
Planning Board Meeting – Thursday, October 13, 2016

City Council Room – 7:00 PM

Workshop: Tuesday, October 11, 2016 At 5pm In The City Council Room

Salute To Flag

Discussion Item:

Unified Development Ordinance, Discussion Of Draft Diagnostic Report.

16_0829-ZONING_DIAGNOSTIC_FINAL -DRAFT2.PDF

Applications Under Consideration

16.031 Zumpano Subdivision

119 East Avenue , proposed final 2 lot subdivision within the Urban Residential-3 (UR -3) District.

16.031 ZUMPANOSUBDIVISION_APP_REDACTED.PDF
16.031 ZUMPANOSUBDIVISION_UPDATEDMATERIALSRECVD9- 8-16.PDF

16.031 ZUMPANOSUBDIVISION_REVISEDPLANRECVD10- 5-16.PDF

16.034 Inclusionary Housing Proposed Zoning Text Amendment

Request for Advisory Opinion from the City Council.

16.034 SPAHOUSINGZONINGAMEND_APP_REDACTED.PDF
16.034 SPAHOUSINGZONINGAMEND_SUSTAINSARATOGACORR.PDF

16.034 SPAHOUSINGZONINGAMEND_SUSTAINSARATOGACORR2.PDF
16.034 SPAHOUSINGZONINGAMEND_SARATOGABUILDERSCORR.PDF

16.034 SPAHOUSINGZONINGAMEND_COUNTYRESPONSE.PDF

04.029.1 Ice House Site Plan Modification

70 and 72 Putnam Street, site plan modification review in a Transect-6 Urban Core (T-6) District.

04.029.1 ICEHOUSEPERMANENTTENT_APP_REDACTED.PDF
04.029.1 ICEHOUSEPERMANENTTENT_EASEMENT.PDF

04.029.1 ICEHOUSEPERMANENTTENT_COUNTYRESPONSE.PDF

16.039 Beekman Street Childcare

48 Beekman St/ 51 Ash St, Special use permit for day care center within the NCU -1 District.

16.039 BEEKMANSTCHILDCARE_APP_REDACTED.PDF
16.039 BEEKMANSTCHILDCARE_WAIVERREQUEST_REDACTED.PDF

12.023.4 Congress Plaza Embassy Suites

46 Congress Street, proposed site plan modification to eliminate vehicular access from South Federal Street in a Transect-5 Neighborhood Center (T -5) District.

12.023.4 CONGRESSPLAZASITEPLANEXT_APP_REDACTED.PDF

12.023.4 CONGRESSPLAZASITEPLANMOD_APPPLANS.PDF
12.023.4 CONGRESSPLAZASITEPLANMOD_COMMCONNCTCORR_REDACTED.PDF

12.023.4 CONGRESSPLAZASITEPLANMOD_EMBASSYSTESCORR_REDACTED.PDF

Approval Of Minutes: July 28, September 8, September 22, 2016.

Next Meeting: Thursday, October 27, 2016 (W/ Monday, October 24, 2016 Caravan & Workshop)
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Project Support 

The project is part of Governor Andrew M. Cuomo’s Cleaner, Greener 

Communities program, a major statewide initiative encouraging communities to 

incorporate sustainability goals and principles into local decision-making, and 

then form partnerships to transform markets that lead to the reduction of 

emissions and the generation of economic development benefits. The program, 

administered by the New York State Energy Research and Development 

Authority (NYSERDA), also empowers communities to take action, providing 

technical resources and decision-making tools on land use, housing, 

transportation, energy, economic development and environmental practices, 

resulting in a more vibrant and prosperous New York. 

Cleaner, Greener Communities is funded through the Regional Greenhouse Gas 

Initiative (RGGI), the nation’s first market-based regulatory program in the United 

States to reduce greenhouse gas emissions. RGGI is a cooperative effort among 

the states of Connecticut, Delaware, Maine, Maryland, Massachusetts, New 

Hampshire, New York, Rhode Island, and Vermont to cap and reduce CO2 

emissions from the power sector. 
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Part 1 - Introduction  

Background 

The City of Saratoga Springs has emerged as one New York’s most vibrant and successful small cities.  

While “health, history, and horses” has long been its mantra, the city has become so much more than 

that following a period of robust regional growth.  With its refreshing mineral spas, award-winning 

main street, and a flourishing arts and culture scene, the Spa City has gained a reputation throughout 

New York and across the country as an exceptional place to live, visit, and do business.  

This vibrancy is due in no small part to the fact that many people and a wide range of organizations 

have been successful in engendering a kind of growth that strategically focuses economic activity in 

the urban core, sustains the safety and character of the city’s diverse neighborhoods, and preserves 

open lands in rural area. This vision, reaffirmed in the city’s 2015 Comprehensive Plan, is the bedrock 

on which the city’s zoning and economic development policies are built upon.   

Thoughtful planning for the future has been an integral part of maintaining the city’s vision for both 

development and conservation, now and in the past.  The city adopted and implemented successful 

planning initiatives including the Saratoga Plan of Action that helped guide downtown revitalization in 

the 1970’s, the Open Space Plan of 2002 that led to the successful open space bond referendum, and 

the comprehensive plans of the last twenty years.  It is the goal of the Unified Development Ordinance 

(UDO) to continue this tradition of effective planning by establishing a unified zoning ordinance that 

actively and clearly coordinates city development and reservation policies and regulations to improve 

the overall quality of life for all citizens of Saratoga Springs. 
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Introduction & Purpose 

 

The Unified Development Ordinance (UDO) will establish rules on the form, use, and character of 

development and preservation in Saratoga Springs. It will combine the city’s Zoning Ordinance and 

Subdivision Regulations into a single, user-friendly document that aligns approval procedures, 

eliminates conflicts between related codes, and encourages high quality development. 

 

This effort – funded largely by the New York State Energy Research and Development Authority 

(NYSERDA) – is designed to encourage new development and renovation that helps move the 

community toward its goals of being a vibrant, attractive place to live, work and recreate with a diverse 

and viable local economy. The City has hired a 

local firm, Behan Planning and Design, to assist 

us in making this a reality. 

 

The UDO provides Saratoga Springs an 

opportunity to update the city codes - including 

zoning, subdivision, stormwater and design 

regulations - and ensure that they are in 

conformance with the 2015 Comprehensive 

Plan. Such periodic updates are necessary and 

required by both New York State and city code.  

 

Section 1.4 of the existing Saratoga Springs zoning ordinance states: “Any amendments to this chapter 

and all development approvals shall be consistent and in accordance with the adopted comprehensive plan. 

An amendment to this chapter, whether text or district boundary, is consistent and in accordance with the 

comprehensive plan if it complies with the goals, objectives, policies and strategies and any vision statement 

contained in the comprehensive plan.” 

The comprehensive plan does not delve into excessive detail; instead, it provides a high-altitude 

perspective on the city’s vision, guiding principles and establishes a map of future land use patterns.  

 

The first public document, this Zoning Diagnostic Report, will become the “roadmap” for the drafting 

of the new Unified Development Ordinance, which will commence after City Council review of the 

Zoning Diagnostic Report. 

 

The report focuses on summarizing major issues identified by the public, city staff, and Behan 

Planning and Design after the project initiation stage and an independent evaluation of the zoning 

ordinance and other relevant city regulations. It defines the basis or need for designing the UDO but 

does not prescribe or recommend the specific direction for the new ordinance.  

  

New York Department of State: Guide to 

Planning and Zoning Laws 

Of New York State 

“All city land use regulations must be in 

accordance with the (comprehensive) plan.” 
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Unified Development Ordinance—A User-Friendly Approach 

 

Understanding how to navigate the development review rules and regulations can be daunting.  As 

illustrated by the graphic below, a UDO combines traditional zoning and subdivision regulations, along 

with other development standards for items such as design guidelines, stormwater management, sign 

requirements and street standards into one, easy-to-read reference document.  

 

 

A UDO is intended to streamline the review and approval process and clarify all requirements with 

clear illustrations for ease of understanding by the public, developers and city officials.  It provides an 

excellent opportunity to integrate other adopted policies and plans into the city ordinance including 

the Saratoga Greenbelt Plan, Open Space Plan, Urban and Community Forest Master Plan and the 

Complete Streets Policy and Plan (under development). It can also address and implement energy 

efficiency and environmental sustainability objectives as set forth in the 2015 Comprehensive Plan. 
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One way to make regulations user-friendly 

is through the use of graphics, 

illustrations, photos, flowcharts, and 

tables. Graphics will be enhanced to make 

clear expectations both in terms of 

process and design.  Flowcharts and 

summary tables are also very helpful in 

presenting information succinctly and 

eliminating repetition or inconsistent 

terminology. They can be used along with 

text in the procedures section of the 

regulations to graphically portray the 

process required for review of a specific 

type of development application. For 

example, the illustration below depicts the 

flow of a development project review 

process. 

 

Process Overview 

 

Updating the zoning ordinance and 

subdivision regulations is a significant 

undertaking. The work began in October of 

2015 and was organized into the eleven 

project milestones shown below. The 

project initiation stage was conducted 

from October 2015 until March 2016. 

During that process, Behan Planning and 

Design conducted numerous interviews 

with the public and staff, hosted a community workshop, and met with the Zoning Board of Appeals 

and City Council members. Behan also set up a website for the project (www.saratogaspringsudo.com) 

which was used to introduce the work, advertise upcoming events and catalog all of the public 

comments received. 

The following is a description of the major stages of the process: 

 
 Listening and Understanding. Through a series of internal (City Council, City Staff, and Land 

Use Boards) and external (public) input or listening sessions (Community Workshop), evaluate 

and identify components, methods and techniques that can improve the readability, navigation, 

and understanding of regulations in the UDO. 

 

 Review of Documents. Review the key ordinances, policies, and plans that have been developed, 

adopted, and/or implemented by the City of Saratoga Springs in the past 15 years. It is important 

Sample Flow Chart. Process flow charts, such as the one shown 

above, can be used to help graphically illustrate the steps and 

procedures so they can be more easily understood by the 

applicant, reviewing boards and the public. 
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to note that while Behan reviewed all available planning and regulatory documents, for the 

purposes of this report they have focused only on those documents having specific relevance to 

the zoning and land development and preservation guidelines. 

 

 Diagnosis/Outline (this document). 

Creation of a diagnostic report to 

provide a general overview of the 

current zoning ordinance and 

subdivision regulations and a proposed 

framework for a consolidated UDO. 

Behan Planning staff will present this 

report to City Council. Based on 

feedback to the report, the Behan team 

will then begin drafting the new UDO. 

 

 Initial Ordinance Draft (Staff and 

Public Review Drafts). Given the length 

and complexity of the new UDO, the new 

ordinance will be drafted in four stages: 

draft outline of the UDO with 

subsequent public workshop, 50% draft 

complete, 75% draft complete, and 95% 

draft complete. The 95% completed draft will then be presented at a public workshop. 

 

 Final Ordinance Draft and Adoption Process. Following the review of each of the four 

installments, a consolidated final draft will be prepared for review through the public hearing 

process. 

 

 

Project Milestones 


Public Informational Meeting 

 

Analysis of Comp Plan and development 

codes 

 Public Stakeholder Meetings 

 Publish Zoning Diagnostic Report  

 Publish Draft Outline of UDO 

 Public Workshop (to be scheduled) 

 50% Draft UDO published 

 75% Draft UDO published 

 95% Draft UDO and Public Presentation 

 Planning Board / City Council Public Hearing 

 Adoption 
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Highlights of the Listening and Understanding Stage - Working with Our 

Citizens 

Input to the diagnostic report includes information gathered from the public and staff during the 

listening phase of the project, as well as the consultant’s analysis of the text and structure of the 

existing ordinance. As part of the City’s 

public information program, the City hosted 

a day-long workshop consisting of topic-

related meeting slots to discuss our current 

land use ordinances and identify possible 

changes as part of the UDO project. Local 

residents, business owners and other 

interested members of the public were 

encouraged to sign up for a topic discussion 

slot. 

 

The workshop was set up in table discussion 

format where participants were invited to 

share their thoughts with members of the 

city staff and consulting team who helped 

facilitate the discussion and take notes. The 

meeting schedule was broken up into one-hour slots, devoted to general topics of interest. Those 

topics included:  

 

 Development Review and Approval Process 

 Energy, Sustainability, and the Environment 

 Economic Development 

 Housing Options 

 Preservation 

 Streetscapes, Parks and the Public Realm 

 Neighborhood and Community Character 

 Open Group Discussion (evening) 

Participants gather at tables at Empire State College to discuss 

various issues regarding the city zoning. 
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Through all of these efforts, we collected numerous comments about what was working and what was 

perceived to need improvement in the current zoning ordinance. Several major themes and goals for 

the project emerged from the community workshop. While these themes often overlap, we have 

organized them into six general areas/topics for discussion purposes. To view the full 41-pages of 

meeting notes, refer to the project website: www.saratogaspringsudo.com

  

Public workshop discussion tables, February 4th, 2016.  

http://www.saratogaspringsudo.com/
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Part 2 - Summary of Key Themes  

 

Based on the major issues that emerged during the 

initial public input phase of this project, this report 

presents seven key themes the city can consider to 

improve the organization and content of its 

development ordinance.  

The focus of this diagnosis is on the zoning and 

subdivision regulations. Due to the interrelated 

nature of a number of these topics, some overlap 

between the analysis of current regulations and 

recommendations may occur between topics. We 

have retained this redundancy to ensure that each 

topic may be reviewed independently, if desired.  

 

Economic Development 

Background 

2015 Comprehensive Plan 

 “To preserve and enhance a City that is economically strong and adequately diversified to 

withstand cyclical changes in the economy; that creates economic and employment opportunities 

for all of its citizens; 

 To encourage development that benefits our tax base and is based on sustainable concepts; 

 To maintain the balance of land uses, economic forces and social diversity. Downtown is the key to 

the City’s economic health. Likewise, the City’s open space resources constitute a vital economic 

component and valuable aesthetic and recreational amenity. It is the strength and preservation of 

these two distinct and unique attributes that assures Saratoga’s continued success and 

sustainability.” 

In the past two years, Saratoga Springs has won multiple awards: One of the 20 Best College Towns, 

One of the 10 Best Places to Retire, One of the Best Small Cities in NY, as one of the most Walk 

Friendly Communities in US. As the city moves forward into its second century as a city, it must 

sustain its growth and prosperity without compromising the unique character, historic buildings, 

and open space that have drawn new residents and businesses to relocate here and tourists to visit. 

Sustainable economic development must include the ability for the city to be able to continue to 

grow with an evolving tax base in order to support the financial demand and responsibilities that 

come with an increasing population. 

 

To achieve a balance, zoning will need to be flexible and allow for the creation of emerging 

businesses and new opportunities while assuring the wise and timely development of new areas 

and redevelopment remains in harmony with the comprehensive plan. With our proximity to 

Key Themes 

 Economic Development 

 Housing Options 

 Neighborhood and Community 

Character 

 Streetscape, Parks, and the Public 

Realm 

 Review of Zoning Districts 

 Process Improvements 

 Sustainability, Resiliency, and the 

Environment 
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growing technology manufacturing centers nearby, the city will need to ensure that it can 

accommodate new industrial and commercial growth and that the current quantity and location of 

commercially and industrially zoned sites is adequate and appropriate. 

 

1. Transect Zones 

a. Issue: The Transect Zones have limited as-of-right uses leading to unnecessary work 

for land use boards and increased cost for applicants.  

i. Potential Solution: Consider including some uses as Permitted or Permitted with 

Site Plan Approval. 

b. Issue: The City has encountered difficulties in fulfilling two-story usable space intent. 

i. Potential Solution: Revise and clarify the intent and performance criteria of the 

minimum two-story requirement. 

c. Issue: City needs to provide better clarification of mix of uses at a neighborhood and 

project level scale. 

i. Potential Solution: Revise intent of Transect Zones to clarify desire for a mix of 

complementary uses. Consider providing additional flexibility in some Transect 

zones to accommodate a mix of uses within a single development or property, 

not limited only to a mix within each building. 

d. Issue: Current transitions between Transect and adjacent residential zones are abrupt 

and not graduated. 

i. Potential Solution: Incorporate layered transition zones which step-down from 

taller commercial districts when adjacent to smaller residential districts. 

ii. Potential Solution: Include more graphically-oriented design guidance. 

e. Issue: There are challenges with current zoning regulations to ensure that 

development is harmonious with its surroundings, achieves appropriate height and 

density transitions, and protects neighborhood character. 

i. Potential Solution: Institute context-based review considerations into the design 

standards for Transect zones. 

f. Issue: Current maximum height, build-to, build-out requirements have produced 

large uniform buildings where the objective was to have greater diversity in building 

type, layout, roof top and façade treatments. 

i. Potential Solution: Revise building height requirements to be based on number 

of stories instead of total number of feet to provide more height variations.  
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ii. Provide design guidance for Transect zones which requires massing of larger 

buildings to be visually defined by smaller scale elements.  

2. Evaluate Zoning Districts 

a. Issue: Underperformance and utilization of existing zones such as the Warehouse 

District. 

i. Potential Solution: Review and identify current zones that could be eliminated 

or replaced with more productive land-use options. 

b. Issue: There is a need for certain districts to be modernized to reflect desired uses 

and to maximize economic development opportunities in areas such as Industrial 

(IND), Tourist Related Business (TRB), and Highway General Business (HGB). 

i. Potential Solution: Re-evaluate the uses and intent of TRB and HGB districts to 

better accommodate a variety of area appropriate uses. 

ii. Potential Solution: Review currently permitted uses in IND districts and identify 

emerging technology uses which could be added. 

iii. Potential Solution: Review current area, bulk, parking and other lot configuration 

requirements to identify options which could increase allowable building 

footprint area to help incentivize redevelopment. 

 

3. Encourage Business Growth 

a. Issue: City’s current regulations may not sufficiently address home occupations and 

provide for preservation of neighborhood character. 

i. Potential Solution: Investigate additional performance standards and 

conditions by which home occupations may be permitted. 

ii. Potential Solution: Consider different “intensity levels” of home occupations 

which may be permitted in different zoning districts so as to provide greater 

protections in sensitive neighborhoods while providing more flexibility in rural, 

outlying areas. 

b. Issue: City may not have sufficient language to define or provide guidance for home 

occupations and emerging workplaces. 

i. Potential Solution: Review the current restrictions on home occupation 

including use of accessory structures, number of workers, vehicles, signs, 

outdoor activity, hazardous material, utilities and services. 

c. Issue: Small businesses often struggle with financing and capital to expand their 

businesses and upgrade facilities. 
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i. Potential Solution: Review current area, bulk, parking and other lot configuration 

requirements to identify options which could increase allowable building 

footprint area to help incentivize redevelopment or permit new additions. 

ii. Potential Solution: Consider adoption of Property Assessed Financing (PACE) in 

order to facilitate commercial properties to make energy efficiency and 

renewable energy upgrades to buildings. 

iii. Potential Solution: Evaluate 485b, the Business Investment Exemption, to 

encourage reconstruction in select portions of the City. 

4. Signage 

a. Issue: Current signage regulation may not be sufficiently flexible to serve business 

needs. 

i. Potential Solution: Revise sign regulations with a location specific focus to 

provide more “fine-grain” control and flexibility such as different sizes 

depending on where they are located. 

b. Issue: Current sign regulations focus on retail/commercial advertising and may not be 

sufficient guidance for civic and cultural events/activities. 

i. Potential Solution: Provide for appropriate, creative sign options/alternatives 

for civic and cultural organizations and events (temporary signs (banners), off-

site signage, etc.) 

c. Issue: Businesses are not submitting sign packages early enough in the building 

review process. 

i. Potential Solution: Encourage applicants to incorporate sign package 

submittal into site and building project design. 

 

 

Housing Options 

Background  

2015 Comprehensive Plan 

 

 “Encourage and increase housing diversity and affordability as well as neighborhood vitality;  

 

 To preserve and enhance a City that is accessible and affordable to all income levels;  

 

 To maintain a City that includes diverse housing opportunities for all economic levels throughout 

the City.” 

 

In Saratoga Springs, 37.3 percent of households have an income below $50,000 according to the 

Capital District Regional Planning Commission. Household of four making at or less than $51,792 are 

considered low income. In Saratoga Springs, 63.9 percent of these low income homeowners and 67.9 
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percent of these renters are spending more than 30 percent of their annual income on housing. 

According to U.S. Department of Housing and Urban Development, families who pay more than 30 

percent of their income for housing are considered cost burdened and may have difficulty affording 

necessities such as food, clothing, transportation and medical care. 

 

Despite significant growth in the overall housing market, there is a shortage of affordable housing 

options. Expanding affordable and workforce housing will not only give families the ability to live in 

an economically thriving community close to employment opportunities and services but will also help 

Saratoga Springs sustain a vibrant economy, fill jobs, service visitors, and create diversity in our 

community.  

 

5. Affordability and Diversity 

a. Issue: City needs to elicit a greater range of housing types and economic levels to 

sustain a successful and economically vibrant community. 

i. Potential Solution: Consider incentives for integrating affordable housing into 

market-rate housing (i.e., not creating additional separate low/moderate 

income housing projects).  

ii. Potential Solution: Consider inclusionary zoning. Research inclusionary zoning 

requirements that have been successful in other communities. 

b. Issue: Incentives for clustering and/or encouraging affordable housing have not been 

successful. 

i. Potential Solution: Consider Burlington, Vermont example of inclusionary 

zoning which indexes its affordable housing set-aside to the price of the 

market-rate homes.  

ii. Consider review of inclusionary incentive zoning regulations through a generic 

Environmental Impact Statement (EIS) as suggested in NYS enabling legislation 

for incentive zoning. 

iii. Potential Solution: Reconsider the city’s previous work to develop Inclusionary 

Zoning, identify issues that prevented this from being adopted in the past and 

develop alternative approaches which would improve chances of inclusionary 

zoning in the future. 

c. Issue: Affordable housing is not always conveniently located close to transportation, 

shopping, and other services.  

i. Potential Solution: Explore incentives (such as density bonuses)that reward 

projects shown to have multimodal transportation choices within a 1/4-mile 

(400 meters) walk distance of bus stops, or within a 1/2-mile (800 meters) walk 

distance of bus rapid transit stop and/or rail stations. 
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d. Issue: Innovative types of housing options – senior rooming housing, concierge 

apartments, micro units, employee/worker housing - are not expressly permitted by 

the current zoning ordinance.  

i. Potential Solution: Review minimum square footage of units in consideration 

of smaller and “micro-unit” apartments. Research requirements other 

municipalities have put in place including: unit features and finishes, 

community amenities and services, locational characteristics, operating 

experience, and construction and operational costs. 

ii. Potential Solution: Explore impacts of the conversion of existing accessory 

structures into accessory dwelling units. Research requirements other 

municipalities have put in place regarding accessory dwelling units and 

impacts on conversions to neighborhood character. 

 

 

Neighborhood/Community Character 

Background   

2015 Comprehensive Plan 

 

 “A primary goal of the comprehensive plan is: 

o To maintain a City that values historic preservation and architectural quality in its built 

environment; 

o To maintain a City that includes diverse housing opportunities for all economic levels 

throughout the City.” 

In recent years, there has been a strong demand for our traditional residential neighborhoods. The 

scenic quality of our city, high performing school system, historic buildings, and proximity to 

entertainment and cultural activities have created a strong housing market. In addition, previous 

efforts to strengthen and enhance the inner district through infill development and reuse have been 

successful and led to the new construction of residential and multifamily housing and the construction 

of new retail shops and services. 

 

Maintaining the quality of life in our neighborhoods during this growth phase is important to 

residents. While the City’s zoning ordinance includes many of the elements necessary to achieve good 

outcomes in both new construction and redevelopment, there remain opportunities to recalibrate the 

regulations in order to achieve better design and enhanced neighborhood character and to ensure 

that mixed-use development is compatible with and contributes to the character of the street, the 

Downtown, and adjoining neighborhoods. 

 

6. Area and Bulk 

a. Issue: Public perceives that there is an expanding commercial presence and increase 

of density which negatively effects neighborhood character. 



City of Saratoga Springs                          Zoning Diagnostic Report 

PART III Page 17 of 54 Analysis of Code, Plans and Studies 

i. Potential Solution:  Conduct a build-out analysis project of commercial districts 

to explore the potential impacts and appropriate mitigation measures. 

b. Issue: The mandate of the ‘build-to’ line in some places has created condition where 

buildings may be too close to street. 

i. Potential Solution: (see above Potential Solution.) 

ii. Potential Solution: Create a recommended streetscape and façade area 

character design guideline to address this issue. 

c. Issue: Zoning board variances relative to property setbacks are changing the historic 

character of neighborhoods.  

i. Potential Solution: City should conduct a detailed context analysis project for 

historic neighborhoods to document the existing setbacks and degree of 

acceptable change. 

ii. Potential Solution: Create a context-based design guideline for use by the 

zoning board of appeals. 

d. Issue: There is no height limitation on accessory structures. 

i. Potential Solution: Adopt reasonable height limits. 

e. Issue: Height limit of 70 feet has produced flat roof properties in our inner district, 

with little or no variation. 

i. Potential Solution:  Consider using stories in lieu of or combined with a height 

limit. 

f. Issue: Many residential zones allow far too tall buildings inconsistent with existing 

buildings. 

i. Potential Solution: Adopt reasonable height limits in residential zones which 

are in keeping with their historic patterns. 

ii. Potential Solution: Investigate residential height limits which are based on the 

immediate neighborhood context, rather than by zoning district, to account 

for differences in neighborhoods. 

g. Issue: Required front setbacks sometimes prove problematic leading to buildings too 

close to the street and inconsistent with neighborhood and/or adjacent properties.  

i. Potential Solution: Review all front yard setback requirements in relation to 

the actual built environment. 

ii. Potential Solution: Investigate the potential for front yard setbacks which are 

based on the immediate neighborhood context, rather than by zoning district, 

to account for differences in neighborhoods. 
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h. Issue: Transitions into the neighboring zones from the transect zones are often abrupt 

and lack variation in heights and roof styles. 

i. Potential Solution: Consideration of neighborhood contextual standards. 

ii. Potential Solution: Consider lower height limits as a transition at edges of pre-

existing older and smaller more traditional structures. 

7.  Short-Term Rentals 

a. Issue: There is a growing year-round commercialization of properties not currently 

allowed within residential districts by unregulated short-term rentals. 

i. Potential Solution:  The city has already been working to research and update 

city codes with Albany Law School to address many of the issues of short-term 

rentals, and these revisions will be coordinated with the new UDO where 

appropriate. 

ii. Review growing body of research and emerging approaches to addressing the 

“Airbnb” type of on-line rentals. 

8. Home Occupations  

a. Issue: City’s current regulations may not sufficiently address home occupations and 

provide for preservation of neighborhood character. 

i. Potential Solution: Review existing home occupation regulations to ensure 

that home occupations do not adversely affect the character of the 

surrounding neighborhood and that a home occupation remains accessory 

and subordinate to the principal residential use of the dwelling. Research 

other municipalities and if they define types of allowable home occupations. 

b. Issue: City may not have sufficient language to define or provide guidance for home 

occupations and emerging workplaces. 

i. Potential Solution: Review the current restrictions on home occupation 

including use of accessory structures, number of workers, vehicles, signs, 

outdoor activity, hazardous material, utilities and services. 

9.  Noise Impacts 

a. Issue: The increasing use of outdoor space for entertainment can result in impacts on 

adjacent residential areas.  

i. Potential Solution: Review and strengthen guidance within the special use 

permit evaluation process to set noise restrictions to reduce impacts. 

10.  Recreational Vehicle Parking  
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a. Issue: Boats, trailers, RV’s and other large mobile homes are being stored on property 

without respect for respective front yard setbacks or aesthetics in neighborhoods. 

i. Potential Solution: Incorporate standards, regulations and limitations for 

storage of recreational vehicles in residential districts. 

 

Streetscapes, Parks and the Public Realm  

Background 

2015 Comprehensive Plan 

 “Maintain a City that accommodates all modes of transportation including vehicles, freight, 

pedestrians, bicyclists, and people with disabilities; 

 To encourage walking, bicycling and mass transit to reduce traffic congestion and improve local air 

quality.”  

On-street parking and attractive sidewalks with street trees, pedestrian-scaled lighting, etc. is a key 

element of traditional/historic neighborhood design – for both residential and commercial areas – and 

is important to creating a walkable commercial destination.  The current design of many of the major 

thoroughfares (South Broadway, West Avenue, Weibel Avenue, etc.) is not conducive to an active 

streetscape.  In particular, this is due to the lack of on-street parking and adequate 

landscape/architectural design to help “place-making”.  While on-street parking cannot meet the full 

demand for adjacent commercial uses, it provides a critical role for convenience and to make the front 

building entrances and façade treatments meaningful.     

11. Incorporating Adopted Plans and Policies 

a. Issue: In the past few years, the City has approved new plans and policies (Complete 

Streets Policy, Urban and Community Forestry Master Plan, Saratoga Greenbelt Trail) 

which have not yet been fully incorporated into the UDO.  

i. Potential Solution: Incorporate these policies into the design guidelines and 

other elements of the UDO. 

b. Issue: The city’s standard construction details used for construction projects, typically 

within the right-of-way, do not reflect the adopted Urban Forestry and Community 

Master Plan. 

i. Potential Solution: Incorporate new standard construction details into UDO. 

12. Trails 

a. Issue: Current zoning does not provide for successful integration of proposed trail 

networks.  

i. Potential Solution: Incorporate proposed trails in the zoning district map.   
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b. Issue: Existing trails including Spring Run and 

Railroad Run are not reflected in currently zoning 

designations as Institutional Parkland/Recreation. 

i. Potential Solution: Incorporate existing 

trails in the zoning district map.   

 

13. Public Realm 

a. Issue: The City needs to provide more specific 

guidance and standards to encourage better 

utilization and investment in the public realm 

(parks, civic areas, the arts, green infrastructure, 

etc.).  

i. Potential Solution: Strengthen regulations 

for the improvement and/or creation of 

civic spaces as part of the development 

process. 

b. Issue: The current zoning ordinance does not 

effectively articulate or illustrate design standards 

or guidelines for gateway areas. 

i. Potential Solution: Identify all major 

gateways and develop specific design and 

gateway improvement projects and a 

capital/fundraising program along with 

state and county highway agencies and 

partner organizations to implement these 

improvements. 

c. Issue: Current expectations and definitions for 

public rights-of-way are not adequate nor do they 

correlate with the City’s street design cross section 

details.  

i. Potential Solution: Update street design 

cross section details as part of the 

Complete Streets program.   

ii. Potential Solution: Consider approaching 

setbacks, tree belts, civic spaces based 

upon the street centerline (versus right of 

way line) 

Public Realm 

The public realm is the physical 

space that people experience as 

they travel along public ways.  It 

includes the street itself—the 

pavement and crosswalks, the 

curbs, sidewalks, outdoor cafes 

and civic spaces, trees, plantings, 

lighting, signage and the front 

yards and facades of buildings. 

 

Civic spaces are part of the public 

realm that can be large or small, 

public or semi-public where 

people can gather.  (Image below 

of garden plaza at Museum of 

Modern Art (MOMA) in New York.) 
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d. Issue: There is little to no integration of stormwater 

management in the public right- of-way – living streets, rain 

gardens, green streets, streetscape amenities, etc. - that can 

enhance and beautify the public realm. 

i. Potential Solution: Provide new landscaping standards which 

incorporate leading stormwater management designs for both 

public and private properties. 

ii. Potential Solution: Develop standard street details from 

planting areas, tree beds and curb designs which include new 

stormwater practices. 

e. Issue: The current design of many of the major 

thoroughfares (South Broadway, West Avenue, Weibel Avenue, 

etc.) is not conducive to an active streetscape.   

i. Potential Solution:  Develop complete streets design plans for 

public rights-of-way including amenities, green infrastructure, 

and develop activated streetscape designs and retrofits for 

major thoroughfares and downtown core streets including 

where appropriate on-street parking, bike lanes, location for 

undergrounding utilities, etc. Note: The City is currently 

working to finalize a Complete Streets Plan which will illustrate 

and provide design guidance on the elements above. 

 

14. Complete Streets 

a. Issue: Current zoning does not ensure the completion 

of sidewalk connections and identify priority areas. 

b. Issue: The City’s current transportation standards are 

predominately vehicular based. We need to better incorporate 

a Complete Streets approach. 

c. Issue: Current zoning does not adequately address 

project area context such as connections to prominent 

landmarks, recreation, shopping, employment center, cultural 

centers or other key destinations between project sites and the 

public realm. 

d. Issue: Currently there is inconsistent integration of 

pedestrian, transit, and bicycle accommodations in the public 

realm and site development.  

i. Potential Solution:  Transit Oriented Development (TOD) to 

increase ridership.  Incentive to develop near transit by density 

bonus or reduction in parking requirement.  

Complete Streets 

Complete Streets is a 

transportation policy and design 

approach that requires streets 

to be planned, designed, 

operated, and maintained to 

enable safe, convenient and 

comfortable travel and access 

for users of all ages and abilities 

regardless of their mode of 

transportation.

 

Currently the City of Saratoga 

Springs is finalizing the 

Complete Streets Plan to provide 

a framework for including all 

modes of mobility on existing 

City streets, State and County 

routes. This plan compliments or 

further progresses the City’s 

adopted policies and plans 

including: Greenbelt Trail Plan, 

Climate Smart Communities 

Pledge, the Complete Streets 

Policy, and the Comprehensive 

Plan (2015). 
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e. Issue: Current regulation has led to inconsistent integration of pedestrian and bicycle 

accommodations in the public realm and site development.  

i. Potential Solution (Issue 14.a– 14.e): Review, incorporate, and adopt, as 

appropriate, improved design standards from the following local resources: 

1. Complete Streets Policy and draft Complete Streets Plan 

2. Department of Public Safety’s Pedestrian Safety Audit 

ii. Potential Solution (Issue 14.a– 14.e): Review, incorporate, and adopt, as 

appropriate, improved design standards from the following national 

resources: 

1. Manual on Uniform Traffic Control Devices and New York State 

Supplement 

2. American Association of State Highway and Transportation Officials 

(AASHTO) Policy on Geometric Design 

3. AASHTO Guide for the Planning, Designing and Operating Pedestrian 

Facilities 

4. AASHTO Guide for the Development of Bicycle Facilities 

5. Institute for Transportation Engineers (ITE) Designing Walkable Urban 

Thoroughfares: A Context Sensitive Approach  

6. The National Association of City Transportation Officials (NACTO) 

Urban Street Design Guide 

7. NACTO Urban Bikeway Design Guide 

8. US Access Board Public Right-of-Way Accessibility Guidelines  

iii. Potential Solution (Issue 14.a–14.e): Research financing mechanisms to 

implement priority elements of the Complete Streets Plan. 

iv. Potential Solution:  Application of Complete Streets recommendations into 

project development – review segment of overall recommendation (for 

example:  bike lanes proposed for multi-block area where proposed project 

could be a small portion of that area).   

 

f. Issue: Development that does not undergo site plan or subdivision approval is not 

subject to streetscape requirements as other projects. Sidewalks, curbs, and 

streetscape improvements. 

 

i. Potential Solution: Review current thresholds and revise as appropriate to 

ensure continuous streetscape improvements. 

 

g. Issue:  There has been an inconsistency in the application of standards or the 

allowance of waivers relating to streetscape improvements. 

 

i. Potential Solution: Clarify required streetscape improvements, where 

applicable and parameters for waivers. Define when and where waivers are 

possible.  
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h. Issue: The City needs an improved advance planning mechanism for infrastructure 

upgrades, infrastructure extensions, and corridor-based design solutions for issues 

such as sidewalk connectivity and details on desired future streetscape design (on-

street parking construction, sidewalk extensions and connectivity, etc.) in advance of 

the projects. 

i. Potential Solution: The City should prioritize growth areas and major corridors 

for planning infrastructure upgrades and corridor-based design solutions.  

Consider use of generic EIS and mitigation fees for cost-sharing with the 

beneficiaries of these improvements through the development process. 

i. Issue: The current ordinance only calls out traffic calming in one area of the City, 

Marion Avenue Gateway, and should be considered in other situations and 

neighborhoods.  

i. Potential Solution: Integrate traffic calming elements into overall project 

development plans for the city.  

a. Issue: While 1:15 bike to parking ratio is recommended in Transect Districts currently 

(6.2.9), the city’s zoning ordinance does not provide for this in other districts and it’s 

not required in any districts. 

i. Potential Solution: Require adequate storage for multi-family and non-

residential uses. Many university communities such as Austin, TX, Madison, WI, 

and Boulder, CO, have such standards in place. A good source for standards 

relating to bicycle parking is the Association of Pedestrian and Bicycle 

Professionals (http://www.apbp.org/).  

ii. Potential Solution: Consider allowances for parking reductions in specified 

zone districts if bicycle lockers are provided. In other communities, a typical 

incentive is to allow a reduction of one parking space for every 3-4 bicycle 

parking spaces (often with a maximum credit of 5-10 off-street parking 

spaces).  

 

15.  Infrastructure 

a. Issue: Currently there is not an active provision of when utilities should be placed 

underground or re-routed which can result in conflicts with future activities in the 

public realm.  

i. Potential Solution: Coordinate with utility companies to create a master plan 

for underground utility placement and interim processes and criteria for 

incremental undergrounding of utilities. 

b. Issue: The City needs an improved advance planning mechanism for infrastructure 

upgrades and infrastructure extensions. 
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i. Potential Solution: The City should prioritize growth areas and major corridors 

for planning infrastructure upgrades and corridor-based design solutions.  

Consider financial mechanisms such as generic EIS and mitigation fees for 

cost-sharing with the beneficiaries of these improvements through the 

development process. 

c. Issue: Construction activities are negatively impacting public streets, curbing, and 

sidewalks and post construction these public amenities are not restored to 

appropriate pre-construction conditions. 

i. Potential Solution: Require provisions (e.g., letter of credit, performance bond) 

for construction projects to ensure full and proper restoration of impacted 

properties and public realm. 

16.  Open Space 

a. Issue: Current allowable uses, densities, and incentives within the Greenbelt and 

Country Overlay area may not be achieving the City’s overall goals of the Greenbelt 

and Country Overlay area. 

i. Potential Solution: Review allowable uses and intensities in the Country 

Overlay area to determine if they are appropriate for residential setting, or if 

performance standards should be included. 

b. Issue: The current method of requiring conservation subdivisions for each project 

may result in a greenbelt which is highly fragmented.  

i. Potential Solution: Explore mechanisms to achieve a more desirable, 

consolidated open space and recreation land in lieu of providing it on-site.  

ii. Potential Solution: Conduct a build-out analysis of the Greenbelt area and 

identify alternatives and incentives to create a more intact and larger open 

space network. 

c. Issue: It is often challenging to find a party(s) to hold conservation easements for both 

grantees and grantors. 

i. Potential Solution: Research improved mechanism(s) to hold the easement to 

hold, monitor and maintain conservation easements.  

d. Issue: The City does not differentiate requirements between conservation easements 

of large and small parcels.  

i. Potential Solution: Explore model approaches and template language that 

could assist with the implementation of smaller-scale open space protection. 

e. Issue: The current regulation does not provide adequate standard language and 

details regarding the allowable uses and maintenance of open space. 
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i. Potential Solution: Consider development of standard language for 

easements/deeds to lands set aside for open space and or recreation. 

17. Subdivision Regulations 

a. Issue: The current subdivision language, organization and layout are repetitive, 

difficult to navigate, and lacks clear graphic descriptiveness and quality. 

i. Potential Solution: Re-write and re-organize subdivision regulation to be 

clearer. 

ii. Potential Solution: Centralize common requirements into single spot to reduce 

redundancy. 

iii. Potential Solution: Add graphic examples to illustrate desired features and 

goals of future subdivisions. 

iv. Potential Solution: Clarify expectations for the applicants and streamline the 

review process.  

i. Potential Solution: Integrate streamlined and clearer regulations for 

subdivision control in the UDO. 

b. Issue: Currently there is no division between large and small subdivision. 

i. Potential Solution: Consider revising process based on scale and magnitude of 

project. Possible allowance of some administrative approvals. 

 

Review of Zoning Districts / Map 

Background 

2015 Comprehensive Plan 

“If the City is to be successful in preparing for the future, it must have increased flexibility to 

accommodate the rapidly changing needs of business, commerce, and our residents.” 

The analysis considered the extent of dissimilarity between existing land uses, existing zoning and 

proposed future land use designation and the extent to which a zoning modification may be 

appropriate.  The analysis looked at the area and bulk standards, allowed uses, residential density 

and variances in the different zoning districts. 

18.  Updating Maps and Districts 

a. Issue: Assuring consistency between comprehensive plan and the future land use 

plan. 
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i. Potential Solution: Zoning maps need to be updated in consideration of the 

2015 Comprehensive Plan and its “Future Land Use” map which outlined the 

desired vision for future land uses within the city going forward.  

ii. Potential Solution:  For map updates that are particularly challenging, consider 

a future phase of neighborhood-based planning prior to implementation of 

zoning map amendments. 

b. Issue: Existing zoning does not adequately reflect the actual character, physical form 

or the varied historic neighborhoods around the city (See Required vs. Existing 

Analysis).  

i. Potential Solution: As an interim measure, require a context-based 

neighborhood character compatibility analysis for new projects.   

ii. Potential Solution: Document context-based design parameters for existing 

neighborhoods—in particular those expected to face high development 

pressure, and devise protocol for determining acceptable level of change. 

c. Issue: In the past decade, the City has not evaluated and/or updated language and 

mapping for the following districts: 

 Tourist Related Businesses (TRB) 

 Agriculture (RR) 

 Industrial (IND) 

 Highway General Business (HGB) 

 

i. Potential Solution:  Evaluate the purpose of each of these districts/uses and 

update the zoning map and ordinance to reflect current needs and goals as 

expressed in the comprehensive plan.  

d. Issue: The City’s 31 zoning districts, including three transect districts and seven 

Planned Unit Developments (PUDs); have not been reviewed comprehensively in 

terms of uses, geographical location, and attributes including area and bulk standards 

for decades. 

i. Potential Solution: Identify potential changes to the zoning district map to 

implement the land use vision as recommended in the comprehensive plan. 

ii. Potential Solution:  Develop appropriate amendments to use schedule 

including special use permit list and area and bulk standards. 

e. Issue: In Saratoga Springs, transect zones are a hybrid of form based and traditional 

zoning. This construct may not provide the necessary flexibility or sufficient 

perimeters to guide applicants and accommodate a flexibility of uses.  

i. Potential Solution: Establish evaluation criteria and review projects 

constructed under these more form-based regulations in terms of what is 

working and what is not. 
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f. Issue: The existing District Corporation Line, currently shown on the zoning map, 

needs to be updated and/or may no longer be necessary. Parcels can be split/bisect 

by district boundaries resulting in the creation of two separate parcels. These parcels 

then create unique issues when questions arise related to zoning and building code 

compliance.  

i. Potential Solution: Evaluate current District Corporation Line and its original 

purpose and the whether or not it is still useful and necessary. 

g. Issue: In the transect zones, the current ordinance has only generic sketches of 

building form and does not provide sufficient clarity and guidance for placemaking for 

the next generation of Saratoga Springs’ urban form.   

i. Potential Solution: Include illustrated design guidelines in the UDO addressing 

key issues for building form and placemaking. 

19.  Rural Residential  

a. Issue: Rural Residential district allows agriculture but does not support a variety of 

potential complementary agricultural uses.   

i. Potential Solution: Review New York State Dept. of Agriculture and Markets 

definition of agriculture and the comprehensive plan recommendations and 

update the UDO accordingly. 

20.  Preservation 

a. Issue: The local historic district does not match the National Historic Register districts. 

i. Potential Solution: Interim action rectifies the discrepancy with an updated 

historic district map.   

ii. Potential Solution: Assess and re-evaluate the boundaries of the existing 

historic districts to ensure that they are providing adequate protections for 

historic properties and resources. 

iii. Potential Solution: Consider adding a requirement for site-specific review of 

historic resources prior to demolition permit including consideration of 

protection from “demolition-by-neglect”.   

iv. Potential Solution: Develop additional review process to assist with 

determination of when demolition is an appropriate resolution to allow 

reasonable new construction and city growth. 

v. Potential Solution: Consider applying some level of Design Review to 

properties immediately adjacent to National Register properties—but which 

are otherwise outside the Historic Districts and do not have Historic District 

protections—to protect them from adverse impacts from neighboring 

changes. 
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b. Issue: Historic preservation is a core value of the City’s economy; however the 

juxtaposition of new development in historic area can create design and compatibility 

conflicts.   

i. Potential Solution: Incorporate better guidance and checklists for the review 

of historic properties to help ensure consistent and fair review of all projects.   

21.  Creative Economy 

a. Issue: Current zoning may not be sufficiently flexible to encourage the “creative 

economy”.  

i. Potential Solution: Define the mix of uses and flexibility required then 

determine the zoning districts and related modifications needed to be 

included in the UDO including identification of “next generation” locations for 

low-cost, flexible space (adaptive reuse or new construction). 

 

 

Process Improvements 

Background 

Zoning regulation governing development review and other administrative matters create the 

procedural environment through which the City can achieve the goals and policies laid out in its 

comprehensive plan and other adopted plans. At their best, development review provisions can 

promote the type of development a community wants by providing a clear, predictable path to project 

approval; conversely, vague review processes with unclear requirements can cause developers a high 

level of anxiety, frustrate community residents, and severely dampen a City’s ability to attract 

desirable growth. Generally, the development community and individual applicants value three 

central qualities in any administrative ordinance: certainty in the requirements and structure of the 

review process, built-in flexibility to adjust development standards to the needs of individual projects, 

and opportunities to request relief from requirements that constitute a substantial burden. Certainty 

about the types of development they can expect to see in their community is also important to 

residents. The degree to which Saratoga Springs can incorporate these qualities into its UDO will help 

improve its ability to compete for development in the near future. 

 

During the community workshop, it was clear that the community expects the UDO to set forth clear 

administrative procedures to be followed for all types of land use decisions. One method to explore 

is the allowance of more uses and other approvals “by right” or subject to appropriate and suitable 

locational, form, and operational standards and limitations and without discretionary review of 

building and site design. By allowing these uses by right, Saratoga Springs will not only speed the 

development process, but also provide additional certainty to prospective developers that their 

projects are allowed and encouraged. 
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22.  Regulation  

a. Issue: The public perception is that there is little predictability or consistency with the 

way projects are being reviewed and approved. 

i. Potential Solution: Enhance communication regarding the review process in 

terms of opportunities for public access and engagement and documentation 

of decisions.  

23.  Improve the Quality of Applications 

a. Issue: Public has express the concern that application materials are not always 

complete, sufficiently detailed, or accurate.  

i. Potential Solution: Review existing forms/applications for improvements, 

identify areas which may be required to complete, or additional info is 

requested. 

ii. Potential Solution: Develop form fillable PDFs to improve ease of completing, 

ensuring they are readable and already in electronic form to eliminate need to 

scan before posting on website.  

b. Issue: Applicants have noted inconsistent board review and lack of predictability of 

outcome.  

i. Potential Solution: Develop clearer standards, goals, principles and visual 

examples within the ordinance.  

ii. Potential Solution: Design and approval checklists should be updated or 

clarified. 

iii. Potential Solution: A “pre-application” meeting is currently encouraged, but 

could be required, as a prerequisite to filing a formal application.  

iv. Potential Solution: Describe within the UDO the process for owners, designers 

and consultants to request consultation(s) on their projects with planning staff 

and/or other relevant departments.  

24.  Public Communication Channels 

a. Issue: Applicants and the land use boards as well as the general public have been 

frustrated that they do not always know what is happening with different applications 

or have a difficult time keeping up with last minute design revisions. 

i. Potential Solution: Revise the standard procedures with which it handles 

typical applications for review and approval and seek more timely methods of 

notification such as better utilization of web-based access to materials.  

Require applicants to submit material in digital form. 
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25.  Enhanced Notifications  

a. Issue: The general public does not have adequate and/or proactive notification of 

pending projects in their neighborhoods. 

i. Potential Solution: In addition to voluntary email notifications which people 

can sign up for, on-premise signage can be required to be posted on a subject 

property to announce a pending application review for significant proposals 

such as use variances, demolitions, etc. 

26.  Staff Resources 

a. Issue: The City has limited staff and resources for the volume and magnitude of the 

current project and application pipeline. 

i. Potential Solution: Seek additional staff, resources, whether permanent or 

through third party consulting services. 

27.  Evaluate Procedures 

a. Issue: There is a perception that variances are freely granted.  

i. Potential Solution: Consider clarifying the standards upon which variances are 

based and provide additional guidance regarding how concepts such as 

“character of the neighborhood” are documented and defined. 

b. Issue: Land Use Board processes are too lengthy. 

i. Potential Solution: Consider an administrative review process for simple 

applications and focus the land use board involvement in the larger, more 

challenging or precedent-setting decisions. 

ii. Potential Solution: Consider setting threshold parameters for an “early 

determination of major noncompliance” for project proposals that are far 

afield from the existing ordinance requirements.  

c. Issue: Current regulation does not discourage code violations.  

i. Potential Solution: Strengthen code enforcement provisions in the 

Administration and Enforcement section of the UDO.   

d. Issue: Larger or more professional design applications can often be treated differently 

than smaller novice applicants.  

i. Potential Solution: Improve application guidelines and improve materials to 

better assist small project applicants. 

e. Issue: The land use boards guide development in the City and should be staffed with 

qualified members. 
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i. Potential Solution:  Consider adoption of appointment 

guidelines/requirements as permitted by state enabling 

legislation. 

 

Sustainability, Resiliency, and the Environment  

Background 

 

The vision set forth in the 2015 Comprehensive Plan states 

“The overriding philosophy that will guide future development 

of our "City in the Country" will be sustainability”.  
 

The availability of reliable, resilient, and affordable energy is 

critical to the welfare of Saratoga Spring’s citizenry and is 

essential to our local and state economy. In 2015, New York 

adopted a new State Energy Plan which puts New York State on 

a path to achieving the following clean energy goals: 

 

 40% reduction in greenhouse gas emissions from 1990 levels  

 50% of energy generation from renewable energy sources  

 600 trillion Btu increase in statewide energy efficiency 

 

To meet these goals, Governor Andrew M. Cuomo directed the 

Public Service Department (PSC) to establish a new Clean Energy 

Standard mandating 50% of the electricity consumed in NY to 

come from clean energy sources by 2030. In addition, the State 

Energy Plan coordinates Governor Cuomo’s major new energy 

initiative, known as Reforming the Energy Vision (REV). REV’s 

goal is to create a cleaner, more affordable, more modern and 

more efficient energy system in New York, through the 

increased development of distributed energy resources, like 

rooftop solar, energy efficiency, and battery storage. 

 

In order to achieve our own comprehensive plan goals, adapt to 

climate change, and assist in meeting the state’s energy goals, 

Saratoga Springs will need to consider methods through our 

UDO that could: increase adoption of distributed energy 

resources, increase energy efficiency of our building stock, and 

reduce greenhouse gas emissions. 

 

28.  Adoption of Renewable Energy and Advanced 

Technologies   

a. Issue: Current Solar Access Ordinance may be 

contradictory to economic development, desired urban form, 

 

Sustainability and 

Resiliency 

 
 

 “The process of designing, 

developing, and inhabiting the 

built environment has a profound 

influence on a community’s 

economy, environment, and 

quality of life. In the United States, 

buildings account for 

approximately 36 percent of total 

energy consumption, 30 percent of 

greenhouse gas emissions, 13 

percent of water use and 

approximately 170 million tons 

per year of construction and 

demolition (C&D) debris. Buildings 

also contain indoor air that can be 

100 times more polluted than 

outside air.” 

Sustainable Design and Green 

Building Toolkit for Local 

Governments, June 2013 
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and Urban and Community Forestry Master Plan. In addition, it does not define “solar” 

which could be broadly interpreted. 

i. Potential Solution: Replace and/or refine the current Solar Access Ordinance 

6.4.8. The City should explore the adoption of all or part of the Central New 

York Regional Planning and Development Board and/or the Land Use Law 

Center at Pace Law School’s Model Ordinance for Solar Photovoltaic Systems. 

b. Issue: The City of Saratoga Springs Building Department uses a standard building 

permit form to review solar applications. The standard permit does not contain solar 

specific requirements such as the requirement to submit a one-line or 3-line electrical 

diagram, specification sheets for manufactured components, and details on the 

manufactured mounting system and modules – elements essential for the permit 

approval process.  

i. Potential Solution: Adopt the New York State Unified Solar Permit or a 

variation of that permitting process which meets the needs of the City and 

covers all size solar systems.   

c. Issue: Non-conforming lots may have an accessory structure as the sole use on a 

residential property. The current allowance of accessory structures on non-

conforming lots does not take into account solar arrays as the solar structure and/or 

use on the property. 

i. Potential Solution: Consider removing solar in the definition of allowed 

accessory structures.  

ii. Potential Solution: Add language that solar arrays/systems cannot be the 

principle use or structure on a property. 

d. Issue: Solar as utility establishments are not well defined and detailed in the current 

zoning ordinance. Solar energy systems vary greatly in size and shape, and require 

varying levels of review depending on magnitude of impacts. 

i. Potential Solution: Update the UDO to define each type of solar energy system 

the City wishes to allow and regulate.  

ii. Potential Solution: Determine where to permit and how to regulate each 

defined system in the UDO, as each must be subject to clear standards and 

have an appropriate required approval process or exemption. 

iii. Potential Solution: Define general standards and application requirements for 

large-scale solar power generation installations. Consider if site plan, 

operations and maintenance plan, landscaping plan, liability insurance, 

decommissioning plan, and/or financial surety should be required for 

approval. 
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e. Issue: Existing ordinance does not encourage the adoption of Renewable/Distributed 

Energy Resources in New Construction and Substantial Renovation. 

i. Potential Solution: Encourage and/or require solar ready design for new 

construction projects larger than 5000 square feet. 

f. Issue: The most effective point in the development process to encourage solar 

orientation is when a parcel is being subdivided into lots for sale. Saratoga Spring’s 

subdivision regulation does not require streets and lots to be oriented to maximize 

the solar resource available to each lot or to a minimum percentage of lots. 

i. Potential Solution: Explore methods to encourage subdivision solar 

orientation analysis. 

29.  Electric Vehicle (EV) Ready Environment 

a. Issue: Current zoning does not define permitted electric vehicle supply equipment 

uses by zoning district nor encourage increased adoption of electric vehicle supply 

equipment.  

i. Potential Solution: Explore what methods other municipalities encourage EV 

readiness in zoning. 

ii. Potential Solution: Include language that expressly allows EV charging stations 

in all zoning districts. 

iii. Potential Solution: Explore requiring Level 2 or 3 charging station be installed 

in off street parking areas of new commercial development. 

30.  Energy Efficiency 

a. Issue: By following existing zoning regulation, the City may not be able to achieve the 

energy efficiency goals outlined in the comprehensive plan and yield the desired long 

term benefits for our community.  

i. Potential Solution: Explore “incentives” (monetary or otherwise) for new 

commercial building construction projects and/or commercial significant 

renovation projects that exceed the current version of the NY State building 

code exceeding building code by 20%. Example - the building owner could 

receive a green building "Payments in Lieu of Taxes" (PILOT). Virginia Beach 

offers property tax relief for homes or buildings that are at least 30% more 

efficient than the current state energy code. If a home or building is certified 

as 30% more efficient by an architect or engineer, the owner gets a 15-cent 

reduction in property taxes per $100 of assessed value each year the 

incentive is offered.  

 

ii. Potential Solution: Explore requirements for all new construction and major 

renovations of city-owned, occupied, or funded buildings over 10,000 sq. ft. to 
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exceed the current version of the NY State building code exceeding building 

code by 20%. 

iii. Potential Solution: The Planning Department could offers free green building 

consultations to help improve an applicant’s project(s). 

iv. Potential Solution: Explore tools for building owners to complete whole-

building energy assessments prior to renovation of residential buildings.  

31.  Environment 

a. Issue: The City of Saratoga Springs may not have the necessary tools to practically and 

effectively reduce the obtrusive aspects of outdoor light usage while preserving safety, 

security, and the nighttime use and enjoyment of property.  

i. Potential Solution: Explore adoption of all or parts of the International Dark-

Sky Association (IDA) and the Illuminating Engineering Society of North 

America (IESNA) Model Lighting Ordinance (MLO) or the Pattern Outdoor 

Lighting Code in order to address outdoor lighting pollution. 

b. Issue: Developers are not encouraged to conserve and reuse building materials 

and/or recycle construction and demolition debris. 

i. Potential Solution: The City could develop a construction and waste demolition 

diversion plan. Some municipalities require projects to divert a percentage of 

construction and demolition debris away from the landfill through reuse, 

recycling and composting.  

c. Issue: Current regulation does not encourage water conservation methods. Water 

conservation reduces the burden on municipal water supply and wastewater systems, 

saves energy from reduced amounts of water pumped, treated and distributed, and 

reduces wastewater treatment collection. 

i. Potential Solution: Explore requiring EPA Water Sense toilet and aerators in 

commercial development. 

d. Issue: The City may not be providing sufficient regulation to assist in the reduction of 

heat islands. Rooftops, roads, parking lots and other paved surfaces absorb and retain 

heat, leading to an increase in air temperatures in the immediate area. Higher air 

temperatures contribute to higher energy costs for air conditioning, compromise 

human health, and increase air pollution. 

i. Potential Solution: Incorporate the Urban and Community Forestry Master Plan to 

enhance tree specifications in the UDO. 

ii. Potential Solution: Explore methods to encourage the development of green roof 

systems on new and existing buildings. 

iii. Potential Solution: Remove potential impediments to the addition of passive solar 

shading devices and/or increased overhangs intended to reduce the impact of 
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solar heat gain on a building or lot, by exempting dimensional requirements under 

certain circumstances.  

e. Issue: Developers often use conventional stormwater practices and have not fully 

embraced green infrastructure techniques that can capture and treat stormwater 

runoff before it is delivered to the watershed. 

i. Potential Solution: Remove barriers to and promote use of green infrastructure 

in the UDO. Where possible, encourage use of bioswales, vegetation protection, 

and rain gardens in concert with more traditional “gray” infrastructure 

engineered solutions to stormwater management.  
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PART 3 – Analysis of Zoning Ordinance, Adopted Plans and Policies, 

and Additional Studies 

As part of this zoning diagnostic, a number of previous plans and reports adopted by the city in the 

past several years were also reviewed. The intent of this review was to identify other findings or 

improvements which have been recommended which should be incorporated into the new ordinance. 

A review of each of these plans or reports follows.  

 

Zoning Ordinance Analysis 

A review of the existing zoning regulation was conducted to identify areas which required change, or 

which were recommended to improve the ordinance or make necessary corrections. The following 

pages represent a more detailed look at specific sections of the zoning ordinance which were 

identified for potential improvements or corrections. 
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Analysis – Existing Zoning Ordinance 

Section  Topic / Item Recommendation 

1.7 
Interpretation of District 

Boundaries 

Revise or remove provision for when a zoning district 

boundary line divides a lot, the district requirements on 

either side of the boundary may be extended into the 

remaining portion of the property. 

2.2 Prohibited uses 

Prohibited uses follow former comprehensive plan SDA – 

needs update. Revise some prohibited uses in transect zones 

to potentially be permitted with review, provided that 

transect designs are being met. 

Table 2 Special permit uses 

There are effectively no uses allowed by right in transect 

zones. Revise some special permit uses in transect zones to 

potentially be allowed with site plan review, provided 

transect designs are being met. 

Table 2 Barns and stables 

Consider permitting barns and stables as accessory 

structures in the Suburban Residential – 1 (SR-1) and SR-2 

areas, since they are already permitted in Rural Residential 

(RR), Urban Residential – 1 (UR-1), and UR-2. 

Table 2 Car rentals 
Add car rental agency to Highway General Business (HGB) 

district 

Table 2 

Office/Medical Business / 

Tourist Related Business 

districts – South Broadway 

South Broadway area near park needs special consideration 

for sensitive design as approach into the city. Need to 

improve design considerations for these zones coming into 

the city gateway. 

Table 3 Structure heights 

Review and revise height limits in districts. Many residential 

districts permit up to 60’ or 70’, UR-5 permits 185’ - these 

should be lower. 

Table 3 Structure heights 

Clarify in UDO that structure heights do not include accessory 

appurtenances such as chimneys, spires, cupolas, etc – which 

are permitted to extend a limited amount above allowed 

height of structure. 

Table 3 Side yard setbacks 
Consider removing “total” side yard setback distances, if we 

already have minimum setbacks for each side. 

Table 3 Lot Widths 
Review current lot width requirements to ensure 

compatibility with existing lot widths. 

Table 3 Lot Size 

Review all of the current lot size and coverage percentages to 

ensure compatibility with existing lot sizes and neighborhood 

character. 

Table 3 Note (J) 

Note (J) regarding size limit of one-story structures in 

Neighborhood Complementary Use- 3 (NCU-3) district – 

appears to be error in table - remove this note in NCU-3 

Table 3 General notes 

Consider removing requirement that terraces and patios 

must be set back a minimum of 10’ from an adjoining 

property line 

Table 3 
Minimum 2-story requirement 

in Transect Zones 

Clarify the minimum 2-story requirement for transect zones 

so that it is not misinterpreted or circumvented 
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Analysis – Existing Zoning Ordinance 

Section  Topic / Item Recommendation 

Table 3 Industrial-Light (IND-L) district 
There are no area and bulk requirements listed for the IND-L 

district, these should be added. 

Sec 2.3 A Principal buildings 
Clarify wording regarding the number of principal buildings 

permitted per lot. 

Section 3 – Overlay Zoning Districts 

Sec 3.1 Transect zones 
Clarify use of “should” and “shall” throughout section to 

ensure required elements are clear. 

Sec 3.1 Illustrations Revise/update illustrations to clarify zoning and design intent 

Sec 3.4.3 Corridor Lodging 
Review / revise corridor lodging district area, consider adding 

West Ave, verify existing locations are still needed. 

Section 4 – Incentive Zoning Districts 

Sec 4.1 Senior housing incentive 

Consider removing 2nd floor requirement for all senior 

housing developments in the Tourist Related Business (TRB) 

and HGB districts. 

Sec 4.1 Senior housing incentive 

Review permitted districts for affordable senior housing 

incentives to consider what new areas if any may be 

appropriate 

Sec 4.1 Senior housing incentive 

Consider still permitting full or partial incentive where 

development is not 100% senior housing, but instead a large 

percentage. 

Sec 4.2 Open space incentive 

Define amount of public open space or other qualifications 

needed to obtain the density bonus. Consider sliding scale 

which can go up to the full 20% bonus, based on amount of 

land and amenities provided. 

Sec 4.3 Affordable housing/recreation 

Define amount of public recreation space or affordable 

housing needed to obtain the density bonus. Consider sliding 

scale which can go up to the full 20% bonus, based on 

amount of land, amenities or housing provided. 

Sec 4.3 Affordable housing/recreation 

Clarify design requirements to obtain density bonus, 

including the fact that any affordable housing must be 

integral to overall project design and not segregated, if 

recreation space can be off-site, etc. 

Sec 4.3 Affordable housing/recreation 
Verify intent that incentive must go through subdivision 

process. 

Sec 4.3 Affordable housing/recreation 

Incentive is only permitted in two districts. Review existing 

districts where incentive is permitted, consider allowing in 

other districts, perhaps with different requirements if 

necessary. 

Sec 4.3 Affordable housing 

Consider adding additional housing types as allowed or 

encouraged by the zoning to provide better housing 

diversification and more flexibility. 

Section 6 – Supplemental Regulations 

Sec 6.1 Signs 

Revise and clarify sign requirements in the UDO. Provide 

examples of each sign “type” with measurement method, 

general standards. 
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Analysis – Existing Zoning Ordinance 

Section  Topic / Item Recommendation 

Sec 6.1 Electronic signs 

Clarify code regarding prohibition or limit on digital or video 

signs, clarify use of neon signs, decoration or advertisements 

inside of commercial widows. 

Sec 6.1 Window signs 

Clarify code regarding use of “window” signs, applied on 

window vs. hung inside of window, size, use in combination 

with other approved signs, etc. 

Sec 6.1 Residential signs 

Clarify/revise sign standards for non-residential uses in 

residential districts. Clarify “residential” districts. Should also 

permit wall sign in lieu of a freestanding sign, not placed in 

freestanding sign section. 

Sec 6.1 Signs 
Clarify use, size and height requirements for all signs by 

district 

Sec 6.1 Sandwich board signs 

Clarify use of sandwich board signs, allowed size and where 

they are permitted, hours of use. Consider permitting on 

commercial streets other than just Broadway. Consider use 

outside of public right-of-way. 

Sec 6.1 Signs 
Clarify and define portable signs, and their difference with 

sandwich board signs.  

Sec 6.1 Signs 

Revise code to permit greater flexibility in wall sign 

placement, accommodate vertical or projecting signs with 

certain conditions. 

Sec 6.1 Signs 

Revise code to require, as a condition of a sign permit, that 

the street address number be prominently displayed on the 

primary façade. 

Sec 6.1 Temporary signs 

Add provision for temporary banners or signs for new 

businesses which have just opened that have not had 

permanent sign built or approved yet, with limitations. 

Sec 6.1 Freestanding signs 

Revise code to permit “residential subdivision” signs to be 

permitted for similar off-street townhouse, apartment or 

condo developments as well. 

Sec 6.2 Parking requirements 

Review and revise general parking requirements, verify 

minimum or maximum number of required spaces. Clarify 

provisions and alternatives for shared parking, off-site 

parking accommodations. 

Sec 6.2.2 Planning Board waivers 

Revise and clarify parking waiver ability of Planning Board to 

set more specific criteria or safeguards in order to qualify for 

waiver, set temporary conditional approval during trial 

period, etc.  Set a threshold where board can waive certain 

requirements without zoning board variance approval. 

Review allowable districts where this threshold waiver may 

be obtained, consider different thresholds for different 

districts. Add ability to waive certain dimensional 

requirements. 

Sec 6.2 Parking requirements Update/revise off-street loading area requirements. 

Sec 6.2 Bicycle parking 
Include required bicycle parking provisions for transect 

zones, recommended bicycle parking for other districts. 
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Analysis – Existing Zoning Ordinance 

Section  Topic / Item Recommendation 

Sec 6.2 
Transect Zone 6 (T-6) parking 

requirements 

Investigate alternatives or mitigations to having no minimum 

parking requirements for projects within the T-6 district. 

Consider parking offsets or in-lieu provisions for certain sized 

projects. 

Sec 6.2.7 F Parking lot landscaping 

Revise landscaping standards to provide meaningful 

landscaped areas as part of parking lot, provide design 

standards, guidance, calculation method, dimensional 

requirements, etc. Include landscaping design standards for 

areas around the perimeter of the parking lot (not just within 

parking area) and along street frontage as applicable. 

Landscaping requirements may differ by district. 

Sec 6.2.7 Parking 
Include provision for permeable parking surfaces, as possible 

incentive, or to count toward landscaping percentage. 

Sec 6.2.7 D Parking location 
Provide acceptable parking setbacks by district for front, rear 

and side yard areas. 

Sec 6.2 Parking structures Provide design standards for parking structures. 

Sec 6.2 Parking structures 

Revise code to require/enforce use of liner buildings around 

parking structures – they are not being provided as originally 

intended. Avoid creation of single-use structures. 

Sec 6.3.3 Vehicle fueling stations Provide design standards for gas stations. 

Sec 6.4.3 Home occupations 

Revise and clarify home occupation provisions, consider limit 

on off-street parking. Coordinate sign requirements with sign 

section. 

Sec 6.4.3 Home occupations 
Revise to permit in accessory structure, not limited to 

primary, with conditions as necessary. 

Sec 6.4.4 Temp accessory dwellings 

Review and clarify use of temporary accessory dwelling units, 

time limit on temporary status. Consider permitting in legal 

accessory structures, or permitting a secondary entrance, 

instead of limiting to primary structure through primary 

entrance. 

Sec 6.4.6 Pools 

Review definition of yard areas on corner lots as it relates to 

pools, where they could potentially be permitted in front 

yards. 

Sec 6.4.8 Solar access 

Revise solar access provision to more adequately balance 

property rights with right to solar access. Coordinate with 

solar access committee on recommended strategies for 

consideration. 

Section 7 - Permits & Approvals 

Sec 7.0 Permits and approvals 

Revise review and approval process section to clarify process, 

strengthen requirements and improve public noticing. Add 

process flow-chart to clarify steps. 

Sec 7.1.6 Property owner notification 

Consider adding requirement to post notice sign on property 

notifying public of pending review projects for certain 

thresholds, such as use variances, special permit 

applications, demolition or major projects. 
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Analysis – Existing Zoning Ordinance 

Section  Topic / Item Recommendation 

Sec 7.1.6 Property owner notification 

Consider adding requirement for online posting of project 

descriptions or applications in advance of review board 

meetings. 

Sec 7.2.6 Public hearing 
Clarify that public hearings shall also be posted on city 

website. 

Sec 7.2.7 Property owner notification 

Consider adding requirement to post notice sign on property 

notifying public of pending review projects for certain 

thresholds, such as use variances, special permit 

applications, demolition or major projects. 

Sec 7.3 Land disturbance 

Strengthen and clarify land disturbance section. Consider 

different clearing thresholds for different districts. Include 

protection for larger, old-growth trees prior to site clearing, 

provision to have these incorporated into design. Include 

potential fines for clearing without permit. 

Sec 7.3.2 Storm water control 
Clarify wording to address ambiguity identified by EPA letter 

to city. 

Sec 7.3.2 Storm water control 

Review and revise current stormwater pollution prevention 

thresholds. Coordinate with current New York State 

Department of Environmental Conservation (NYSDEC) 

guidelines. 

7.4.18 City Landmarks 

Consider removing the listing of individual parcel info and 

“metes & bounds” data for specific properties and historic 

districts if this data is already on file with city records and can 

instead be simply displayed on the map. 

7.4.18 Map of Historic District Areas Update historic district map to include city landmarks. 

Section 8 – Variance and Interpretation Appeals 

Sec 8.0 Variances & Interpretations 

Consider adding requirement to post notice sign on property 

notifying public of pending review projects for certain 

thresholds, such as use variances, special permit 

applications, demolition or major projects. 

Sec 8.0 Variances duration 
Consider adding expiration date to variances which were 

once-utilized, but which are no longer needed. 

Sec 10.2 
Planned Unit Developments 

(PUD) 

PUDs are currently permitted in almost all districts except RR, 

and some protected areas. Review zoning districts where 

PUDs are permitted, consider removing them from transect 

zones and other districts where they are not needed. 

Sec 10.2 Planned Unit Developments Consider a minimum lot/land size for PUDs. 

   

APPENDIX A – DEFINITION OF TERMS 

 Definitions, general 

Combine all definitions from subsections of city code into 

one section. Cross-check for duplicates, conflicts and 

consistency with usage in code. Identify terms in code which 

are missing from definitions. 

 Agriculture 

Consider revising definition of agricultural uses to expand 

activities, include agri-tourism, production for consumption 

on-site (tastings, events, tours) and retail sales. 
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Analysis – Existing Zoning Ordinance 

Section  Topic / Item Recommendation 

 Yard-Front 
Clarify definition of corner lot to explain remaining two sides 

of the lot are “sides”. 

 Story 
Clarify definition of “story”, especially with regards to 

required 2-story development. 

 
Accessory structure 

(residential) 

Update definition for “accessory residential structure” to 

include potential for finished and/or habitable spaces. 

 
Accessory structure 

(residential) 

Clarify definitions in code related to dwelling units, and the 

specific features such as bathrooms, kitchens, etc. which 

differentiate between a normal habitable space used for a 

playroom or office from an accessory dwelling unit. 

 Accessory structure 

Add a definition for accessory structure. Clarify the inclusion 

of antennas, satellite dishes, solar panels, HVAC equipment 

etc and how those relate to required setbacks or distance 

separations. 

 Structure 

Revise definitions to not define air conditioning units and 

similar mechanical systems as a structure. Develop separate 

category and distance separations for them. 

 Alley Review and clarify definition of “Alley”. 

 Family, transients, etc. 
Clarify/revise definition single-family residences and transient 

accommodations – include tenure. 

General / Other 

 Infill development 
Need to ensure more consistency with neighborhood context 

for infill development and teardowns. 

 Utility lines 
Require or incentivize buried utility lines underground in 

certain areas and with certain triggers. 

 Civic / Amenity spaces 

Refine requirements for these and clarify. How are these 

measured? Provide list of items developers can choose from, 

trails, and gardens. 

 Street standards Integrate complete streets plan into street standards. 

   

 Carriage houses 

Include standards to help insure architectural style or 

character of carriage houses remains original or tied to 

design of primary structure. 

 Sidewalks 

Provide mechanism for city to require sidewalk construction 

in missing/infill areas as part of building permit approval or 

other process. 

   

 Neighborhood character 

Provide basic controls to maintain built pattern of historic 

neighborhoods with regard to front porches, garage to the 

side or rear of site, attached or detached, etc. 

 Transect zoning 
Need to help encourage transect zoning designs to break up 

the scale and mass of the building, more creative designs. 

 Street lighting Require dimming adapters for LED streetlights 

 First floor retail 

Need to better define how much of the first floor area needs 

to be usable commercial space instead of inactive uses such 

as parking. 
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Analysis – Existing Zoning Ordinance 

Section  Topic / Item Recommendation 

 Mixed-use developments 

Consider re-defining “mixed-use” as potentially being mixed-

use for the entire property (rather than only for each 

individual building) to provide greater design flexibility in 

certain zones. This would allow a commercial building along 

the street with a residential building in the rear. 

 Public Notices 

Review and revise public notice procedures to clarify that 

notices should be sent in radius, measured from property 

line of subject parcel, and not applicant address. 

 

Each of the recommendations in the table above are planned to be researched for inclusion in the 

code edits, unless directed otherwise. The recommendations listed here are not intended to be fully 

inclusive, as additional edits to the city codes are likely to be identified during the course of the project. 
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2014 Saratoga Greenbelt Trail Plan 

Adopted in May of 2014, the Greenbelt Trail Plan outlined a long-term plan to implement a trail 

system throughout the city. Each of the items below was reviewed to see how it could be further 

implemented in the new UDO code. 

Section 

/ Page 
Recommendation How to Implement or Improve 

Section 

1, pg 6 

Incorporate Saratoga 

Greenbelt Trail into zoning 

map. 

Consider showing location of the Saratoga Greenbelt Trail on the 

zoning map. Development proposals should include reservation of 

the rail corridor area for future trail and open space use, but such 

proposals shall not be penalized for reserving the rail corridor 

acreage when calculating density. If public access or recreational 

use is not feasible on an individual parcel of land when 

development proposals are approved, then such proposals should 

include reservation of these lands for future conservation and 

open space use. 

Consider formalizing all existing trails by ensuring that they are 

zoned Institutional Parkland/Recreation.  

Consider the creation of a trail/greenway overlay zone. 

Section 

6, pg 70 

Use shared use path 

guidelines outlined in this 

document 

Incorporate shared use path design criteria into street and trail 

standards within the code; illustrate existing and proposed trail 

connection on zoning map. 

Section 

6, pg 71 

Use boardwalk guidelines 

outlined in this document 

Consider inclusion of boardwalk design criteria into code, or 

reference these standards in the trail plan. 

Section 

6, pg 72 

Use shared street guidelines 

outlined in this document 

Incorporate shared street design guidance into street standards 

within code; identify streets or areas where these elements are 

desired. 

Section 

6, pg 73 

Use cycle track guidelines 

outlined in this document 

Consider inclusion of boardwalk design criteria into code, or 

reference these standards in the trail plan; identify streets or 

areas where these elements are desired. 

Section 

6, pg 74 

Use marked / unsignalized 

crossing guidelines outlined 

in this document 

Incorporate marked / unsignalized crossing design criteria into 

code as part of general street standards. 

Section 

6, pg 75 

Use signalized / controlled 

guidelines outlined in this 

document 

Incorporate signalized / controlled crossing design criteria into 

code as part of general street standards. 

Section 

6, pg 76 

Use undercrossing 

guidelines outlined in this 

document 

Consider inclusion of undercrossing design criteria into code, or 

reference these standards in the trail plan. 

Section 

6, pg 77 

Use overcrossing guidelines 

outlined in this document 

Consider inclusion of undercrossing design criteria into code, or 

reference these standards in the trail plan. 

Section 

6, pg 78 

Use wayfinding and 

orientation guidelines 

outlined in this document 

Coordinate some of the suggested wayfinding signage with the 

wayfinding program in progress by the city and incorporate into 

code. 
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2013 Urban and Community Forest Master Plan 

Adopted in May of 2013, the Urban and Community Forest Master Plan (UCFMP) identified specific 

current and future legislative changes which needed to be made to preserve and expand our current 

urban forest. Each of the items below was reviewed to see how it could be further implemented in the 

new UDO code. 

Section / 

Page 
Recommendation How to Implement or Improve 

Section 3, 

pg 3 

Review / revise section 220 of City Code 

(trees) to make it an effective tool for 

accomplishing goals of UCFMP* 

Follow the UCFMP's draft revision of section 220; 

include street trees and landscaping requirements in 

zoning to match goals of UCFMP. 

Section 5, 

pg 4 
Update Transect Zone Design 

Review / revise code to reflect urban forestry best 

practices, green infrastructure, and complete streets 

standards. 

Section 5, 

pg 4 

Update Public Water Supply and 

Wetland Protection District, and 

Watercourse Protection District 

Update sections as needed to reflect the important role 

of trees and vegetation as part of city's green 

infrastructure and riparian buffer system. 

Section 5, 

pg 4 
Update Special Use Permit 

Review / revise to include assessment of existing trees 

and environmental resources of the site which should 

be maintained; trees as a buffer function or mitigating 

impacts. 

Section 3.5, 

pg 4 
Update Site Plan Review 

Review / revise and expand to include more provisions 

for preservation of existing trees; planting new trees; 

landscaping standards. 

Section 3.5, 

pg 4 
Update Land Disturbance 

Review / revise in context of current site prep / 

construction best practices and DEC stormwater 

guidelines, with special provisions to protect trees in 

ROW. 

Section 3.5, 

pg 5 
Update Historic Review 

Review / revise to clarify and specify the extent to which 

Historic Review section affects existing trees in historic 

district. 

Section 3.5, 

pg 5 
Update Parking Requirements 

Review / revise references made to 'open space', 

'landscaping', 'clearing', 'natural resources', etc. to 

clarify and enhance specific regulations; provide 

landscaping standards for parking lots. 

Section 3.5, 

pg 5 
Update Planned Unit Developments 

Review / revise references made to 'open space', 

'landscaping', 'clearing', 'natural resources', etc. to 

clarify and enhance specific regulations. 
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Section / 

Page 
Recommendation How to Implement or Improve 

Section 3.6, 

pg 5-6 

Update Subdivision Regulations and 

consolidate with provisions of the UDO 

with goal of preserving and expanding 

the urban forest 

Follow the UCFMP's draft revision of the subdivision 

regulations and make sure changes are synced with 

other areas of the city code and the UDO. 

Section 3.8, 

pg 6 

Revise standard construction / tree 

planting details to conform to current 

industry best practices 

Review UCFMP recommendations for updates to 

standard details, coordinate with city. 

Section 4.1 

C, pg 10 

Revise standard details and code to 

establish standards to allow for greater 

sidewalk design flexibility 

Provide street details which provide adequate tree belt 

planting widths, flexibility in sidewalk design; alternate 

pavement designs; structural soil; stormwater best 

practices, etc. 

 

When the UCFMP was written, it provided very specific steps and changes to the existing city code. At 

that time, it was not known the city would be working to develop a UDO. It is now generally 

recommended that the current city code Chapter 220 – Trees could be incorporated entirely into the 

new UDO code as part of the general urban forest requirements. This would provide guidance on 

future landscaping, street trees and maintenance of existing foliage within one document. 

The UDO can assimilate several elements into a more cohesive set of urban forestry and landscape 

design guidelines.  These guidelines can help refine, clarify and integrate the design intent of the city’s 

transect zones, tree code, Urban and Community Forestry Master Plan, complete streets policy and 

related studies.
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2012 Complete Streets Policy 

Adopted May of 2012, the Complete Streets policy sought to identify specific ways which the streets 

and roads of Saratoga Springs could be improved over time to enhance and provide transportation 

options to multi-modal transportations systems, including walking and bicycling. 

The final Complete Streets plan is currently in progress. The UDO development team will be working 

in parallel with that effort to incorporate the details of the Complete Streets designs into the new 

code as it is established.  

Page Recommendation How to Implement or Improve 

pg 7 

Requirements for defined pedestrian and 

bicycle spaces, specific sidewalk 

requirements, street trees, benches, 

pedestrian scale lighting, transit stop 

shelters, bike racks, etc. 

Incorporate recommendations as part of new 

street design standards. Provide graphic design 

guidelines depicting new goals and 

requirements for street improvements. 

pg 7 

Maintain compact land use pattern Strengthen and maintain land use policy of 

urbanized downtown with surrounding 

greenbelt; minimize potential for sprawl. 

pg 9 Focus growth downtown Same as above. 

pg 9 Encourage non-vehicular traffic Conversely, use parking regulations to 

discourage excess vehicular traffic. 

pg 9 Complete Streets checklists should be 

completed by project sponsors for all 

municipal and private projects that impact 

city streets 

Include checklists as part of new code. 

Checklist could be used in code and for review 

of private development projects by the land 

use boards. 

pg 10 Identify current regulations in the UDO 

and provide recommendations and 

amendments to enhance guidelines 

Incorporate design concepts into new street 

standards; review 'Shared Access Saratoga's 

2011 Complete Streets Policy Audit'. 

pg 12 Enforcement of complete streets policy Define criteria in code where complete streets 

requirements or goals must be met via street 

reconstruction or transitional improvements 

over time. 
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2006 Building Heights Study 

In 2006, BFJ Planning conducted a study of building heights in the core downtown areas of the city to 

assess the current allowable building heights in comparison to the heights of the existing buildings, 

and what it may look like if the full heights were achieved. The study identified a range of options for 

building heights which were more contextual to individual streets, based on relative width to height 

ratios. Based on the findings of the study, some reduced building heights were suggested on 

narrower streets to more closely align with a desired 1:1 ratio. Additional suggestions were made 

with regard to providing some variability in building or facade height to maintain a more interesting 

character, or to emphasize corner conditions. 

The options suggested in the study will be considered  for inclusion in the code, specifically with 

regard to the extent to which these would be applicable to  form-based codes and design guidelines 

in some of the transect zones.
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2002 Open Space Plan 

Adopted by the city in 2002, the Open Space Plan identified goals and strategies to protect valuable 

natural resources and open space areas throughout the city. 

Page Recommendation How to Implement or Improve 

pg 7 

Preserve greenbelt 

via Conservation 

Development District 

(CDD) 

Maintain Rural Residential (RR) zoning strategy; require preservation of open 

space resources via conservation subdivision, amenity zoning and other 

tools; provide guidance on creative site design.  

pg 8 
Maintain concept of 

CDD 

Maintain base density of one home per two acres, variable lot sizes, flexible 

area and bulk requirements; clustered homes using conservation 

subdivision; density bonuses as incentive for public access / open space / 

trail provisions. 

pg 16 

Preserve specific 

farms identified in the 

Open Space & 

Recreation Resources 

map 

Provide guidance information on purchase of development rights (PDR) 

strategies; amenity zoning strategies. 

pg 17 

Protect agricultural 

heritage areas even 

as development 

occurs 

Use creative subdivision design process outlined for CDD in the 

comprehensive plan. 

pg 17 
Avoid development 

on steep slopes 

Review and clarify definition of steep slopes, remove from development area 

as part of conservation subdivision design.  

pg 18 

Strengthen stream 

and buffer 

requirements 

Increase watercourse development buffer from 50’ to 100'; limit soil 

disturbance activities and require substantial vegetative buffer (no cutting) 

within 75' of stream. 

Pg 18 

Strengthen stream 

and buffer 

requirements 

Indicate watercourse protection overlay areas on zoning map. 

pg 18 
Increase recreational 

facilities 

Review Open Space and Recreation Resources map for specific areas to be 

considered for recreation land; utilize amenity zoning to help promote 

additional recreational areas. 

pg 19 

Maintain character of 

specific rural and 

scenic roads 

Consider reasonable landscaping and design standards for future 

development along scenic routes; encourage clustering or redirecting 

development away from roadside; consider identifying scenic roads on 

zoning map. 

pg 19 

Specific areas for 

potential rezoning - 

rural or scenic roads 

and vistas 

Review Open Space and Recreation Resources map for specific areas to be 

considered for open space zoning. 

pg 20 
Scenic rural roads 

guidelines 

Develop reasonable landscaping and design standards for roadside areas 

along identified scenic routes; identify scenic routes on zoning map; sync 

guidelines of city and county DPW, NYSDOT and improve guidelines for 

treatment of rural roads. 
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Page Recommendation How to Implement or Improve 

pg 20 

2 types of gateway 

areas: primarily 

undeveloped, and 

special mixed-use 

'gateway' 

development 

Provide basic design and landscaping standards for gateway zoning districts. 

pg 20 

Improve site design 

and architecture of 

development through 

design standards 

Create design guidelines for pedestrian and bike connections, parking 

buffering, architecture and signage, access consolidation, etc. 

pg 21 
Increase waterfront 

access 
Utilize amenity zoning to help establish future waterfront access. 

pg 24 

Trail linkages through 

easements from 

willing landowners 

Provide incentives in the CDD for providing public access to conservation 

lands and assistance in development of trails; show existing and future trail 

connection on zoning map. 
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2001 A Working Plan for Historic Preservation 

Adopted in November of 2001, A Working Plan for Historic Preservation outlined strategies to protect 

the historic architectural resources of the city which contribute and enhance its character. Each of 

the items below was reviewed to see how it could be further implemented in the new UDO code. 

Section / 

Page 
Recommendation How to Implement or Improve 

Section VII 

- 1.1.1, pg 

15 

Articulate a consistent vision for 

historic preservation  

Incorporate historic district design guidelines into 

code; provide guidance for historic preservation. 

Section VII 

- 1.2.3, pg 

16 

Implement a way-finding / sign plan 

for heritage tourism sites throughout 

the city 

Coordinate with current city effort to establish 

wayfinding system; incorporate wayfinding system 

into code. 

Section VII 

- 1.2.4, pg 

16 

Develop a display program for 

downtown buildings and streetscapes. 

Using a standard format, show a 

historic photo of the original building 

with reader-friendly written 

explanations. 

 

Section VII 

- 1.3.2, pg 

17 

Develop brochures to clarify all 

archaeological standards and 

procedures for contractors and 

provide accurate information as to 

timeliness of digs and penalties for 

failure to comply. 

Refer to archaeological procedures in code to 

increase awareness, refer to New York's State Historic 

Preservation Office (SHPO) information. 

Section VII 

- 2.1.2, pg 

19 

Revisit Articles VII and VIII of the City's 

Zoning Ordinance to update and 

strengthen the design criteria for 

designated buildings and districts. 

Review section 7.4 and 7.5 of the zoning code; update 

and clarify design criteria for Design Review 

Commission (DRC) applications; provide design review 

guidance. 

Section VII 

- 2.1.3, pg 

19 

Require public notice to neighboring 

property owners for projects coming 

before the Design Review Commission 

Augment and improve the notification procedures for 

development review applications. 

Section VII 

- 2.1.4, pg 

19 

Heighten the importance of historic 

preservation as the basis for 

regulatory review. 

Clarify intent and objectives of historic review 

process; rename the DRC the Historic Preservation 

and Design Review Commission. 

Section VII 

- 2.1.5, pg 

19 

Enact local legislation that requires the 

City of Saratoga Springs to conform to 

all historic preservation regulations 

and processes applicable to private 

property owners. 

Clarify code intent that provisions of historic 

preservation and design standards apply to municipal 

projects. 
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Section / 

Page 
Recommendation How to Implement or Improve 

Section VII 

- 2.1.8, pg 

19 

Ensure that historic buildings are not 

demolished or compromised to 

provide parking. 

Review and strengthen existing language and 

procedures related to demolition; provide checklists 

or determining criteria necessary for demolition 

permit.  

Section VII 

- 2.1.10, 

pg 19 

Review all potentially significant 

buildings prior to demolition and 

protect them while alternatives to 

demolition are sought. 

Revise current procedures to enact a 30-day review 

period for demolition applications. 

Section VII 

- 2.2.4, pg 

19 

Adopt specific language that requires 

the Zoning Board of Appeals (ZBA) to 

make findings of hardship on appeals 

of DRC decisions, and provide special 

training for ZBA members who 

conduct such appeals. 

Provide additional criteria and review guidance for 

historic review applications to assist in the review 

process; require written findings statement from the 

ZBA for significant decisions; set threshold for 

significant decisions; ensure public is adequately 

notified of significant decisions. 

Section VII 

- 2.3.4, pg 

20 

Ensure that roadway projects are 

implemented using state-of-the-art 

"context sensitive design" techniques 

that respect the historic fabric of the 

community. 

Incorporate historic considerations into street 

standards; include context-based considerations 

when applying a “generic” street standard to a specific 

street. 

Section VII 

- 2.4.1, pg 

20 

Expand the National and State 

Register of Historic Districts and the 

City's Historic zoning district. 

Review the existing boundaries of historic districts 

and consider expansions and adjustments to align 

with established areas; review West Side historic 

district; illustrate historic districts on zoning map 

instead of on a separate map. 

Section VII 

- 2.4.2, pg 

21 

Include all properties on, and eligible 

for, the State and National Register of 

Historic Places in the City's Historic 

Zoning District. 

Review the existing boundaries of historic districts 

and consider expansions and adjustments to align 

with established areas; consider identifying specific 

historic properties outside of the historic districts-if 

necessary-on the zoning map to increase awareness 

during reviews. 

Section VII 

- 2.4.3, 

2.3.4, pg 

21 

Look for additional undocumented 

historic properties 

Review historic district boundaries and historic 

properties with Preservation Foundation and other 

groups to update data and verify accuracy. 

Section VII 

- 2.4.5, pg 

21 

Assess areas peripheral to National 

Register Districts for possible 

designation as "Conservation Districts" 

for buffering purposes 

Investigate potential for provision in new code which 

provides additional protections, buffers or design 

considerations for applications adjacent to historic 

properties; alternately, consider expanding historic 

zoning area to include a new zone for buffering 

purposes. 

Section VII 

- 2.6.1, pg 

23 

Protect historic landscapes and vistas 

important to the community 

Include protection measures for historic trees. 

Section VII 

- 2.7.3, pg 

23 

Develop new sign guidelines and 

ordinance revisions that are more 

sensitive to applications on historic 

buildings and within historic vistas. 

Review, clarify and improve existing sign standards; 

consider a provision for signs on identified historic 

structures which provides additional direction by DRC 

to consider historic context. 

Section VII 

- 2.7.4, pg 

23 

Develop color guidelines and 

procedures for review of exterior color 

changes on historic properties. 

Review existing criteria on color selections, consider 

edits to code language which would clarify or provide 

guidance on appropriate selections. 
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Section / 

Page 
Recommendation How to Implement or Improve 

Section VII 

- 2.7.5, pg 

23 

Develop specific zoning and 

preservation standards that address 

the aesthetic and planning issues of 

"big box" development 

Provide additional design standards, form-based code 

and desired development examples. 

Section VII 

- 2.7.6, pg 

23 

Develop design guidelines for 

streetscapes in the downtown area 

and in the residential historic districts 

Provide street standards which direct the design of 

different types of streets found within the city.  

Section VII 

- 2.7.7, pg 

23 

Eliminate conflicting policies, such as 

zoning districts that allow 

development which is out of character 

with extant historic buildings 

Provide intent, basic principles, guidelines and 

examples of desired development for each zoning 

district which would serve to assist in the design 

review process and inform the reviewing boards in 

how to achieve the correct character of development 

that is in keeping with local context. 

Section VII 

- 2.7.8, pg 

23 

Increase penalties for violations of 

preservation, zoning and design 

review regulations sufficient to 

encourage compliance 

Review existing penalties and enforcement 

procedures in code; consider revisions which would 

strengthen code and increase compliance. 

Section VII 

- 2.7.9, pg 

23 

Institute a variety of enforcement 

mechanisms for specified conditions 

and incorporate into City codes 

Review existing penalties and enforcement 

procedures in code; consider revisions which would 

strengthen code and increase compliance; consider 

performance bonds to ensure compliance with 

conditions placed on various design review and 

development approvals. 

Section VII 

- 2.7.10, 

pg 23 

Develop a uniform checklist to aid 

applicants in tracking their requests as 

they are being processed and highlight 

where actions can be taken 

concurrently 

Provide a review and approval flow chart in code to 

clarify process for applicants; update application 

checklists; it is recommended that the city establish 

new procedures (outside of the purview of the code) 

which would improve the tracking and notification of 

applications. 

Section VII 

- 2.7.11, 

pg 23 

Examine all review processes to see 

where they overlap and could be 

streamlined 

Revise process where reviews could be conducted 

concurrently, simplify where necessary to guard 

against possible 'catch 22' situations for property 

owners. 

Section VII 

- 2.9.1, pg 

25 

Strengthen oversight activities having 

impacts on archaeological sites. 

Review land disturbance code and consider changes 

to increase awareness of archaeological 

considerations; increase penalties for clearing or 

digging without required permits. 

Section VII 

- 2.9.2, pg 

25 

Develop specific standards and 

guidelines for archaeological review 

requirements in historic districts and 

other archaeologically sensitive areas. 
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Conclusion 

Final Thoughts and Next Steps 

 
This Diagnosis Report evaluates the efficiency and effectiveness of the zoning ordinance, how well it 

is equipped to implement the 2015 Comprehensive Plan as well as other City adopted plans and 

policies, and provides an assessment of usability and clarity. This step was designed to enable a 

discussion—and eventual consensus—on the necessary course of action prior to drafting any new 

codes. Part Two of this report is numbered so that the City Council and the larger community can 

track identified issues and potential solutions, provide input to the direction on priority strategies and 

changes which should be pursued moving forward. 

After City Council review, the next step is to develop a detailed outline of how the UDO may be 

structured, organized and designed to provide a guidance document which is both informative and 

effective for residents, applicants and city officials alike. 

After the structure of the UDO is established, work will begin on compiling the various relevant policy 

documents and recommended changes into a first draft document for public review. To gain 

consensus and provide transparency into the process, a public meeting will be scheduled to discuss 

the draft code and begin a more detailed discussion on specific community interests. 

Additional drafts of the proposed UDO will be developed, revised and published over the course of 

the project as it approaches final adoption, during which point there will be public hearings and land 

use board reviews. 

 

 

 

  



(Rev: 07/2016) 
 
 

[FOR OFFICE USE] 
 

_____________ 
(Application #) 

 

_____________ 
(Date received) 

 
 

 
***Application Check List - All submissions must include completed application check list and all required 
items. 
 
Project Name:  __________________________________________________________________________ 
 
Property Address/Location:  ________________________________________________________________ 
 
Tax Parcel #:  ___________________________________ Zoning District:___________________________      

  (for example:  165.52-4-37) 
 

Total Acres:________________________  Land to be Subdivided Into:__________Lots 
 

APPLICANT(S)*         OWNER(S) (If not applicant)      ATTORNEY/AGENT 
 
Name                                                              
 
Address                   
 
                  
 
Phone                                
 
Email                             
 

Identify primary contact person:   Applicant   Owner  Agent 

* An applicant must be the property owner, lessee, or one with an option to lease or purchase the property in question. 

 
Application Fee:  A check for the total amount below payable to: “Commissioner of Finance” MUST accompany this application. 

  Sketch Plan – $400 
 
  Preliminary  Subdivision Plat Approval 
  1-20   Lots    $400 
  21-50 Lots    $600 
  51+   Lots    $1,000        Fee submitted  $ ______________ 
 

 Final Subdivision Plat Approval 
  Residential  -   $1,000 plus  $100/lot    $ ______________ 
     

 Non-Residential  -  $1,500/lot     $ ______________ 
 

 Final Approval Modification 
 Residential-  $250      $ ______________ 
 
 Non-Residential-  $500      $ ______________ 

 
Submission Deadline – Check City’s website (www.saratoga-springs.org) for application deadlines and meeting dates. 

CITY OF SARATOGA SPRINGS 
PLANNING BOARD 

 
City Hall - 474 Broadway 

Saratoga Springs, New York 12866-2296 
Tel: 518-587-3550  fax: 518-580-9480 

http://www.saratoga-springs.org 
 

 APPLICATION FOR: 
SUBDIVISION APPROVAL 

http://www.saratoga-springs.org/


Does any City officer, Does any City officer, employee or family member thereof have a financial interest (as defined by General 
Municipal Law Section 809) in this application?  YES_____ NO _____.  If YES, a statement disclosing the name, residence, nature and 
extent of this interest must be filed with this application. 
 
 
I, the undersigned owner or purchaser under contract for the property, hereby request Subdivision consideration by the Planning 
Board for the identified property above.  I agree to meet all requirements under the Subdivision Regulations for the City of Saratoga 
Springs. 
 
Furthermore, I hereby authorize members of the Planning Board and designated City staff to enter the property associated with this 
application for purposes of conducting any necessary site inspections relating to this application. 
 
 
Applicant Signature:  ______________________________________________ Date: __________________ 
 
 
If applicant is not current owner, owner must also sign. 
 
 
Owner Signature:  ______________________________________________ Date: __________________ 
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[FOR OFFICE USE] 

_____________ 
(Application #) 

_____________ 
(Date received) 

Rev.05/2016 

1. Project Name: ___________________________________________________________

2. Checklist Prepared By:  __________________________________ Date:  ____________

Listed below are the minimum submittal requirements as set forth in The City of Saratoga Springs’ Subdivision 
Regulations.  The Planning Board reserves the right to request additional information, as necessary, to support 
an application.  The Board also reserves the right to reject the application if these minimum requirements are 
not met. Please complete the checklist below and provide with your submission. 

REQUIRED ITEMS: 
   CHECK EACH ITEM 

 1. Completed Subdivision Application (3 hard copies - *1 w/original signature - and 1 digital) and Fee

 2. SEQR Environmental Assessment Form- short or long form as required by action.

 
3. Set of plans including: (3) large scale plans (sheets must be 24” x 36”, drawn to a scale of not more 

than 1”=50 feet).  One digital version of all submittal items (pdf) shall be provided.

 4. Basic or Full Storm Water Pollution Prevention Plan as required per City Code Chapter 242.

 
5. Copy of signed DPW water connection agreement for all projects involving new water connections

to the City system

 6. Engineering Report for Water and Sanitary

 7. Complete Streets Checklist

 8. Project Cost Estimate-Quantities of work items and estimate of costs

REQUIRED ITEMS ON SUBDIVISION PLAT, AS APPLICABLE: 

 1. Name of Subdivision

 
3. Property line survey prepared by a licensed land surveyor.  Subdivision plat must reference such survey

with all corners set and marked on plan.  Reference NGVD 1929 datum.  A copy of the original
property survey must also be included.

 4. North arrow and map scale

CITY OF SARATOGA SPRINGS 
PLANNING BOARD 

 
City Hall - 474 Broadway 

Saratoga Springs, New York 12866-2296 
Tel: 518-587-3550  fax: 518-580-9480 

http://www.saratoga-springs.org 

PRELIMINARY/ FINAL SUBDIVISION APPROVAL 
REQUIRED SUBMITTAL CHECKLIST 

*3 hard copies and 1 digital copy of ALL materials are required.
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 5. Parcel tax map number

 6. Site location map

 7. Site vicinity map (all features within 300 feet of property)

 8. Identification of current zoning with corresponding area requirements

 9. Building setback lines, either listed or shown on plans

 
10. Title block with subdivision name; name and address of applicant; and name and address of property

owner (if different)

 11. Name, address and phone number of subdivision surveyor and/or engineer

 12. Names of all adjacent property owners within 300 feet (include both sides of street)

 13. Identification of size, elevations, material, and slopes of all existing and proposed utilities within 400 ft
of site.

 14. Parcel street address (existing and any proposed postal addresses)

Yes       No      N/A 15. Identification of existing or proposed easements, covenants or legal rights-of-way on this property

16. References to all prior variances or special use permits

17. Existing and proposed contours and spot grades (at 2 foot intervals)

18. Identification of all watercourses, designated State wetlands, buffers, Federal wetlands, floodplains,
rock outcroppings, etc.

19. Identification of all existing or proposed sidewalks or pedestrian paths (show type, size and condition
of existing sidewalks)

20. Location, design specifications and construction material for all proposed site improvements (drains,
culverts, retaining walls, berms, fences, etc.)

21. Location and distance to fire hydrant

22. Erosion and sediment control plan – including designated concrete truck washout area

23. Approximate location, dimensions and areas for proposed lots and proposed public recreational land

24. Proposal for utility systems and lateral connections

25. Location and width of proposed streets



Short Environmental Assessment Form 
Part 1 - Project Information

Instructions for Completing              

Part 1 - Project Information.  The applicant or project sponsor is responsible for the completion of Part 1.  Responses 
become part of the application for approval or funding, are subject to public review, and may be subject to further verification.  
Complete Part 1 based on information currently available.  If additional research or investigation would be needed to fully 
respond to any item, please answer as thoroughly as possible based on current information.   

Complete all items in Part 1.  You may also provide any additional information which you believe will be needed by or useful 
to the lead agency; attach additional pages as necessary to supplement any item. 

Part 1 - Project and Sponsor Information 

Name of Action or Project:  

Project Location (describe, and attach a location map): 

Brief Description of Proposed Action: 

Name of Applicant or Sponsor: Telephone:  

E-Mail: 

Address: 

City/PO: State:  Zip Code: 

1. Does the proposed action only involve the legislative adoption of a plan, local law, ordinance,
administrative rule, or regulation?

If Yes, attach a narrative description of the intent of the proposed action and the environmental resources that 
may be affected in the municipality and proceed to Part 2.  If no, continue to question 2. 

NO   YES 

2. Does the proposed action require a permit, approval or funding from any other governmental Agency?
If Yes, list agency(s) name and permit or approval: 

NO   YES 

3.a. Total acreage of the site of the proposed action?   ___________ acres 
b. Total acreage to be physically disturbed?  ___________ acres 
c. Total acreage (project site and any contiguous properties) owned

or controlled by the applicant or project sponsor?  ___________acres  

4. Check all land uses that occur on, adjoining and near the proposed action.
  9 Urban    9 Rural (non-agriculture)      9 Industrial      9 Commercial     9 Residential (suburban)   
  9 Forest 9 Agriculture   9 Aquatic 9 Other (specify): _________________________ 

  9 Parkland 

Page 1 of 3

http://www.dec.ny.gov/permits/90156.html
http://www.dec.ny.gov/permits/90178.html
http://www.dec.ny.gov/permits/90533.html
http://www.dec.ny.gov/permits/90533.html
http://www.dec.ny.gov/permits/90380.html
http://www.dec.ny.gov/permits/90372.html
http://www.dec.ny.gov/permits/90372.html
http://www.dec.ny.gov/permits/90372.html
http://www.dec.ny.gov/permits/90372.html
http://www.dec.ny.gov/permits/90390.html
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5. Is the proposed action,
a. A permitted use under the zoning regulations?

b. Consistent with the adopted comprehensive plan?

NO   YES N/A 

6. Is the proposed action consistent with the predominant character of the existing built or natural
landscape? 

NO   YES 

7. Is the site of the proposed action located in, or does it adjoin, a state listed Critical Environmental Area?
If Yes, identify: __________________________________________________________________________ 
_______________________________________________________________________________________ 

NO   YES 

8.   a. Will the proposed action result in a substantial increase in traffic above present levels? 

b. Are public transportation service(s) available at or near the site of the proposed action?

c. Are any pedestrian accommodations or bicycle routes available on or near site of the proposed action?

NO   YES 

9. Does the proposed action meet or exceed the state energy code requirements?
If the proposed action will exceed requirements, describe design features and technologies: 
_______________________________________________________________________________________
_______________________________________________________________________________________ 

NO   YES 

10. Will the proposed action connect to an existing public/private water supply?

         If  No, describe method for providing potable water: ______________________________________ 
_______________________________________________________________________________________ 

NO   YES 

11. Will the proposed action connect to existing wastewater utilities?

If  No, describe method for providing wastewater treatment: ________________________________ 
_______________________________________________________________________________________ 

NO   YES 

12.  a. Does the site contain a structure that is listed on either the State or National Register of Historic 
Places?   

b. Is the proposed action located in an archeological sensitive area?

NO   YES 

13. a. Does any portion of the site of the proposed action, or lands adjoining the proposed action, contain 
wetlands or other waterbodies regulated by a federal, state or local agency? 

b. Would the proposed action physically alter, or encroach into, any existing wetland or waterbody?
If Yes, identify the wetland or waterbody and extent of alterations in square feet or acres: _______________ 
_______________________________________________________________________________________ 
_______________________________________________________________________________________ 

NO   YES 

14. Identify the typical habitat types that occur on, or are likely to be found on the project site.  Check all that apply:
  Shoreline   Forest   Agricultural/grasslands   Early mid-successional

  Wetland    Urban   Suburban

15. Does the site of the proposed action contain any species of animal, or associated habitats, listed
 by the State or Federal government as threatened or endangered? 

NO   YES 

16. Is the project site located in the 100 year flood plain? NO   YES 

17. Will the proposed action create storm water discharge, either from point or non-point sources?
If Yes, 

a. Will storm water discharges flow to adjacent properties?    NO       YES 

b. Will storm water discharges be directed to established conveyance systems (runoff and storm drains)?
If Yes, briefly describe:                                                                                               NO       YES 
_______________________________________________________________________________________ 
_______________________________________________________________________________________ 

NO   YES 

http://www.dec.ny.gov/permits/90444.html
http://www.dec.ny.gov/permits/90444.html
http://www.dec.ny.gov/permits/90449.html
http://www.dec.ny.gov/permits/90449.html
http://www.dec.ny.gov/permits/90454.html
http://www.dec.ny.gov/permits/90470.html
http://www.dec.ny.gov/permits/90492.html
http://www.dec.ny.gov/permits/90497.html
http://www.dec.ny.gov/permits/90507.html
http://www.dec.ny.gov/permits/90512.html
http://www.dec.ny.gov/permits/90512.html
http://www.dec.ny.gov/permits/90517.html
http://www.dec.ny.gov/permits/90517.html
http://www.dec.ny.gov/permits/90194.html
http://www.dec.ny.gov/permits/90545.html
http://www.dec.ny.gov/permits/90545.html
http://www.dec.ny.gov/permits/90565.html
http://www.dec.ny.gov/permits/90575.html


18. Does the proposed action include construction or other activities that result in the impoundment of
  water or other liquids (e.g. retention pond, waste lagoon, dam)? 

If Yes, explain purpose and size: ____________________________________________________________ 
_______________________________________________________________________________________ 
 _______________________________________________________________________________________ 

NO   YES 

19. Has the site of the proposed action or an adjoining property been the location of an active or closed
solid waste management facility? 

If Yes, describe: _________________________________________________________________________ 
_______________________________________________________________________________________ 
_______________________________________________________________________________________ 

NO   YES 

20. Has the site of the proposed action or an adjoining property been the subject of remediation (ongoing or
completed) for hazardous waste?

If Yes, describe: __________________________________________________________________________ 
_______________________________________________________________________________________
_______________________________________________________________________________________ 

NO   YES 

I AFFIRM THAT THE INFORMATION PROVIDED ABOVE IS TRUE AND ACCURATE TO THE BEST OF MY 
KNOWLEDGE 

Applicant/sponsor name: ___________________________________________ Date: ___________________________ 
Signature: _______________________________________________________ 
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http://www.dec.ny.gov/permits/90580.html
http://www.dec.ny.gov/permits/90580.html
http://www.dec.ny.gov/permits/90585.html
http://www.dec.ny.gov/permits/90585.html
http://www.dec.ny.gov/permits/90590.html
http://www.dec.ny.gov/permits/90590.html
http://www.dec.ny.gov/permits/90595.html
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City of Saratoga Springs Complete Streets Checklist 
 

 

Project Name: __________________________________________________ Date: ____________________ 
 
Project Location / Limits: __________________________________________________________________ 
 
Project Description: ______________________________________________________________________ 
 
Instructions: For each box checked, please provide a brief description for how the item is addressed, 
not addressed, or not applicable and include supporting documentation. 
 

Street Classification (identify street or streets within the project area) 

Principal arterial        Minor arterial       Mixed use collector        Mixed use local       
Residential collector       Residential local        Special use street   

 

EXISTING CONDITIONS  

Item to Be Addressed/ Checklist Consideration YES NO N/A Required Description 
Existing Bicycle & Pedestrian Operations 

Do bicycle and pedestrian accommodations exist? (see page 2 for 
examples) 

         

Existing Transit Operations 

Do transit facilities exist within the study area, including bus and 
train stops/stations?  

         

Is the project area on a transit route? (CDTA Service Routes)          

Are there bicycle racks, shelters, or parking for transit riders 
available?  

         

Existing Access and Mobility 

Do connective opportunities exist with schools, hospitals, senior 
care or community centers or persons with disabilities within 
project area? 

         

Are there gaps inhibiting continuous access between schools, 
hospitals, senior care, or community centers or persons with 
disabilities within project area?” 

    

Project Area Context 

Are there prominent landmarks, recreation, shopping, employment 
center, cultural centers or other key destinations that offer 
opportunities to connect this site? 

         

Please list and/or describe planning or policy documents addressing bicyclist, pedestrian, transit, or truck/ freight use for 
the project area. Examples can include: City of Saratoga Springs Comprehensive Plan, City of Saratoga Springs Open 
Space Plan, Capital District Transportation Committee Bicycle/ Pedestrian Priority Network, City Standard Details, etc. 

 

Saratoga Springs Complete Street Policy Vision (May 2012) 
The City of Saratoga Springs Complete Streets Policy will encourage the development of a complete streets 
network throughout the City to create a more balanced transportation system.  The Policy shall be consistent 
with and assist in achieving the goals and recommendations set forth in the City’s Comprehensive Plan and 
other policy documents.  The Policy shall ensure new and updated public and private projects are planned, 
designed, maintained and operated to enable safer, comfortable and convenient travel to the greatest extent 
possible for users of all abilities including pedestrians, bicyclists, motorists and transit riders.  
 
This checklist is intended to assist the City in achieving its vision for complete streets. 

http://www.cdta.org/schedules_map_saratoga.php
http://www.saratoga-springs.org/index.php?option=com_remository&Itemid=67&func=startdown&id=54
http://www.saratoga-springs.org/index.php?option=com_remository&Itemid=67&func=fileinfo&id=1627
http://www.saratoga-springs.org/index.php?option=com_remository&Itemid=67&func=fileinfo&id=1627
http://www.cdtcmpo.org/bike/prioritynetwork.pdf
http://www.saratoga-springs.org/index.php?option=com_content&view=article&id=531&Itemid=134
http://www.saratoga-springs.org/index.php?option=com_remository&Itemid=67&func=startdown&id=2793
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PROPOSED DESIGN  

Item to Be Addressed/ Checklist Consideration YES NO N/A Required Description 
Complete Streets Design  

Bicyclist accommodations?             

Pedestrian accommodations?             

Access and Mobility accommodations?             

Transit accommodations?             

Truck/ freight accommodations?             

Streetscape elements?          
 

Bike Facilities: 

Off-roadway bike 
accommodations 

 Yes No NA 

Dedicated bike lane   Yes No NA 

Shared-use lane  Yes No NA 

Shoulder  Yes No NA 

Acceptable actuated traffic 
signal bike detection, including 
turn lanes 

 Yes No NA 

Do signals allow adequate 
minimum green time for 
bicyclist to safely cross 
intersection? 

 Yes No NA 

Signage and pavement 
markings specific to proposed 
bike facilities  

 Yes No NA 

Bicycle safe inlet grates  Yes No NA 

Bicycle parking, eg. bike racks, 
bike lockers 

 Yes No NA 

Transit Facilities: 

Transit shelters  Yes No NA 

Bus turnouts  Yes No NA 

Standing pads  Yes No NA 

Has CDTA been contacted?  Yes No NA 

Access and Mobility Facilities: 

Adequate sidewalk or paved 
path 

 Yes No NA 

Acceptable 
consideration/provision for 
accessible pedestrian traffic 
signal features 

 Yes No NA 

Curb ramps, including 
detectable warning 
surface 

 Yes No NA 

Acceptable slope and 
cross-slope for driveway ramps, 
sidewalks, crossings)  

 Yes No NA  

Have conflicts been reduced 
among pedestrian, bicyclists, 
and motor vehicles (access 
management)? 

 Yes  No  NA 

 

Pedestrian Facilities: 

Sidewalks on both sides of 
the street 

 Yes No NA 

Striped crosswalks  Yes No NA 

Geometric modifications 
to reduce crossing 
distances such as curb 
extensions (e.g. bulb-outs) 

 Yes No NA 

Acceptable provision for 
pedestrian traffic signal 
features (e.g. ped. buttons) 

 Yes No NA 

Pedestrian signage for 
crossing & wayfinding 

 Yes No NA 

Safety islands/medians on 
roadways with two or more 
traffic lanes in each direction 

 Yes No NA 

Enhanced supplemental 
pedestrian treatments at 
uncontrolled marked 
crossings 

 Yes No NA 

Connectivity: 

Are there proposed 
connections to other bike 
paths, pedestrian facilities, or 
transit facilities? 

 Yes No NA 

Are there proposed 
connections to any key 
destinations listed on page 1? 

 Yes No NA 

Are there proposed 
connections to 
neighborhoods? 

 Yes No NA 

Streetscape Elements: 

Are streetscape elements 
proposed such as 
landscaping, street trees, 
planters, buffer strips, etc? 

 Yes No NA 

Pedestrian-level lighting  Yes No NA 

Public seating or benches  Yes No NA 

Design Standards and Guidelines 

Design meets guidelines such as described below for 
bicycle/pedestrian/bus/transit facilities? 

 Yes  No  NA Describe       

 
*American Association of State Highway and Transportation Officials (AASHTO) - A Policy on Geometric Design of Highway and Streets, Guide for 
the Development of Bicycle Facilities and AASHTO Guide for the Planning, Design, and Operation of Pedestrian Facilities; Public Right-of-Way 
Accessibility Guide(PROWAG); Manual on Uniform Traffic Control Devices (MUTCD); Americans with Disabilities Act Accessibility Guidelines (ADAAG); 
National Association of City Transportation Officials (NACTO) - Urban Bikeway Design Guide. New York State Department of Transportation – 
Highway Design Manual 
 

http://www.access-board.gov/prowac/
http://www.access-board.gov/prowac/
http://mutcd.fhwa.dot.gov/
http://www.access-board.gov/adaag/html/adaag.htm
http://nacto.org/cities-for-cycling/design-guide/
https://www.dot.ny.gov/divisions/engineering/design/dqab/hdm?nd=nysdot


 
 
 
 
 
 
 
 
 
August 2, 2016 
 
Mr. Tim Wales 
City Engineer 
Saratoga Springs, NY 
 
RE: Zumpano Subdivision 
        119 East Avenue 
        Saratoga Springs, NY 
 
Site Improvements Cost Estimate for Letter Of Credit  
 

1) 5’ wide concrete sidewalk – 755s.f @ $5.25 = $3900.00 
2) Decorative street light - $3000.00  
3) Water connection & restoration - $1200.00 
4) Sanitary sewer connection & restoration - $1200.00 
5) As-Built Drawing - $1000.00 

 
Total Letter of Credit Amount = $10,300.00 
 
 



















Sustainable Saratoga 
PO Box 454 
Saratoga Springs, NY 12866 

 
www.sustainablesaratoga.org 

August 5, 2016 

Honorable Joanne Yepsen, Mayor 
City of Saratoga Springs 
City Hall 
474 Broadway 
Saratoga Springs, NY 12866 

Dear Mayor Yepsen: 

RE: SPA-HOUSING ORDINANCE 

We are pleased to submit to the City Council the attached zoning amendment that would create 
“The Saratoga Places for All (SPA) Housing Ordinance”.  

We request that at the August 16, 2016 City Council meeting, you vote to determine that this 
zoning amendment has “merit for review” and that it be forward to the City and County Planning 
Boards for the required advisory opinions. 

This is new ordinance is based on the draft ordinance developed in 2006 by the City’s 
Inclusionary Zoning Ordinance Development (IZOD) Committee headed by Monte Franke. This 
Committee held 30 meetings over 14 months to develop this ordinance. Working off of 
ordinances from similar sized communities, the Committee uniquely tailored that ordinance to 
Saratoga Springs.  However, in 2007, that ordinance did not make it to the Council table for a 
vote. 

We believe now is the time for the City Council to reconsider this ordinance. It will result in a 
program that will guarantee more diverse housing opportunities for Saratogians – especially for 
middle income households. In the last 10 years, housing costs have increased and remain out of 
reach for many Saratogians. For years there has been much talk of the need for affordable 
housing – and this ordinance can be part of the effort to make Saratoga Springs more livable for 
all income groups.   

The ordinance would require developers of housing developments of 10 or more units to 
set aside up to 20% of the units as affordable in sale or rental to households of modest 
income. Developers are given up to a 20% density bonus, or right to build  more units on 
the same site, to offset the cost of providing these affordable units. This ordinance takes 
advantage of market forces and development capacity to produce affordable units that are 
integrated into housing throughout the community. There are no State or Federal 
subsidies or actions in this program. There are manageable administrative costs to 
the City. 
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Sustainable Saratoga is interested in bringing this ordinance back to City Council because we 
think it is a good housing program for Saratoga Springs. This ordinance would add an important 
missing element in our community’s overall housing effort.  It deserves to have community 
discussion and consideration.  

Our website www.sustainablesaratoga.org contains more information about this ordinance and 
the housing needs of the community.  We will be transmitting this information to you under 
separate cover.  

Sincerely, 

Harry Moran 
Chair  

Attachments 
cc:  Commissioner John Franck 

Commissioner Michele Madigan 
Commissioner Chris Mathiesen  
Commissioner Anthony Scirocco 

           Harold J. Moran



[FOR OFFICE USE]CITY OF SARATOGA SPRINGS 
OFFICE OF THE MAYOR  

 City Hall - 474 Broadway Saratoga Springs, New York 12866-2296Tel: 518-587-3550  fax: 518-587-1688 http://www.saratoga-springs.org 



           Harold J. Moran



Short Environmental Assessment Form

Instructions for Completing
Part 1 - Project Information.  The applicant or project sponsor is responsible for the completion of Part 1.  Responses 
become part of the application for approval or funding, are subject to public review, and may be subject to further verification.Complete Part 1 based on information currently available.  If additional research or investigation would be needed to fully 
respond to any item, please answer as thoroughly as possible based on current information. 
Complete all items in Part 1.  You may also provide any additional information which you believe will be needed by or useful 
to the lead agency; attach additional pages as necessary to supplement any item.

Part 1 - Project and Sponsor Information 

Name of Action or Project:  

Project Location (describe, and attach a location map): 

Brief Description of Proposed Action: 

Name of Applicant or Sponsor: Telephone: 
E-Mail:

Address:

City/PO: State: Zip Code: 

1. Does the proposed action only involve the legislative adoption of a plan, local law, ordinance,
administrative rule, or regulation?

If Yes, attach a narrative description of the intent of the proposed action and the environmental resources that 
may be affected in the municipality and proceed to Part 2.  If no, continue to question 2. 

NO   YES 

2. Does the proposed action require a permit, approval or funding from any other governmental Agency?
If Yes, list agency(s) name and permit or approval: NO   YES 

3.a. Total acreage of the site of the proposed action?   ___________ acres 
b. Total acreage to be physically disturbed?  ___________ acresc. Total acreage (project site and any contiguous properties) owned

or controlled by the applicant or project sponsor?  ___________acres  
4. Check all land uses that occur on, adjoining and near the proposed action.

 Urban     Rural (non-agriculture)       Industrial       Commercial      Residential (suburban)   
 Forest  Agriculture  Aquatic  Other (specify): _________________________ 
 Parkland 
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5. Is the proposed action,
a. A permitted use under the zoning regulations?
b. Consistent with the adopted comprehensive plan?

NO   YES N/A 

6. Is the proposed action consistent with the predominant character of the existing built or natural
landscape? 

NO   YES 

7. Is the site of the proposed action located in, or does it adjoin, a state listed Critical Environmental Area?
If Yes, identify: __________________________________________________________________________ 
_______________________________________________________________________________________ 

NO   YES 

8.   a. Will the proposed action result in a substantial increase in traffic above present levels? 

b. Are public transportation service(s) available at or near the site of the proposed action?
c. Are any pedestrian accommodations or bicycle routes available on or near site of the proposed action?

NO   YES 

9. Does the proposed action meet or exceed the state energy code requirements?
If the proposed action will exceed requirements, describe design features and technologies: 
_______________________________________________________________________________________
_______________________________________________________________________________________ 

NO   YES 

10. Will the proposed action connect to an existing public/private water supply?
         If  No, describe method for providing potable water: ______________________________________ 

_______________________________________________________________________________________ 

NO   YES 

11. Will the proposed action connect to existing wastewater utilities?
If  No, describe method for providing wastewater treatment: ________________________________ 

_______________________________________________________________________________________ 

NO   YES 

12.  a. Does the site contain a structure that is listed on either the State or National Register of Historic Places?   
b. Is the proposed action located in an archeological sensitive area?

NO   YES 

13. a. Does any portion of the site of the proposed action, or lands adjoining the proposed action, contain 
wetlands or other waterbodies regulated by a federal, state or local agency? 

b. Would the proposed action physically alter, or encroach into, any existing wetland or waterbody?
If Yes, identify the wetland or waterbody and extent of alterations in square feet or acres: ______________________________________________________________________________________________________
_______________________________________________________________________________________ 

NO   YES 

14. Identify the typical habitat types that occur on, or are likely to be found on the project site.  Check all that apply:
 Shoreline  Forest  Agricultural/grasslands  Early mid-successional
  Wetland  Urban  Suburban

15. Does the site of the proposed action contain any species of animal, or associated habitats, listed
 by the State or Federal government as threatened or endangered? 

NO   YES 

16. Is the project site located in the 100 year flood plain? NO   YES 
17. Will the proposed action create storm water discharge, either from point or non-point sources?
If Yes, 

a. Will storm water discharges flow to adjacent properties?  NO  YES 
b. Will storm water discharges be directed to established conveyance systems (runoff and storm drains)?

If Yes, briefly describe:                                                                                               NO  YES 
_______________________________________________________________________________________ 
_______________________________________________________________________________________ 

NO   YES 



18. Does the proposed action include construction or other activities that result in the impoundment of
  water or other liquids (e.g. retention pond, waste lagoon, dam)? 

If Yes, explain purpose and size: ____________________________________________________________ 
_______________________________________________________________________________________ 
 _______________________________________________________________________________________ 

NO   YES 

19. Has the site of the proposed action or an adjoining property been the location of an active or closed
solid waste management facility? 

If Yes, describe: _________________________________________________________________________ 
_______________________________________________________________________________________ 
_______________________________________________________________________________________ 

NO   YES 

20. Has the site of the proposed action or an adjoining property been the subject of remediation (ongoing or
completed) for hazardous waste?

If Yes, describe: _________________________________________________________________________________________________________________________________________________________________
_______________________________________________________________________________________ 

NO   YES 

I AFFIRM THAT THE INFORMATION PROVIDED ABOVE IS TRUE AND ACCURATE TO THE BEST OF MYKNOWLEDGE 
Applicant/sponsor name: ___________________________________________ Date: ___________________________ 
Signature: _______________________________________________________            Harold J. Moran
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Proposed SPA Housing Zoning Ordinance (August 2016) 
 

This proposed zoning amendment is nearly identical to the Inclusionary Zoning 
Ordinance amendment proposed in 2006 

 
Proposed Amendments to the Zoning Ordinance 

of the City of Saratoga Springs 
 
ARTICLE 4.4 – INCLUSIONARY ZONING 
 
240-4.4.1 LEGISLATIVE FINDINGS 
A.  The City Council of the City of Saratoga Springs finds that: 
 
 (1)  Over the last decade, rising housing prices and rents have made it 
  increasingly difficult for long-term City residents and workers to afford to 
  live in the City, and may ultimately displace long-term residents who 
  contribute so much to the City. Lack of access to decent affordable 
  housing has a direct negative impact upon the health, safety and welfare 
  of the residents of the City. 
 
 (2)  Economic diversity is essential to the health of Saratoga Springs. A 
  sound local economy requires a stable workforce at all wage levels. City 
  businesses and employers are finding it more difficult to attract and retain 
  employees, especially lower wage workers that have to live further from 
  the City and endure longer commutes to work. This has the potential to 
  harm the economic vitality of the City. 
 
 (3)  Developers are in a unique position to produce needed units for working 
  households at a reduced cost, provided the City grants them the ability to 
  provide additional units over and above those currently permitted by 
  zoning. Inclusionary zoning is a market-based response that achieves 
  affordable housing by reducing or eliminating land cost through increased 
  density. 
 
 (4)  Inclusionary zoning can be enacted without discouraging development or 
  negatively affecting community character. Inclusionary zoning 
  approaches have been used successfully in communities nationwide to 
  provide worker housing. Inclusionary housing policies can ensure an 
  equitable distribution of affordable housing opportunities throughout all 
  neighborhoods and zones of the City without excessive burden to any 
  single site or area. 
 
B.  The City has reviewed inclusionary zoning ordinances and inclusionary housing 
 studies from around the country and adapted provisions that are appropriate to 
 the needs and opportunities that exist in this City, has consulted with the 
 development community and other stakeholders, and has designed an approach 
 that is sensitive to the interests and concerns of this community. 
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240-4.4.2 PURPOSE 
 
Now, therefore, the City Council of the City of Saratoga Springs, in accordance with the 
powers and authority vested in it by General City Law section 20 (24), 20 (25), and 81-d, 
hereby enacts this article in the best interests of the people of Saratoga Springs. The 
purposes of this article are to: 
 
 (1)  Utilize market forces to produce homebuyer and rental housing units that 
  are affordable to working households in the City through reasonable 
  density bonuses and affordable unit pricing without undue financial 
  burden. 
 
 (2)  Encourage the development of housing affordable to a broad range of 
  households with varying income levels, and mitigate the market forces 
  excluding housing that meets the needs of all economic groups within the 
  City. 
 
 (3)  Promote the City’s goal of increasing the workforce housing stock in a 
  uniform and predictable manner and in proportion to the overall increase 
  in new housing units. 
  
 (4)  Ensure the availability of workforce housing throughout the community 
  and equitably share the responsibility for workforce housing across all 
  neighborhoods. 
 
 (5)  Mitigate environmental and other impacts that accompany new residential 
  development by reducing traffic, transit and related air quality impacts, 
  promoting a housing balance and reducing the demands placed on 
  transportation infrastructure in the region. 
 
 (6)  Prevent overcrowding and deterioration of the limited supply of workforce 
  housing and, thereby, promote public health, safety and general welfare. 
 
 (7)  Provide for efficient administration in the approval, implementation and 
  monitoring of projects. 
 
240-4.4.3 DEFINITIONS 
As used in this article, the following terms shall have the following meanings: 
 
AFFORDABLE RENT: Monthly rent that does not exceed one-twelfth of thirty-five percent 
(35%) of the maximum annual income for a household earning fifty percent (50%) of City 
Median Income (Low Income) or eighty percent (80%) of City Median Income (Moderate 
Income). 
 
AFFORDABLE OWNERSHIP COST: A sales price that results in a monthly housing cost 
(including mortgage, insurance, property taxes and home association costs, if any) that 
does not exceed one-twelfth of thirty-five percent (35%) of the maximum annual income 
for a household earning eighty percent (80%) of City Median Income (Moderate Income) 
or one hundred percent (100%) of City Median Income (Middle Income). 
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CITY MEDIAN INCOME: The median household income as established by HUD for the 
Albany-Schenectady-Troy Metropolitan Statistical Area, adjusted by the City Office of 
Planning and Economic Development for the percentage difference between the City 
Median Income and the MSA Median Income based on the decennial Census, or other 
method established by the Office of Planning and Economic Development for 
determining the Median Income of the City on an annual basis. 
 
CITY: The City of Saratoga Springs. 
 
COVERED PROJECT: Any project or projects that meet(s) the criteria of article 240-IIA.4A 
“Covered Projects.” 
 
DEVELOPER: Any person, firm, partnership, association, joint venture, corporation, or 
any entity or combination of entities with an identity of at least 10% proprietary interest, 
which seeks City approvals for all or part of a Covered Project or Projects. 
 
HIGH COST PROJECT: A residential development in which the addition of the 
Inclusionary Units will result in higher incremental construction costs directly allocable to 
the Inclusionary Units. These additional costs may include, but are not limited to, 
addition of stories, extension of elevators, additional structural support, additional 
garaged parking spaces, upgraded exterior materials including masonry and stone 
veneer, required handicapped accessibility modifications, the substantial rehabilitation of 
unique historic structures or features, or unusual changes or additional requirements 
imposed by regulatory authorities. 
 
HOUSEHOLD: One person living alone or two or more persons sharing residency whose 
income is considered for housing payments. 
 
HUD: The U.S. Department of Housing and Urban Development. 
 
INCLUSIONARY HOUSING PLAN: A plan submitted by a Developer to provide compliance 
with this article. 
 
INCLUSIONARY HOUSING AGREEMENT: A written agreement between a Developer and 
the City, as provided herein, to be recorded and that would run with the land. 
 
INCLUSIONARY UNIT: A dwelling unit that must be offered at Affordable Rent or available 
at an Affordable Ownership Cost to Income Eligible Households, and is regulated with 
regard to selling price or rent level, marketing and initial occupancy, and continued 
requirements pertaining to resale or rents and occupancy for the minimum compliance 
period, as provided herein. 
 
INCOME ELIGIBLE HOUSEHOLD: For an Inclusionary Unit for rent, a Household earning 
less than fifty percent (50%) of City Median Income (Low Income) or eighty percent 
(80%) of City Median Income (Moderate Income), as provided in article 240-IIA.6. For 
an Inclusionary Unit for sale, a Household earning less than eighty percent (80%) of City 
Median Income (Moderate Income) or one hundred percent (100%) of City Median 
Income (Middle Income), as provided in article 240-IIA.6. 
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MARKET UNIT: A dwelling unit in a Covered Project that is not an Inclusionary Unit. 
SEQR: New York State Environmental Quality Review. 
 
SUBSTANTIAL REHABILITATION: A cost of rehabilitation that exceeds 50% of the market 
value of the building based on the quotient of the structure’s current assessed value as 
indicated in the City’s Assessment Records divided by the city’s Equalization Rate. 
 
240-4.4.4 COVERED PROJECTS AND EXEMPT PROJECTS 
A.  Covered Projects 
 
 Except as otherwise provided herein, this article shall apply to all building permit 
 requests pertaining to the following projects: 
 
 (1)  Any project of ten (10) or more new additional residential dwelling units 
  that are produced through construction, substantial rehabilitation of 
  existing structures, or adaptive reuse or conversion of a nonresidential 
  use to a residential use. 
 
 (2)  Multiple developments or projects by a Developer occurring on 
  contiguous parcels or in substantial proximity to one another shall be 
  considered in toto and shall be Covered Projects. 
 
 (3)  Any project of less than 10 new residential units that, at the sole 
  discretion of the Planning Board, may be permitted for voluntary inclusion 
  as a Covered Project under this Article of the Zoning Ordinance. If 
  approved, all requirements for Covered Projects shall apply. 
 
B.  Exempt Projects 
 
 This article shall not apply to all building permit requests pertaining to the 
 following projects: 
 
 (1)  Mobile homes. 
 
 (2)  Any project that is developed by an educational institution for the 
  exclusive residential use and occupancy by that institution’s students. 
 
 (3)  Any project that produces affordable units equal to, or in excess of, the 
  requirements contained in this article. 
 
 (4)  Any project for which building permit applications were properly filed 
  before the date of enactment of this Article. 
 
 (5)  Any project for which a final Planning Board decision of approval (final 
  PUD site plan, final site plan, or final subdivision approval) was issued 
  before the date of enactment of this Article. 
 
 



5 
 

C.  Temporary Suspension of Inclusionary Requirements for Covered Projects 
 
 In the event that the City’s Office of Planning and Economic Development 
 determines that the Waiting List is inadequate to support the development of 
 additional Inclusionary Units, the Planning Board may suspend the Inclusionary 
 Unit requirements for a specific Covered Project. In that event, no Density 
 Bonus under 240-4.4.5 is provided. 
 
 
240-4.4.5 DENSITY BONUS 
To assist developers in meeting the requirements of this article, all Covered Projects 
shall be entitled to a density increase of no more than 20% of the number of units that 
the Covered Project is allowed under existing zoning or a lesser base number of units as 
originally proposed by the developer, as permitted subsequent to SEQR analysis or as 
may be established by the Planning Board. When determination of the number of units 
for a density bonus results in a fractional unit, any fraction of .5 or over shall be one 
additional unit, and any fraction below .5 will be rounded down. Notwithstanding the 
above, no provisions herein shall be construed as limiting the discretion of the Planning 
Board to conduct reviews of Covered Projects and to issue any decisions within the 
scope of its statutory authority. 
 
240-4.4.6 REQUIREMENTS OF INCLUSIONARY UNITS 
All Covered Projects shall meet the requirements for Inclusionary Units as specified in 
this section. The percentage of Inclusionary Units shall be calculated with a base 
number, or as may be established by the Planning Board, that does not include the 
bonus units added to the Covered Project. 
 
A.  Inclusionary Units – Rental 
 
 For Covered Projects where units are offered for rent, the number of Inclusionary 
 Units shall be designated as follows. When determining the number of 
 Inclusionary Units, any fraction of .5 or over shall be one additional unit, while 
 any fraction below .5 will be rounded down. 
 
  

 
If Inclusionary Unit rent is affordable to: 

 
 

 
Required number of Inclusionary Units 

as a percentage of the Market Units 
 

 
Low Income Households 

(up to 50% of area median) 
 
 

 
10% 

 

 
Moderate Income Households 
(50% - 80% of area median) 

 
 

 
20% 
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(1)   Affordable Rents. Maximum Affordable Rents for Inclusionary Units will 
  be calculated as follows: one-twelfth of thirty-five percent (35%) of the 
  maximum annual income for a household at the applicable income limit – 
  either fifty percent (50%) of City Median Income (Low Income) or eighty 
  percent (80%) of City Median Income (Moderate Income). 
 
 (2)  In calculating the Affordable Rent of Inclusionary Units, the applicable 
  income shall be based on the following relationship between unit size and 
  Household size: 
 
 
   

 
Unit Size 

 

Household (HH) Size for 
Applicable Income 

 
Efficiency units 1 person HH 

 
One-bedroom units 1.5 person HH 

 
Two-bedroom units 3 person HH 

 
Three-bedroom units 4.5 person HH 

 
Four-bedroom units 6 person HH 

 
 
 
 
  (3)  The calculations of the initial rents for the Inclusionary Units shall be 
  made by the City Office of Planning and Economic Development and 
  shall be contained within the Inclusionary Housing Agreement for the 
  Covered Project. The Office of Planning and Economic Development 
  may revise these prices in the event of documented exceptional 
  circumstances. 
 
 (4)  In the event that a Covered Project receives additional subsidies from any 
  public source to assist the Inclusionary Units, the value of such subsidies 
  shall be used to reduce the rents and/or income limits for the Income 
  Eligible Households to be served by the Units, as determined by the City 
  Office of Planning and Economic Development. 
 
B.  Inclusionary Units – For Sale 
 
 For Covered Projects where units are offered for sale via the conveyance of a 
 deed or share for individual units, Inclusionary Units shall be designated in 
 accordance with the following table. When determining the number of 
 Inclusionary Units, any fraction of .5 or above shall be one additional unit, while 
 any fraction below .5 will be rounded down. 
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If Inclusionary Unit sale is affordable to: 

 

 
Required number of Inclusionary Units 

as a percentage of the Market Units 
 

Moderate Income Households 
(up to 80% of area median) 

 

 
15% 

 
Middle Income Households 

(80% - 100% of area median) 
 

 
20% 

 
 
 
  (1)  Sales Price. Sales prices will be based on calculation of the Affordable 
  Ownership Cost, which means a sales price that results in a monthly 
  housing cost (including mortgage principal and interest, insurance, 
  property taxes and home association costs, if any) that does not exceed 
  one-twelfth of thirty-five percent (35%) of the maximum annual income for 
  the applicable income limit – eighty percent (80%) of City Median Income 
  (Moderate Income) or one hundred percent (100%) of City Median 
  Income (Middle Income). 
 

(2)   With respect to Inclusionary Units offered for sale, the Affordable 
  Ownership Cost will be calculated on the basis of: 
 

(a)   A down payment of no more than five percent (5%) of the 
   purchase price; and 
 
  (b)  An available fixed-rate thirty-year mortgage, using Fannie Mae’s 
   current interest rate, for the balance of the purchase price. (If the 
   Developer can guarantee the availability of a fixed-rate thirty-year 
   mortgage at a lower rate from the State of New York Mortgage 
   Agency or other public agency for all of the Inclusionary Units in 
   the Covered Project, a lower interest rate as provided by that 
   agency may be used in calculating Affordable Ownership Cost.) 
 
 (3)  The calculations of the initial sales prices for the Inclusionary Units shall 
  be made by the City Office of Planning and Economic Development and 
  shall be contained within the Inclusionary Housing Agreement for the 
  Covered Project. The Office of Planning and Economic Development 
  may revise these prices prior to initial occupancy in the event of 
  documented exceptional circumstances. 
 
 (4)  In the event that a Covered Project receives additional subsidies from any 
  source to assist the Inclusionary Units, the value of such subsidies shall 
  be used to reduce the sales prices and/or income limits for the Income 
  Eligible Households to be served by the Units, as determined by the City 
  Office of Planning and Economic Development. 
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 (5)  In the event that an individual buyer is able to provide a higher down 
  payment or obtain a higher mortgage loan based on fixed-rate financing 
  at a lower rate than provided in paragraph (2)(b) above, the additional 
  Buyer Funds may be used by the buyer to purchase additional 
  improvements to the Inclusionary Unit. Upon approval of the Office of 
  Planning and Economic Development, said additional improvements can 
  be added to the base price for purposes of determining resale under 
  Article 240-4.4.9B. 
 
C.  General Requirements for Covered Projects – Rental and For Sale Units 
 
 (1)  Distribution 
  In order to assure an adequate distribution of Inclusionary Units by 
  household size, the bedroom mix of Inclusionary Units in any Covered 
  Project shall reflect the same ratio as the bedroom mix of the Market 
  Units of the Project, unless waived by the Planning Board for good cause 
  or requested by the Office of Planning and Economic Development based 
  on the waiting list. 
 
 (2)  Phasing 
  Inclusionary Units shall be made available for occupancy on 
  approximately the same schedule as, or sooner than, a Covered Project’s 
  market units, except that certificates of occupancy for the last ten percent 
  (10%) of the Market Units shall be withheld until certificates of occupancy 
  have been issued for all of the Inclusionary Units. A schedule setting forth 
  the phasing of the total number of units in a Covered Project, along with a 
  schedule setting forth the phasing of the required Inclusionary Units, shall 
  be established prior to the issuance of a building permit for any Covered 
  Project. 
 
 (3)  Comparability 
  Inclusionary Units may differ from the Market-Rate Units in a Covered 
  Project with regard to interior amenities and gross floor area provided 
  that: 
 
  (a)  These differences, excluding differences related to unit size 
   differentials, are not apparent in the general exterior appearance 
   of the project’s units and there is compliance with all exterior site 
   requirements of the City. 
 
  (b)  These differences do not include the reduction of insulation, 
   windows, heating systems, and other improvements related to the 
   energy efficiency of the Inclusionary Units. 
 
  (c)  The gross floor area of the Inclusionary Units is not less than the 
   following minimum requirements, unless waived by the Planning 
   Board for good cause: one bedroom – 700 square feet, plus 150 
   square feet for each additional bedroom. 
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D.  Inclusionary Housing Agreement 
 
 All Covered Projects are required to have an Inclusionary Housing Agreement 
 approved as part of the final PUD site plan, final site plan or final subdivision 
 approval by the Planning Board. 
 
E. Restrictive Covenants 
 
 All Inclusionary Units produced shall have restrictive covenants, recorded and 
 filed to run with the land, to ensure compliance with the occupancy, sale, rent 
 and other requirements of this article, and provide for legal remedies for the City 
 to enforce this article. These restrictive covenants shall be contained in the 
 Inclusionary Housing Agreement approved by the City Planning Board. 
 
240-4.4.7 RELIEF 
 
The section identifies methods of relief from existing regulation to accommodate the 
requirements of this Article. 
 
A.  In order to accommodate the additional residential units required by this Article, 
 the Planning Board may grant relief from the requirements set forth in the table 
 below to the extent necessary so that the additional units are appropriately 
 incorporated into the overall site plan. In doing so, the Planning Board must find 
 that the resulting development is consistent with the general area and does not 
 negatively impact the character of the surrounding neighborhoods. The intent is 
 to provide a sufficient degree of specificity in site design and layout without 
 unduly restricting creative and diverse solutions. 
 
 
 
 

Zoning District Requirements that may be relieved 
 

T-6 Urban Core  Height: standard maximum height may be exceeded up to 
one story. The additional story shall contain no more than 
the number of additional units granted by the density 
bonus and these units shall be set back at least 10 feet 
from the facades of the story below 
 

T-4 Urban Neighborhood 
 
T-5 Neighborhood Center 
 

Height: as defined for the T-6 Urban Core district 
Build-to line, side and rear setbacks 
Parking requirements 
 

Single-family Residential 
Districts 
(RR, SR-1, SR-2, UR-1, 
UR-2) 
 

Minimum lot size, mean width, maximum lot coverage 
Minimum yard dimensions 
Minimum floor area: units shall be a minimum of 700 
square feet for 1 bedroom plus 150 square feet for each 
additional bedroom 
Number of principal buildings & residences: to permit 
carriage house/accessory apartments and duplexes, and 
only to the extent to accommodate the additional units 
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Single- and two-family 
Residential Districts 
(UR-3, UR-4, UR-4A, UR-7, 
NCD-1,2,3) 
 

Minimum lot size, mean width, maximum lot coverage, 
minimum permeability 
Minimum yard dimensions 
Minimum floor area: units shall be a minimum of 700 
square feet for a 1 bedroom plus 150 square feet for each 
additional bedroom 
Number of principal buildings & residences – to permit 
carriage house/accessory apartments and duplexes, and 
only to the extent to accommodate the additional units 
 

Multi-family Residential 
Districts 
(UR-5) 
 

Minimum lot size, mean width, maximum lot coverage, 
minimum permeability 
Minimum yard dimensions 
Minimum floor area – units shall be a minimum of 700 
square feet for 1 bedroom plus 150 square feet for each 
additional bedroom 
 

 
 
 
B.  Reduction in Inclusionary Units 
 In the event the Planning Board cannot approve a full density bonus, as 
 prescribed in Section 240-4.4.5 “Density Bonus”, the number of required 
 Inclusionary Units shall be reduced in proportion to the ratio of proposed 
 Inclusionary Units to the proposed density bonus (i.e., if the developer has 
 proposed that all density bonus units be Inclusionary Units, then 100% 
 (20%/20%) of the reduction shall be Inclusionary Units; if the developer has 
 proposed the 15% Inclusionary Unit option, then 75% (15%/20%) of the reduction 
 shall be Inclusionary Units; if the developer has proposed the 10% Inclusionary 
 Unit option, then 50% of the reduction in units shall be Inclusionary Units.) 
 
C.  High Cost Project 
 In the event a Developer can establish by clear and convincing financial data to 
 the Planning Board that the Covered Project constitutes a High Cost Project, the 
 Planning Board, in consultation with the City Office of Planning and Economic 
 Development, may permit the Developer to offer the required Inclusionary Units 
 to households at up to 20% above the applicable income limits and prices in 240- 
 4.4.6. 
 
D.  Relief from this Ordinance 
 If the developer requests full relief from this Article to eliminate the provision of all 
 Inclusionary Units, relief shall be sought from the Zoning Board of Appeals 
 through a  variance. 
 
240-4.4.8 SALE/LEASING OF INCLUSIONARY UNITS 
 
Any Developer of a Covered Project shall adhere to the following provisions and to the 
provisions of the Inclusionary Housing Agreement with respect to the initial offering of 
Inclusionary Units for sale or rent. 
 
A.  Ineligible Households. No Inclusionary Units may be rented or sold to any 
 person who will not reside in that unit year-round, or to any person who is 
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 claimed as a dependent on another person’s federal or state tax return. 
 
B.  Occupant Qualification. Occupancy of Inclusionary Units shall be by households 
 qualified by the City. 
 
C.  Notice of Availability. The Developer shall notify the City Office of Planning and 
 Economic Development of the prospective availability of any Inclusionary Units at 
 least 180 days before such Units shall be available for lease or sale in a Covered 
 Project. 
 
D.  Waiting List. Upon such notice, the Office of Planning and Economic 
 Development shall provide to the Developer a list of qualified Income Eligible 
 Households based upon the City’s waiting list for Inclusionary Unit housing. 
 Referrals will be made by the City based on priority to Income Eligible 
 Households who are, at the time that the units are offered for sale or lease, 
 residing or working, first, in the City and, second, in the County of Saratoga. The 
 Developer will consider applicants in the order specified in the list, to rent or sell 
 the Inclusionary Units, and may take into account any standard and lawful 
 screening of applicants uniformly applied to all applicants for Inclusionary and 
 market units. The developer shall comply with all fair housing laws. Referrals 
 from the list will respect any conditions of occupancy, including elderly and/or 
 handicapped occupancy, legally imposed by public financing. 
 
E.  Release from Inclusionary Unit Restrictions. If, after the initial 180 days following 
 the Notice of Availability, a developer is still unable to secure a qualified, Income 
 Eligible Household for an Inclusionary Unit from the City’s Waiting List, the City 
 Office of Planning and Economic Development shall approve the release of the 
 Inclusionary Unit restrictions and that unit may be sold or leased as a Market 
 Unit. The excess proceeds of this sale, over and above the approved 
 Inclusionary Unit sale price plus legitimate and reasonable carrying and sales 
 costs of the developer, shall be repaid to the City and used to support the 
 purposes of this Inclusionary Zoning Article. 
 
F.  Reasonable Accommodations and Modifications. The City will operate the 
 program and maintain the waiting lists in compliance with the Americans With 
 Disabilities Act to ensure access to persons with disabilities. 
 
 (1)  For homebuyer units, the City will notify the developer of referral of a 
  household that includes a person with disabilities. The developer shall 
  make reasonable accommodations in working with that household, and 
  install reasonable modifications as required by the household to occupy 
  the unit. Said reasonable modifications shall be at the expense of the 
  household, and the sales price of the Inclusionary Unit may be adjusted 
  to reflect the reasonable modifications. 
 
 (2)  For rental units, when the City determines that the likely applicants for 
  Inclusionary Units will include households with disabilities, the City will 
  designate handicapped accessible units in the development to be 
  reserved as Inclusionary Units as part of the Inclusionary Housing 



12 
 

  Agreement. The developer will make reasonable accommodations to 
  provide housing to the household containing persons with disabilities. 
 
240-4.4.9 CONTINUED AFFORDABILITY REQUIREMENTS 
 
A.  Rental Projects 
 All rental Covered Projects shall comply with the following provisions, which shall 
 be contained in an Inclusionary Housing Agreement to ensure continued 
 affordability of Inclusionary Units. 
 
 (1)  Minimum Affordability Period. All Inclusionary Units shall remain 
  affordable for a period of no less than thirty (30) years commencing from 
  the date of initial occupancy of the units. 
 
 (2)  Rent Increases. Increases in the annual rent for Inclusionary Units during 
  the minimum affordability period shall be limited to the percentage 
  increase in the Consumer Price Index for the Albany-Schenectady-Troy 
  Metropolitan Statistical Area. Increases above this percentage require 
  the approval in advance and in writing from the City Office of Planning 
  and Economic Development, which shall approve increases based on 
  documented hardship or other exceptional conditions. 
 
 (3)  Rental Report. Owners of rental Inclusionary Units shall provide such 
  information annually to the City, as determined by the City Office of 
  Planning and Economic Development and the Inclusionary Housing 
  Agreement, to ensure compliance with continuing occupancy and rent 
  restrictions. 
 
 (4)  Maintenance of Units. Owners shall comply with all local codes and 
  standards with respect to Inclusionary Units, and provide maintenance 
  services to the Inclusionary Units in the same manner provided all units in 
  the Project. 
 
 (5)  Lease and Sublet Restrictions. During the affordability period, the owner 
  or occupant may not sublet an Inclusionary Unit to a Household other 
  than an Income Eligible Household, or at a rent in excess of the 
  Affordable Rent. 
 
 (6)  Sale of Project. If the Covered Project is sold during the Minimum 
  Affordability Period, the use restrictions shall run with the land, and the 
  new buyer will meet all restrictions of the Inclusionary Housing Agreement 
  for the remainder of the period. The City shall charge the seller a fee to 
  cover the costs of approving and recording the transfer. 
 
 
B.  Homebuyer Projects 
 All homebuyer Inclusionary Units shall comply with resale restrictions, which shall 
 be contained in an Inclusionary Housing Agreement with the Developer and 
 legally recorded with each sale. Transfer to an original co-owner does not 
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 constitute a resale for this purpose, but the transfer is subject to all restrictions of 
 the original covenants, and any subsequent resale is subject to these provisions. 
 
 (1)  Shared Interest in Proceeds of Sale. At the time of the initial sale of the 
  Inclusionary Unit, the City will determine the Buyer’s Interest and the 
  City’s Interest based upon current Market Value determined by appraisal 
  as if the property was unrestricted. The Buyer’s Interest will be the 
  percentage that the Buyer’s Funds, including down payment and 
  mortgage(s), constitute of the current full market value at time of initial 
  sale. Buyer’s Funds can include additional improvements as defined in 
  Article 240-4.4.6B(5), but do not include any mortgages, subsidies or buy 
  downs provided by the City or other public sources. 
   
  The City’s Interest will be the remainder interest; that is, the Subsidy 
  Amount (Market Value minus Buyer’s Funds) divided by the Market Value 
  at time of initial sale. 
 
 (2)  Resale Price. The resale price shall be the Buyer’s Interest multiplied by 
  the current Market Value as an unrestricted unit at time of resale. The 
  Office of Planning and Economic Development shall determine the 
  market value of the unit by appraisal, the cost of which is to be borne by 
  the seller. 
 
 (3)  Notice of Intent to Sell. At any time the original Buyer wishes to offer an 
  Inclusionary Unit for resale, the Buyer (now the Seller) must notify the 
  City Office of Planning and Economic Development. The City (or its 
  designee) shall provide one or more eligible buyers from the list of eligible 
  buyers within thirty (30) days from notification. If the City declines or fails 
  to provide an eligible buyer after 120 days from the notice to sell, the City 
  Office of Planning and Economic Development may release the 
  Inclusionary Unit restrictions on this unit, and the unit may be sold as an 
  unrestricted unit, with the City recapturing its portion of the gross 
  proceeds based on the City’s Interest in Article 240-4.49B(1) above. 
 
 (4)  Transaction Fee. The City shall charge a fee to cover the costs of resale 
  charged to the seller out of net proceeds. 
 
 
240-4.4.10 ADMINISTRATION 
 
A.  Inclusionary Housing Plan 
 The developer will submit a proposed Inclusionary Housing Plan to the City 
 Office of Planning and Economic Development in advance of Planning Board 
 review. The Office will review the proposed plan for consistency with this Article, 
 and provide comments to the developer and to the Planning Board. 
 
B.  Inclusionary Housing Agreement 
 All Covered Projects are required to have an Inclusionary Housing Agreement 
 approved as part of the final PUD site plan, site plan or subdivision approval by 
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 the Planning Board. The City Office of Planning and Economic Development will 
 prepare the Inclusionary Housing Agreement. Notwithstanding any other 
 provision of this article, no special use permit, site plan, change of use, 
 subdivision approval, building permit or occupancy permit shall be granted for 
 any dwelling unit in a Covered Project unless an Inclusionary Housing 
 Agreement has been approved by the Planning Board. 
 
C.  Expedited Processing and Waiver of Fees 
 
 (1)  Expedited Approvals and Permit Review. Structures that provide the 
  required Inclusionary Units shall receive priority for building permit review 
  and development approvals, and multiple IZ units with identical plans will 
  receive single plan review. 
 
 (2)  Waiver of Fees. All municipal fees associated with the development and 
  construction of new residential units shall be waived only as they apply to 
  the required Inclusionary Units. 
 
D.  Oversight and Enforcement 
 The City Office of Planning and Economic Development will monitor Covered 
 Projects during implementation, review occupancy reports submitted by 
 developers, and approve the transfer or re-occupancy of Inclusionary Units. 
 
 (1)  Post-Approval Administrative Actions. In the event of unforeseen and 
  unavoidable changes in costs, the Office of Planning and Economic 
  Development shall have the authority to adjust pricing and eligible income 
  levels, but changes in the number of Inclusionary Units in the Inclusionary 
  Housing Agreement will require Planning Board approval. 
 
 (2)  Certificate of Occupancy. No final certificate of occupancy shall be 
  issued for a Covered Project unless all Inclusionary Units within the 
  Covered Project are eligible for a certificate of occupancy, except that, 
  with respect to Covered Projects to be constructed in phases, certificates 
  of occupancy may be issued on a phased basis consistent with the 
  provisions of this Article. 
 
 (3)  Enforcement. Violations of this article shall be punishable as provided by 
  Article 240-9.2. In addition, any certificates of occupancy for Market Units 
  in a Covered Project found to be in violation of this article may be revoked 
  upon a finding of substantial non-compliance hereunder. 
 
E.  Annual Report and Evaluation 
 The City Office of Planning and Economic Development shall monitor activity 
 under this article and shall provide an annual report on activities and costs to the 
 City Council. In addition, the Council shall cause this Article to be evaluated 
 every three years, or in conjunction with the Comprehensive Plan review. In 
 accordance with the City Charter, the Mayor shall have the authority to appoint a 
 committee that includes representation of the inclusionary zoning program 
 administrative staff, the Planning Board, the development industry and affordable 



15 
 

 housing experts to monitor the initial implementation of the ordinance and make 
 recommendations. 
 
 
EXEMPTION OF FEES FOR INCLUSIONARY UNITS: 
 
In the annual resolution of the City Council, there shall be no application fees for the 
inclusionary units in a site plan or subdivision application, There shall be no cash-in-lieu 
of recreation land fee for the inclusionary units. 
 

 

 



August 2016 

Sustainable Saratoga  
 
A proposal for Saratoga Springs 

 The Saratoga Places for All (SPA) 
Housing Ordinance  

 
A Program to Obtain More Diverse Middle-Income Housing 

 
Sustainable Saratoga believes it is time for the City of Saratoga Springs to enact legislation that 
will guarantee more diverse housing opportunities – especially for middle income households. 
The increasing cost of land and housing has been squeezing lower and middle income residents 
out of the city. A diversity of housing types is needed to accommodate a diverse population and 
thereby secure a key element in the long-term sustainability of the community.  

More than 20 local agencies are providing housing opportunities for low income households and 
special needs populations. But not as much is being done for the middle income groups – the 
workforce of the community. Over the years the City has promoted zoning incentives to 
encourage builders to voluntarily create a more diverse housing stock.  But because developers 
have chosen not to participate, the effort has been largely unsuccessful. Meanwhile, home 
purchase prices and rental costs are higher than ever. According to the US Census 2009-2013 
American Community Survey report, the median cost to buy a home in the city was $297,900, 
while the median gross rent (including utilities) was $953.  

The US Department of Housing and Urban Development (HUD) defines “affordable housing” as 
“housing for which the occupant(s) is/are paying no more than 30 percent of his or her income 
for gross housing costs, including utilities.” According to the US Census’s 2009-2013 American 
Community Survey, in Saratoga Springs 3,738 households, comprising 33.04 percent of the total, 
spent more than 30 percent of their income on housing costs. The total included 24.19 percent of 
all homeowners, or 1,556 households, and 44.71 percent of all renters, or 2,182 households. 
 
Sustainable Saratoga proposes that the City Council adopt an inclusionary zoning ordinance as 
an effective means of addressing the need to provide housing that is affordable, especially for 
middle-income residents. We are recommending essentially the same ordinance that was 
prepared in 2006 after a year-long study. The ordinance has been tailored specifically to the 
city’s needs, reflecting our housing and development history. 

The SPA Housing Ordinance – Saratoga’s Inclusionary Zoning Ordinance 

Inclusionary zoning (IZ) is a type of municipal ordinance that requires new housing projects to 
include a prescribed proportion of units that are affordable by people with lower to middle 
incomes. The developer is usually rewarded with a density bonus to compensate for providing 
the affordable housing. The objective of IZ is to promote income-integrated communities by 
ensuring that new housing projects, whether involving new construction or renovation, will 
contain housing for individuals and families having a mix of income levels. This type of 
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ordinance is called inclusionary zoning because it is the opposite of exclusionary zoning—the 
practice of excluding low-cost housing from a municipality through the zoning code. 

Communities with Similar Ordinances 

There are over 400 communities in 17 states that have some kind of inclusionary zoning housing 
ordinance. They range in population from 15,000 to 8,000,000. IZ ordinances work best in 
affluent resort communities and those with growing populations. Each community’s ordinance is 
different. There is substantial variation in density bonuses, required percentage of affordable 
units, eligibility of occupants, and how long affordable units must remain affordable.  

The 2006 Draft IZ Ordinance for Saratoga Springs 

In 2005 the Saratoga Springs City Council formed an Inclusionary Zoning Ordinance 
Development (IZOD) committee to develop a draft ordinance to require workforce housing in 
new development projects throughout the community. The committee worked for more than a 
year, held 30 meetings and sought input from citizens and interest groups. After numerous public 
hearings and revisions, a final draft ordinance was presented to the City Council in April 2006. 
However, the ordinance was never brought to the Council table for a vote. Those who opposed 
the ordinance were concerned that:  

• The estimated annual cost of $46,500 to administer and monitor the program would be 
too low. 

• The small geographic areas of the city where the ordinance would apply would put city 
developers at a disadvantage in marketing their units. It was argued that the IZ should be 
county-wide. 

• The transect zoning districts (T-4, T-5, T-6) did not have a definable base density that 
was dependable and predictable. 

• Developers could achieve the same affordable housing goals voluntarily.  
 
Recent Housing Trends  
 
Unlike many other parts of the country, the 2008 economic downturn caused only a brief pause 
in residential construction in Saratoga Springs. Housing prices dipped only slightly, then 
continued their steady climb. Since the downturn, several large multi-family residential projects 
have been built, adding more than 850 residential units within the city limits. Had the proposed 
IZ ordinance been adopted in 2006, between 75 and 150 affordable units would have been built 
in the succeeding 9 years.  

Other Housing Diversity Programs Don’t Work as Well as an IZ Ordinance  

Over the past few years, Sustainable Saratoga has evaluated existing affordable housing 
programs as well as other approaches to housing affordability in Saratoga Springs.  

• The various programs operated by the Saratoga Springs Housing Authority, the City of 
Saratoga Springs and some non-profit entities have been successful in meeting some of 
the needs of low income households. 

http://en.wikipedia.org/wiki/Exclusionary_zoning
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• The voluntary affordable housing incentives offered in Articles 4.1 (Density Bonus for 
Affordable Senior Housing), and 4.3 (Density Bonus for Public Recreation or Affordable 
Housing) of the City’s zoning ordinance have not resulted in the addition of affordable 
housing units.  

• The Saratoga Workforce Housing Trust Fund was established by the City Council in 
2004, with the goal of acquiring public and private funding for affordable housing 
projects. However, funding has been limited.   

• A community housing land trust is a nonprofit, community-based organization whose 
mission is to provide affordable housing in perpetuity by owning land and leasing it to 
those who live in houses built on that land. While these organizations have been 
successful in many parts of the country, the capital required to create and operate one in 
the high-priced real estate market of Saratoga Springs is very difficult to obtain. 

•  Employer-funded housing programs would be hard to initiate and operate in a small 
community such as ours.  

• Density bonuses for on-site employee housing are likely to be controversial.  
• In 2014 Sustainable Saratoga developed and presented to the City an incentive program 

for voluntary carriage house conversions, with the goal of providing more workforce 
housing. Such a program could supplement the proposed IZ ordinance. However, as a 
volunteer program, it is likely to add relatively few affordable housing units.    

Advantages and Disadvantages of an IZ Ordinance 

Advantages: 
 

• Because it is mandatory, it is more effective in creating affordable housing than programs 
involving incentives for voluntary action by developers.   

• It is a housing program with minimal costs to City government. The City does not pay to 
construct and manage housing, but only has administrative costs to manage and monitor 
the program. 

• The program is designed so that the developer’s costs, including the lower sale or rental 
prices for IZ units, are largely offset by the density bonuses.  

• It has the potential to provide the most new middle-income housing at the lowest cost to 
taxpayers. 

• It promotes a desirable mix of housing types, including middle-income housing, in new 
residential developments throughout the city, and avoids segregating housing by income 
level. 

• It provides for housing diversity within the parameters of existing zoning regulations. 
 

Disadvantages: 
 

• It increases the involvement of city government in the housing market. 
• It allows for an increase in density over what is permitted by the zoning ordinance. 
• It might make it more difficult for developers to rent or sell market-rate units to 

households concerned about the proximity of middle-income housing.  
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Sustainable Saratoga believes the advantages of the IZ ordinance far outweigh the disadvantages. 
 
How Would the SPA Housing Ordinance Work? 

Sustainable Saratoga is recommending that essentially the same IZ ordinance drafted in 2006 be 
re-introduced, with a new name. The extensive research done in 2006 is still valid, and the need 
for such an ordinance is greater than ever.  It is estimated that the adoption of the ordinance 
would result in the construction of 20 to 30 new units of affordable housing each year, depending 
on the number and size of residential development projects approved.    

The proposed ordinance should not be viewed as a complete solution to the city’s affordable 
housing needs. It is a long-term program that would be effective in adding more affordable 
housing units as the city grows over time, without requiring substantial government funding. 

Key Provisions of the SPA Housing Ordinance 
 

• Required number of affordable units: 
o Developments with 10 or more units would either dedicate 20 percent of the units 

for moderate income households or 10 percent of the units for low income 
households. This provision would apply to units both for rent and for sale, with 
some variations.  

o Rental units would remain affordable for 30 years. Units offered for sale would 
remain affordable in perpetuity. 

o Candidates for occupancy of the affordable units would be screened and 
monitored by the City and selected by lottery. 

• Density Bonus: 
o In exchange for providing the required proportion of affordable units, the 

developer could increase the density of a development project by up to 20 percent. 
The Planning Board could relax certain development standards during the 
approval process.  

• Developers would commit to the affordability requirements by entering into an 
“inclusionary housing agreement” with the City.  

• A developer would be exempted from the requirements of the IZ ordinance for unusual 
conditions.  

• The City would create a special committee to monitor the program and make any 
recommendations for changing the ordinance. 

 
For more information contact:  Sustainable Saratoga 
    Email: info@sustainablesaratoga.org 
    Or visit our website: www.sustainablesaratoga.org 
 
Sustainable Saratoga is a not-for-profit organization that promotes sustainable practices and 
advocates for smart growth land use principles and procedures. Find out about our principles for 
smart land use in Saratoga here: http://www.sustainablesaratoga.org/work/hup/    

http://www.sustainablesaratoga.org/
http://www.sustainablesaratoga.org/work/hup/
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Proposed SPA Housing Zoning Ordinance (August 2016) 
 

(The following is “track change” record of how the current proposed ordinance 
amendment differs from the proposed 2006 draft ordinance) 

 
Proposed Amendments to the Zoning Ordinance 

of the City of Saratoga Springs 
 
 
ARTICLE 4.4IIA – INCLUSIONARY ZONING 
 
240-4.4IIA.1 LEGISLATIVE FINDINGS 
A.  The City Council of the City of Saratoga Springs finds that: 
 
 (1)  Over the last decade, rising housing prices and rents have made it 
  increasingly difficult for long-term City residents and workers to afford to 
  live in the City, and may ultimately displace long-term residents who 
  contribute so much to the City. Lack of access to decent affordable 
  housing has a direct negative impact upon the health, safety and welfare 
  of the residents of the City. 
 
 (2)  Economic diversity is essential to the health of Saratoga Springs. A 
  sound local economy requires a stable workforce at all wage levels. City 
  businesses and employers are finding it more difficult to attract and retain 
  employees, especially lower wage workers that have to live further from 
  the City and endure longer commutes to work. This has the potential to 
  harm the economic vitality of the City. 
 
 (3)  Developers are in a unique position to produce needed units for working 
  households at a reduced cost, provided the City grants them the ability to 
  provide additional units over and above those currently permitted by 
  zoning. Inclusionary zoning is a market-based response that achieves 
  affordable housing by reducing or eliminating land cost through increased 
  density. 
 
 (4)  Inclusionary zoning can be enacted without discouraging development or 
  negatively affecting community character. Inclusionary zoning 
  approaches have been used successfully in communities nationwide to 
  provide worker housing. Inclusionary housing policies can ensure an 
  equitable distribution of affordable housing opportunities throughout all 
  neighborhoods and zones of the City without excessive burden to any 
  single site or area. 
 
B.  The City has reviewed inclusionary zoning ordinances and inclusionary housing 
 studies from around the country and adapted provisions that are appropriate to 
 the needs and opportunities that exist in this City, has consulted with the 
 development community and other stakeholders, and has designed an approach 
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 that is sensitive to the interests and concerns of this community. 
 
 
240-4.4IIA.2 PURPOSE 
 
Now, therefore, the City Council of the City of Saratoga Springs, in accordance with the 
powers and authority vested in it by General City Law section 20 (24), 20 (25), and 81-d, 
hereby enacts this article in the best interests of the people of Saratoga Springs. The 
purposes of this article are to: 
 
 (1)  Utilize market forces to produce homebuyer and rental housing units that 
  are affordable to working households in the City through reasonable 
  density bonuses and affordable unit pricing without undue financial 
  burden. 
 
 (2)  Encourage the development of housing affordable to a broad range of 
  households with varying income levels, and mitigate the market forces 
  excluding housing that meets the needs of all economic groups within the 
  City. 
 
 (3)  Promote the City’s goal of increasing the workforce housing stock in a 
  uniform and predictable manner and in proportion to the overall increase 
  in new housing units. 
  
 (4)  Ensure the availability of workforce housing throughout the community 
  and equitably share the responsibility for workforce housing across all 
  neighborhoods. 
 
 (5)  Mitigate environmental and other impacts that accompany new residential 
  development by reducing traffic, transit and related air quality impacts, 
  promoting a housing balance and reducing the demands placed on 
  transportation infrastructure in the region. 
 
 (6)  Prevent overcrowding and deterioration of the limited supply of workforce 
  housing and, thereby, promote public health, safety and general welfare. 
 
 (7)  Provide for efficient administration in the approval, implementation and 
  monitoring of projects. 
 
240-4.4IIA.3 DEFINITIONS 
As used in this article, the following terms shall have the following meanings: 
 
AFFORDABLE RENT: Monthly rent that does not exceed one-twelfth of thirty-five percent 
(35%) of the maximum annual income for a household earning fifty percent (50%) of City 
Median Income (Low Income) or eighty percent (80%) of City Median Income (Moderate 
Income). 
 
AFFORDABLE OWNERSHIP COST: A sales price that results in a monthly housing cost 
(including mortgage, insurance, property taxes and home association costs, if any) that 
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does not exceed one-twelfth of thirty-five percent (35%) of the maximum annual income 
for a household earning eighty percent (80%) of City Median Income (Moderate Income) 
or one hundred percent (100%) of City Median Income (Middle Income). 
 
CITY MEDIAN INCOME: The median household income as established by HUD for the 
Albany-Schenectady-Troy Metropolitan Statistical Area, adjusted by the City Office of 
Planning and Economic Development for the percentage difference between the City 
Median Income and the MSA Median Income based on the decennial Census, or other 
method established by the Office of Planning and Economic Development for 
determining the Median Income of the City on an annual basis. 
 
CITY: The City of Saratoga Springs. 
 
COVERED PROJECT: Any project or projects that meet(s) the criteria of article 240-IIA.4A 
“Covered Projects.” 
 
DEVELOPER: Any person, firm, partnership, association, joint venture, corporation, or 
any entity or combination of entities with an identity of at least 10% proprietary interest, 
which seeks City approvals for all or part of a Covered Project or Projects. 
 
HIGH COST PROJECT: A residential development in which the addition of the 
Inclusionary Units will result in higher incremental construction costs directly allocable to 
the Inclusionary Units. These additional costs may include, but are not limited to, 
addition of stories, extension of elevators, additional structural support, additional 
garaged parking spaces, upgraded exterior materials including masonry and stone 
veneer, required handicapped accessibility modifications, the substantial rehabilitation of 
unique historic structures or features, or unusual changes or additional requirements 
imposed by regulatory authorities. 
 
HOUSEHOLD: One person living alone or two or more persons sharing residency whose 
income is considered for housing payments. 
 
HUD: The U.S. Department of Housing and Urban Development. 
 
INCLUSIONARY HOUSING PLAN: A plan submitted by a Developer to provide compliance 
with this article. 
 
INCLUSIONARY HOUSING AGREEMENT: A written agreement between a Developer and 
the City, as provided herein, to be recorded and that would run with the land. 
 
INCLUSIONARY UNIT: A dwelling unit that must be offered at Affordable Rent or available 
at an Affordable Ownership Cost to Income Eligible Households, and is regulated with 
regard to selling price or rent level, marketing and initial occupancy, and continued 
requirements pertaining to resale or rents and occupancy for the minimum compliance 
period, as provided herein. 
 
INCOME ELIGIBLE HOUSEHOLD: For an Inclusionary Unit for rent, a Household earning 
less than fifty percent (50%) of City Median Income (Low Income) or eighty percent 
(80%) of City Median Income (Moderate Income), as provided in article 240-IIA.6. For 
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an Inclusionary Unit for sale, a Household earning less than eighty percent (80%) of City 
Median Income (Moderate Income) or one hundred percent (100%) of City Median 
Income (Middle Income), as provided in article 240-IIA.6. 
 
MARKET UNIT: A dwelling unit in a Covered Project that is not an Inclusionary Unit. 
SEQR: New York State Environmental Quality Review. 
 
SUBSTANTIAL REHABILITATION: A cost of rehabilitation that exceeds 50% of the market 
value of the building based on the quotient of the structure’s current assessed value as 
indicated in the City’s Assessment Records divided by the city’s Equalization Rate. 
 
240-4.4IIA.4 COVERED PROJECTS AND EXEMPT PROJECTS 
A.  Covered Projects 
 
 Except as otherwise provided herein, this article shall apply to all building permit 
 requests pertaining to the following projects: 
 
 (1)  Any project of ten (10) or more new additional residential dwelling units 
  that are produced through construction, substantial rehabilitation of 
  existing structures, or adaptive reuse or conversion of a nonresidential 
  use to a residential use. 
 
 (2)  Multiple developments or projects by a Developer occurring on 
  contiguous parcels or in substantial proximity to one another shall be 
  considered in toto and shall be Covered Projects. 
 
 (3)  Any project of less than 10 new residential units that, at the sole 
  discretion of the Planning Board, may be permitted for voluntary inclusion 
  as a Covered Project under this Article of the Zoning Ordinance. If 
  approved, all requirements for Covered Projects shall apply. 
 
B.  Exempt Projects 
 
 This article shall not apply to all building permit requests pertaining to the 
 following projects: 
 
 (1)  Mobile homes. 
 
 (2)  Any project that is developed by an educational institution for the 
  exclusive residential use and occupancy by that institution’s students. 
 
 (3)  Any project that produces affordable units equal to, or in excess of, the 
  requirements contained in this article. 
 
 (4)  Any project for which building permit applications were properly filed 
  before the date of enactment of this Article. 
 
 (5)  Any project for which a final Planning Board decision of approval (final 
  PUD site plan, final site plan, or final subdivision approval) was issued 
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  before the date of enactment of this Article. 
 
 
C.  Temporary Suspension of Inclusionary Requirements for Covered Projects 
 
 In the event that the City’s Office of Planning and Economic Development 
 determines that the Waiting List is inadequate to support the development of 
 additional Inclusionary Units, the Planning Board may suspend the Inclusionary 
 Unit requirements for a specific Covered Project. In that event, no Density 
 Bonus under 240-4.4IIA.5 is provided. 
 
 
240-4.4IIA.5 DENSITY BONUS 
To assist developers in meeting the requirements of this article, all Covered Projects 
shall be entitled to a density increase of no more than 20% of the number of units that 
the Covered Project is allowed under existing zoning or a lesser base number of units as 
originally proposed by the developer, as permitted subsequent to SEQR analysis or as 
may be established by the Planning Board. When determination of the number of units 
for a density bonus results in a fractional unit, any fraction of .5 or over shall be one 
additional unit, and any fraction below .5 will be rounded down. Notwithstanding the 
above, no provisions herein shall be construed as limiting the discretion of the Planning 
Board to conduct reviews of Covered Projects and to issue any decisions within the 
scope of its statutory authority. 
 
240-4.4IIA.6 REQUIREMENTS OF INCLUSIONARY UNITS 
All Covered Projects shall meet the requirements for Inclusionary Units as specified in 
this section. The percentage of Inclusionary Units shall be calculated with a base 
number, or as may be established by the Planning Board, that does not include the 
bonus units added to the Covered Project. 
 
A.  Inclusionary Units – Rental 
 
 For Covered Projects where units are offered for rent, the number of Inclusionary 
 Units shall be designated as follows. When determining the number of 
 Inclusionary Units, any fraction of .5 or over shall be one additional unit, while 
 any fraction below .5 will be rounded down. 
 
  

 
If Inclusionary Unit rent is affordable to: 

 
 

 
Required number of Inclusionary Units 

as a percentage of the Market Units 
 

 
Low Income Households 

(up to 50% of area median) 
 
 

 
10% 

 

 
Moderate Income Households 
(50% - 80% of area median) 

 

 
20% 
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(1)   Affordable Rents. Maximum Affordable Rents for Inclusionary Units will 
  be calculated as follows: one-twelfth of thirty-five percent (35%) of the 
  maximum annual income for a household at the applicable income limit – 
  either fifty percent (50%) of City Median Income (Low Income) or eighty 
  percent (80%) of City Median Income (Moderate Income). 
 
 (2)  In calculating the Affordable Rent of Inclusionary Units, the applicable 
  income shall be based on the following relationship between unit size and 
  Household size: 
 
 
   

 
Unit Size 

 

Household (HH) Size for 
Applicable Income 

 
Efficiency units 1 person HH 

 
One-bedroom units 1.5 person HH 

 
Two-bedroom units 3 person HH 

 
Three-bedroom units 4.5 person HH 

 
Four-bedroom units 6 person HH 

 
 
 
 
  (3)  The calculations of the initial rents for the Inclusionary Units shall be 
  made by the City Office of Planning and Economic Development and 
  shall be contained within the Inclusionary Housing Agreement for the 
  Covered Project. The Office of Planning and Economic Development 
  may revise these prices in the event of documented exceptional 
  circumstances. 
 
 (4)  In the event that a Covered Project receives additional subsidies from any 
  public source to assist the Inclusionary Units, the value of such subsidies 
  shall be used to reduce the rents and/or income limits for the Income 
  Eligible Households to be served by the Units, as determined by the City 
  Office of Planning and Economic Development. 
 
B.  Inclusionary Units – For Sale 
 
 For Covered Projects where units are offered for sale via the conveyance of a 
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 deed or share for individual units, Inclusionary Units shall be designated in 
 accordance with the following table. When determining the number of 
 Inclusionary Units, any fraction of .5 or above shall be one additional unit, while 
 any fraction below .5 will be rounded down. 
 
 
 
 

 
If Inclusionary Unit sale is affordable to: 

 

 
Required number of Inclusionary Units 

as a percentage of the Market Units 
 

Moderate Income Households 
(up to 80% of area median) 

 

 
15% 

 
Middle Income Households 

(80% - 100% of area median) 
 

 
20% 

 
 
 
 
  (1)  Sales Price. Sales prices will be based on calculation of the Affordable 
  Ownership Cost, which means a sales price that results in a monthly 
  housing cost (including mortgage principal and interest, insurance, 
  property taxes and home association costs, if any) that does not exceed 
  one-twelfth of thirty-five percent (35%) of the maximum annual income for 
  the applicable income limit – eighty percent (80%) of City Median Income 
  (Moderate Income) or one hundred percent (100%) of City Median 
  Income (Middle Income). 
 

(2)   With respect to Inclusionary Units offered for sale, the Affordable 
  Ownership Cost will be calculated on the basis of: 
 

(a)   A down payment of no more than five percent (5%) of the 
   purchase price; and 
 
  (b)  An available fixed-rate thirty-year mortgage, using Fannie Mae’s 
   current interest rate, for the balance of the purchase price. (If the 
   Developer can guarantee the availability of a fixed-rate thirty-year 
   mortgage at a lower rate from the State of New York Mortgage 
   Agency or other public agency for all of the Inclusionary Units in 
   the Covered Project, a lower interest rate as provided by that 
   agency may be used in calculating Affordable Ownership Cost.) 
 
 (3)  The calculations of the initial sales prices for the Inclusionary Units shall 
  be made by the City Office of Planning and Economic Development and 
  shall be contained within the Inclusionary Housing Agreement for the 
  Covered Project. The Office of Planning and Economic Development 
  may revise these prices prior to initial occupancy in the event of 
  documented exceptional circumstances. 
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 (4)  In the event that a Covered Project receives additional subsidies from any 
  source to assist the Inclusionary Units, the value of such subsidies shall 
  be used to reduce the sales prices and/or income limits for the Income 
  Eligible Households to be served by the Units, as determined by the City 
  Office of Planning and Economic Development. 
 
 (5)  In the event that an individual buyer is able to provide a higher down 
  payment or obtain a higher mortgage loan based on fixed-rate financing 
  at a lower rate than provided in paragraph (2)(b) above, the additional 
  Buyer Funds may be used by the buyer to purchase additional 
  improvements to the Inclusionary Unit. Upon approval of the Office of 
  Planning and Economic Development, said additional improvements can 
  be added to the base price for purposes of determining resale under 
  Article 240-4.4IIA.9B. 
 
C.  General Requirements for Covered Projects – Rental and For Sale Units 
 
 (1)  Distribution 
  In order to assure an adequate distribution of Inclusionary Units by 
  household size, the bedroom mix of Inclusionary Units in any Covered 
  Project shall reflect the same ratio as the bedroom mix of the Market 
  Units of the Project, unless waived by the Planning Board for good cause 
  or requested by the Office of Planning and Economic Development based 
  on the waiting list. 
 
 (2)  Phasing 
  Inclusionary Units shall be made available for occupancy on 
  approximately the same schedule as, or sooner than, a Covered Project’s 
  market units, except that certificates of occupancy for the last ten percent 
  (10%) of the Market Units shall be withheld until certificates of occupancy 
  have been issued for all of the Inclusionary Units. A schedule setting forth 
  the phasing of the total number of units in a Covered Project, along with a 
  schedule setting forth the phasing of the required Inclusionary Units, shall 
  be established prior to the issuance of a building permit for any Covered 
  Project. 
 
 (3)  Comparability 
  Inclusionary Units may differ from the Market-Rate Units in a Covered 
  Project with regard to interior amenities and gross floor area provided 
  that: 
 
  (a)  These differences, excluding differences related to unit size 
   differentials, are not apparent in the general exterior appearance 
   of the project’s units and there is compliance with all exterior site 
   requirements of the City. 
 
  (b)  These differences do not include the reduction of insulation, 
   windows, heating systems, and other improvements related to the 
   energy efficiency of the Inclusionary Units. 
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  (c)  The gross floor area of the Inclusionary Units is not less than the 
   following minimum requirements, unless waived by the Planning 
   Board for good cause: one bedroom – 700 square feet, plus 150 
   square feet for each additional bedroom. 
 
D.  Inclusionary Housing Agreement 
 
 All Covered Projects are required to have an Inclusionary Housing Agreement 
 approved as part of the final PUD site plan, final site plan or final subdivision 
 approval by the Planning Board. 
 
E. Restrictive Covenants 
 
 All Inclusionary Units produced shall have restrictive covenants, recorded and 
 filed to run with the land, to ensure compliance with the occupancy, sale, rent 
 and other requirements of this article, and provide for legal remedies for the City 
 to enforce this article. These restrictive covenants shall be contained in the 
 Inclusionary Housing Agreement approved by the City Planning Board. 
 
240-4.4IIA.7 RELIEF 
 
The section identifies methods of relief from existing regulation to accommodate the 
requirements of this Article. 
 
A.  In order to accommodate the additional residential units required by this Article, 
 the Planning Board may grant relief from the requirements set forth in the table 
 below to the extent necessary so that the additional units are appropriately 
 incorporated into the overall site plan. In doing so, the Planning Board must find 
 that the resulting development is consistent with the general area and does not 
 negatively impact the character of the surrounding neighborhoods. The intent is 
 to provide a sufficient degree of specificity in site design and layout without 
 unduly restricting creative and diverse solutions. 
 
 
 
 

Zoning District Requirements that may be relieved 
 

T-6 Urban Core  Height: standard maximum height may be exceeded up to 
one story. The additional story shall contain no more than 
the number of additional units granted by the density 
bonus and these units shall be set back at least 10 feet 
from the facades of the story below 
 

T-4 Urban Neighborhood 
 
T-5 Neighborhood Center 
 

Height: as defined for the T-6 Urban Core district 
Build-to line, side and rear setbacks 
Parking requirements 
 

Single-family Residential 
Districts 
(RR-1, SR-1, SR-2, UR-1, 

Minimum lot size, mean width, maximum lot coverage 
Minimum yard dimensions 
Minimum floor area: units shall be a minimum of 700 
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UR-2) 
 

square feet for 1 bedroom plus 150 square feet for each 
additional bedroom 
Number of principal buildings & residences: to permit 
carriage house/accessory apartments and duplexes, and 
only to the extent to accommodate the additional units 
 

Single- and two-family 
Residential Districts 
(UR-3, UR-4, UR-4A, UR-7, 
NCD-1,2,3) 
 

Minimum lot size, mean width, maximum lot coverage, 
minimum permeability 
Minimum yard dimensions 
Minimum floor area: units shall be a minimum of 700 
square feet for a 1 bedroom plus 150 square feet for each 
additional bedroom 
Number of principal buildings & residences – to permit 
carriage house/accessory apartments and duplexes, and 
only to the extent to accommodate the additional units 
 

Multi-family Residential 
Districts 
(UR-5) 
 

Minimum lot size, mean width, maximum lot coverage, 
minimum permeability 
Minimum yard dimensions 
Minimum floor area – units shall be a minimum of 700 
square feet for 1 bedroom plus 150 square feet for each 
additional bedroom 
 

 
 
 
B.  Reduction in Inclusionary Units 
 In the event the Planning Board cannot approve a full density bonus, as 
 prescribed in Section 240-4.4IIA.5 “Density Bonus”, the number of required 
 Inclusionary Units shall be reduced in proportion to the ratio of proposed 
 Inclusionary Units to the proposed density bonus (i.e., if the developer has 
 proposed that all density bonus units be Inclusionary Units, then 100% 
 (20%/20%) of the reduction shall be Inclusionary Units; if the developer has 
 proposed the 15% Inclusionary Unit option, then 75% (15%/20%) of the reduction 
 shall be Inclusionary Units; if the developer has proposed the 10% Inclusionary 
 Unit option, then 50% of the reduction in units shall be Inclusionary Units.) 
 
C.  High Cost Project 
 In the event a Developer can establish by clear and convincing financial data to 
 the Planning Board that the Covered Project constitutes a High Cost Project, the 
 Planning Board, in consultation with the City Office of Planning and Economic 
 Development, may permit the Developer to offer the required Inclusionary Units 
 to households at up to 20% above the applicable income limits and prices in 240- 
 4.4IIA.6. 
 
D.  Relief from this Ordinance 
 If the developer requests full relief from this Article to eliminate the provision of all 
 Inclusionary Units, relief shall be sought from the Zoning Board of Appeals 
 through a use variance. 
 
240-4.4IIA.8 SALE/LEASING OF INCLUSIONARY UNITS 
 
Any Developer of a Covered Project shall adhere to the following provisions and to the 
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provisions of the Inclusionary Housing Agreement with respect to the initial offering of 
Inclusionary Units for sale or rent. 
 
A.  Ineligible Households. No Inclusionary Units may be rented or sold to any 
 person who will not reside in that unit year-round, or to any person who is 
 claimed as a dependent on another person’s federal or state tax return. 
 
B.  Occupant Qualification. Occupancy of Inclusionary Units shall be by households 
 qualified by the City. 
 
C.  Notice of Availability. The Developer shall notify the City Office of Planning and 
 Economic Development of the prospective availability of any Inclusionary Units at 
 least 180 days before such Units shall be available for lease or sale in a Covered 
 Project. 
 
D.  Waiting List. Upon such notice, the Office of Planning and Economic 
 Development shall provide to the Developer a list of qualified Income Eligible 
 Households based upon the City’s waiting list for Inclusionary Unit housing. 
 Referrals will be made by the City based on priority to Income Eligible 
 Households who are, at the time that the units are offered for sale or lease, 
 residing or working, first, in the City and, second, in the County of Saratoga. The 
 Developer will consider applicants in the order specified in the list, to rent or sell 
 the Inclusionary Units, and may take into account any standard and lawful 
 screening of applicants uniformly applied to all applicants for Inclusionary and 
 market units. The developer shall comply with all fair housing laws. Referrals 
 from the list will respect any conditions of occupancy, including elderly and/or 
 handicapped occupancy, legally imposed by public financing. 
 
E.  Release from Inclusionary Unit Restrictions. If, after the initial 180 days following 
 the Notice of Availability, a developer is still unable to secure a qualified, Income 
 Eligible Household for an Inclusionary Unit from the City’s Waiting List, the City 
 Office of Planning and Economic Development shall approve the release of the 
 Inclusionary Unit restrictions and that unit may be sold or leased as a Market 
 Unit. The excess proceeds of this sale, over and above the approved 
 Inclusionary Unit sale price plus legitimate and reasonable carrying and sales 
 costs of the developer, shall be repaid to the City and used to support the 
 purposes of this Inclusionary Zoning Article. 
 
F.  Reasonable Accommodations and Modifications. The City will operate the 
 program and maintain the waiting lists in compliance with the Americans With 
 Disabilities Act to ensure access to persons with disabilities. 
 
 (1)  For homebuyer units, the City will notify the developer of referral of a 
  household that includes a person with disabilities. The developer shall 
  make reasonable accommodations in working with that household, and 
  install reasonable modifications as required by the household to occupy 
  the unit. Said reasonable modifications shall be at the expense of the 
  household, and the sales price of the Inclusionary Unit may be adjusted 
  to reflect the reasonable modifications. 
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 (2)  For rental units, when the City determines that the likely applicants for 
  Inclusionary Units will include households with disabilities, the City will 
  designate handicapped accessible units in the development to be 
  reserved as Inclusionary Units as part of the Inclusionary Housing 
  Agreement. The developer will make reasonable accommodations to 
  provide housing to the household containing persons with disabilities. 
 
240-4.4IIA.9 CONTINUED AFFORDABILITY REQUIREMENTS 
 
A.  Rental Projects 
 All rental Covered Projects shall comply with the following provisions, which shall 
 be contained in an Inclusionary Housing Agreement to ensure continued 
 affordability of Inclusionary Units. 
 
 (1)  Minimum Affordability Period. All Inclusionary Units shall remain 
  affordable for a period of no less than thirty (30) years commencing from 
  the date of initial occupancy of the units. 
 
 (2)  Rent Increases. Increases in the annual rent for Inclusionary Units during 
  the minimum affordability period shall be limited to the percentage 
  increase in the Consumer Price Index for the Albany-Schenectady-Troy 
  Metropolitan Statistical Area. Increases above this percentage require 
  the approval in advance and in writing from the City Office of Planning 
  and Economic Development, which shall approve increases based on 
  documented hardship or other exceptional conditions. 
 
 (3)  Rental Report. Owners of rental Inclusionary Units shall provide such 
  information annually to the City, as determined by the City Office of 
  Planning and Economic Development and the Inclusionary Housing 
  Agreement, to ensure compliance with continuing occupancy and rent 
  restrictions. 
 
 (4)  Maintenance of Units. Owners shall comply with all local codes and 
  standards with respect to Inclusionary Units, and provide maintenance 
  services to the Inclusionary Units in the same manner provided all units in 
  the Project. 
 
 (5)  Lease and Sublet Restrictions. During the affordability period, the owner 
  or occupant may not sublet an Inclusionary Unit to a Household other 
  than an Income Eligible Household, or at a rent in excess of the 
  Affordable Rent. 
 
 (6)  Sale of Project. If the Covered Project is sold during the Minimum 
  Affordability Period, the use restrictions shall run with the land, and the 
  new buyer will meet all restrictions of the Inclusionary Housing Agreement 
  for the remainder of the period. The City shall charge the seller a fee to 
  cover the costs of approving and recording the transfer. 
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B.  Homebuyer Projects 
 All homebuyer Inclusionary Units shall comply with resale restrictions, which shall 
 be contained in an Inclusionary Housing Agreement with the Developer and 
 legally recorded with each sale. Transfer to an original co-owner does not 
 constitute a resale for this purpose, but the transfer is subject to all restrictions of 
 the original covenants, and any subsequent resale is subject to these provisions. 
 
 (1)  Shared Interest in Proceeds of Sale. At the time of the initial sale of the 
  Inclusionary Unit, the City will determine the Buyer’s Interest and the 
  City’s Interest based upon current Market Value determined by appraisal 
  as if the property was unrestricted. The Buyer’s Interest will be the 
  percentage that the Buyer’s Funds, including down payment and 
  mortgage(s), constitute of the current full market value at time of initial 
  sale. Buyer’s Funds can include additional improvements as defined in 
  Article 240-4.4IIA.6B(5), but do not include any mortgages, subsidies or buy 
  downs provided by the City or other public sources. 
   
  The City’s Interest will be the remainder interest; that is, the Subsidy 
  Amount (Market Value minus Buyer’s Funds) divided by the Market Value 
  at time of initial sale. 
 
 (2)  Resale Price. The resale price shall be the Buyer’s Interest multiplied by 
  the current Market Value as an unrestricted unit at time of resale. The 
  Office of Planning and Economic Development shall determine the 
  market value of the unit by appraisal, the cost of which is to be borne by 
  the seller. 
 
 (3)  Notice of Intent to Sell. At any time the original Buyer wishes to offer an 
  Inclusionary Unit for resale, the Buyer (now the Seller) must notify the 
  City Office of Planning and Economic Development. The City (or its 
  designee) shall provide one or more eligible buyers from the list of eligible 
  buyers within thirty (30) days from notification. If the City declines or fails 
  to provide an eligible buyer after 120 days from the notice to sell, the City 
  Office of Planning and Economic Development may release the 
  Inclusionary Unit restrictions on this unit, and the unit may be sold as an 
  unrestricted unit, with the City recapturing its portion of the gross 
  proceeds based on the City’s Interest in Article 240-4.4IIA.9B(1) above. 
 
 (4)  Transaction Fee. The City shall charge a fee to cover the costs of resale 
  charged to the seller out of net proceeds. 
 
 
240-4.4IIA.10 ADMINISTRATION 
 
A.  Inclusionary Housing Plan 
 The developer will submit a proposed Inclusionary Housing Plan to the City 
 Office of Planning and Economic Development in advance of Planning Board 
 review. The Office will review the proposed plan for consistency with this Article, 
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 and provide comments to the developer and to the Planning Board. 
 
B.  Inclusionary Housing Agreement 
 All Covered Projects are required to have an Inclusionary Housing Agreement 
 approved as part of the final PUD site plan, site plan or subdivision approval by 
 the Planning Board. The City Office of Planning and Economic Development will 
 prepare the Inclusionary Housing Agreement. Notwithstanding any other 
 provision of this article, no special use permit, site plan, change of use, 
 subdivision approval, building permit or occupancy permit shall be granted for 
 any dwelling unit in a Covered Project unless an Inclusionary Housing 
 Agreement has been approved by the Planning Board. 
 
C.  Expedited Processing and Waiver of Fees 
 
 (1)  Expedited Approvals and Permit Review. Structures that provide the 
  required Inclusionary Units shall receive priority for building permit review 
  and development approvals, and multiple IZ units with identical plans will 
  receive single plan review. 
 
 (2)  Waiver of Fees. All municipal fees associated with the development and 
  construction of new residential units shall be waived only as they apply to 
  the required Inclusionary Units. 
 
D.  Oversight and Enforcement 
 The City Office of Planning and Economic Development will monitor Covered 
 Projects during implementation, review occupancy reports submitted by 
 developers, and approve the transfer or re-occupancy of Inclusionary Units. 
 
 (1)  Post-Approval Administrative Actions. In the event of unforeseen and 
  unavoidable changes in costs, the Office of Planning and Economic 
  Development shall have the authority to adjust pricing and eligible income 
  levels, but changes in the number of Inclusionary Units in the Inclusionary 
  Housing Agreement will require Planning Board approval. 
 
 (2)  Certificate of Occupancy. No final certificate of occupancy shall be 
  issued for a Covered Project unless all Inclusionary Units within the 
  Covered Project are eligible for a certificate of occupancy, except that, 
  with respect to Covered Projects to be constructed in phases, certificates 
  of occupancy may be issued on a phased basis consistent with the 
  provisions of this Article. 
 
 (3)  Enforcement. Violations of this article shall be punishable as provided by 
  Article 240-9.213. In addition, any certificates of occupancy for Market Units 
  in a Covered Project found to be in violation of this article may be revoked 
  upon a finding of substantial non-compliance hereunder. 
 
E.  Annual Report and Evaluation 
 The City Office of Planning and Economic Development shall monitor activity 
 under this article and shall provide an annual report on activities and costs to the 
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 City Council. In addition, the Council shall cause this Article to be evaluated 
 every three years, or in conjunction with the Comprehensive Plan review. In 
 accordance with the City Charter, the Mayor shall have the authority to appoint a 
 committee that includes representation of the inclusionary zoning program 
 administrative staff, the Planning Board, the development industry and affordable 
 housing experts to monitor the initial implementation of the ordinance and make 
 recommendations. 
 
 
EXEMPTION OF FEES FOR INCLUSIONARY UNITS: 
 
In the annual resolution of the City Council, there shall be no application fees for the 
inclusionary units in a site plan or subdivision application, There shall be no cash-in-lieu 
of recreation land fee for the inclusionary units. 
 
3.1. Proposed Amendment Creating Article 240-13.6G 
Exemption for Inclusionary Units 
 
To add a new subsection “G” to read as follows: 
 
“Article 240-13.6G Exemption for Inclusionary Units 
The above mentioned fees shall not apply to any inclusionary zoning units or units which shall have 
received all required approvals under Article IIA of the Zoning Ordinance entitled, “Inclusionary 
Zoning”.” 
 
3.2. Proposed Amendment to Subdivision Regulations, 
Appendix A 
 
To add the following to Appendix A: 
 
“Fees established in this appendix shall not apply to any inclusionary zoning units or units which 
shall have received all required approvals under Article IIA of the Zoning Ordinance entitled, 
“Inclusionary Zoning”.” 
 
3.3. Proposed Amendment to City Code Chapter 231, 
Section 231-48, “Application for Service; Connection 
Fees” 
 
To add a new subsection “D” to read as follows: 
 
“D. Fees established in this section shall not apply to any inclusionary zoning units or units which 
shall have received all required approvals under Article IIA of the Zoning Ordinance entitled, 
“Inclusionary Zoning”.” 
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Questions & Answers: 
Proposed “Saratoga Places for All” (SPA) Housing 

Ordinance (August 2016) 
 
(The following “Questions & Answers” are from the City’s 2006 Inclusionary Zoning Ordinance, updated by 

Sustainable Saratoga to reflect data relevant to the current SPA-Housing Ordinance proposal.) 
 

Why is Sustainable Saratoga supporting this proposal? 
• Sustainable Saratoga advocates for sustainable smart growth policies. One such policy is that the City 

 should have adequate, diverse housing. 
 
What is the SPA-Housing ordinance? 
• SPA-Housing is an inclusionary zoning (IZ) ordinance that requires developers of larger housing (sale 

 or rental) developments to include some affordable units to households of modest income. 
 Developers are given a modest density bonus, or the right to build more units, to offset the costs of 
 producing these units. The proposed ordinance for Saratoga Springs requires developments of 10 
 or more new units to dedicate 10 to 20 percent (depending on target income level) of the new units 
 to be affordable in exchange for a 20 percent density bonus. Over 500 other communities in the 
 country  have enacted similar ordinances. 

 
What does the SPA-Housing Ordinance require? 
• Developments with 10 or more new RENTAL units must set aside either: 
 - 20% of units for households earning under $65,000 (less than 80% of Area Median Income – 
 AMI, based on a 4-person household) or 
 - 10% of units for households earning under $41,000 (less than 50% of AMI, based on a 4-person 
 household) 
• Developments with 10 or more new FOR SALE units must set aside either: 
 - 20% of units for households earning under $82,000 (less than 100% of AMI, 4 persons) or 
 - 15% of units for households earning under $65,000 (less than 80% of AMI, 4 persons) 
• Density bonus - In exchange for providing the Inclusionary Units, the developer may 
 increase the total number of units in the project by up to 20%. 
• As necessary and appropriate to accommodate the Inclusionary Units, the Planning Board 
 can relax certain regulations, depending on the zoning district. 
• Developers will enter into an “Inclusionary Housing Agreement” with the City to assure that 
 the conditions of inclusionary zoning are met. 
 
Are there any exceptions? 
• The Ordinance would apply citywide to new construction, substantial rehab or conversions, except for: 
 - Exclusively non-residential development 
 - Developments with fewer than 10 new units (unless developer requests & City 
 approves)  
• The Planning Board can waive part or all of the Inclusionary Zoning (IZ) requirements if it determines the 
 additional units cannot be accommodated on site without detrimental impact. 
• Developers may request “relief” from IZ through the Zoning Board of Appeals. 
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How will the Inclusionary Units be priced? 
• Maximum rents and sales prices will be determined annually based on income levels. The Ordinance 
 provides formulas for determining what the rents or sale prices for the affordable units will be.  
• For certain “high cost” construction, the developer may seek Planning Board approval to 
 set the price to target a slightly higher income level (up to 20% higher). 
 
How will the Inclusionary Units differ from the market-rate units? 
• In order to make the units affordable, inclusionary units may be smaller in size and contain 
 less expensive interior finishes and amenities than the market rate units. 
• Exterior finishes must be comparable to the market-rate units. 
 
How long will the Inclusionary Units remain affordable? 
• Rental units must remain affordable for at least 30 years. 
• For sale units will remain affordable in perpetuity, with unit owners receiving net proceeds 
 of the sale in proportion to their original investment. 
• Affordability requirements are maintained through restrictive covenants & deed restrictions. 
 
Who will be eligible for an Inclusionary Unit? 
• The City Office of Planning and Economic Development will create and maintain a waiting 
 list of eligible candidates based on income limits (adjusted annually). 
• Priority is given first to households that reside or work in the City, second priority to 
 households that reside or work in Saratoga County. 
• Developers of Inclusionary Units will use this list to rent or sell the units. 
• Seasonal or part-time residents will not be eligible. 
• Subletting an inclusionary unit to a non-income-eligible party is prohibited; on turnover, new 
 occupants will be selected from the City waiting list. 
 
How will the program be monitored to make certain it works in Saratoga Springs? 
• The Mayor is authorized to appoint a committee of experts to monitor the initial implementation of the 
 Ordinance and to make recommendations for changes. 
• The Planning Board can waive the requirements for individual projects where it is determined the IZ units 
 cannot be provided without detrimental impact. 
• If the City’s waiting list is exhausted, the Planning Board can suspend the requirements for projects, or 
 release individual units to market sale (with the excess proceeds being used to support this 
 Ordinance). 
• An annual report will be provided to the Council. An evaluation is scheduled every 3 years, which is the 
 minimum time necessary to allow initial projects to be completed and units occupied. 
• The City Council has the authority to amend this or any other portion of the City’s Zoning Ordinance as 
 needed. 
 
How many affordable units will this produce? 
• Based on recent years, 15 to 30 units could be produced each year, although this could be 
 higher or lower depending on the market and the types of projects approved. Under current 
 market conditions, these units are likely to be mostly rental units, although over time the 
 Ordinance may also result in the creation of owner-occupied units. 
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Where will these units be produced? 
• Consistent with the IZ principle of “fair share”, IZ units will be produced throughout the City,  
 in proportion to the zoning density that applies to that particular neighborhood or site. The SPA 
 Housing program is consistent with the relative housing densities proposed in the City’s 
 Comprehensive Plan.  
• The number of IZ units that any one area receives will be determined by the amount of new 
 housing development in that area. 
 
Who will these units be for? 
• It is envisioned that these units will serve local residents – elderly residents who can no 
 longer keep up with the tax and maintenance burden of single family ownership, young people 
 who grew up here and are returning to raise their families in Saratoga, and people who have jobs 
 in the City or County and want to live closer to work. The Ordinance gives priority to households of 
 modest income that live or work in Saratoga Springs. Based on current incomes, IZ units would 
 serve a two-person household earning $32,800 - $52,500 for rental housing, and up to about 
 $65,600 for homeownership. For a four-person household, IZ units would serve households in the 
 $41,000 - $65,000 range for rental units, and up to $82,000 for homebuyer units. These income 
 ranges are adjusted annually. 
 
 
How will IZ be administered and what are the costs? 
• The ordinance is designed to minimize the administrative impact on our small city government. 
 The Office of Planning and Economic Development (OPED) will administer the ordinance. 
 While some staff time is required, these are functions are already performed by OPED in other city 
 housing programs, so the added workload  is  incremental, not new.. Based on recent 
 development activity, OPED and the 2006 Committee  concluded that the administrative functions 
 constitute about ½ person, or about $55,000 in the first year and about $45,600 in subsequent 
 years (in 2006 dollars). The City is currently reviewing these estimates. 
  
Why do we need to do this? Is there an affordable housing crisis in Saratoga Springs? 
• The US Department of Housing and Urban Development (HUD) says that housing is not affordable if 

the occupants of the unit are paying more than 30% of their income for housing costs (rent, mortgage, 
utilities, insurance, etc.).  

• 25% of all homeowners in Saratoga Springs spend more than 30% of their income on housing costs. 
This represents 1,596 households. 

• 44% of all renters in Saratoga Springs spend more than 30% of their income on housing costs. This 
represents 2,154 households. 

• 33% of all households in Saratoga Springs spend more than 30% of their income on housing costs. 
This represents 3,750 households. 

 
Why is housing so expensive in Saratoga Springs? 
• The reasons are many, but essentially there is very strong demand and a limited supply. The 
 many positive qualities of Saratoga Springs have made it a very desirable place to live for 
 people moving to and working in the Capital District. Saratoga’s appeal as a tourist and resort 
 area is causing more and more of its housing stock to be claimed for vacation homes and 
 second homes. Real estate investors are drawn to Saratoga Springs as an attractive 
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 community to invest in high-end projects. As a result of this rising demand, land costs and 
 building costs have increased to widen the gap between housing prices and area incomes. 
 
Isn’t this a short-term problem? Won’t the housing market settle down and become more 
affordable in the future?  
• Housing markets are cyclical and do not remain static. No one can predict the future of our 
 local housing market, or whether prices will go up or down. This ordinance is designed as a long-
 term strategy to gradually add units in proportion to how the community grows. If the market slows 
 and becomes more affordable, fewer market and IZ units will be produced.  
 
If I’m already a homeowner in Saratoga Springs, why is affordable housing my problem? 
• Although you may be secure in your home, we believe that the affordable housing may still 
 impact you as a consumer, as an employer and as a family. If working middle class people 
 cannot find housing that is affordable, the community as a whole suffers. Workers vital to the 
 stability and health of the community—both professional and blue-collar workers—will not be 
 available to provide the services needed by our citizens. Businesses will not locate or expand 
 here if they are unable to recruit a local workforce, and this can threaten  our local economy. 
 On a more personal level, you may find that it will be harder to keep your family living close by 
 – your children may have to move away to raise families, or your parents may not be able to 
 afford to live close by as they age and need your support. 
 
 
Isn’t it reasonable to expect some people to commute from less expensive outlying areas? 
• Employers indicate that this housing market affects recruitment, turnover and absenteeism. 
 Workers who can’t live close to their workplace are more likely to change their workplace 
 location in order to shorten their commutes. Also, workers with long commutes are more likely 
 to miss work, reducing the ability of local businesses to provide quality services. With 
 uncertainty in  fuel prices, workers have even more incentive to find employment close to their 
 homes. And ultimately, housing choices should exist for working families and the elderly. 
 
What are the impacts of the SPA-Housing Ordinance? 
• There are over 500 IZ ordinances in effect nationwide, with different provisions and different 
 levels of success. This proposed ordinance for Saratoga Springs drew on that range of 
 experiences to develop a modest approach that is appropriate to Saratoga Springs and that will not 
 negatively affect the special character of our community. Some of the key concerns about potential 
 negative impacts of the IZ ordinances are discussed below. 
 
Will the SPA-Housing Ordinance discourage development in Saratoga? 
• It should not. In some IZ communities where the IZ requirement has become a severe burden to 

 the developer, this has been the case. However, this ordinance has been carefully designed 
 based on financial analyses so that these additional IZ units can be provided by the developer 
 at a price that covers the developer’s costs of construction and overhead. IZ requirements 
 apply only when units can be added to the overall development plan, so there will not be a 
 reduction in what the developer could produce without IZ. Therefore, while developers take 
 on some additional near-term burden in building the IZ units, there is no long-term burden or 
 financial cost to the developer. As long as there is market demand for the production of 
 additional housing units in Saratoga, developers should be able to continue to produce units. 
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Will IZ units alter the character and appearance of the entire development or the neighborhood? 
• It should not. The IZ units must be the same type as the market units --  for-sale units 
 within for-sale projects or rental units within rental projects. The IZ units will be required to blend in 
 with the market rate units in terms of exterior design, finishes and aesthetics. Only certain 
 development requirements listed in the ordinance, such as setbacks, are waived, and only to the 
 extent needed to incorporate the affordable units. Where the units cannot be constructed without 
 detrimental impact on the development and the community, the requirements can be reduced or 
 waived by the Planning Board. 
 
Will IZ units have an impact on traffic and other environmental issues of concern? 
• All developments covered by this ordinance are put through an environmental analysis 
 following the State Environmental Quality Review (SEQR) process. The IZ units will be part of 
 that, and changes to the design and other mitigation will be considered as part of that process 
 prior to Planning Board approval. In addition, the proposed ordinance itself must receive 
 SEQR review prior to enactment. 
 
Will the SPA-Housing Ordinance threaten Saratoga Springs’ greenbelt or rural areas? 
• IZ applies within the City’s existing zoning to all areas of the City. Therefore, inclusionary 
 zoning will apply in the less densely zoned areas of the city, but in concentrations which reflect 
 the lower density of those rural zones. 
 
Will IZ units be produced disproportionately in certain neighborhoods? 
• The ordinance is developed on the core principle of fair share. IZ requirements apply to all 
 neighborhoods and areas of the City, in direct proportion to the existing zoning requirements in 
 that area. It is likely that the city’s core area and perhaps certain neighborhoods might see more 
 development in the future than others, so these areas might see more IZ units than other 
 areas. However, IZ units can be produced only on the development site and not shifted to other 
 neighborhoods. 
 
Does this change the local review process and the roles of the Planning Board, Design Review, or 
Zoning Board of Appeals? 
• No. All existing review processes remain in place, and all authorities of the various review 
 boards are preserved. The boards will be required to consider the IZ requirements as one of 
 the overall requirements of the City, but not to the exclusion of other community concerns and 
 requirements. The Planning Board will take the lead in incorporating the IZ requirements into 
 the overall development approval. The Planning Board is authorized to grant relief from IZ 
 requirements, and the developer still retains the right to appeal for full relief to the Zoning 
 Board of Appeals. 
 
Will Saratoga’s taxpayers carry the burden of producing and subsidizing these units? 
• There are no direct City subsidies contemplated or required for these units. However, there 
 are administrative costs that have been estimated in 2006 at $46,500 per year.  The City is 
 currently reviewing these estimates. The owners of IZ units will pay property 
 taxes comparable to other modest housing in the community. 
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Will SPA Housing Ordinance end up drawing households to Saratoga that will become a burden to 
the community? 
• The first priority is for households who live or work in Saratoga Springs. The second priority is for 
 households who live and work in Saratoga County. Households who occupy these units must 
 be self-sufficient because there are no subsidies provided. The ordinance has a “circuit 
 breaker” so that the Planning Board can suspend the requirements if the City has no qualified 
 applicants on its waiting list when developments are approved, and the income restrictions can 
 be waived for units when there are no qualified buyers. 
 
Is the draft ordinance applying a model from Montgomery County, Maryland, or other communities 
that are larger, more urban, or fundamentally different than Saratoga? 
• No. The 2006 Committee was advised by the Innovative Housing Institute, nationwide experts on 

 IZ, and the key IHI consultant formerly worked in Montgomery County and shared the 
 Montgomery County experience. However, this ordinance was not based on Montgomery 
 County or any other community. It was drafted from scratch, drawing on the experience of a 
 range of communities, and modified based on substantial community input. The end result is 
 a totally unique ordinance that is unlike any other community’s ordinance and tailored to the 
 market and conditions in Saratoga Springs. 
 
 
Why was a threshold of 10 units chosen? 
• A 20% bonus only begins to make sense at 10 or more units. Because of the rounding 
 required to get full units, a 20% bonus in smaller projects could have a dramatic and visible 
 impact on density. The 2006 Committee looked at permits drawn in recent years, and has 
 concluded that there would not be a significant increase in inclusionary unit production if the 
 threshold were lowered to five units. The ordinance includes a voluntary provision where 
 smaller projects could propose inclusionary units if it made sense from design and financial 
 standpoints. 
 
Can developers propose to build the IZ units off site? 
• No. In cases where it is determined 
 by the Planning Board that units cannot be accommodated on site, the requirement will be 
 waived rather than shifted off site. 
 
Does the City have the option to purchase the affordable units or change their use? 
• No. This is not allowed, due to  
 concerns that the intent and use of the units could be changed. 
 
Will these families be able to afford the housing costs, including maintenance, taxes and 
homeowner association fees? 
• The 2006 Committee analyzed the affordability, and created a pricing model that includes all costs, 
 including taxes, insurance and homeowner association fees (if applicable). Taxes are based 
 on assessments reflecting the lower price and value of the IZ units. In certain developments 
 with high homeowner association fees, the pricing may need to be adjusted or subsidies 
 provided to make it affordable. Maintenance and improvement of IZ units will be encouraged 
 and taken into account for resale pricing. 
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Will the IZ unit buyers be able to enjoy appreciation in their unit value when they sell? 
• Yes. Homeowners will be able to sell at a price that enables them to share in market 
 appreciation in direct proportion to their initial investment when they sell. For example, if they 
 were able to buy the unit at 60% of its original fair market value, they will be able to receive 
 60% of the appreciation at time of resale. The new buyer will continue to be a priority 
 household in the eligible income range. 
 
Why don’t we just make inclusionary zoning a voluntary program? 
• It is widely accepted that voluntary inclusionary zoning programs have been largely ineffective 
 nationwide. Saratoga Springs has incorporated voluntary incentive-based affordable housing 
 into its zoning standards for a number of years, but this has not resulted in the construction of 
 any affordable units.. Also, if voluntary, it is likely that IZ 
 units would not be produced throughout the City and this would result in higher concentrations 
 of IZ units in some neighborhoods rather than others. 
 
Wouldn't it be easier if the City just paid developers to build affordable units? 
• It is the removal of land costs from the additional units, achieved through the density bonus, 
 which permits IZ units to be offered at a more affordable price. To achieve similar pricing 
 levels, the City would need to either build on City property, thereby concentrating these units, 
 or provide substantial subsidies to offset the rising cost of available privately held land. 
 
Shouldn’t this be a County-wide program? 
• The market pressures exist throughout the Saratoga region, but have become most focused in 
 Saratoga Springs. While a County-wide strategy would produce more needed units, Saratoga 
 Springs needs to address this problem whether or not other communities join in. We hope that 
 our leadership on this issue will encourage other communities in the County to consider the 
 benefits of creating their own inclusionary zoning programs. 
 
Will inclusionary zoning solve all of our community’s affordable housing needs? 
• Inclusionary zoning is not a panacea, but it is an important tool in establishing a range of 
 options to address affordable housing needs in Saratoga Springs. Providing these units 
 through a private market solution allows Saratoga Springs to meet some of the need without 
 large government subsidies and regulation by the state or Federal governments. It is a 
 modest but truly local solution. 
 
What if it doesn’t work? 
• Several features have been included in the Ordinance to enable it to be modified or suspended 
 if it doesn’t work or if there isn’t sufficient demand. 
 (1)  The Ordinance provides for a committee to monitor the initial implementation and 
  to make recommendations for changes. 
 (2)  There is a “circuit breaker” for the Planning Board to suspend the requirements for 
  new developments if there is insufficient demand for the units. 
 (3)  There is a provision to allow individual units to be sold at market value if eligible 
  buyers cannot be found. 
 (4)  The Ordinance requires an annual report to the Council on the IZ units produced. 
 (5)  The Ordinance requires an evaluation of the Ordinance and its impact within three 
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  years. 
 (6)  And, of course, the City Council could choose to re-evaluate and change the 
  ordinance at any point if it proves to be unsuccessful, has unintended loopholes or 
  negatively affects the community. 
 
Who drafted the 2006 ordinance? 
• In early 2005, Mayor Michael Lenz created the Inclusionary Zoning Ordinance Development (IZOD) Committee   

 to study the City housing issues and develop a new ordinance.  The worked for over 
 a year and in April 2006 delivered a new ordinance to the City Council.  That 
 committee consisted of Monte Franke (Chair), Sonny Bonacio, Amy Durland, Matt 
 Gabryshak and Vilma Heramia. Eric Schreck and Nancy Ohlin also served in the 
 earlier months on the committee. 
 

Why didn’t the City Council adopted the draft ordinance in 2006? 
• We can only speculate why the City Council did not adopt the draft ordinance as recommended by the IZOD 

 Committee.  There is official record of any public discussion of the Ordinance by the City Council. 
• Sustainable Saratoga believes there probably were a number of factors that contributed to the lack of action. 

 These might have included:  
o Desire to see if the ordinance could be adopted on a regional or county-wide level; 
o Suggestions by some developers that more time could allow affordable housing to be built on a 

voluntary basis; 
o Concern with forecasts of an uncertain housing market; 
o A tight City budget that were projecting employee layoffs. 



HOUSING DATA 
SARATOGA SPRINGS, NY 

Compiled by Sustainable Saratoga (August 2016) 
 

AFFORDABLE HOUSING:  
The US Department of Housing and Urban Development (HUD) defines “Affordable Housing as “housing for which 
the occupant(s) is/are paying no more than 30 percent of his or her income for gross housing costs, including 
utilities”.  

 
 The US Census’s 2010-2014 American Community Survey reports: 
  SARATOGA SPRINGS:    

• 24.81% of all homeowners spend more than 30% of their income on housing costs. 
o This represents 1,596 households 

• 44.14% of all renters spend more than 30% of their income on housing costs.  
o This represents 2,154 households 

• 33.15% of all households spend more than 30% of their income on housing costs. 
o This represents 3,750 households 

  COUNTY OF SARATOGA:  
• 23.60% of all homeowners spend more than 30% of their income on housing costs. 
• 42.62% of all renters spend more than 30% of their income on housing costs.  

 
DEMOGRAPHIC: 
 The US Census 2000: 
  SARATOGA SPRINGS: 

• Total populations: 26,586  (26,186 in 2000) 
• Number of persons per household: 2.13  (2.21 in 2000) 
• Number of occupied housing units: 11,312 (10,784 in 2000) 

o Number of owner-occupied housing units: 6,431 
o Number of renter-occupied housing units: 4,881 

COST OF HOUSING: 
 The US Census’s 2010-2014 American Community Survey reports: 
  SARATOGA SPRINGS:    

• Mean value for owner-occupied units: $310,200 
• Mean monthly gross rent for renter-occupied units:  $988 

  COUNTY OF SARATOGA:  
• Mean value for owner-occupied units:.$230,900 
• Mean monthly gross rent for renter-occupied units: $978  

  City Data.com reports: 
  SARATOGA SPRINGS: 

• Median gross rent in 2013: $1,011. 
• Mean prices in 2013: 

o All housing units: $337,814; 
o Detached houses: $327,096 
o In 5-or-more-unit structures: $938,279 

• Median house of condo value: 
o In 2013:  $297,771 
o In 2000: $128,600 



  
INCOMES:  

 
 The US Census’s 2010-2013 American Community Survey reports: 
  SARATOGA SPRINGS:    

• Per capita income: $39.,355  
• Median household income:  $67,303 

  COUNTY OF SARATOGA:  
• Per capita income: $35,860 
• Median household income: $70,581 

 
 City Data.com reports: 
  SARATOGA SPRINGS: (zip code area) 

• Estimated median household income in 2013: $67,522 
 

 The US Department of Housing and Urban Development:  
  COUNTY OF SARATOGA: (no separate data available for City of Saratoga Springs) 

• 2016 Median Income: $82,000 
• 2016 Median household income by household size: (see table below) 

 
   

HOUSEHOLD 
SIZE: 
(persons) 

HOUSEHOLD 
INCOME 
(30% of 
Area 
Median) 

HOUSEHOLD 
INCOME 
(50% of 
Area 
Median) 

HOUSEHOLD 
INCOME 
(80% of 
Area 
Median) 

HOUSEHOLD 
INCOME 
(100% of 
Area 
Median) 

HOUSEHOLD 
INCOME 
(110% of 
Area 
Median) 

HOUSEHOLD 
INCOME 
(120% of 
Area 
Median) 

1 $17,250 $ 28,700 $ 45,950 $57,400 $63,150 $68,900 

2 $19,700 $32,800 $52,500 $65,600 $72,150 $78,700 

3 $22,150 $36,900 $59,050 $73,800 $81,200 $88,550 

4 $24,600 $41,000 $65,000 $82,000 $90,200 $98,400 

5 $28,450 $44,300 $70,850 $88,600 $97,450 $106,300 

6 $32,600 $47,600 $76,100 $95,200 $104,700 $114,250 

7 $36,750 $50,850 $81,350 $101,700 $11,850 $122,050 

8 $40,900 $54,150 $86,600 $108,300 $119,150 $123,000 

 
(All numbers rounded to nearest $50) 
 
 
 
 
 



Sustainable Saratoga 
PO Box 454 
Saratoga Springs, NY 12866 

 
www.sustainablesaratoga.org 

 August 5, 2016 

Honorable Joanne Yepsen, Mayor 
City of Saratoga Springs 
City Hall 
474 Broadway 
Saratoga Springs, NY 12866 

Dear Mayor Yepsen: 

RE: SPA-HOUSING ORDINANCE 

We have submitted to the City Council zoning amendment that would create “The Saratoga 
Places for All (SPA) Housing Ordinance”.  This is a zoning text amendment that is intended to 
create more diverse housing opportunities citywide –especially for the middle income 
households. 

Due to the public benefit nature of this zoning text amendment we are requesting a waiver of the 
application fee. We also indicated this request on the application form.  

Sincerely, 
 
 
Harry Moran 
Chair  

Attachments 
cc:  Commissioner John Franck 

Commissioner Michele Madigan 
Commissioner Chris Mathiesen  
Commissioner Anthony Scirocco 

           Harold J. Moran
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September 6, 2016 

Mr. Mark Torpey, Chair 
Saratoga Springs Planning Board 
City Hall 
474 Broadway 
Saratoga Springs, NY 12866 
 
Dear Mr. Torpey: 
 
 RE: SPA HOUSING ORDINANCE – ADVISORY OPINION TO THE CITY COUNCIL 
 
We would like to offer some supportive information as the Planning Board undertakes its advisory opinion to the City 
Council on Sustainable Saratoga’s application to amend the Zoning Ordinance to include language that requires that 
development projects of 10 or more units include units deemed affordable under current HUD income guidelines. 
 
We understand that, at a minimum, your task is to determine 1) whether the proposed revision is consistent with the 
Comprehensive Plan; and 2) whether the proposed revision is not contrary to the general purpose and intent of the 
Zoning Ordinance. 
 
We offer the following comments on these two tasks. 
 
CONSISTENT WITH COMPREHENSIVE PLAN: 
 
We believe the propose SPA Housing Ordinance is completely consistent with the 2015 Comprehensive Plan. 
 
Specifically, we believe the proposed zoning amendment is consistent with the following recommended housing 
actions presented within the Comprehensive Plan. 
 
 3.4-50 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. 
 
 3.4-51 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. 

 a. Promote diversity of housing types in close proximity to employment centers such as 
 Downtown, the hospital, Skidmore College, the racetracks, etc. 
 b. Encourage the development of higher density residential alternatives within the urban core 
 including the conversion to residential use of upper floors in commercial districts. 
 c. Make greater use of City-owned properties for affordable housing and consider 
 acquiring additional properties for this purpose. 

 3.4-54 Rehabilitate and develop affordable housing via a "whole-site approach" with attention to site location 
 and layout, façade 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. 
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 3.4-56 Promote more effective development incentives. 
  a. Consider incentives, such as density bonuses, temporary property tax relief from   
  building setback, and parking requirements, to encourage affordability. 
  b. Consider providing infrastructure incentives for developments with affordable units. 
 
 3.4-57 Address procedural items related to housing Citywide. 
  a. Review zoning, subdivision, building codes, and develop policies to actively encourage   
  affordable housing construction or redevelopment. 
  b. Investigate appropriate opportunities for the conversion, building, and permanent   
  residential use of building code compliant accessory buildings such as carriage houses   
  and garages. 
  c. Promote more aggressive enforcement of housing codes and zoning regulations. 
 
We don’t believe the proposed zoning amendment is inconsistent with any of the housing policies of the 2015 
Comprehensive Plan. 
 
We also note that the proposed density bonus in the proposed zoning amendment is totally consistent with the 
following policy statement on page 62 of the Comprehensive Plan: 
 
 Incentive Zoning Supporting Public Purpose: 
 
 Section 81-D of the NYS General City Law sets forth the conditions under which cities can enact incentive 
 zoning. Saratoga Springs already has density bonuses for affordable housing and publicly accessible open 
 space in several zoning districts. This legislation requires the density incentives to be consistent with  
 the municipality’s Comprehensive Plan. Therefore, public purpose density bonuses permitted by Section 81- 
 D would be able to exceed the residential density caps in each of the land use categories. 
 
CONSISTENT WITH GENERAL PURPOSE AND INTENT OF ZONING ORDINANCE: 
 
The purpose and intent of the Zoning Ordinance is set forth in Article 1.3 of the ordinance and presented below.  We 
believe the SPA Housing Ordinance zoning amendment is consistent with, and not contrary to, the intent and 
purposes described below.  
 
 1.3 INTENT AND PURPOSES  
 A.  The intent of this Chapter is to encourage appropriate and orderly physical development; promote public 
 health, safety, and general welfare; classify, designate and regulate the location and use of buildings, 
 structures and land for agricultural, residential, commercial, industrial or other uses in appropriate places; 
 and to divide the City of Saratoga Springs into districts of such number, shape and areas as may be 
 deemed best suited to carry out these regulations and provide for their enforcement.  
 
 B. The regulations and district boundaries identified in this Chapter and upon the Zoning Map are made with 
 the following additional purposes:  
 1. Facilitation of efficient, economical, and adequate provision of public utilities and services;  
 2 .Assurance of adequate sites for residential, agricultural, industrial, commercial and other appropriate 
 uses;  
 3. Provision of privacy for families and the maximum protection of residential areas;  
 4. Prevention and reduction of traffic congestion so as to promote efficient and safe circulation of vehicles 
 and pedestrians;  
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 5. Gradual elimination of nonconforming uses;  
 6. Conservation of the taxable value of land and buildings while enhancing the appearance of the City of 
 Saratoga Springs as a whole;  
 7. Encouragement of flexibility in the design and development of land;  
 8. Protection of the general environment in compliance with the objectives of applicable Federal and  
 State statutory and regulatory programs;  
 9. Protection of the natural resources of the community including but not limited to the protection of the 
 water resources of the City;  
 10. Safeguarding the heritage of the City of Saratoga Springs by preserving districts and landmarks in the 
 City which reflect elements of its cultural, social, economic, political, artistic and architectural history;  
 11. Promoting the use of historic districts and landmarks for the education, pleasure and welfare of the 
 citizens of the City.  
 
In addition, we note that the structure of our proposed amendment is identical in substance to the draft created in 
2006 by the Inclusionary Zoning Ordinance Development (IZOD) Committee.  Due to the zoning ordinance 
reorganization that was undertaken in 2012, we have made some numbering changes to the amendment.  In 2006 
the inclusionary zoning amendment was proposed as Article 240-11A.  With the new ordinance organization we 
propose this amendment as Article 240-4.4. 
 
We appreciate the opportunity to provide these comments on this important zoning amendment. 
 

Respectfully,  

 
Harry Moran, Chair 
 
 
cc:  Mayor Joanne Yepsen 
 Commissioner John Franck 
 Commissioner Michele Madigan 
 Commissioner Chris Mathiesen 
 Commissioner Skip Scirocco 
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October 6, 2016 

Mr. Mark Torpey, Chair 
Saratoga Springs Planning Board 
City Hall 
Saratoga Springs, New York 12866 
 

Dear Mr. Torpey and Planning Board Members: 

RE: SPA HOUSING ORDINANCE QUESTIONS AND ANSWERS  

We understand that as a result of the discussion on the advisory opinion for the SPA 
Housing Ordinance at the September 8, 2016 meeting, the Planning Board has the 
following questions that are listed below.  Our responses are presented after each 
question.   

1. Is there a financial model available to show that developers will not lose 
money under this inclusionary zoning ordinance? 
 

• In 2006, local developer, and original IZOD committee member, Sonny 
Bonacio ran a financial model using his private construction cost 
information. He allowed it to be reviewed by some local independent 
housing experts and the City’s housing consultants.  Based on this data, 
Mr. Bonacio and the IZOD committee concluded that developers would 
not lose money under the ordinance and that even the IZ units would be 
modestly profitable.  

• Sustainable Saratoga has not attempted an update on the financial model 
since we do not have the updated private construction costs.  We have 
met with developers and have encouraged them to re-run the model if 
they suspected that the conclusion would be materially different than in 
2006.  We are prepared to find a housing expert to privately review for the 
City any new financial model that was run.  

• We have no reason to believe today that developers would lose money on 
the IZ units if this ordinance was adopted. The basic reason that this 
ordinance will work is due to the density bonus, which essentially 
guarantees that there are no land costs for the IZ units. Therefore, those 
units can be offered at a lower rent or sale price than the market-priced 
units in a development. 
 



Sustainable Saratoga  |  PO Box 454, Saratoga Springs, NY 12866  |  www.sustainablesaratoga.org 2 

2. What are some similar size communities that have IZ ordinances? 
 

• We haven’t done a comprehensive analysis of all the reported 500 
communities that have some kind of IZ ordinance. 

• We have seen reports that indicate the following “small communities” have 
some type of IZ ordinance. 

o Davidson, NC (12,000) 
o Salem, NH (28,000) 
o Princeton, NJ (28,000) 
o West Hollywood, CA (35,000) 
o Montclair, NJ (40,000)  
o Burlington, VT (42,000) 

• Each IZ ordinance is different. There is a lot of variation with respect to the 
level of density bonuses, percentage of required to be affordable units, 
eligibility of occupants, duration for the subsidies, etc.  So it is nearly 
impossible, and somewhat meaningless, to compare IZ ordinances with one 
another. 

• The SPA Housing Ordinance was carefully developed in 2006 in response to 
Saratoga Springs’ development process and housing market. The ordinance 
is unique to Saratoga Springs. 
 

3. Are there some communities that have been successful in creating IZ units? 
 

• Yes, there are studies that report successful IZ programs in other 
communities. There are also studies that point to failures and problems with 
IZ projects in other communities. 

• The internet is full of information on inclusionary zoning.  We see little value in 
studies or discussing theses other ordinances, because the SPA Housing 
ordinance is uniquely designed for Saratoga Springs.  One cannot effectively 
compare our ordinance with those different ordinances in other communities.  

• But if the Planning Board  would find a list of accomplishments from IZ 
ordinance in other communities helpful, here are a few: 

o In the first 10 years of Denver CO the IZ ordinance created 1,155 
affordable units. 

o Since 1974 Montgomery County, Maryland created over 10,000 IZ 
units. 

o Between 1992 and 2003, over 1,200 IZ units were built in San Diego, 
CA. 

o Sacramento, CA has added 465 IZ units since 2000. 
o Burlington VT has created 284 IZ units since 1990. 

 
4. What is the basic theory behind IZ ordinances? How do they vary from 

community to community? 
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• Inclusionary housing policies require developers of new market-rate real 
estate to provide affordable housing.  It works well in communities where 
markets are driving up housing costs and displacing lower-income residents. 

o “For cities struggling to maintain economic integration, inclusionary 
housing is one of the most promising strategies to ensure that the 
benefits of development are shared widely.” (Lincoln Institute of Land 
Policy, 2015) 

• A well-designed IZ ordinance is intended to generate significant affordable 
housing without overburdening developers or negatively impacting the pace 
of development. 

• IZ ordinances vary considerably. But some of the general characteristics are 
as follows: 

o Some are mandatory, but some are not. 
o Most require developers to sell or rent 10 to 20 percent of their new 

residential units to middle- to-lower-income households. The target 
income groups vary but commonly are households making between 
50% and 110% of local median income. 

o Communities give a variety of off-sets for this requirement. Most give 
the developer a right to build at a higher density, some waive 
development requirements such as parking and setbacks, others give 
tax abatements. 

o Most require the IZ units to be located on site in a mixed-use project. 
But some allow in-lieu fees or provisions for the IZ units to be moved 
off site. 

• Most studies show that successful IZ ordinances are ones that are designed 
to reflect the local culture, economic conditions and housing market.  

 
5. Briefly describe how the approval process would work on an inclusionary 

zoning project that comes before the Planning Board. 
 

• By adopting the SPA Housing Ordinance, the City Council establishes the 
general rules and regulations for this inclusionary zoning program in Saratoga 
Springs. There are provisions for the City Council to annually monitor 
progress and to periodically make any needed adjustments or refinements in 
the ordinance. But the City Council has no involvement in any of the 
development projects that are covered by this ordinance. 

• It is the City Planning Board that has full responsibility to implement the 
ordinance.  The following is a brief “over-simplification” of how the process 
works. 

o During site plan review or the subdivision review process, the PB and 
the developer negotiate an “Inclusionary Housing Agreement” for any 
project that is to have 10 or more residential units. 
 The covered projects could be single family homes, apartments, 

condominiums, mixed-uses or any combination of any type of 
residential uses. 
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o The developer first proposes a conceptual plan what he/she would like 
to build that is in conformance the zoning.  The PB must then “accept” 
this conceptual plan. 
 In all zoning districts except the transect districts, the maximum 

number of units per site is set by the zoning density caps and by 
the site analysis of the property. 

 In the transect districts the maximum number of units is set by 
the allowable building envelop and the site analysis. 

o The developer then proposes to the PB the target income category for 
the IZ units and that helps determine the number of IZ units that will be 
set aside as affordable.  That figure can be up to 20% of the total units 
in the zoning correct conceptual plan.  The number of units set aside 
as IZ units then determines the number of density bonus units that the 
developer will receive. 

o The PB and the developer then negotiate or design a site development 
plan that best accommodates the density bonus units on the property 
and what relief (setbacks, heights, parking, etc.) the developer will be 
granted.  

o The PB and developer then agree on a final wording of Inclusionary 
Housing Agreement that is a legal document between the City and the 
developer.   

o Final site plan or subdivision approval can then be granted by the PB. 
• The City staff is responsible for finding and screening households that will 

occupy the IZ units.  
o Priority can be given to existing city residents or people who currently 

work in the city. 
o A lottery may be used to select eligible households to occupy the IZ 

units. 
o The selected households then negotiate a rental or sale price for the IZ 

units, utilizing the required guidelines of the ordinance. 
o The City is required to do annual monitoring of all IZ units and project 

to be sure the conditions of the Inclusionary Housing Agreement are 
being met. 

 
6. Why shouldn't this IZ ordinance be postponed and be included in the new 

UDO rezoning effort? 
 
• In March of 2016, we submitted comments to the UDO consultants and City 

staff indicating that we were working on resubmitting the 2006 inclusionary 
zoning ordinance to the City Council. We recommended that this IZ ordinance 
be handled separately from the UDO process because of timing and 
complexity. 

• We were very surprised that the September 6, 2016 UDO Diagnostic Report 
included the possibility that an inclusionary zoning provision be restudied and 
included in the UDO. 
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o We suspect there is an inadequate budget and resources for the UDO 
process to restudy inclusionary zoning and we don’t think that task is 
necessary or a good use of public funds. 

• We do not recommend that the SPA Housing ordinance be postponed and 
folded into the UDO process.  

o There are no formal announced target dates yet for completing the 
UDO process. We suspect the UDO will not be completed until late 
2017. 

• The Saratoga Springs real estate market is very strong now. It would be a 
shame to keep postponing an excellent opportunity to create guaranteed 
affordable/workforce housing in this community. For the last 10 years, we feel 
that the City has “wasted” an opportunity but action now will still make a 
difference. 
 

7. Why aren't all the questions answered in the SEQRA short form that was 
submitted with the application?  
 

• On August 5, 2016 Sustainable Saratoga submitted to the City a SEQRA 
Short Environmental Assessment Form with Part I – Project Information 
completed.  
o The Planning Board has noted that questions #3 though # 21 had no “yes” 

or “no” boxes checked and they want know why we did not provide those 
answers. All those questions relate to site specific issues. Since our 
zoning amendment is a text amendment only and is not specific to any 
one site in the City, we felt that these questions were all “not applicable”.  
Therefore, we did not answer them. 

o The City required us to provide a digital copy of this form that is 
downloaded from the NYS DEC website. The form does not allow one to 
enter “not applicable”. 

• We note that the City needs to complete Part II and maybe Part III of the SEQRA 
Long Form for this zoning amendment. 

o In 2006, the City staff drafted a detailed Part II and Part III of the SEQRA 
Long Form.  This data may need to be updated and place in the new 
version of the SEQRA Forms. 

o The Saratoga County Planning Board has implied that the City may have 
to undertake a generic environmental impact statement (EIS) because this 
amendment involves a density bonus for a public purpose.  We believe a 
generic EIS is not necessary unless the City Council determines the 
zoning amendment will have significant adverse impacts.    

8. What are the true costs to the City of administering this ordinance? 

• In 2006, the IZOD committee, working with the City staff, developed a projection 
of administrative costs. They created a detailed spread sheet with tasks and 
assigned person-hours to each task. They then totaled all the hours and 
assigned an annual cost to those hours. They included costs for employee 
benefits and City overhead. 
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o The 2006 estimates were:  $55,000 for the first year (for startup) and 
$46,500 for sequent years.  

• In 2006, developer Sonny Bonacio suggested that the project cost estimate might 
be too low and that he was concerned that the program wouldn’t succeed and 
that developers would lose valuable time and money if the program was not 
adequately staffed. 
o The IZOD Committee chair Monte Franke (a national housing consultant) 

did review the numbers for a second time and did not recommend any 
further revisions in the Committee’s original estimates.  

• On May 5, 2016, Sustainable Saratoga met with Mayor Yepsen and 
recommended that the Mayor’s department take another look at the 2006 
estimate to determine if they were still valid or needed to be revised.  The Mayor 
told us that her staff would take care of this.  
o We are unsure of the current status of this review.  
o Sustainable Saratoga can NOT produce these cost estimates.  The 

estimates have to come from the City. 
• Some communities assign their own staff to administer the program. Some 

contract out the administrative tasks to other entities. 
• Some communities with IZ programs fund the administrative costs with: general 

budget expenditures; federal housing block grant funds; new local inclusionary 
housing fee revenues collected from developers or IZ unit tenants/homebuyers; 
or, from a percentage of unit resale fees 

9. What is the maximum rental or sale price in today's dollars for an IZ unit? 

• In 2006 the IZOD Committee and City staff worked with a formula to project 
these costs. They were as follows: 

  Based on current (2006) income levels, the maximum sale prices are  
  approximately: 

o $140,500-$180,00 for 1 bedroom units 
o $180,000-$299,500 for 3 bedroom units 

 Based on current (2006) income levels, the maximum rents are 
 approximately (per month): 

o $800-$1,280 for 1 bedroom units 
o $1,000-$1,600 for 3-bedroom unit 

• Sustainable Saratoga does not have access to the formula or the data that 
goes into the formula. So, we can’t update these figures, but we believe that 
the City Planning staff should be able to accomplish this task with the 
resources they have at their disposal.  

10. Is the SPA Housing Ordinance compatible with the 2015 Comprehensive Plan 
and the general purpose and intent of the Zoning Ordinance? 

• On September 2, 2016 Sustainable Saratoga submitted a separate letter that 
specifically addressed the two tasks that the Planning Board must address in 
their advisory opinion to the City Council. 
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• At a minimum, the Planning Board must determine 1) whether the proposed 
revision is consistent with the Comprehensive Plan; and 2) whether the proposed 
revision is not contrary to the general purpose and intent of the Zoning 
Ordinance. 

• Consistent with 2015 Comprehensive Plan: 
o Our letter reference 5 specific policies in the Comp Plan that we believe 

are consistent with the SPA Housing Ordinance. 
o Our letter also references a specific policy of the Comp Plan that supports 

development density increases for a public purpose. In this case the public 
purpose is affordable housing. 

• Not contrary to general purpose and intent of the Zoning Ordinance: 
o Our letter presents the two major purpose and intent of the Zoning 

Ordinance and we conclude our SPA Housing Ordinance is not contrary to 
of either of those. 

We look forward to discussing this issue further with the Planning Board at the October 
13, 2016 meeting during the advisory opinion review of the SPA Housing Ordinance. 

Respectfully, 

 

Harry Moran 
Chair 
 
cc:  Mayor Joanne Yepsen 
 Commissioner John Franck 
 Commissioner Michele Madigan 
 Commissioner Chris Mathiesen 
 Commissioner Skip Scirocco 
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September 22, 2016 
 
 
 
John P. Franck, Commissioner of Accounts 
City of Saratoga Springs 
City Hall 474 Broadway 
Saratoga Springs, NY 12866  
 
RE: SCPB Referral Review#16-162-Text Zoning Amendment-Inclusionary 
Zoning 

A zoning amendment to require that in residential developments of 10 or more 
units 20% of the units (for sale or rent) be dedicated as affordable to 
households of moderate or low income with the provision of a density bonus of 
20% to the developer.                    

            
Received from the City of Saratoga Springs City Council on August 26, 2016. 
  
Reviewed by the Saratoga County Planning Board on September 15, 2016. 
 
 
Decision:   Incomplete Application 
 
Comments: 
 
APPLICATION/NEED 
 
On August 5, 2016 a letter from Mr. Harry Moran, Director of Sustainable Saratoga 
(SS), was submitted to Mayor Yepsen requesting City Council acceptance for further 
review the application by SS for a zoning amendment titled “The Saratoga Places for 
All (SPA) Housing Ordinance.”  On August 16th the City Council did vote to refer the 
proposed zoning amendment to both the city and county planning boards for their 
respective reviews and recommendations.  The referral was received by the Saratoga 
County Planning Board (SCPB) on Aug. 26 and reviewed at its monthly meeting of 
September 15th.  We note that at the present time the proposed legislation has not yet 

been heard as part of a public hearing held by the City Council, nor has review and a 
lead agency determination been made under SEQRA.  The SCPB agrees that as noted 
in Sustainable Saratoga’s August 6 letter, the efforts made in both 2006 and 2016 to 
provide “a good housing program for Saratoga Springs” are laudable and desirable, 
deserving of a detailed community discussion and consideration.   We find, however, 
and cite below, that material to assist in a complete review of the proposed legislation 
was not part of the referral submitted and ask that such material be provided (or 
counsel’s determination that it is not required) for the SCPB to take final action at its 
October 20th meeting.  Perhaps once the city council holds its public hearing there will 



 - 2 - 

be a clearer understanding of the material submitted to date and a further submission 
of supplemental (if necessary) material.    
 
Just because a standard zoning ordinance exists there is no guarantee or surety 
provided (or implied) that there will be actual development of any property, much less 
in the manner prescribed or hoped for.  If a municipality determines that it needs or 
desires to have a specific type of development, it can only zone to allow that use (or 
uses) and then allow market conditions to work – the question then becomes whether 
a developer will find it economically feasible to develop a certain property in the way 
that the zoning ordinance defines.  That is why the city has again pursued a means by 
which a developer may be permitted to exceed standard zoning restrictions in 
exchange for meeting a community need, the provision of some type of affordable 
housing within a plan of development. Incentive zoning can be used to encourage 
developers to provide community amenities that cannot be required. It is notable that 
court decisions have recognized that affordable housing can only be built by providing 
incentives to private enterprise and that some municipalities have been mandated in 
some court decisions to use incentives and the elimination of costly regulatory 
requirements as means of setting aside an established percentage of all new housing 
units as affordable.  
   
We recognize the need for the city council to look beyond standard zoning - to 
Incentive Zoning, as proposed then (2006) and now – for a means of implementing the 
development of some type of affordable housing within Saratoga Springs.  In different 
sections of the draft ordinance and correspondence this has been noted as workforce 
housing, moderate-income, and low-income housing.  Legislative action, therefore, has 
been spearheaded by an advocacy group, Sustainable Saratoga – Advocate. Educate. 
Act.  Legislation has been proposed to guarantee more diverse housing opportunities.  
SS has reintroduced a 2006 study and the then-proposed ordinance which provide for 
a density bonus along with a mandate to include an amount of affordable housing.  
Anecdotally, commentary has referenced the city’s high cost of land for development, 
the resulting high cost of housing, and the need for housing that meets the needs of 
lower to middle-income households.  
 
The amendment for inclusionary zoning proposes consideration of developments (for 
sale or rentals) of 10 or more dwelling units within which 20% of the units are 
dedicated for moderate-income households (or 10 % of rental units are dedicated 
toward low-income households).  A developer “could” increase the density of a 
development project by “up to” 20% through this set aside provision.  Without such 
legislated economic incentive and agreements a municipality is not able to require a 
builder/developer to provide public amenities as a condition of gaining his/her 
development approval.  Zoning restrictions could not be exceeded.  But, through such 
an amendment a developer can be offered a bonus in greater density above what the 
zoning otherwise permits and the community will benefit by obtaining an amenity it 
sees as necessary and desirable for its citizens.   
 
In order for this legislation to be considered a completed draft for review we note that: 
 

- It should be determined (documented in study and review) that the amenity 
to be received (affordable housing) is needed and useful. 

 Is there an analysis of the number of existing housing units that 
are classified as occupied by low-income and moderate-income 
(and workforce housing?) households? 

 Is there a definitive number of such units that need to be built 
over the next 10 or 20 years to fill the gap between existing 
affordable housing units and what is needed? Has it been 
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determined in numbers what that latter need (the number of 
affordable housing units) is?   

 Has there been a citywide build-out analysis (presently or as an 
update of 2006 data) of lands in districts where residential 
development is permitted in order to determine the possible 
number of dwelling units that could be built, and 

 Under the provisions of the proposed ordinance, has that analysis 
determined the number of affordable housing units (by bonuses) 
that could then be built?    

- The amenity must be effective in addressing an issue, meeting a need or 
solving a problem. Is the approval of/construction of affordable housing 
units through the use of density bonuses the only option being considered 
to address the issue?  

- As determined by a financial analysis, the incentive must be sufficient to 
make it worthwhile for private enterprise to provide the housing type sought 
by the municipality. Has there been such an analysis by the city with all 
stakeholders? 

- Therefore, we believe that the study that precedes this legislation must 
provide a cost-benefit analysis 

 Financial modeling data and development costs as input from 
architects, residential developers and builders (as noted by the 
chairman of the city’s Inclusionary Zoning Ordinance Committee 
in 2005: “We just need to plug in the numbers,” and “those 
numbers we can’t pull out of the air. They have to be based on the 
hard science…”). 

- Concurrence needs to be obtained from stakeholders (municipal and private 
businesses) that the proposed legislation is favorable enough to serve as an 
inducement. 

 Developer can and will provide the community’s desired but 
uneconomic amenity, 

 Developer will receive a definitive density bonus (not a subjective  
“up to” percent or a statement that density “could be increased” 
to… 

 No economic windfall received through the bonus 
 City land use board will provide for a full 20% density bonus 

- The bonus in density must be carefully designed (and reviewed under SEQR 
and in accord with City Law section 81) to ensure that the municipality will 
not overload public services or adversely impact adjacent municipal services 
such as: 

 Water - supply 
 Sewer – capacity issues,  
 Street system – maintain flow of through traffic, no increase in 

need for signalization, signage, or on-street parking, and no 
intersection degradation in LOS ratings 

 Parking – potential for increased parking need, particularly in 
Transect Zones 

o Need for paid parking or garages? 
 Schools – Districts may be impacted, but have no land use 

decision-making ability 
 Fire and police protection – need for new or expanded locations? 

Limits to areas of service? Time for response? 
 Emergency services – same as above 

 
The applicant has stated that the SEQR review conducted for the 2006 legislation is 
sufficient for consideration of the legislation proposed in 2016.  For our record and 
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final review of the legislation we would like a determination from the city council 
(assuming lead agency status will be with the council) that it is satisfied with what is 
on record from 2006 and that there is no need to undertake a new review.   
 
Additionally, we note that the referral submitted to SCPB is for the proposed 
amendment to the zoning ordinance.  Does the city council believe that there should 
or should not have also been submitted for consideration (as part of that referral) an 
amendment to the 2015 Comprehensive Plan, or is only the zoning amendment being 
considered?  
 
The “Purpose” section of the legislation makes repeated reference to workforce housing 
rather than the affordable housing (low-income, moderate-income) referenced in the 
materials supplementing the application/referral.  It appears that the legislation 
carries over the terminology from 2006 committees and proposed legislation.  Which 
housing type is it that the present amendment is addressing, if they are different in 
any manner?  
 
In reference to the quantification questions raised above, for our clarification we ask 
that the applicant please identify what is being/should be quantified as the housing 
needs for the respective income levels. It is cited that the city has a goal of increasing 
the workforce housing stock – what is the present number of “workforce” housing 
units in the city and, then, what are the number of units available, occupied, needed?  
Also stated is that there is a “limited supply of workforce housing” but we ask where is 
this quantified? 

 
______________________________________ 

Michael Valentine, Senior Planner       
Authorized Agent for Saratoga County 
 
DISCLAIMER:  Recommendations made by the Saratoga County Planning Board on referrals and subdivisions are based upon the receipt and review of a “full 
statement of such proposed action” provided directly to SCPB by the municipal referring agency as stated under General Municipal Law section 239.  A 

determination of action is rendered by the SCPB based upon the completeness and accuracy of information presented by its staff.  The SCPB cannot be 

accountable for a decision rendered through incomplete or inaccurate information received as part of the complete statement.  
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September 7, 2016 
 
 
 
Kate Maynard, Principal Planner 
City of Saratoga Springs 
City Hall, 474 Broadway 
Saratoga Springs, NY 12866 
 
SCPB Referral Review#16-100-Site Plan Review-Lynchys Tavern/The Ice House 
        Site plan modification for erection of permanent tent structure to replace the  
         temporary structure now in place. 
         Putnam Street (east side), south of Caroline Street (off Broadway) 
 
                   
Received from the City of Saratoga Springs Planning Board on September 7, 2016. 
  
Reviewed by the Saratoga County Planning Board and staff on September 7, 2016. 
 
 
Decision: No Significant County Wide or Inter Community Impact 
 
Comment: In accordance with the Memorandum of Understanding (MOU) between the 
City of Saratoga Springs Planning Board and the Saratoga County Planning Board, the 
above-noted Site Plan has been reviewed by staff and with necessary concurrence has 
been deemed to present no significant countywide impacts.   

 
______________________________________  
Michael Valentine, Senior Planner       

Authorized Agent for Saratoga County 
 

 
DISCLAIMER:  Recommendations made by the Saratoga County Planning Board on referrals and 
subdivisions are based upon the receipt and review of a “full statement of such proposed action” provided 
directly to SCPB by the municipal referring agency as stated under General Municipal Law section 239.  A 
determination of action is rendered by the SCPB based upon the completeness and accuracy of 
information presented by its staff.  The SCPB cannot be accountable for a decision rendered through 
incomplete or inaccurate information received as part of the complete statement.  



City of Saratoga Springs p. 1 of 2 
Application for Special Use Permit

(Rev: 0�/2016) 

[FOR OFFICE USE] 

_____________ 
(Application #) 

_____________ 
(Date received) 

Project Name:_________________________________________________________________________________ 

Property Address/Location:_______________________________________________________________________ 

Tax Parcel #: _______________________________ Zoning District:  _____________________________________ 
       (for example: 165.52-4-37) 

Proposed Use:  _________________________________________________________________________________ 

Type of Special Use Permit:    Permanent   Temporary    Renewable 

APPLICANT(S)*       OWNER(S) (If not applicant)     ATTORNEY/AGENT 

Name 

Address 

Phone   

Email   

Identify primary contact person:  � Applicant  � Owner � Agent 

* An applicant must be the property owner, lessee, or one with an option to lease or purchase the property in question.

Please check the following to affirm information is included with submission. 
 Sketch Plan Attached: 

Applicant is encouraged to submit sketch plans showing features of the site and /or neighborhood and illustrate proposed 
use. 

 Environmental Assessment Form: 
All applications must include a completed SEQR Short or Long Form.  SEQR Forms can be completed at 
http://www.dec.ny.gov/permits/6191.html. 

 Water Service Connection Agreement- For all projects including new water connections to the City system, a copy of 
a signed water service connection fee agreement with the City Department of Public Works is required and MUST be 
submitted with this application. 

  Application Fee:   $750.00 ...... �250�modifications (check box) 
   A check for the total amount made payable to: “Commissioner of Finance” MUST accompany this application. 

CITY OF SARATOGA SPRINGS 
PLANNING BOARD 

� 
City Hall - 474 Broadway 

Saratoga Springs, New York 12866-2296 
Tel: 518-587-3550  fax: 518-580-9480 

http://www.saratoga-springs.org 

APPLICATION FOR:  SPECIAL USE PERMIT

0odification

Child Care on Beekman Street

48 Beekman Street/51 Ash Street

165.74-2-65  NCU-1

Child Care

Jason/ Joanne LaBargeJenna Eddy

 

✔

✔

✔

✔

✔



















Short Environmental Assessment Form Part I Narrative: 
 
Brief Description of Proposed Action:  
 The intended purpose of the proposed space is to open a small preschool/day care. 
The hours of operation would be from 8:00 AM-5:30 PM, Monday-Friday. The number 
of clientele will be 8-12 children ranging in age from 3-5 years. There will be two 
teachers on site (the owners of the school). 
 
Parking: 
 
The issue of parking related to the proposed use of the premises is manageable and 
negligible for the following reasons: 
 

1. Scope of Impact: 
a. The anticipated number of employees at any given time is two. The 

current staff both reside within walking distance and will not require 
parking.   

b. The anticipated number of children attending is currently between seven-
eight with perhaps a maximum of twelve within the next year. As the age 
of the children is between three and five years, the children will be 
entering and exiting the vehicles with their parents as any other 
occupant/vehicular parking would occur. 

c. Some children will also be within walking and cycling distance which 
allows a percentage of them to be picked up and/or dropped off using non-
vehicular transportation. 

d. The low number of employees and persons accessing the premises is 
minimal, and due to teacher to child licensing restrictions, will always be 
limited in the number of students allowed.  

 
2. Predictability of Impact: 

a. The timing of parking is also generally limited to two one-hour windows 
during the day: The first being between 8am-9am and the second between 
4:30pm-5.30pm.  

b. The extent of the parking is expected to involve a parent temporarily 
parking to accommodate a student “pick-up/drop-off” in proximity to the 
premises. 

i. The individuals who will need to park or drive on the street will 
have multiple side streets as options for parking. Ash Street and 
Oak Street are two options that have ample amounts of parking. 
Parking on Beekman Street passed Ash Street has been known to 
be quiet and could serve as available temporary parking as well. 

c. The actual occupied time for parking space to accomplish a “pick-up/drop-
off” is expected to be less than 10 minutes per student. 

d. The premises will be closed from 5:30 pm – 7:30 am with the remainder 
of the day expecting only an occasional “pick-up/drop-off” from a parent.  
No long-term parking is needed for the customers/parents.  



 
3. Magnitude of Impact:  

a. Beekman Street is a low volume, one-way street with cross-streets in close 
proximity.  

i. As a one-way street, the traffic pattern is mandated and determined 
to limit traffic flow thereby creating expected travel lanes and 
safety standards. 

b. The premises will not be operating on Holidays or weekends. 
c. The premises does not require or contemplate any delivery or service 

vehicles.   
4. Overall: 

a. As the total number of vehicles accessing the premises is small, 
temporary, low-volume, and predictably scheduled the overall parking 
impact is negligible. 

	



From : Kate Maynard <kate.maynard@saratoga-springs.org>

Subject : Fwd: Waivers

To : Lindsey Gonzalez <lindsey.gonzalez@saratoga-springs.org>

Zimbra lindsey.gonzalez@saratoga-springs.org

Fwd: Waivers

Thu, Oct 06, 2016 04:48 PM

Lindsey- please see below. To be uploaded into Novus for Beekman St
application.

Thanks,
Kate

----- Forwarded Message -----
From: "Jenna Eddy" 
To: "kate maynard" <kate.maynard@saratoga-springs.org>
Sent: Thursday, October 6, 2016 4:23:26 PM
Subject: Waivers

Dear Planning Board,

Please note in regards to the request to hold a Preschool/ Licensed child care
center at 48 Beekman St. that we are requesting a waiver from 1 parking space
and from a site plan review.

Thank you,
Jenna Eddy

Sent from my iPhone
--
Kate Maynard, AICP
Principal Planner
City of Saratoga Springs
474 Broadway, Saratoga Springs, NY 12866
518.587.3550x2517

Confidentiality/Privilege Notice: This e-mail communication and any files
transmitted with it contain privileged and confidential information from the
City of Saratoga Springs and are intended solely for the use of the
individual(s) or entity to which it has been addressed. If you are not the
intended recipient, you are hereby notified that any disclosure, copying,
distribution, or taking any other action with respect to the contents of this
message is strictly prohibited. If you have received this e-mail in error,
please delete it and notify the sender by return e-mail. Thank you for your
cooperation.
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Mr. Mark Torpey, 

Saratoga Springs Planning Board 

 

September 13, 2016 

 

Re: DCG Development Co. Congress Plaza  

 

Dear Mr Torpey, 

 

The Saratoga Senior Center located at 5 William St adjacent to the Congress St parking lot was approached by DCG 

Development about the curb cut into their lot. We have been in conversations with DCG and our Board of Directors, 

staff and some seniors have expressed concern about the safety of pedestrians and seniors using the sidewalk in the 

area should the curb cut be put in. We have many members from the Stonequest housing site as well as the surrounding 

area who frequent the Center and walk by the Center on their way to the plaza or elsewhere.  The fear is that a cut 

through would significantly increase traffic flow through here and put our seniors at risk.  We have continuously 

discussed our need for parking spaces for the growing senior population who use the senior center. DCG has agreed to 

donate/designate 5 parking spaces to the Center if the curb cut is eliminated. Thus we are in support of their proposal of 

additional parking donated  to the Senior Center without a curb cut into the parking lot.  

 

Thank you for considering our position on this matter.  

Respectfully,  

 

Lois Celeste 

Executive Director  

Senior Citizens Center of Saratoga Springs 

5 William St 

Saratoga Springs, NY 12866 

 

 

 

Cc: DCG Development Co.   
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