing affordability can be determined by comparing the housing and rental costs in Saratoga Springs to the
income of City residents. Table 26 shows low and moderate income levels by household size and Table 27 shows
the fair market rents for the Albany-Schenectady-Troy MSA.

Table 26. Low and Moderate Incomes by Household Size: 2020

Income Group & Household Size Annual Income

Low
One Person $33,950
Two Persons $38,800
Three Persons $43,650
Four Persons $48,500
Five Persons $52,400
Moderate
One Person $54,350
Two Persons $62,100
Three Persons $69,850
Four Persons $77,600
Five Persons $83,850

Source: U.S. Dept of Housing & Urban Development annual guidelines

The area median family income is $99,200. Low-income households are defined as those households earning at or
below 50 percent of the area median depending on household size. In Saratoga Springs, 1,999 renters and 670
homeowners are low-income.

Moderate-income households are defined as those households earning between 51 to 80 percent of the area
median. In Saratoga Springs, 1,370 renters and 1,150 homeowners are moderate-income.
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Table 27. Fair Market Rents: 2020

Number of Maximum Rent Maximum Rent Without Utilities
Bedrooms Including Utilities =~ Hot Water-Electric \ Hot Water-Gas
1 Bedroom $855 $725 $755
2 Bedrooms $1,054 $924 $954
3 Bedrooms $1,313 $1,183 $1,213
4 Bedrooms $1,428 $1,298 $1,328

Source: U.S. Department of Housing and Urban Development annual guidelines

According to 2015-2019 ACS, the City’s median gross rent is $1,293, and median selected monthly costs for
owner-occupied units with a mortgage total $2,194 (Selected monthly owner costs are the sum of payments for
mortgages, deeds of trust, contracts to purchase, or similar debts on the property (including payments for the first
mortgage, second mortgages, home equity loans, and other junior mortgages); real estate taxes; fire, hazard, and
flood insurance on the property; utilities (electricity, gas, and water and sewer); and fuels (oil, coal, kerosene,
wood, etc.). It also includes, where appropriate, the monthly condominium fee for condominiums and mobile home
costs (installment loan payments, personal property taxes, site rent, registration fees, and license fees).

5.3.4 HOUSING COST BURDEN

According to HUD, households paying over 30% of income for housing (including utilities) have a cost burden, and
those who are paying more than 50% of income have a severe cost burden. Table 28 compares the percentage of
Saratoga Springs and Saratoga County households, by tenure that had a housing cost burden as of 2017.

Table 28. Housing Cost Burden: 2017
Cost Burden Households Percent Saratoga County

Percent
Owners
>30% to <=50% 770 11.5% 12.2%
>50% 620 9.3% 7.3%
Renters
>30% to <=50% 1,115 20.2% 18.7%
>50% 945 17.1% 17.1%

Source: CHAS Data, 2013-2017 ACS

Among homeowners, 20.8 percent were represented as having a cost burden, which is slightly higher than the
County (19.5 percent). Among renter households, 37.3 percent of renters had a housing cost burden, with 17.1
percent of renters spending more than half of their income on housing costs.

Table 29. Housing Cost Burden by Type and Tenure: 2017

Income Level Elderly Small Family | Large Family (0]4,1-¢ Total
Renter Households
Extremely Low 57% 26% X 89% 67%
Low 79% 100% 100% 77% 83%
Moderate 19% 27% 100% 39% 33%
Middle/Upper 24% 11% 0% 10% 11%
Owner Households
Extremely Low 86% 100% X 85% 90%
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Low 56% 100% X 75% 63%
Moderate 52% 50% X 57% 52%
Middle/Upper 15% 6% 9% 11% 10%
Source: CHAS Data, 2013-2017 ACS

Table 29 analyzes the housing cost burden for residents by tenure, income level, and the type of household.
According to CHAS data, 100 percent of large families who rent in the City are experiencing a housing cost burden.
Additionally, 100 percent of extremely-low and low income small-family households who own the homes they
reside in are housing cost burdened as well. In fact, 90 percent of extremely-low income households of every type
in the City are housing cost burdened.

The prevalence of housing cost burden across household types, tenure and income levels indicate the need for
additional affordable housing units, with options for a wide spectrum of the City’s residents.

5.4 PUBLICLY ASSISTED HOUSING

The City of Saratoga Springs has a variety of affordable housing options, either assisted with public funds or made
available through the private rental market.

5.4.1 RENTAL ASSISTANCE

The Section 8 Voucher Program is a federally-funded program, which provides rental payment assistance to
families and elderly residents that have incomes at or below 50 percent of the median household income.

The Saratoga Springs Housing Authority is currently responsible for the dispersal of 90 vouchers. These vouchers
are given to applicants that are below the HUD determined income limit. The purpose of the voucher is to allow
residents to find an apartment on their own and receive assistance in the payment of the unit.

The Section 8 waiting list has been closed since 2017, and will open for new applications in April 2021.

5.4.2 PUBLIC AND SUBSIDIZED HOUSING

In addition to tenant-based rental payment assistance, the City has site-based public housing administered by the
Saratoga Springs Housing Authority and by private entities. Table 30 lists the various site-based affordable housing
options in the City, as well as the type and quantity of units. The Saratoga Spring Housing Authority directly
manages two sites, Jefferson/Vanderbilt Terrace and Stonequist Apartments (with the newly constructed
Promenade Development located directly adjacent). Shelters of Saratoga and RISE directly manage their units as
well. The Saratoga Affordable Housing Group, a not-for-profit branch of the Housing Authority, contracts with
Veteran’s Community and Housing Coalition (another local non-profit) to manage the Allen Drive Apartments. The
remaining eight sites are managed by private developers.
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Tenants that wish to reside at the public housing sites must apply through the Housing Authority. Once accepted
the public housing agency will match the resident(s) with an accurately sized unit and if accepted the public
housing agency will establish the tenant’s rent based on family income.

Table 30. Subsidized Housing Units

Development/Site # Unit Characteristics
Units = Youth Elderly 1Bed 2+Bed

Jefferson Terrace 105 X X

New buildings under construction 24 X
Vanderbilt Terrace 58 X
Stonequist Apartments 176 X X
The Promenade (newly completed by SSPHA) 63 X X
Allen Drive Apartments 40 X X
Embury Apartments 208 X X X
Raymond Watkin Apts. 111 X X
Franklin Manor 17 X
Shelters of Saratoga (permanent housing )Washington St 3 X X
Shelters of Saratoga (permanent housing ) Grand Ave 4 X X
Saratoga West Apartments 32 X X
Kirby Village Apartments 32 X X
Westview Apts. 106 X X X
RISE (fka Transitional Services Association) 2 X
Jefferson St Workforce Housing (*for purchase only) 10 X
Intrada 158 X X X

TOTAL | 1,149

Table 31 is a comparison of the proportion of public housing available in three New York State cities with similar
populations, Rome, Ithaca, and Saratoga Springs, New York. The comparison shows that Saratoga Springs has a
comparable percentage of public housing units.

Table 31. Comparison of Public Housing Units

Jurisdiction Population Housing Public Public
Units Housing Units Housing
Percent
Rome, NY 32,253 14,849 385 2.6%
Ithaca, NY 30,569 12,018 341 2.8%
Saratoga Springs, NY 27,943 14,485 339 2.3%

Source: Ithaca Housing Authority website http://www.ithacaha.org/

Rome Housing Authority website https.//romehousingauthority.com/about-us

Saratoga Springs Housing Authority http://saratogaspringspha.org/
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5.4.3 OTHER HOUSING ASSISTANCE AND SERVICES TO LOW INCOME HOUSEHOLDS

Non-profit organizations are major providers of affordable housing and support services in the City of Saratoga
Springs and are often consulted to help the City plan for future affordable housing and community development
policies and programs. In the private sector, local small businesses, area contractors, lending institutions, real
estate agents and professional associations have periodically donated funds and/or technical assistance to local
affordable housing projects or participated in planning and policy discussions on affordable housing issues. Many
such professionals also serve on the boards of area housing and human service agencies and the City's Community
Development Citizen Advisory Committee.

LifeWorks Community Action (formerly Saratoga County EOC) has a crisis intervention referral service that
provides assistance to individuals and families in need with housing, financial, mental health, domestic violence,
and drug and alcohol assistance. LifeWorks also offers family development programming, which is a long-term
service that assists parents and families deal with affordable housing, financial stability, employment, and effective
parenting all leading to economic self-sufficiency.

Shelters of Saratoga is a non-profit organization, which has been in operation for three decades. Today, they assist
over 1,000 individuals through various programs, including outreach, drop-in centers, Code Blue, case-managed
shelters and affordable housing. Shelters of Saratoga owns and manages two residential properties that contain a
total of seven apartments, providing affordable housing options to nine individuals in downtown Saratoga Springs.
Through their own services and the local network of support providers, they work with residents of these
affordable housing apartments to identify and provide referrals for any assistance they may need in regards to
transportation, nutrition, medical assistance, or financial support. Shelters of Saratoga prioritizes placing shelter
graduates in these affordable housing units so that they can continue to assist them and enhance their likelihood
of permanent success.

RISE Housing and Support Services (formerly known as Transitional Services Association, Inc. or TSA) is a human
service agency based in Saratoga Springs, NY that has been serving people in Saratoga County since 1978. RISE
programs provide care coordination and residential support services to adults and children struggling with mental
health diagnoses and substance use disorders, as well as chronic medical conditions. This organization also
distributes housing vouchers based on need and income level and operates on a Housing First model.

Wellspring is another non-profit organization that provides a number of services to victims of domestic violence.
Wellspring provides clients with emergency shelter, for immediate assistance, and housing vouchers for
permanent housing. The organization also provides support services such as counseling, legal advocacy, financial
literacy classes, youth services, support groups, as well as a safe pet partnership.

CAPTAIN CHS programs and services address youth and family homelessness, poverty, bullying, hunger, academic
failure, family dysfunction, senior isolation and transportation, human trafficking, and many more issues facing our
local community. Their Solutions to End Homelessness Program (STEHP) is a NYS-funded program to help
individuals and families facing a housing crisis. The funding provides financial assistance for those who are
homeless or at-risk of homelessness. Within the City's latest completed affordable housing project, Intrada,
CAPTAIN has 10 units (one bedroom) for youth ages 18-24 who have left or are aging out of foster care and are
homeless, youth who are chronically homeless, victims of human trafficking, and homeless youth with other
disabling conditions. The program is a permanent supportive housing model.
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The Salvation Army, established 1865, has been operating in Saratoga County since 1887 and is currently located in
downtown Saratoga Springs. Their mission is to meet human needs without discrimination. This organization’s
programs generally fluctuate as their model is to evaluate existing community resources, discover gaps in services,
and fill those needs. In general, the Salvation Army provides wrap-around services to children, families, and
individuals from all backgrounds and stages of life, to help end intergenerational poverty through means of
financial, physical, emotional, mental, and spiritual care.

Our local Habitat for Humanity chapter assists homebuyers of low to moderate income, with a stable employment
record and decent credit history. Participants are chosen based on their need, ability to pay, and willingness to
fulfill the “sweat equity” component: helping to build their future home or those of their Habitat neighbors.

In addition, several of the City’s local bank and credit unions are participating lenders for the State of New York
Mortgage Agency (SONYMA) mortgage program. SONYMA provides access to affordable homeownership by
removing many of the hurdles faced by first-time homebuyers. This program offers low-interest mortgage loans
and down-payment grant programs to help income-qualified buyers purchase their first home.

5.5 SUMMARY: 2016 PRELIMINARY MARKET ANALYSIS — HOUSING NEEDS

In the fall of 2016, the Public Housing Authority released the Preliminary Market Analysis on Housing Needs for the
City and Primary Market Area as prepared by consultant, GAR Associates. The Summary of Findings from this
report has been attached hereto as Appendix A.

In general, conclusions of the analysis include:

e strong demand for additional housing

e support for mixed-income developments of:
o0 family/workforce units
O senior units

It states, “In a high-end market like Saratoga Springs, is not the unexpected that the majority of the proposals for
planned and new developments, as well as recently-built apartments, focus specifically/mostly on the upper-
end/high-end or top-tier of the market. In growing and expanding communities with high-income characteristics,
incentives often have to be provided in order to create the support for municipal approvals associated with
affordable housing. Local organizations like Sustainable Saratoga and to degree recently updated Saratoga
Comprehensive Plan address these aspects, and it is clear based on the demographic data provided, that low-to-
moderate income housing will be required within the City of Saratoga Springs.”

6.0 ANALYSIS OF LAW, REGULATIONS & POLICIES

The Al requires an analysis of local laws and policies that may have a direct or indirect effect on access to housing.
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6.1 COMPREHENSIVE PLAN

The City’s latest Comprehensive Plan was adopted in 2015. Included in the Plan’s primary goals is “Encourage and
increase housing diversity and affordability as well as neighborhood vitality.” To achieve this goal, the Plan was
designed to:

e Encourage a range of residential opportunities that will be available to all residents to promote the social
and economic diversity vital to a balanced community.

e Actively promote affordable housing of all types and tenure throughout the City, and avoid
overconcentration in any one area to reduce the potential for isolation of income groups.

0 Promote diversity of housing types in close proximity to employment centers such as Downtown,
the hospital, Skidmore College, the racetracks, etc.

0 Encourage the development of higher density residential alternatives within the urban core
including the conversion to residential use of upper floors in commercial districts.

0 Make greater use of City-owned properties for affordable housing and consider acquiring
additional properties for this purpose.

e Promote the implementation of the City's "Consolidated Plan" to achieve identified community
development objectives and increase the availability of safe, affordable housing and promote the
pursuance of funding opportunities to assist with implementation.

e Support existing and consider new partnerships to address housing needs. Continue supporting
collaborative efforts to develop additional affordable housing with organizations such as the Saratoga
Affordable Housing Group and Saratoga Springs Housing Authority.

e Rehabilitate and develop affordable housing via a "whole-site approach" with attention to site location
and layout, facade design, pedestrian movement and accessibility, adequate infrastructure provision, and
sensitivity to historic preservation and neighborhood context. This will also assist to revitalize and/or
preserve existing neighborhoods.

e  Assist At-Risk Persons with housing needs.

0 Provide adequate temporary shelters for the homeless and at risk population.

0 Increase supportive housing and services that enable persons with special needs to live in dignity
and independence.

0 Assist homeless and persons at risk of becoming homeless in obtaining affordable housing.

e Promote more effective development incentives.

0 Consider incentives, such as density bonuses, temporary property tax relief from building
setback, and parking requirements, to encourage affordability.
0 Consider providing infrastructure incentives for developments with affordable units.

e Address procedural items related to housing Citywide.

0 Review zoning, subdivision, building codes, and develop policies to actively encourage affordable
housing construction or redevelopment.

0 Investigate appropriate opportunities for the conversion, building, and permanent residential use
of building code compliant accessory buildings such as carriage houses and garages.

0 Promote more aggressive enforcement of housing codes and zoning regulations.

e Identify funding resources to assist the City and its residents in meetings its housing needs.

0 Consider establishing dedicated funds (e.g. development fees, nonprofit PILOT programs, etc.) or
land trusts for affordable housing development, land acquisition, construction subsidies, etc.
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0 Maximize participation in Federal and State funding programs for the construction and
rehabilitation of affordable rental and homeowner units.
e Provide housing opportunities to support an aging population.
0 Encourage construction of senior housing in proximity to transit service as well as health and
community services.
0 Allow for diverse types of senior housing such as: cooperative housing, concierge housing, senior
rooming houses.

6.2 ZONING ORDINANCE

The City is in the final stages of developing its Unified Development Ordinance (UDO); a tool which combines
traditional zoning and subdivision regulations, along with other development standards for items such as design
guidelines, storm water management, signs or street standards into one, easy-to-read reference document. It is
intended to eliminate redundant or conflicting code provisions, help to streamline the review and approval process
and clarify the steps and requirements with clear illustrations and language. Options for alleviating impediments to
affordable housing development (including a tiered incentive structure) have been included within all public drafts
to date. The UDO is set for adoption before the end of 2021.

As the UDO has not yet been enacted, the following considers the City’s current Zoning Ordinance and its potential
impacts on fair housing.

To help implement the City’s previous Comprehensive Plan (2001), the City identified seven geographic areas —
called Transect Districts — to emphasize infill development with efficient infrastructure. The “transect” concept of
land use encourages denser development of a mix of uses (services, offices, and residential) in areas that generally
have existing infrastructure, and_access to transportation. Properties located in the Transect Districts have no
minimum lot size and no maximum density requirement thereby providing a mechanism for developers to gain
greater efficiencies, and lower costs, during construction. This specific policy directive allows for the
reincorporation of residential units in traditional urban areas — areas generally with existing infrastructure,
sidewalks, essential services and transit — while promoting the maximization of non-residential space to offset the
costs of residential construction. Residential units in these districts are desirable to seniors and low to moderate
income individuals because they are located in walkable neighborhoods near transit stops and in close proximity to
essential services.

Inclusionary Zoning: Beginning in 2005, the City undertook an 18-month exercise in developing a regulatory
framework to require the construction of affordable housing along with the construction of market-rate housing
units. With the assistance of a citizen committee comprised of representatives from the City Planning and Zoning
Boards, the banking and residential construction industries, and a national expert on housing finance, construction
and underwriting, Monte Franke, a draft inclusionary zoning ordinance was developed mandating that every new
residential development over a certain size provide a percentage of affordable units in exchange for an increase in
the otherwise allowable density for that area. After extensive public dialog, this legislation was presented to the
City Council. It was revived in 2017 by local non-profit, Sustainable Saratoga. While not acted upon, this legislation
remains a public policy option.

Additionally, in both the Plan and the Zoning Ordinance, the City provides the opportunity for an applicant to
request an increase in density (number of housing units) in exchange for a public benefit —including the provision
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of “affordable housing.” In the Conservation Development District (from the Plan): “Incentive Zoning Option for
Public Benefits — density bonuses (up to a maximum increase of 20% in the number of permitted units) for the
donation by the developer of significant public benefits such as: public access to open lands, development of trails
or public parks, “affordable” housing units, etc.” In the Conservation Subdivision Regulations from the Zoning
Ordinance: “The Planning Board may allow up to 20% greater density where it finds that...the project provides a
desirable mix of affordable housing. Examples of such a mix include the provision of at least 20% of the housing
mix below the median housing price. Such houses or lots shall be set aside for purchase by low and moderate
income households.”

In the Zoning Ordinance, “Senior Housing” is a use that is permitted with Special Use Permit in all residential
districts and eight commercial districts. “Senior Housing” is defined as a multi-family housing where units are
occupied by (at least one) persons aged 62+ and where there is a household income that is 60% or less than the
household median income (as established by HUD in Alban-Troy-Schenectady MSA). The density of any senior
housing use permitted by Special Use Permit may increase the density up to 50% of the density permitted by the
district regulations where located.

Temporary Accessory Dwellings are uses that are allowed as accessory uses in all residential districts whereby the
occupant of a single-family residence is permitted to structurally alter the residence into a temporary two-family
residence to allow families to live under the same roof in independent distinguishable living quarters. This use,
sometimes referred to as an in-law apartment, allows single-family occupants the flexibility to accommodate
extended family members, especially seniors.

The City continues to seek and encourage other opportunities, such as zoning amendments, to promote affordable
housing and regulatory options to achieve affordable and fair housing objectives.

In 2012, City Council ordained Chapter 241.6: An Ordinance Providing for the Amendment to the Established
Planned Unit Development District known as “Woodlawn Oval Planned Unit Commercial Development”. The
ordinance modification’s purpose was to provide for the means for development of a mixed use commercial
development which would provide for housing, and medical, pharmaceutical, social services, pastoral and general
care and services to the aging, injured, handicapped, terminally ill, mentally ill, socially deprived and their
dependents and families with an emphasis toward providing a continuum of medical and non-medical geriatric
care. The Commercial Planned Unit Development now incorporates existing structures known as Embury
Apartments and Wesley Health Care Center and will expand by means of additions to those structures and by
construction of new structures of various sizes and for various purposes intended to assist in fulfilling the herein
specified purpose while maintaining a campus-like setting.

In November 2018, City Council approved a zoning amendment which rezoned 6 parcels from Warehouse District
to Transect 4, and another 5 parcels from Urban Residential 4 to Transect 4. This change allows for continued
progress on an affordable housing project currently under its finals stages of pre-construction development. The
planned, mixed-use development will include 200 mixed-income workforce-housing units.

6.3 LOCAL LAWS & CITY CODE

Local Law#3 of 2007 (amended November 18, 2008) requires fire safety and property maintenance inspections of
all multiple dwellings (3 or more units) at least once every 36 months. All rental dwelling units and rooming
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houses are to be inspected and certified by the Department of Public Safety, which shall determine compliance
with, administer and enforce the NYS Fire Prevention and Property Maintenance Code. The City maintains a
registry of all rental dwelling units and rooming units. This amendment was codified in 2012.

Local Law 2010 establishing water rates for 2010 (resolved March 16, 2010). This local law reduces the water
service connection fees for new affordable housing units (owner-occupied or rental units). This amendment was
codified in 2012.

The Community Development Department is currently compiling research and drafting potential Fair Housing
legislation for consideration by City Council. The department is hopeful to release a public draft for review during
2021.

6.4 FAIR HOUSING DISCRIMINATION COMPLAINTS & LAWSUITS

Discrimination complaints and lawsuits may provide an indication of the nature and degree of fair housing
problems in a jurisdiction. Fair housing discrimination complaints received by the City of Saratoga Springs are
referred to the HUD Office of Fair Housing and Equal Opportunity (FHEO). FHEO records indicate that no fair
housing complaints have filed against the City in the last 10 years.

Previously, on October 28, 2005 Anderson Group, LLC filed suit against the City of Saratoga Springs under the Fair
Housing Act, alleging that the City prevented the construction of the plaintiff’s proposed housing development
(Spring Run Village), which was purported to contain 20 percent affordable housing units. A jury verdict rendered
in July 2010 was overturned by the Federal Judge on June 21, 2011 as not supported by the evidence. The Judge
ordered a new trial, which returned a verdict in favor of the City on August 9, 2012. The plaintiff subsequently filed
an appeal to this verdict, resulting in the reinstatement of a portion of the 2010 verdict. The City then filed a
motion to set aside the 2010 verdict on February 25, 2016. During a mediation session on April 14, 2016, an
agreement between the parties was reached, and a settlement agreement was filed with the courts in May 2016.

Just four individuals filed fair housing complaints against the Saratoga Springs Public Housing Authority from
January 1, 2011 — March 28, 2021. The cases of two of these individuals remain open as they were very recently
filed and still under investigation. The remainder were closed with a “No Cause Determination”.

7.0 ANALYSIS TO IMPEDIMENTS TO FAIR HOUSING CHOICE

7.1 LAND USE AND ZONING LAWS

On June 16, 2015, the City of Saratoga Springs adopted The Comprehensive Plan. This plan is a unified set of
policies for land-use development and design in the City of Saratoga Springs, and encourages and increases
housing diversity and affordability as well as neighborhood vitality.

After review of The Comprehensive Plan and the City’s zoning regulations, it does not appear there are any specific
exclusionary or discriminatory policies, rules or regulations that would create impediments to fair housing choice.
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7.2 TAX POLICIES

As incorporated governmental units in the State of New York, cities are permitted to exempt real property from
taxation to the extent permitted by New York State laws. These exemptions enhance the affordability of housing
for the Town’s less affluent residents.

Article XVI, Section | of the New York State Constitution, which provides that the power to tax rests exclusively
with the Legislature, also permits the state to enact laws delegating to local government the power to impose
specific taxes. Additionally, under New York State’s Constitution, exemptions from taxation may only be given
pursuant to general law approved by the State Legislature and the Governor.

Under certain statutes, housing created under programs designed to benefit populations with special needs and
low income households, including public housing, is exempt from taxation. This has the effect of reducing the
amount of rent necessary to meet expenses of the project.

The School Tax Relief (STAR) program offers property tax relief to income and/or age eligible New York State
homeowners. Currently, the Basic STAR program relief allows income-eligible City homeowners to exempt $23,440
of the recorded value of a home from school tax. There is also a STAR enhanced program, which currently allows
senior, income-eligible homeowners, to exempt $54,550 from the full value of a home from school tax. The City
also has property tax exemption programs for senior citizens and persons with disabilities whose total income is
below $37,400. These statutes reduces the tax burden on lower income households in Saratoga Springs.

In addition, the City has exercised its taxing authority to approve Payment In Lieu Of Tax (PILOT) programs in the
City. Recently, the City has extended or instated PILOT programs for the following affordable housing
developments (see Table 30 for unit details):

e Raymond Watkin Apartments

e Allendale (pending construction)
e The Promenade (SSPHA)

e  Saratoga BDC Limited Partnership
e Intrada

A review of the City’s tax policies did not reveal any excessive exclusionary or discriminatory policies, rules or
regulations that would create impediments to fair housing choice.

7.3 PRIVATE SECTOR LENDING POLICIES

Government policies and procedures that regulate, monitor, or otherwise impact on rental, sales, and property
insurance practices play a significant role in promoting fair housing choice. It is essential that the availability and
affordability of financing is accomplished on a non-discriminatory basis to provide fair housing choice. The Home
Mortgage Disclosure Act (HMDA) is a federal statute, which requires financial lenders to make public disclosures
regarding the origination of housing-related loans. The reports disclose loan originations, applications that are
declined or withdrawn, and loan purchases. The revealed data is used to evaluate possible discrimination in loan
approvals. The HMDA data includes home purchase, home improvement, and refinancing loans for single family
dwellings (1 to 4 units) and loans for multi-family units. This data is available publicly through the Federal Financial
Institutions Examination Council (FFIEC), which manages the collection of data disclosed by mortgage lenders.
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HMDA data for 2017 was reviewed for census tracts within the City of Saratoga Springs (610, 611, 612, 613.01,
613.02, and 613.03). Table 32 shows the disposition of mortgages on conventional and FHA insured home
purchase loans, refinance and home improvement loans in aggregate for the City of Saratoga Springs.

Table 32. Disposition of Loan Application — City of Saratoga Springs: 2017

Home Purchase Loans Refinance Home
Dispo§itio‘n of EHA Conventional VA Conventional VA Improvement

Application Loan
Loans Originated 24 338 18 8 138 9 66
Approved, Not 2 12 2 0 11 0 1
Accepted
Applications Denied 3 25 1 8 26 1 17
Applications 4 60 6 2 31 2 6
Withdrawn
Files Closed for 0 10 1 2 19 3 3
Incompleteness

Source: HMDA Data 2017

In 2017, a total of 61 home purchase loan applications were submitted through FHA and the VA. These loan
requests totaled approximately $19,964,000 (averaging $327,278 per loan request). A total of 42 of these loan
types were approved totaling $10,077,000. A total of four applications were denied and ten applications were
withdrawn.

There were 500 conventional home purchase loan applications totaling $203,581,000 (averaging $407,162 per loan
request). A total of 338 loans were approved totaling $145,284,000. Another 12 applications were approved but
not accepted, whereas 25 applications were denied. Sixty applications were withdrawn and 10 files were closed for
incompleteness.

There were 280 refinancing loan applications totaling $176,468,000 (averaging $630,242 per loan request). There
was a total of 155 loans approved, which totaled $92,696,000 and 11 loan applications were approved but not
accepted. Another 35 applications were denied, 35 were withdrawn, and 24 files were closed for incompleteness.

A total of 96 home improvement loans were submitted totaling $15,918,000 (averaging $165,812 per loan
request). A total of 66 loans were approved totaling $11,800,000 and 1 loan application was approved but not
accepted. Another 17 applications were denied, 6 applications were withdrawn, and 3 files were closed for
incompleteness.

In Saratoga Springs, a total of 963 loan applications were submitted. Of this total, 629 loans were approved (65.3
percent). This includes loans originated as well as loans approved but not accepted. In contrast, of the 963 loan
applications, 81 loans (8.4 percent) were denied.

In Table 33, the disposition of these loan applications are further broken down by census tract. Review of this data
at the census tract level, and the information provided in Table 32, did not indicate any concentrations that may
reflect exclusionary or discriminatory policies.
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Table 33. Disposition of Loan Application in Saratoga Springs, by Census Tract: 2017

Census Home
. " Home Purchase Loans .
Tract/Disposition of Refinance Improvement
Application FHA Conventional VA Conventional Loan
0610.00
Loans Originated - 46 - - 13 - 9
Approved, Not Accepted 1 2 - - - - -
Applications Denied - 3 - - 2 - 3
Applications Withdrawn - 7 - - 6 - -
File Closed - Incomplete - 1 - - 2 - -
0611.00
Loans Originated 3 95 3 4 26 1 13
Approved, Not Accepted - 3 1 - 3 - -
Applications Denied 1 5 - 3 1 - 6
Applications Withdrawn - 18 1 - 6 - 1
File Closed - Incomplete - 2 - - 5 - 3
0612.00
Loans Originated 2 73 3 - 36 - 14
Approved, Not Accepted - 2 - - 2 - -
Applications Denied 1 7 - 1 5 - 1
Applications Withdrawn - 15 1 1 6 - 1
File Closed - Incomplete - 2 1 1 3 - -
0613.01
Loans Originated - 59 2 1 27 1 3
Approved, Not Accepted - 2 - - 3 - 1
Applications Denied - 6 - - 9 - -
Applications Withdrawn - 7 - - 7 - 1
File Closed - Incomplete - 3 - - 2 - -
0613.02
Loans Originated 19 65 10 3 36 7 27
Approved, Not Accepted 1 3 1 - 3 - -
Applications Denied 1 4 1 4 9 1 7
Applications Withdrawn 4 13 4 1 6 2 3
File Closed - Incomplete - 2 - 1 7 3 -

Source: HMDA Data 2017

Table 34 analyzes the census tracts within the City of Saratoga Springs by median family income, population,
minority population, and the number housing units. Review of this data did not indicate any concentrations that
may reflect exclusionary or discriminatory policies among multi-family units or minority populations in certain
census tracts.
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Table 34. Demographic, Income, Housing Profile in Saratoga Springs, by Census Tract

2020
Census = Tract MSA Tract Tract Tract Tract Owner l1to4
Tract Income Tract Median Population Minority Minority Occupied Family
Level Median Family Population Percent Units Units
Family Income
Income Percent
0610.00 | Upper | $125,025 | 154.15% 3,946 591 14.98% 630 1,428
0611.00 | Middle | $95,345 | 117.56% 5,756 717 12.46% 1,487 2,424
0612.00 | Middle | $96,700 | 97.48% 5,323 369 6.93% 1,174 2,383
0613.01 | Upper | $169,920 | 171.29% 3,489 249 7.14% 1,124 1,586
0613.02 | Middle | $93,258 | 94.01% 6,711 495 7.38% 1,919 2,686
0613.03 | Unknown X X 2,019 635 31.45% 0 0

Source: 2020 FFIEC Census Report - Summary Census Demographic Information
Note: 2020 FFIEC Est. MSA/MD non-MSA/MD Median Family Income - 599,200
Note: Tract 613.03 limited to Skidmore College Campus

Table 35 shows that approval and denial rates by race and income for conventional and FHA/VA insured home loan
applications made in 2017 in the City of Saratoga Springs. Low counts under each variable make statistically
significant data evaluation difficult. However, review of this data did not reflect exclusionary or discriminatory
policies among minority populations in certain income brackets.

Table 35. Disposition of Loan Applications in City, by Income and Race: 2017

Income, Race Total Loans Approved Files Closed For
and Ethnicity Applications Originated | But Not Denied Withdrawn | Incompleteness
Accepted
<50% of MSA MFI
RACE
Amer. Ind./Alaska Nat. 0 0 0 0 0 0
% in row - - - - -
Asian 2 0 0 0 2 0
% in row - - - 100% -
Black 0 0 0 0 0 0
% in row - - - - -
Nat. Haw/Island Pac. 0 0 0 0 0 0
% in row - - - -
White 35 22 0 7 3 3
% in row 63% 0% 20% 9% 9%
ETHNICITY
Hispanic or Latino 0 0 0 0 0 0
% in row - - - - -
Not Hispanic or Latino 4 1 0 3 0 0
% in row 25% - 75% - -
50%-79% MSA MFI
RACE
Amer. Ind./Alaska Nat. 0 0 0 0 0 0
% in row - - - - -
Asian 2 2 0 0 0 0
% in row 100% - - - -
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Income, Race Total Loans Approved Files Closed For

and Ethnicity Applications Originated But Not Denied Withdrawn Incompleteness

Accepted

Black 2 1 0 1 0 1
% in row 50% - 50% = =
Nat. Haw/Island Pac. 0 0 0 0 0 0
% in row - - - - -
White 97 57 6 13 7 15
% in row 59% 6% 13% 7%

ETHNICITY
Hispanic or Latino 1 0 0 0 1 0
% in row - - - 100% -
Not Hispanic or Latino 24 15 2 3 0 3
% in row 63% 8% 12% - 12%

80%-99% MSA MFI
Race

Amer. Ind./Alaska Nat. 0 0 0 0 0 0
% in row - - - - -
Asian 4 3 0 0 0 0
% in row 75% - - - -
Black 0 0 0 0 0 0
% in row - - - - -
Nat. Haw/Island Pac. 0 0 0 0 0 0
% in row -
White 90 53 3 13 9 2
% in row 58% 3% 14% 10% 2%

Ethnicity
Hispanic or Latino 1 0 0 1 0 0
% in row - - 100% -
Not Hispanic or Latino 24 16 0 3 2 0
% in row 67% - 13% 8% =

100%-119% MSA MFI
RACE

Amer. Ind./Alaska Nat. 0 0 0 0 0 0
% in row - - - - -
Asian 2 1 0 0 1 0
% in row 50% - - 50% -
Black 2 1 0 0 1 0
% in row 50% - = 50%
Nat. Haw/Island Pac. 0 0 0 0 0 0
% in row - - - - -
White 94 56 0 14 13 9
% in row 60% - 15% 14% 10%

ETHNICITY
Hispanic or Latino 0 0 0 0 0 0
% in row - - - - -
Not Hispanic or Latino 31 22 0 4 0 4
% in row 71% - 13% - 13%

>120% MSA MFI
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Income, Race Total Loans Approved Files Closed For

and Ethnicity Applications Originated But Not Denied Withdrawn Incompleteness

Accepted
RACE
Amer. Ind./Alaska Nat. 3 2 0 0 0 0
% in row 67% - - - -
Asian 7 4 1 0 1 1
% in row 57% 14% - 14% 14%
Black 5 3 0 1 2 0
% in row 60% - 20% 17% -
Nat. Haw/Island Pac. 0 0 0 0 0 0
% in row - - - - -
White 428 303 12 18 58 9
% in row 71% 3% 1% 14% 2%
ETHNICITY
Hispanic or Latino 3 3 0 0 0 0
% in row 100% - - - -
Not Hispanic or Latino 246 182 10 11 27 4
% in row 74% 1% 1% 11% 2%

Source: HMDA Data: 2017

7.4 AFFORDABILITY

General housing market trends that impact housing affordability are often beyond the sole authority and
jurisdiction of a single municipality. Emerging demographics, regional and national economic trends, and state-
and nation-wide lending policies and practices all impact a local housing market. In addition to policy mandates
and specific development incentive programs, evidenced in the earlier discussion of the City Comprehensive Plan
and Zoning Ordinance, a municipality may increase the affordability of housing units through direct assistance.
Since 2011, the City has enacted the following to reduce the costs of construction and borrowing, and to positively
affect housing affordability.

MAYOR’S AFFORDABLE HOUSING TASK FORCE

In 2015, the Mayor appointed a Task Force on Affordable Housing to meet the goals of ending Veteran’s
Homelessness, studying the workforce gap and bringing affordable housing development to the City. The group
was active through mid-2017, and included representation from the City Community Development Department,
School District, Public Housing Authority, HUD Albany, Chamber of Commerce, Builders Association and non-profit
service providers (each a member of the CoC). With the support of community partners and NYSHRC tax credits,
this group was able to meet each of these goals

SHELTER + CARE PROGRAM:

From 2011 to 2016, the City successfully applied for over $1.685 Million of new funding into this geographic area
for housing and support services to assist the chronically homeless, persons with disabilities, and those with severe
and persistent mental illness. Funded programs include a tenant-based rental assistance program to provide rent
subsidy to 26 qualified households at scattered sites. Between 2011 and 2016, City’s Shelter + Care program has
funded access to safe, affordable housing via rental assistance to 1,139 households. In 2017, the City relinquished
the CoC grant which funded the Shelter + Care program and transferred it to Transitional Services Association
(TSA). TSA transitioned the program to a Housing First model, and continues to administer this grant successfully in
the community.
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PAYMENT IN LIEU OF TAXES:

Discussed above in 7.2 Tax Policies.

WORKFORCE HOUSING PROGRAM:

At the edge of its traditional urban core, the City approved a revision to the prevailing zoning boundaries to change
the permitted density from 11 units to 24. A local developer who purchased this land entered into an agreement
with the City to provide at least 30% of the completed units as workforce housing units targeting those earning less
than 100% of the area median income with a larger focus on those earning less than 80% of the area median
income. These units are deed restricted as workforce in perpetuity.

Construction of the second phase of this development was completed in July of 2018, resulting in a total of 11
workforce housing. The workforce units are approximately 1,100 square feet, with two (2) bedrooms, and are in
close proximity to the Saratoga Race Track. Purchase prices for these units are established such that the owner’s
monthly housing costs (inclusive of mortgage, insurance, taxes, home association costs, and approximate utilities)
will not exceed 35% of the maximum annual income for a two-person household earning 80% or 100% AMI,
respectively.

COVID-19 EMERGENCY HOUSING ASSISTANCE PROGRAM:

The COVID-19 Emergency Housing Assistance Program (CEHAP was funded by CDBG-CV funds allocated to the City
through the Coronavirus Aid, Relief and Economic Security (CARES) Act to aid our community in preventing,
preparing for, and responding to coronavirus.

CEHAP funded up to the HUD-established emergency payments cap in emergency housing needs for low-income
Saratogians - preventing homelessness for those at risk, and rapidly rehousing those without adequate housing.
The program also provided support to participating non-profit human service providers who work with citizens in
need of housing assistance to facilitate the application process and provide supportive services during the
experience of homelessness, eviction process and housing stabilization period.

The CEHAP Program successfully prevented homelessness for 27 low-income households and rapidly rehoused one
household experiencing homelessness.

COMMUNITY DEVELOPMENT BLOCK GRANTS (CDBG):

Between 2010 and 2020, the City has invested nearly $4.2 Million in Federal funding towards local programs that
improve access to safe, decent housing, promote economic development opportunities for low- and moderate-
income persons, and assist neighborhood revitalization.

The City continues to invest its currently modest annual CDBG grant ($298,434 in 2021PY) in programs to assist
access to, and improve the affordability of, safe, decent housing units. Programs currently slated for approval for
the 2021 program year include:

Saratoga Affordable Housing Group — Case Manager - $18,000
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Funding to provide for a full-time case manager that will assist low-income/disabled/elderly individuals to secure
housing at Allen Drive, work with tenants to prevent evictions, and provide education and management services to
assure the safety of all residents.

Wellspring — Shelter Manager - $10,000

Funding for the continuation of a full-time shelter manager to provide adults and children, who are homeless due
to domestic violence and residing in the emergency shelter, with assistance in accessing rental assistance, securing
housing, financial literacy and referrals to community support services.

Salvation Army — iDignity - $10,000

Funding to provide assistance to individuals who are facing obstacles to employment, housing, or advancement
out of poverty to break the cycle of intergenerational poverty. This program provides items, such as Birth
Certificates, Social Security Cards, Non-Driver ID's, Driver's Licenses, and GED fees and supplies.

Rebuilding Together Saratoga County — Housing Rehabilitation - $98,386
Funding to support this housing rehabilitation program serving low-moderate income City homeowners.

Saratoga Affordable Housing Group — Allen Drive Rehabilitation- $59,000
Funding to rehabilitate existing affordable housing units housing to: Improve code compliance, safety and energy
efficiency of substandard housing and to accomplish more substantial and “whole-site” improvements.

AIM Services, Inc. - Group Home Rehabilitation (Hathorn) - $23,023
Funding to support the rehabilitation of a residential home housing six people with developmental and intellectual
disabilities.

Legal Aid Society of Northeastern New York - The Right Place Project - $20,625
Funding to support the replacement of a substandard roof at a public facility serving low-moderate income City
residents.

AIM Services, Inc. - Group Home Rehabilitation (Doten) - $6,400
Funding to support the rehabilitation of a residential home housing four people with developmental and
intellectual disabilities.

7.5 ACCESSIBILITY

The difficulty and cost of retrofitting existing apartment buildings or homes for accessibility may pose an
impediment to fair housing choice in the community. To counter this, the City regularly funds Rebuilding Together
Saratoga County, who provides income-eligible households with housing repairs and the removal of accessibility
barriers. Additionally, the City recently funded an ADA accessibility project for a domestic violence shelter, as well
as repairs at group residences for adults with disabilities.

8.0 CONCLUSIONS & ACTIONS

This Analysis of Impediments to Fair Housing Choice (Al) has provided information on the housing needs of
Saratoga Springs, with special emphasis on the housing needs of racial and ethnic minorities, families with
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children, persons with disabilities, and other members of protected classes under federal non-discrimination laws
and regulations.

The analysis indicates that there are no systemic or systematic impediments to fair housing, and that there is a
coordinated collection of dedicated agencies, including the local government, that are investing resources and
effort to promote fair and affordable housing choices in the City.

8.1 AFFORDABLE HOUSING SUPPLY

Affordability may pose a barrier to housing choice and it may become a fair housing issue when housing patterns
and policies effectively pose obstacles for lower income households and households with special needs to afford to
live in the City. While the City does not have unlimited resources or absolute authority to counteract regional,
state and national economic and housing market pressures, the City remains committed to promoting access to
fair and affordable housing. In order to continue to protect and increase affordable housing options, the City of
Saratoga Springs will:

e Encourage maintenance of existing neighborhood housing stock by continuing to fund owner-occupied
housing rehabilitation.

e Continue to support the efforts of the Saratoga Springs Housing Authority related agencies to continue to
expand housing development and rental assistance opportunities.

e Continue to work with nonprofits and other agencies that want to expand housing and supportive
services to low income households with special needs.

e Continue to work with adjacent communities through the Saratoga County Alliance to End Homelessness
and the Saratoga — North Country Continuum of Care to address regional housing opportunities.

e Continue to work with developers who want to construct affordable housing to allow a mix of housing
options by special permit, zoning overlay districts or other approaches that support the development of a
mix of housing.

e Continue to encourage mixed-use development in the city core that provides additional housing
opportunities closer to businesses and work.

e Continue to review and revise the City’s Ordinances to provide increased support for fair and affordable
housing.

e Continue to seek additional funding and invest available Federal funding in programs and activities that
promote access to new and rehabilitated housing, support services and areas of the City to assist persons
of low- and moderate-income.

e Continue to look for and support opportunities to create additional accessible units in the city’s housing
stock.

8.2 FAIR HOUSING EDUCATION

While the lack of fair housing complaints suggests that discrimination in the sale and rental of housing is not a
widespread problem for minorities, seniors, families, and residents with disabilities, the City is committed to
promoting continued education and awareness among housing consumers and property owners and managers to
make them more aware of fair housing issues. To continue fair housing education efforts, the City of Saratoga
Springs will:
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e  Continue to provide information to the public on tenant /landlord rights and laws including posting such
information on the City’s website.

e Continue to make fair housing and equal opportunity information available throughout the City of Saratoga
Springs by publishing Fair Housing Notices on a periodic basis via the City’s website and social media accounts.

e Continue to work with regional municipalities to provide fair housing education, training, and outreach
whenever opportunities arise for regional education.
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APPENDIX A

2016 GAR Preliminary Market
Study: Summary of Findings
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SUMMARY OF FINDINGS

A summarization of findings will be presented on the following pages.
General Conclusions:

A summarization of the different supportable development options are consolidated below. The models
demonstrate support for units through analysis of two different markets with demographic analyzed for:

o The City of Saratoga Springs specifically
o Our defined primary market area (or PMA); Census tracts that include S. Springs and some
surrounding areas.

Details will be presented within the context of the report as to what census tracts are included in each,
together with maps that show and demonstrate the various consolidated market areas.

Summary — Various Scenarios:

It is clear based on the documentation from both the City of Saratoga Springs and the PMA that a
mixed-income project would maximize the number of potential units. The focus of the mixed-income product
concept has been on:

e The Low Income Housing Tax Credit program (LIHTC). Units under this program have been presented
at both the 50% AMI maximum and 60% AMI maximum levels, both of which are considered
achievable.

e The 80% AMI levels, which are consistent with the State Low Income Housing Tax Credit Program.
State Tax Credits are a funding source that can be made available to a mixed-income development, but
do have income restrictions and requirements yet allow the project to target higher-income earners at
higher rent levels — a favorable approach in a community like Saratoga Springs.

e We did not consider utilization of Project-Based Assistance except in one analysis; the senior model for
the City of Saratoga Springs only. In this model, we wanted to demonstrate the prospective
advancement of a larger project if PBA units could be secured. All the other units assume Tax Credit
specific compliance from an affordability perspective. If Project-Based Assistance is secured, it would
expand the demand analysis/model that applies to each scenario.

The data does indicate support for a workforce/family project or a senior development. In both cases,
there would be a heavier concentration of smaller unit types, as it is clear from review of the
demographic data that one-person households (renters only for the family/workforce model but renters and
owners for the senior model) reflect the largest demographic segment.

Outlined below is a summarization of the unit mix and rent structure recommended for each product
concept, followed by a summary of the total number of units and the weighted average capture rate (which
accounts for the ratio of income qualified households compared to the number of units in the market).

In regards to the demand model/capture rate, the following should be recognized:
e There is no specific threshold that defines product support, although generally, the marketplace and

New York State HCR defines a supportable threshold at around 20%); meaning that there must be a 5
to 1 ratio of demand to units in order to support additional/new construction.
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SUMMARY OF FINDINGS

e All scenarios have been processed as a met demand model. What we mean here is that all existing
affordable housing has been eliminated from the analyses prior to determining the prospective support
for additional units (affordable) in the market. This methodology is viable in that it determines the
market capacity to withstand new housing and if the capture rates are favorable, it is a clear indication
that there is an unmet need for affordable housing.

While there are variable differences in regards to each of the scenarios presented, we have run through
an iterative process and in all cases, the assumptions we are presenting would be supportable. We will present
data related to the family/workforce scenarios first, followed then by the senior specific scenarios.

Scenario I: Workforce/Family — City of Saratoga Springs Only:

UNIT MIX / RENT SUMMARY-Family Saratoga Only

@ @ @ ®) (53) [O) @ ®
@ Net | Tenant | Total | Gross Tax Unrestricted | Achievable % Disc % Disc % Disc
# of Tenant Paid Gross | Rents/ Credit HUD Market Market toTC to MKT to ADJ MKT

Unit Type Units | % AMI | Sq.Ft. | Rents | Utilities | Rents Sq.Ft. | Maximums| FMR Averages Rent/Adj MAX Averages Averages
1 BRM — Tax Credit 25 50% 700 $768 $0 $768 $1.10 $768 $823 $1,347 $1,350 0.00% 42.98% 43.11%
1 BRM - Tax Credit 30 60% 700 $922 $0 $922 $1.32 $922 $823 $1,347 $1,350 0.00% 31.55% 31.70%
1 BRM - State Tax Credit | 15 80% 700 | $1,312 $0 $1,312 | $1.87 $1,312 $823 $1,347 $1,350 0.00% 2.60% 2.81%
2 BRM - Tax Credit 10 50% 900 $922 $0 $922 $1.02 $922 $1,005 $1,728 $1,650 0.00% 46.64% 44.12%
2 BRM - Tax Credit 10 60% 900 | $1,107 $0 $1,107 | $1.23 $1,107 | $1,005 $1,728 $1,650 0.00% 35.94% 32.91%
2 BRM - StateTax Credit 10 80% 900 $1,476 $0 $1,476 $1.64 $1,476 $1,005 $1,728 $1,650 0.00% 14.58% 10.55%

(1) this is the % AMI that the rent falls at or below

(2) Estimated tenant paid utilities based on provided data

(3) Tax credit max at 50% or 60% AMI based on the 2016 AMI levels

(4) 2016 HUD FMR Effective as of 10/15

(5) Equal to street rents, these are un-adjusted for location, quality, etc - they are simple averages.

(6) The % that the intended subject rent is below the tax credit maximum allowable levels.

(7) The % that the intended subject rent is below the average unrestricted market rent in the area before adjustments to achievable
(8) The % that the intended subject rent is below the average unrestricted market rent in the area post adjustments to achievable.

Supportable No. of Units: 100
Weighted Average Capture: 7.87%

Some notes related to the above include:

e This is a well supported capture rate indicating a significant number of income qualified households for
the modeling presented.

e The ratio of units has been based on of the goal of keeping the capture rate at or below 10% in most
cases; see the demand model which follows.

e Even though a small market area has been analyzed here (only the City of Saratoga Springs), support
for the assumptions is evident.
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Scenario II: Workforce/Family — Primary Market Area:

UNIT MIX / RENT SUMMARY- Family PMA

@ @ @ 5) (52) [G) @ ®)
@ Net | Tenant | Total | Gross Tax Unrestricted | Achievable % Disc % Disc % Disc
# of Tenant Paid Gross | Rents/ Credit HUD Market Market toTC to MKT to ADJ MKT

Unit Type Units | % AMI | Sq.Ft. | Rents | Utilities | Rents Sq.Ft. | Maximums | FMR Averages Rent/Adj MAX Averages Averages
1 BRM - Tax Credit 30 50% 700 $768 $0 $768 $1.10 $768 $823 $1,347 $1,350 0.00% 42.98% 43.11%
1 BRM — Tax Credit 30 60% 700 $922 $0 $922 $1.32 $922 $823 $1,347 $1,350 0.00% 31.55% 31.70%
1 BRM - State Tax Credit 30 80% 700 $1,312 $0 $1,312 $1.87 $1,312 $823 $1,347 $1,350 0.00% 2.60% 2.81%
2 BRM - Tax Credit 20 50% 900 $922 $0 $922 $1.02 $922 $1,005 $1,728 $1,650 0.00% 46.64% 44.12%
2 BRM - Tax Credit 20 60% 900 $1,107 $0 $1,107 $1.23 $1,107 $1,005 $1,728 $1,650 0.00% 35.94% 32.91%
2 BRM - State Tax Credit | 20 80% 900 $1,476 $0 $1,476 | $1.64 $1,476 $1,005 $1,728 $1,650 0.00% 14.58% 10.55%
3 BRM - Tax Credit 10 50% 1200 | $1,066 $0 $1,066 $0.89 $1,066 $1,247 $2,200 $1,900 0.00% 51.55% 43.89%
3 BRM - Tax Credit 10 60% 1200 | $1,279 $0 $1,279 $1.07 $1,279 $1,247 $2,200 $1,900 0.00% 41.86% 32.68%
3 BRM - Tax Credit 10 80% 1200 | $1,639 $0 $1,639 | $1.37 $1,639 $1,247 $2,200 $1,900 0.00% 25.50% 13.74%

(1) this is the % AMI that the rent falls at or below

(2) Estimated tenant paid utilities based on provided data

(3) Tax credit max at 50% or 60% AMI based on the 2016 AMI levels
(4) 2016 HUD FMR Effective as of 10/15

(5) Equal to street rents, these are un-adjusted for location, quality, etc - they are simple averages.
(6) The % that the intended subject rent is below the tax credit maximum allowable levels.

(7) The % that the intended subject rent is below the average unrestricted market rent in the area before adjustments to achievable
(8) The % that the intended subject rent is below the average unrestricted market rent in the area post adjustments to achievable.

Supportable No. of Units:
Weighted Average Capture: 4.72%

Notes include:

180

This is a significant project for a small community like Saratoga Springs with up to 180 units. The
market draw area does need to be expanded to the PMA in order to solidify a large project of this
nature but it does show support based on the low capture rate. In other words, the development would
have to draw from outside the boundaries of the City of Saratoga Springs if up to 180 units were built.

Like the previous scenario, this modeling does not include household contribution from age 62 and

above.
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Scenario III: Senior Specific (55+) — City of Saratoga Springs Only:

UNIT MIX / RENT SUMMARY- Senior Saratoga Only

@ @ @ ®) (53) [O) @ ®
@ Net | Tenant | Total | Gross Tax Unrestricted | Achievable % Disc % Disc % Disc

# of Tenant| Paid Gross | Rents/ Credit HUD Market Market toTC to MKT to AD] MKT
Unit Type Units | % AMI | Sq.Ft. | Rents | Utilities | Rents Sq.Ft. | Maximums| FMR Averages Rent/Adj MAX Averages Averages
1 BRM - Tax Credit 15 50% 650 $768 $0 $768 $1.18 $986.00 $823 $1,347 $1,250 22.11% 42.98% 38.56%
1 BRM — Tax Credit 15 60% 650 $922 $0 $922 $1.42 $1,184.00 $823 $1,347 $1,250 22.13% 31.55% 26.24%
1 BRM - Tax Credit 5 80% 650 $1,200 $0 $1,200 | $1.85 $1,312.00 $823 $1,347 $1,250 8.54% 10.91% 4.00%
1 BRM — Tax Credit PBA 25 N/A N/A $768 $0 $768 N/A | %AMIError | $823 $1,347 $1,250 #VALUE! 42.98% 38.56%
2 BRM - Tax Credit 3 50% 850 $922 $0 $922 $1.08 $1,185.00 | $1,005 $1,728 $1,550 22.19% 46.64% 40.52%
2 BRM - Tax Credit 3 60% 850 $1,107 $0 $1,107 | $1.30 $1,422.00 | $1,005 $1,728 $1,550 22.15% 35.94% 28.58%
2 BRM - Tax Credit 3 80% 850 $1,350 $0 $1,350 | $1.59 $1,476.00 | $1,005 $1,728 $1,550 8.54% 21.88% 12.90%
2 BRM - Tax Credit PBA 0 N/A N/A $0 $0 $0 N/A %AMI Error | $1,005 $1,728 $1,550 #VALUE! 100.00% 100.00%
(1) this is the % AMI that the rent falls at or below
(2) Estimated tenant paid utilities based on provided data
(3) Tax credit max at 50% or 60% AMI based on the 2016 AMI levels
(4) 2016 HUD FMR Effective as of 10/15
(5) Equal to street rents, these are un-adjusted for location, quality, etc - they are simple averages.
(6) The % that the intended subject rent is below the tax credit maximum allowable levels.
(7) The % that the intended subject rent is below the average unrestricted market rent in the area before adjustments to achievable
(8) The % that the intended subject rent is below the average unrestricted market rent in the area post adjustments to achievable.

Supportable No. of Units without PBA: 45

Supportable No. of Units with PBA: 70

Weighted Average Capture without PBA: 12.13%

Weighted Average Capture with PBA: 11.92%

Notes include:

e The weighted average capture with the PBA actually improves even though more units would be built,

as it shifts the ratio/weighting from some of the Tax Credit units to the PBA modeling.

e We have presented a scenario that shows Project-Based Assistance and no Project-based Assistance. It
is not clear if such assistance can be generated or secured for a development of this nature, but clearly,

if it can, then the number of units that become supportable/feasible would be more extensive.

e This analysis accounts only for households age 55 and above.
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Scenario 1V: Senior Specific (55+) — Primary Market Area:

UNIT MIX / RENT SUMMARY- Senior PMA

@ @ @ ®) (53) [O) @ ®
@ Net | Tenant | Total | Gross Tax Unrestricted | Achievable % Disc % Disc % Disc
# of Tenant| Paid Gross | Rents/ Credit HUD Market Market toTC to MKT to AD] MKT

Unit Type Units | % AMI | Sq.Ft. | Rents | Utilities | Rents Sq.Ft. | Maximums| FMR Averages Rent/Adj MAX Averages Averages
1 BRM - Tax Credit 30 50% 650 $768 $0 $768 $1.18 $768.00 $823 $1,347 $1,250 0.00% 42.98% 38.56%
1 BRM — State Tax Credit 30 60% 650 $922 $0 $922 $1.42 $922.00 $823 $1,347 $1,250 0.00% 31.55% 26.24%
1 BRM - Tax Credit 20 80% 650 $1,200 $0 $1,200 | $1.85 $1,312.00 $823 $1,347 $1,250 8.54% 10.91% 4.00%
1 BRM — Tax Credit PBA 0 N/A N/A $0 $0 $0 N/A | %AMIError | $823 $1,347 $1,250 [ #vaLue 100.00% 100.00%
2 BRM - Tax Credit 10 50% 850 $922 $0 $922 $1.08 $922.00 $1,005 $1,728 $1,550 0.00% 46.64% 40.52%
2 BRM - Tax Credit 10 60% 850 $1,107 $0 $1,107 $1.30 $1,107.00 | $1,005 $1,728 $1,550 0.00% 35.94% 28.58%
2 BRM - State Tax Credit | 10 80% 850 $1,350 $0 $1,350 | $1.59 $1,476.00 | $1,005 $1,728 $1,550 8.54% 21.88% 12.90%
2 BRM - Tax Credit PBA 0 N/A N/A $0 $0 $0 N/A %AMI Error | $1,005 $1,728 $1,550 § #VALUE! 100.00% 100.00%

(1) this is the % AMI that the rent falls at or below

(2) Estimated tenant paid utilities based on provided data

(3) Tax credit max at 50% or 60% AMI based on the 2016 AMI levels

(4) 2016 HUD FMR Effective as of 10/15

(5) Equal to street rents, these are un-adjusted for location, quality, etc - they are simple averages.

(6) The % that the intended subject rent is below the tax credit maximum allowable levels.

(7) The % that the intended subject rent is below the average unrestricted market rent in the area before adjustments to achievable
(8) The % that the intended subject rent is below the average unrestricted market rent in the area post adjustments to achievable.

Supportable No. of Units without PBA: 110
Weighted Average Capture without PBA: 7.61%

Notes include:

The capture rate is still favorable when accounting for 110 units but the PMA must be used to achieve
this type of senior project.

Within this analysis, Project-Based Assistance would not be needed. The PBA is only required if the
smaller City of Saratoga Springs market area is the region evaluated/considered.

There are risks related to agency support for a senior project of this size even though the data shows
support; they have not been heavily favorable of senior LIHTC developments and when they are they
have been applied to fairly small developments in Upstate NY markets.
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General Comments:
Some general notes related to the above include:

e One of the main reasons we have isolated the City of Saratoga Springs from the primary market area
relates to the objectives of the stakeholders in the area. Typically (for a LIHTC market study), we would
analyze only a PMA and not restrict a market area to a specific municipal boundary, but we do
understand that a consideration of the Saratoga Springs specific demographics was of interest to the
parties involved.

e In conjunction with the above, it is clear that projects are supported even if only Saratoga Springs
residents were to be targeted as the intended primary market. Clearly, it is not probable that an
affordable project would isolate residents from a specific municipality but from a reference and
observational standpoint, it is important to recognize that the residents within the City of Saratoga
Springs create demand for additional affordable housing/mixed-income housing.

e The capture rates for the family model in the PMA show that this would be a more logical development
concept. The capture rate is very low, even if 180 units are built. The other factor to recognize with the
family/workforce model is that while it would be a non-age restricted model, seniors age 62 and above
would not be precluded from occupancy. This means that even more units could potentially be
supported by seniors (dependant on development product concept).

e It is felt that the organizations involved with this study should consider development of a
workforce/family project targeting mixed-income households, but also consideration of a small senior
specific development. Alternatively, a product concept could be developed targeting up to 200+ local
residents on one site, that would allow for occupancy by households age 55 and above and younger
households who are income qualified. The physical product concept would be important in order to
attract different types of residents to a mixed-income project — an elevator building will be needed for
inclusion of age 62+ and an appealing/loft style — urban style design would be needed for the
workforce/family component.

e In each demand scenario, the focus has been on one-bedroom units which will target smaller
households. The ratios differ depending on whether the senior product is being evaluated or the
family/workforce product is being studied, but in both cases, the one-bedroom units are the
predominant unit type. The demographic data also indicates lower demand for larger rental units; 3+
person renter households are more limited than 1 and 2 person renter households in both the City of
Saratoga Springs and the PMA.

There is a lot of documentation that will be presented within this analysis and study. The
goals and objectives are simply to present resources related to demographics and supply in order
to identify prospects of demand and support for housing options. The results clearly indicate
strong support for additional affordable housing in the area, a conclusion which should be well
supported by the stakeholders in the City of Saratoga Springs. As will be discussed within the
neighborhood/location section of this report the recently invoked 2015 Comprehensive Plan
shows significant support for affordable housing, and housing that would be supported on the
targeted sites associated with the Housing Authority's controlled land. There are clear positives
related to these locations that meet many of the objectives of the Comprehensive Plan and other
organizations like Sustainable Saratoga.
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Location and Demographics

There is no specific or delineated site that is part of this analysis. However, the focus of some of the

data will involve the Housing Authority's projects that include:

The location of the Stonequist Apartments. Stonequist serves as the Housing Authority offices and is its
largest development - a midrise building with 176 one-bedroom apartments. Behind the Stonequist
development, there is land to accommodate additional construction behind the site on 1 South Federal
Street in the City of Saratoga Springs. This is a central site that is near/within walking distance to many
of the commercial necessities, needs and conveniences in the heart of downtown Saratoga Springs. The
site is near other upscale developments that have been recently built, and would be considered a highly
desirable location for additional construction.

It is also understood that there is some infill area adjacent to and part of the Jefferson
Terrace/Vanderbilt Terrace developments which are located in a more residential orientated setting
within the City of Saratoga Springs.

The study has not focused on these locations as the only potential etting, but it has certainly considered

these sites as strong development options and in some cases, charts and data have used the 1 South Federal
Street site as a focus.

Demographic data will be summarized within the context of the report as it applies to the City of

Saratoga Springs, the primary market area and Saratoga County. Outlined below is a brief chart that shows
statistics applicable to renter households in the two markets analyzed that are important to recognize. This data
demonstrates why different product concepts are supportable and also why the target has focused on smaller
one-bedroom units as the predominant unit type.

Key Demographic Statistics - City vs. PMA

Classification City Ratios PMA Ratios
1 Person Renter Households under Age 55 1,483/47% 3,294/40%
1 Person Renter Households under Age 55 earning < $30,000/yr. 687/46% 1,248/37%
1 Person Renter Households under Age 55 earning = $50,000/yr. 489/33% 1,238/37%

Total Breakdown earning < $30,000/vyr.

Workforce/Family renters under Age 55 965/30.5% 2,222/27%
Senior renters Age = 55 799/46% 2,282/42%
Total Renters Earning < $30,000/yr. 36.70% 33%

We refer the reader to the context of the report for additional summarization of key demographic

statistics, variables and information.
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Saratoga Spring Low-Mod Income
Area Maps (2020)
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APPENDIX C - Definitions
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