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Development Without Displacement Abstract
ABSTRACT
In distressed urban neighborhood development planning, a community strives to transform
undesirable space to create a desirable place. The West Hill/West End neighborhoods, like other
distressed neighborhoods in the City of Albany, seek ways to promote investments and
incentives to strengthen and stabilize their community. It is a challenge, however, for
communities to increase the desirability of the neighborhood to encourage development in a way
that minimizes the risk of displacement of residents and businesses.
This paper explores ways to make the most of the natural and built resources to increase
neighborhood desirability, retain and encourage affordable housing, attract desirable businesses,
and apply zoning tools to enable these actions. Recommendations include ways to optimize
existing urban green space as a resource in place making; support and retain affordable housing;
retain and attract neighborhood businesses; and apply or adjust zoning laws and building
regulations to transform spaces into desirable places by encouraging suitable development
without displacing the current residents and businesses.
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Development Without Displacement Introduction
I. INTRODUCTION
In distressed urban neighborhood development planning, a community strives to transform
undesirable space to create a desirable place. It is a challenge, however, for communities to
increase the desirability of the neighborhood to encourage development in a way that minimizes
the risk of displacement of residents and businesses.
Nearly 75 percent of the West Hill/West End neighborhoods in Albany, New York are
residential1, with areas of public green space and pockets of light industry and businesses. Within
the core neighborhood, the CORe report2 documented a high frequency of vacant properties in
the West Hill neighborhood, with approximately 16 percent of the tax parcels having vacant
buildings and 13 percent of the tax parcels having vacant lots; additionally, damage was reported
on more than half of all occupied buildings in this neighborhood. Considering that the West End
neighborhood appears to have similar characteristics to the West Hill neighborhood, this paper
will address the overall West Hill/West End neighborhoods together.
These distressed neighborhoods seek to encourage development to improve their communities.
To turn the tide and encourage development in these neighborhoods, the neighborhoods seek
efforts to revitalize vacant buildings and reuse vacant lots, and provide incentives for renewal of
occupied buildings.3 However, such development should be done in a way to minimize
displacement of current residents from direct takings of property or other negative consequences
such as loss of affordable housing or loss of businesses (e.g., from “gentrification” or a shift in
the urban community toward wealthier residents or businesses at the expense of its poorer
residents).
This paper explores ways to make the most of the natural and built resources to increase
neighborhood desirability, retain and encourage affordable housing, attract desirable businesses,
and apply zoning tools to enable these actions. Recommendations include ways to optimize
existing urban green space as a resource in place making; support and retain affordable housing;
retain and attract neighborhood businesses; and apply or adjust zoning laws and building
regulations to transform spaces into desirable places by encouraging suitable development
without displacement of the current residents and businesses.

1

Kurlychek, Megan, and Corianne P. Scally. 2013. A Pilot Assessment of Neighborhood Conditions in Albany’s
South End and West Hill for the Governor’s CORe Initiative.
2
Kurlychek, Megan, and Corianne P. Scally. 2013. A Pilot Assessment of Neighborhood Conditions in Albany’s
South End and West Hill for the Governor’s CORe Initiative.
3
Kurlychek, Megan, and Corianne P. Scally. 2013. A Pilot Assessment of Neighborhood Conditions in Albany’s
South End and West Hill for the Governor’s CORe Initiative.
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II. MAKING THE MOST OF WHAT YOU HAVE - OPTIMIZING
GREEN SPACES IN PLACE MAKING
URBAN GREEN SPACE FOR HEALTH AND WELL-BEING
The practice of developing or redeveloping parks and open spaces as catalysts for revitalizing
neighborhoods and communities is spreading throughout the United States.4 The green spaces of
the West Hill/West End neighborhoods in Albany, New York are a unique, enviable, and underutilized resource that can be an asset to this community, providing a sense of place and pride.
There is a considerable body of research that demonstrates the positive impact of green space to
enhance a sense of wellbeing and mental health, and improve the ability to cope with life’s ups
and downs.5 Studies show that the most highly valued open spaces are those which enhance
urban life by providing a variety of opportunities and physical settings, encouraging
socialization, and supporting cultural diversity.6 Recently published research in the United
Kingdom suggests that people are happier when living in urban areas with greater amounts of
green space.7 Open space and green spaces in a neighborhood are one of the significant issues in
planning strategies in neighborhood rehabilitation.
The urban, primarily residential neighborhoods of West Hill/West End are roughly 550 acres in
size and are anchored by the 80-acre Tivoli Nature Preserve on its northern edge, and the more
centrally located, roughly 25-acre complex of Swinburne Park adjoined with Bleecker Stadium.
There are also smaller playgrounds, neighborhood parks, and community gardens on scattered
lots in this neighborhood. Green spaces in the West Hill/West End neighborhoods are very
accessible, with all residents in the neighborhoods living within ½ mile of a park or preserve, and
the vast majority within ¼ mile.8 These public green spaces provide opportunity for both passive
and active recreation to neighborhood residents as well as visitors to the area.
The scale of Tivoli Preserve and Swinburne Park/Bleecker Stadium as urban green spaces makes
these neighborhoods well-poised to reap the benefits of their ample yet underutilized green
spaces for community place making. In partnership with the City of Albany, Capital District
Community Gardens, Healthy Hearts on the Hill, and others, these green spaces could enhance
the quality of these urban neighborhoods to provide opportunities for positive social interaction,
emotional and mental health well being, and a sense of place. In turn, this could attract residents
and businesses that consider the area a desirable place.

4

National Recreation and Park Association. 2011. Rejuvenating Neighborhoods and Communities Through Parks A Guide To Success.
5
http://www.greenspacescotland.org.uk/scottish-government-strategic-objectives.aspx
6
Burgess, J., Harrison, C. M., & Limb, M. (1988). People, parks and the urban green: a study of popular meanings
and values for open spaces in the city. Urban studies, 25(6), 455-473.
7
Mathew P. White, Ian Alcock, Benedict W. Wheeler and Michael H. Depledge. 2013. Would You Be Happier
Living in a Greener Urban Area? A Fixed-Effects Analysis of Panel Data, Psychological Science. June 2013.
8
Albany Common Council. 2013. Albany 2030 The City of Albany Comprehensive Plan. Accepted April 2, 2013.
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Source: Albany 2030 Comprehensive Plan
As noted on the figure above, green spaces in
the West Hill/West End neighborhoods are
very accessible, with all residents in the
neighborhoods living within ½ mile of a park
or preserve, and the vast majority within ¼
mile.

WEST HILL/WEST END NEIGHBORHOOD GREEN SPACES
TIVOLI LAKE PRESERVE
The Tivoli Lake Preserve is an 80-acre urban nature
preserve located on the edge of the West Hill
neighborhood, in the City of Albany, New York.
Established in 1975, Tivoli Lake Preserve is the
largest natural area in the City of Albany and the
second largest urban nature park in New York State,
after Central Park in New York City. The Patroon
Creek, a small urban creek approximately 6.8 miles
long, flows through the Preserve on its way to the
Hudson River from the Albany Pine Bush.9 A recent
9

http://www.albanyny.gov/Government/Departments/DevelopmentandPlanning/SustainableCommunities/TivoliLak
ePreserve.aspx
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West Hill neighborhood report outlines an analysis conducted by the City of Albany on the
strengths, weaknesses, opportunities and threats of this large preserve.10
SWINBURNE PARK/BLEECKER STADIUM
Bleecker Stadium is a large multipurpose sports complex of ten acres built in the 1930s by the
Works Progress Administration (WPA). It includes a professional size baseball diamond, a
football-soccer field, a softball field and a large field house which is also used as the city's
summer youth employment office in the spring and summer months. Several youth and adult
leagues, as well as area high schools and colleges, utilize this facility for their home games. The
stadium seats 7,000 people for football and soccer and 2,000 for baseball. It also offers lockers,
showers, press boxes and a public address system.11 The stadium is the home of the Albany
Twilight Baseball League.
Swinburne Park abuts Bleecker Stadium on
the west side. Swinburne Park provides open
space with picnic tables, new playground
equipment, a spray water park, basketball
courts, and an all weather protected ice
skating rink open from November through
March.12 The Albany YMCA offers a winter
ice skating program on weekends at the rink.
The combined area of Swinburne and
Bleecker is approximately 25 acres.
COMMUNITY GARDENS/SMALLER PARKS
There are currently two community gardens13 in the West Hill neighborhood, including the
fairly large, well-establish Livingston Avenue Garden located behind Tivoli Park Apartments
and a small community garden on Orange Street. Other small parks in the West Hill and West
End neighborhoods include the Colby Park, Livingston and Lake Playground, and the Henry
Johnson Memorial Park.
COMMUNITY PLACE MAKING PRINCIPLES, RECOMMENDATIONS AND
RESOURCES
Two principles of community place making as described by Gabrow that would be most
worthwhile to apply in the green spaces in the West Hill/West End neighborhoods are:

10

Sarabandikachyani, Samira. 2013. West Hill. Prepared for the Albany Housing Authority. September 2013.
http://www.albanyny.gov/Government/Departments/Recreation/ParksandFacilities/BleeckerStadium.aspx
12
http://www.albanyny.gov/Government/Departments/Recreation/ParksandFacilities/SwinburneSkatingRink.aspx
13
http://www.cdcg.org/
11
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“Environmental Resources and Parks: Preserved and Consciously Integrated into the
Fabric of the Community”
“Many Choices and Many Things To Do”14
The West Hill/West End neighborhoods can take measures to integrate the environmental
resources and parks into the fabric of the community by improving Tivoli Lake Preserve to make
it more desirable and accessible; improving wayfinding to neighborhood green spaces to
encourage use by residents and visitors; and expanding and creating additional Community
Gardens.
To truly utilize these green spaces, there should be many choices and many things to do. West
Hill/West End community and schools can partner to develop outdoor classrooms to connect
youth to nature; host community events at Swinburne Park and Tivoli Lake Preserve; add
dedicated, organized youth programs to encourage youth activities and mentoring in the green
spaces; expand urban agriculture opportunities; and explore grant programs to assist community
organizations in addressing environmental and human health impacts in the neighborhoods.
These recommendations are consistent with Albany 2030, Albany's Comprehensive Plan, and
other plans and proposals, as well as several programs as noted below.
ENVIRONMENTAL RESOURCES AND PARKS AS THE FABRIC OF THE
COMMUNITY
IMPROVE TIVOLI LAKE PRESERVE TO MAKE IT MORE DESIRABLE AND ACCESSIBLE

The Albany NY Sustainable Design Assessment Team Report15 notes that Tivoli could be a vital
community asset as a park hub on the Patroon Creek Greenway while preserving its natural
character and the educational opportunities it offers. Likewise, Albany 203016 recommends
creating multi-use trails within the proposed Patroon Creek greenway and developing marketing
materials promoting the City’s waterways, greenways, and pedestrian and bicycle trails. The
West Hill/West End neighborhoods could promote this greenway development as part of its
community place making efforts.
The City of Albany and other partners and stakeholders have begun a green infrastructure design
project to address key issues at Tivoli Lake Preserve in accordance with the city’s adopted
Albany 2030 plan. This project involves multiple phases and is dependent on future funding
sources.17 The community of West Hill/West End has an upcoming opportunity and is
encouraged to be actively engaged in developing a vision for the Tivoli Lake Preserve. The City

14

Grabow, Steve. 2009 .Principles of Community Placemaking and Making Places Special: Professional Guide.
University of Wisconsin-Extension, Jefferson County Office.
15
Sustainable Design Assessment Team. 2007. ALBANY SDAT-A Sustainable Capital for the 21st Century.
Albany, New York.
16
Albany Common Council. 2013. Albany 2030 The City of Albany Comprehensive Plan. Accepted April 2, 2013.
17
http://www.albanyny.gov/Government/Departments/DevelopmentandPlanning/SustainableCommunities/TivoliLa
kePreserve.aspx

5|Page

Development Without Displacement Green Space
of Albany will receive $30,000 grant from NYSDEC to conduct a community engagement and
visioning plan to increase educational and recreational opportunities along the Patroon Creek.
The site is ideal for restoration, and the city will actively engage local residents in developing a
vision for its use as a community asset.18
IMPROVE WAYFINDING TO NEIGHBORHOOD GREEN SPACE DESTINATIONS TO ENCOURAGE USE

Tivoli Lake Preserve would benefit from improved signage as well as vegetation clearing at the
trailheads. To welcome the visitor and provide a sense of direction and security, signage at the
trailhead and along the interior trails should be developed and installed. Trails at the Preserve
entrances should be better cleared and maintained. The interior trails are reasonably wellmaintained though would benefit from signage. Signage and trail maintenance could be done in
partnership with the W. Haywood Burns Environmental Education Center or local schools.
There are two main access points to the Tivoli Lake Preserve trails: one is a parking area next to
the Tivoli Park Apartments at Livingston and Judson Street; the other is at the end of Manning
Blvd near the Green Tech High School. As noted, both access points would benefit from
improved signage and trail clearing/marking. There may be an opportunity to explore a third
access off Livingston Avenue between the Freihofer/Bimbo Bakers entrance and the Hubbard
Hope House to make Tivoli Lake Preserve more accessible to the West End neighborhood.
Successful design to promote wayfinding allows people to determine their location within a
setting; determine their destination; and develop a plan that will take them from their location to
their destination. The design of wayfinding systems should include identifying and marking
spaces; grouping spaces; and linking and organizing spaces through both architectural and
graphic means.19
The design of the signage to direct visitors and residents to and within Tivoli Lake Preserve,
Swinburne Park, Bleecker Stadium, Community Gardens, and other open space destinations in
the neighborhood would provide the community an opportunity to develop a visually appealing
"brand" for their community.
EXPAND OR CREATE ADDITIONAL COMMUNITY GARDENS

Consistent with Albany 2030, the West Hill/West End neighborhoods could work with groups
such as Capital District Community Gardens (CDCG)20 to encourage innovative reuse of vacant
properties (e.g., urban agriculture and community gardens). The residents could partner with
neighborhood groups to develop vacant lots as small neighborhood pocket parks and shaded
open space areas through initiatives such as the Vacant Lot Stabilization Program.21

18

http://www.dec.ny.gov/press/92228.html. Hudson River Estuary Program, in partnership with the New England
Interstate Water Pollution Control Commission (NEIWPCC)
19
Universal Design New York. 4.1c Wayfinding. http://idea.ap.buffalo.edu/udny/Section4-1c.htm
20
http://www.cdcg.org/
21
http://vacantlotproject.org/about-2/
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MANY CHOICES AND MANY THINGS TO DO
PARTNER WITH SCHOOLS TO DEVELOP OUTDOOR CLASSROOMS TO CONNECT YOUTH TO NATURE

Albany 203022 recommends development of a master plan for the Tivoli Lake Preserve for its
long-term use as an outdoor environmental preserve classroom and green job training center. The
West Hill/West End neighborhoods would benefit from such an effort.
Recognizing the value of connecting children to nature, there are several programs that the West
Hill/West End schools can utilize. Efforts should be made to connect local public, charter and
private schools with New York State Department of Environmental Conservation (NYSDEC)
outdoor education programs, including I Fish NY23, Project WILD, Project WET (Water
Education for Teachers), and Project Learning Tree.24 Tivoli Lake Preserve is well-suited to
serve as an outdoor classroom.
In addition, the community can explore NYSDEC's After School Conservation Club25 that
provides training to urban area educators and youth service providers in a 10-week
environmental education program that teaches elementary students about natural resources and
environmental quality through fun, educational activities and stewardship projects. The W.
Haywood Burns Environmental Education Center may be a resource in supporting
environmental education programs in the neighborhood.
HOST COMMUNITY EVENTS AT SWINBURNE PARK AND TIVOLI LAKE PRESERVE

The West Hill/West End residents could explore opportunities to host community events such as
Earth Day, Arbor Day, Summer Solstice, May Day, or other celebrations at Tivoli Lake Preserve
and Swinburne Park. Such events would present a positive perception of the neighborhoods and
its environs, and may bring visitors to the area. The West Hill/West End neighborhoods should
promote and continue the annual West Hill neighborhood Carnival on the Hill on 2nd and Judson
Streets. Building on its past success, the community may consider expanding activities for the
event to draw attendees to Swinburne Park and Tivoli Lake Preserve as well.
ADD DEDICATED YOUTH PROGRAMS TO ENCOURAGE USE IN THE GREEN SPACES

The West Hill/West End neighborhood groups should explore adding dedicated youth programs
with organizational support to encourage youth activities and mentoring in the green spaces.
Consistent with the CORe Report26 recommendations, the West Hill/West End neighborhoods
should pursue funding for youth activities such as police-sponsored athletic leagues, Big

22

Albany Common Council. 2013. Albany 2030 The City of Albany Comprehensive Plan. Accepted April 2, 2013.
http://www.dec.ny.gov/outdoor/44804.html
24
http://www.dec.ny.gov/education/1913.html
25
http://www.dec.ny.gov/education/38184.html
26
Kurlychek, Megan, and Corianne P. Scally. 2013. A Pilot Assessment of Neighborhood Conditions in Albany’s
South End and West Hill for the Governor’s CORe Initiative.
23
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Brothers/Big Sisters mentoring programs, and the establishment of community centers where
absent.
Because the neighborhoods have a high concentration of youth under 19 and little to no
programming for these juveniles, the study suggests the city invest in several initiatives to
promote positive pro-social development. Such programs could be housed at Swinburne Park to
promote healthy and productive use of this green space resource. Additionally, the community,
working with the City of Albany, should explore ways to host and expand summer youth
programs at the Swinburne Park/Bleecker Stadium facilities.
EXPAND URBAN AGRICULTURE OPPORTUNITIES

The NYS Open Space Plan recommends exploring Community Supported Agriculture (CSA)
programs, urban farm stands, and mobile markets that bring local produce to underserved
neighborhoods.27 Likewise, Albany 203028 calls for an increase in access to local farmers
markets and Community Supported Agriculture (CSA)29 and increase participation by farmers
through a year-round marketing campaign. The West Hill/West End neighborhood green spaces
could serve as drop off points for farm fresh products. Honest Weight Food Co-op30, which
recently opened a new store in the West End at 100 Watervliet Avenue, may be a partner in the
urban agriculture opportunities.
In addition, the neighborhood could explore adding a Veggie Mobile stop or Farmers Markets on
a weekend day at Tivoli Lake Preserve or Swinburne Park to encourage families to visit the park.
There are currently two veggie mobile stops in the West Hill neighborhood: Koinonia Primary
Care on Tuesday afternoons, and Arbor Hill/West Hills on Henry Johnson and 2nd Street on
Saturday noontime.
EXPLORE ENVIRONMENTAL JUSTICE (EJ) COMMUNITY IMPACT GRANT PROGRAM

31

Environmental Justice (EJ) Community Impact Grant Program provides funds to assist
community organizations in addressing environmental and human health impacts in the
neighborhoods. These funds can be used for projects such as inventories of polluting facilities,
air monitoring, urban tree planting, community gardens and alternative energy projects.

27

NYSDEC. 2009. Open Space Plan.
Albany Common Council. 2013. Albany 2030 The City of Albany Comprehensive Plan. Accepted April 2, 2013.
29
http://www.agriculture.ny.gov/AP/Organic/CommunitySupported.html
30
http://www.hwfc.com/
31
http://www.dec.ny.gov/public/31226.html
28
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CONSISTENCY WITH ALBANY 2030 COMPREHENSIVE PLAN
Albany 2030, the City of Albany's Comprehensive Plan, acknowledges that, "while Albany’s
water and other natural resources have been extensively altered by development, opportunities
exist to forge a greener, more sustainable future by reintegrating them into the urban fabric."32
There are several strategies in the Albany 2030 which support optimizing the urban green space
in the West Hill/West End neighborhoods for positive place making. These strategies include:
NH-3

Restore and maintain high quality natural habitat areas

NH-4

Use the Pine Bush Discovery Center and the W. Haywood Burns Environmental
Education Center as resources for promoting habitat protection

AQ-2

Enhance the urban forest to absorb CO2 and other pollutants

OS-1

Expand and connect greenways and trails throughout the city and link to regional
networks

OS-2

Reclaim vacant lots as open space and community gardens

OS-3

Support local food production

CHR-1

Improve connections between neighborhoods and recreation locations

CHR-2

Promote walkable neighborhoods and complete streets

CHR-3

Increase access to healthy food options

CHR-4

Partner with healthcare institutions to promote preventative health measures

CHR-6

Provide intergenerational opportunities for recreation

CHR-7

Increase opportunities for recreational use of waterways

CHR-8

Improve and enhance public access to institutional facilities and open spaces

CHR-9

Develop active design guidelines to promote physical activity and health

ST-5

Develop a Comprehensive Urban Agriculture Plan

ST-8

Expand the current street tree management plan into a comprehensive urban forestry
program

IT-7

Develop a green infrastructure system

32

Albany Common Council. 2013. Albany 2030 The City of Albany Comprehensive Plan. Accepted April 2, 2013.
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III. KEEPING AFFORDABLE HOUSING AFFORDABLE
In this day and age, affordable housing is not so “affordable”. One doesn’t need to be poor to
realize how high housing costs are and that the housing options open to those with low to
moderate income are very limited. Luckily, there are some programs to help people with their
housing costs to get them back on their feet.
This is particularly relevant in the West Hill/West End neighborhoods. The CORe report 33 found
that the area, has lower household earnings than the general City of Albany. While only about 14
percent of households in Albany earn less than $10,000 a year, more than 18 percent of
households in the West Hill area earn less than $10,000. And again, while only about 22 percent
of households in Albany earn under $20,000 per year, 35 percent of households in this area earn
below $20,000 per year.
All told, nearly 40 percent of the population in the area lives in poverty compared to
approximately 28 percent in Albany as a whole, and 14 percent in New York State as a whole.
Clearly, any development in the West Hill/West End neighborhoods would need to consider
affordable housing to avoid displacement of current residents.
PROGRAMS FOR HOMEOWNERS
First, let’s explore ways to keep housing affordable for homeowners. The Obama Administration
has implemented the Making Home Affordable (MHA) Program to help homeowners avoid
foreclosure. Homeowners can lower their monthly mortgage payments and get into more stable
loans at today's low rates. For those whom homeownership is no longer affordable or desirable,
the program can provide a way out which avoids foreclosure. Additionally, in an effort to be
responsive to the needs of today's homeowners, there are also options for unemployed
homeowners and those who owe more than their homes are worth.34
For those concerned with their bills, the U.S. Department of Housing and Urban Development
(HUD) website lists a number of organizations designed to assist people in paying for their
utility bills. The Home Energy Assistance Program (HEAP) helps low-income NY homeowners
heat their homes. The New York State Energy Research and Development Authority
(NYSERDA) offers programs to help New Yorkers reduce energy consumption and improve the
comfort and safety of their homes. Also, the Community Loan Fund of the Capital Region, in
partnership with NYSERDA, provides loans for energy efficiency efforts to nonprofits and small
businesses.

33

Kurlychek, Megan, and Corianne P. Scally. 2013. A Pilot Assessment of Neighborhood Conditions in Albany’s
South End and West Hill for the Governor’s CORe Initiative.
34
http://portal.hud.gov/hudportal/HUD?src=/topics/avoiding_foreclosure
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PROGRAMS FOR RENTERS
For renters, the Section 8 Rental Voucher Program increases affordable housing choices for lowincome households by allowing families to choose privately owned rental housing. The public
housing authority (PHA) generally pays the landlord the difference between 30 percent of
household income and the PHA-determined payment standard-about 80 to 100 percent of the fair
market rent (FMR). The rent must be reasonable. The household may choose a unit with a higher
rent than the FMR and pay the landlord the difference or choose a lower cost unit and keep the
difference. There are a variety of voucher types including tenant-based and project-based.
Tenant-based vouchers increase affordable housing choices for very low-income families.
Families with tenant-based vouchers are able to lease safe, decent, and affordable privately
owned rental housing with the help of their housing subsidy. After the initial lease period, they
may move to an apartment of their choice in the city or town where they currently live, or they
may “port” to an apartment in another city in the United States and its territories. The Albany
Housing Authority currently has 2,188 tenant-based vouchers.35

Those who are helped by the Project-Based Rental Assistance are compared
in this pie chart from HUD administrative data, calculated in 2010.

35

http://www.albanyhousing.org/departments/rental-assistance-department
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HUD-VASH Vouchers are the HUD-Veterans Affairs Supportive Housing program that
combines Housing Choice Voucher rental assistance for homeless veterans with case
management and clinical services provided by the Department of Veterans Affairs. HUD has
awarded funding for approximately 10,000 HUD-VASH vouchers each year in 2008, 2009, 2010
and 2012. There is at least one site in each of the 50 states, in the District of Columbia, Puerto
Rico and Guam. In addition to HUD-VASH vouchers, there is another program for veterans in
Albany. The Albany Housing Coalition Inc. serves veterans and the Albany community by
providing affordable rent, housing assistance for returning veterans, outreach, case management,
and referral services for homeless veterans, as well as other services.36
NYHousingSearch.gov is a website that helps find affordable and handicap accessible
apartments across New York. It asks if the user has a Section 8 or a VASH voucher and it has
many search filters so people can easily customize their search by specific needs.
PROGRAMS FOR FIRST TIME HOMEBUYERS
For first time homebuyers, HUD helps those who live in public housing buy homes by
converting their rent into a mortgage payment. The local public housing agency can provide
those interested with more information. HUD also has the Homeownership Voucher Program to
help people purchase their first home, but need help meeting the monthly mortgage and other
homeownership expenses. Families must be first-time homeowners or cooperative members,
meet the minimum income requirement, be employed full-time for at least one year (except in
the case of elderly and disabled families), and meet additional PHA eligibility requirements.
Those interested can contact their local Public Housing Agency.
There are also federally-insured mortgages through the Federal Housing Administration. Lowerincome households will qualify regardless of if they live in public housing or not. The mortgages
are made mostly by banks. Participating banks in Albany are the State Employees Federal Credit
Union (SEFCU) and MT&B bank.
STUDENTS IN YOUR NEIGHBORHOOD
Some community residents might think students just drive up rent prices in the area because they
have their parents paying their rent while they go to school, but students can be good neighbors
and help the community. Students can help rebuild through community service and purchasing
from the local businesses. If the university encouraged more community service, there would be
more social benefits to both the students and the community, such as enhanced interaction and
interpersonal skills, and increased social network. Volunteering increases the desire for one to
cooperate and get involved, and makes the student feel like they are a part of the community. It
builds trust, cooperation, and citizenship.

36

http://ahcvets.org/ahcservices.html
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COMMUNITY LAND TRUST
Community Land Trust Models are a tool for maintaining permanently affordable housing. The
purposes of a Community Land Trust (CLT) are to provide access to land and housing to people
who are otherwise denied access; to increase long-term community control of neighborhood
resources; to empower residents through involvement and participation in the organization; and
to preserve the affordability of housing permanently.37 CLTs offer a balanced approach to
ownership: the nonprofit trust owns the land and leases it for a nominal fee to individuals who
own the buildings on the land. Community Land Trusts help low and moderate income families
benefit from the equity built through homeownership, and at the same time preserve the
affordability of these homes so that future residents will have the same affordable
homeownership opportunities.
By owning the land, CLTs are able to greatly reduce the initial housing cost to the potential
buyer. The land lease contains a resale provision, which ensures that if the house is sold, it goes
to another low or moderate-income person. This is one of the reasons why it is called a
community land trust: the participant agrees to pass on the same benefits that they received to the
next homeowner. The buyer agrees to limit the amount of profit they make on the house sale in
order to ensure that the property remains affordable for the next person. CLTs do not need
additional subsidies each time the house resells; the permanent affordability is built into the lease
for perpetuity.38
The Albany Community Land Trust (ACLT) has acquired and redeveloped 45 properties in the
city with 58 units of low-income housing, and has sold 31 rehabilitated buildings to low-income
first-time homebuyers. Aside from helping families become homeowners, ACLT has a goal to
create a community-controlled base for affordable housing in the future.39 The majority of
ACLT’s owners and renters are currently in West Hill.
TAX INCENTIVES
As far as tax incentives go, there are a few mechanisms for both housing developers and renters.
The Low Income Housing (LIH) Tax Credit program provides tax credits to housing developers
who sell the credits to investors in exchange for equity finance. Investors then claim the credits
on their tax returns, making them a beneficiary of the LIH credits in addition to the housing
developer or the targeted beneficiary of the subsidized service.40
For renters and homeowners, if a household’s gross income is $18,000 or less and rent is $450 or
less for their residence, they could be eligible for the real property tax credit. If all members of
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the household are under 65, the credit can be as much as $75. If at least one member of the
household is 65 or older, the credit can be as much as $375.41
COOPERATIVE HOUSING
People can also opt to live in cooperative housing. An example would be the Homestead
Housing Center (HHC) in St. Paul, Minnesota. HHC developed housing cooperatives for seniors
and allowed them to retain the advantages of homeownership (tax deductions and equity
accumulation) as well as control over budget and monthly living costs.42
Funding to build, renovate, maintain, and finance affordable housing is essential. The federal
government is and will presumably remain the largest single funding source. But state and local
governments, foundations, businesses, and bankers, as creators or holders of wealth, also have
significant roles to play in generating, leveraging, and targeting needed dollars. Congress has
funded a modest increase in the number of households served by Housing Choice Vouchers and
several smaller programs aimed primarily at the elderly and people with disabilities. These gains,
however, have been offset by a loss of units through other programs (for example, demolition of
public housing or termination of project-based rental assistance because the owner chose to end
participation).43
EFFICIENT LAND USE
To turn the tide and encourage development in these neighborhoods, the CORe report suggests
efforts to revitalize vacant buildings and reuse vacant lots, and to provide incentives for renewal
of occupied buildings. The West Hill/West End community has many deteriorated buildings, and
this problem is not confined to vacant properties but occupied buildings as well. Programs to
foster opportunities for rehabilitating existing and building new infill buildings – whether for
home ownership or to encourage reinvestment by responsible landlords – are also a critical
priority in this neighborhood. 44
When developing, there should be a priority to infill and efficiently use land capacity within
existing communities. There should be encouragement of a mix of land uses with jobs, housing,
retail, schools, parks, recreation, and services in proximity. Before developing, there should be
efforts to ensure that all socio-economic groups benefit from the regional change and that
residents aren’t displaced.
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http://www.tax.ny.gov/pit/credits/real_property_tax_credit.htm
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IV. DEVELOPING LOW COST BUSINESS SPACE
Within low-income neighborhoods, the loss of businesses and high levels of disinvestment has
presented a serious challenge to the livelihood and welfare of residents and community leaders.
Specific to the business community, challenges emerge from relocating a business that provides
much needed jobs, as well as goods and services to the community.
Rather than focusing on recruiting business to the West Hill/West End neighborhoods, this
section focuses on the potential that local entrepreneurs could provide, as well as utilizing
existing funding sources in order to rehabilitate vacant commercial space within the community.
The ideas below present a series of short, mid and long-range goals for this type of strategy.
ACTION STEPS
1. Connect existing entrepreneurs with business services
a. Identify existing and potential entrepreneurs already in the community
b. Bring small business services into the community as opposed to entrepreneurs
needing to travel in order to receive services
2. Identify potential building/space needs for entrepreneurs
a. Develop a strategy to reclaim and renovate abandoned buildings
3. Analyze the feasibility of supporting a non-traditional incubator within the community

Local entrepreneurs and business incubators present a viable solution to support low income
communities struggling to recruit businesses, while maintaining a high level of decision making
ability among local residents. Recently, entrepreneurship has demonstrated the positive impact
that it can have on the poverty level of communities.45 Business incubators provide multiple
benefits to the community: an opportunity for residents to utilize and develop existing skill sets;
a framework to develop businesses locally; and an opportunity to establish strong roots in a
community. The primary argument in support of incubators is that 84 percent of the incubator
graduates remain in the local area after leaving the incubator.46 Not only does this mean a new
business would be added to the community, it also means more jobs for the community. In fact,
for incubator tenants during their resident status, employment increases an average of 39 percent
for firms between entering the firm until graduation.47
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Kelly D. Edmiston (2008). “Entrepreneurship in Low and Moderate Income Communities,” in G. Yago, J. R.
Barth, and B. Zeidman, Eds., Entrepreneurship in Emerging Domestic Markets. Barriers & Innovation Series: The
Milken Institute Series on Financial Innovation and Economic Growth , Vol. 7(New York, NY: Spinger), 1 – 8.
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Jover, Josephine T., Helena Soprano, Nina Richardson, Henrietta Owusu, Jacob Avidon, and Betsy
Wallace. STRATEGIC FRAME WORK FOR COMMERCIAL REVITALIZATION. Rep. Rutgers Center for Urban
Policy Research, 11 May 1998. Web. 20 Nov. 2013.
<http://policy.rutgers.edu/cupr/community/organizations/projcomm/wsp/revite1.html#toc>.
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Jover, Josephine T., Helena Soprano, Nina Richardson, Henrietta Owusu, Jacob Avidon, and Betsy
Wallace. STRATEGIC FRAME WORK FOR COMMERCIAL REVITALIZATION. Rep. Rutgers Center for Urban
Policy Research <http://policy.rutgers.edu/cupr/community/organizations/projcomm/wsp/revite1.html#toc>.
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SUPPORTING ENTREPRENEURS
There are two resources that already exist within the Albany area to support the skills that
entrepreneurs need in order to be successful. Connecting these resources with the potential
entrepreneurs would be the first step in this strategy. The Small Business Development Center
(SBDC) has the Small Enterprise Economic Development (SEED) Program, and the Community
Loan Fund. The Small Business Development Center has two locations within the Albany
community. Their primary office is located at the University of Albany (UAlbany), with various
satellite offices scattered throughout the region.48 An additional satellite office is located through
the Albany Chamber of Commerce. The resources provided by the SBDC include:
Developing business plans
Searching for sources of funding
E-commerce tools
Exporting goods and services
Developing marketing plans
Complying with licensing and regulations
While the SBDC is a valuable resource for supporting many entrepreneurs in the area, they are
not specifically targeting those from low-income or minority backgrounds. Similarly, their main
office is attached to the UAlbany Campus. Ultimately, these locations are somewhat removed
from the community, and while they may provide great knowledge to entrepreneurs, there may
be challenges accessing these services due to their location.
The SEED Program moves beyond the traditional training programs; the SEED program
provides entrepreneurial training and microloans to local entrepreneurs. The program has been
created from a partnership between UAlbany, SEFCU and Empire State Development.
Entrepreneurs work with UAlbany’s school of business, SBDC and professional volunteers. The
aim of the program is to provide character-based lending, and support those entrepreneurs who
cannot secure traditional funding. The program works to combine character-based lending with
mentoring and training in order to support entrepreneurs.49
Another resource within the community is the Community Loan Fund of the Capital Region. In
addition to the affordable loans that the loan fund provides to the community members, they also
have several resources that support entrepreneurs through the Albany Center for Economic
Success.50 They have small business counseling, but they also have an incubator on-site, located
in the Sheridan Hollow Neighborhood. Different from a standard incubator, which usually offers
tenancy on a limited time frame, the Community Loan Fund supports businesses for an extended
period of time. The Community Loan Fund also works immediately in the community, and
primarily seeks to support minority business owners. Overall, the incubator houses
approximately five to ten business owners ranging in a variety of services. There is a printing
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business, which has been in the incubator since the beginning. There is also a construction
company in the incubator. Previously, the space has hosted a radio show as well. Within the
incubator, there is a conference room, as well as a loading dock available to tenants. This
incubator could serve as an extremely valuable tool for entrepreneurs in the West Hill/West End
neighborhoods. This is a resource that could be shared with any entrepreneurs in the West
Hill/West End neighborhoods.
Connecting local entrepreneurs with these resources would be a good initial step in supporting
the business environment. Another potential step would be to bring these small business
counseling resources into the West Hill/West End neighborhoods. Bringing them into the
neighborhood would eliminate transportation barriers which prevent entrepreneurs from
accessing the services.
IDENTIFYING POTENTIAL LOCATIONS
The West Hill/West End neighborhoods have several advantages that make it a viable location
for small or mid-sized businesses. Identifying key areas within the neighborhood, and working to
improve the commercial space in those areas, would be an important step towards improving the
business climate of the neighborhood.
The zoning of the neighborhood is primarily R-2A, which is one and two family residential, and
there are also sections which are medium residential. However, there are intermixed areas which
are classified as C1- neighborhood commercial district,51 including the eastern end of the
neighborhood along the Henry Johnson Boulevard and a section of Lexington Ave (between
Central and Clinton), as well as key intersections along Quail. The first section of Quail
extending from Central Ave is classified as Neighborhood Commercial District, as are the
intersections of Quail and 2nd, as well as Quail and 3rd.

City of Albany Zoning Map

51

http://www.arcgis.com/home/item.html?id=f17b89cd5e424e878446728328cd56dc
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These intermixed locations serve as initial starting points for developing business space because
they already have the proper zoning necessary, and in some cases, already contain vacant
buildings that could serve a potential future use. Central Ave is zoned as a C3-central business
district. This is an extremely important corridor for potential businesses to utilize. Partnering
with the Central Ave Business Improvement District (BID) would be the best method to utilizing
this advantage.
Working with entrepreneurs in the community to identify their business space needs would
improve the business environment of the neighborhood. Rehabilitating the key intersections
mentioned above, would utilize already existing vacant space.
FUNDING RESOURCES
There are several funding resources to support the renovation of non-residential space in the
West End/West Hill neighborhoods. Two that are found locally include the Real Estate Loan
Fund and the Business Development Loan Program, both of which are available through
Capitalize Albany.52 Additionally the New York Main Street program offers similar funding.
The Real Estate Loan Fund supports the revitalization of property, and the retention and the
creation of jobs for city residents. The preference of the loan fund is to support strategic
properties that are currently vacant or underutilized, as well as properties which need
rehabilitation funding or construction and could have a positive effect on the community. Long
term fixed financing is available at below market interest rates.
The second funding option available through Capitalize Albany is the Business Development
Loan Program. This program works with businesses to fund the acquisition of property,
machinery and equipment, construction, renovation, or rehabilitation of property. The loan
program requires that businesses demonstrate a significant economic impact in order to spur
economic development activity.
The New York Main Street Program is another funding source that specifically targets areas
suffering from disinvestment, a large presence of vacant buildings, and also has a high
population of low-income residents.53 Funding is administered through the Office of Community
Renewal and is administered to local units of government, Business Improvement Districts, as
well as not-for-profit organizations. The program highlights that the organization must be
committed to revitalizing historic downtowns, mixed-use neighborhoods, commercial districts,
and village centers. Funding through this program works to target a specific area as opposed to
supporting an individual business. The funding is used towards facade improvements, interior
commercial and residential building upgrades, as well as streetscape enhancements.

52
53
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BUSINESS IMPROVEMENT DISTRICT
The Central Avenue Business Improvement District (BID) would be an essential partner for any
downtown business space development project. The mission of the BID is “To promote the
preservation and development of the Central Avenue business corridor of the capital City of
Albany and to organize in order to do all things necessary and proper to make said area more
attractive and accessible. To this end the Business Improvement District will work to enhance
the public perception of the Central Avenue business corridor though the overseeing and
managing the appearance, security and cleanliness of the business improvement district.”54 The
location of Central Ave immediately adjacent to the West Hill/West End neighborhoods is a
strength for the neighborhoods. This location can be utilized as a location for potential
businesses due to the high level of traffic that passes through the area on a regular basis. This is
an asset that the Central Ave BID works to maintain and would contain knowledge about
utilizing it. The Central Ave BID does contain a listing of available properties on their website.
Beyond having businesses join the BID, making them aware of any potential properties is once
way to begin a partnership with the organization.
Specifically, the Central Ave BID provides a variety of services to businesses who are members.
Equipment loans, promotional tools, social networking and technical services, and streetscape
improvements. The social networking appears to be a stronger resource that they offer, with
services ranging from cloud computing assistance, to transitional planning, and web-based
conferencing. Additionally, the promotional assistance could be helpful to new businesses. It
includes the delivery of information, such as coupons or menus to the door of over 400
businesses.
COMMUNITY BASED INCUBATORS
Another resource that supports the development of entrepreneurs into successful businesses is the
creation of incubator space.
While traditional incubators provide valuable space and resources for entrepreneurs, altering the
standard model can have additional benefits. Generally, incubators are associated with a college
or university and target businesses in manufacturing or technology. By rooting the incubator
within the greater needs of the community, the benefits and the impact of the incubator can be
expanded. Noted as double dividends, an entrepreneurial business has the opportunity to develop
a business to provide jobs, as well as fulfill a specific need, service or resource that is lacking.55
A common community need could be identified, and then specific entrepreneurs could be
identified, whose tenancy would fulfill that need.
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For example, the absence of a grocery store is commonly cited within the West Hill
neighborhood. Provided below are several examples where a community-based incubator
focuses on a specific need of the community and then, ultimately, fulfilled that need through the
businesses retained in the incubator.
The Neighborhood Development Center, located in St. Paul, MN presents a viable communitybased incubator model. As a non-profit organization, the mission of the Neighborhood
Development Center (NDC) is to “Empower entrepreneurs and community partners to transform
low income neighborhood economies from within.”56 NDC has five incubator sites, all of which
are located right in communities. The incubators are located in old commercial buildings that
have been renovated. One example is the Midtown Global Market in Minneapolis, MN. The
creation of the market emerged directly from goals established by the community. Originally, the
building was sitting vacant, however residents were determined to find a use for the building that
would “reflect and welcome the surrounding neighborhood.”57 Today the incubator hosts forty
small businesses that sell fresh fruits and vegetables, specialty groceries, and prepared food and
gifts from around the world. Overall, the market has led to the creation of 200 jobs and attracts
nearly 1.2 million visitors each year.

Midtown Global Market, Neighborhood Development
Center, Minneapolis, MN

Examining the applicability for this type of incubator
would require weighing several options, as this type
of incubator would require the development of longrange goals and resources. Within West End and
West Hill, the amount of building space would be
the largest determinant of the types of businesses
that could be incubated. One of the advantages of
this approach is that it does allow for some level of
flexibility when designing the incubator. The
incubator could be much smaller, than the example
cited above, while retaining many of the same
characteristics.

For example, the West End/West Hill neighborhoods lack local grocery stores. However, one
entrepreneur has set up a small-scale produce stand along the road. If incubator space was
developed, this entrepreneur could work to acquire lending that would fund the purchase of
freezers/coolers necessary to expand the sale of food items. The incubator space would support
the entrepreneur by providing below market business space, and aiding in the loan application
process. The entrepreneur would assist the community by providing access to fresh produce and
food, that they are currently unable to access.
Developing incubator space would be a very long-term project, and would require the
compilation of a variety of resources. Additionally, if the aim of the incubator is to attract
visitors, as was the goal for the Midtown Global Market, additional signage and promotion
56
57
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would be required. This would likely need to be pushed by the incubator management, or done in
partnership with the Central Ave BID. This is especially true if the incubator was located off
Central Ave and more towards the interior of the neighborhood.
A second incubator option that is also non-traditional is targeting a specific skill set that already
exists in the community and then developing business resources and an incubator around that
specific skill-set. An example of this can be found in La Cocina incubator. Located in San
Francisco, the purpose of the incubator is to cultivate food entrepreneurs.58 It primarily focuses
on supporting female, minority or immigrant entrepreneurs. The incubator provides small
business training and assistance, while providing the entrepreneurs with industrial kitchen space.
These two incubator models serve more as long-term goals. However, they were highlighted
because of their ability to maintain control within the immediate community and local residents.
Instead of focusing on attracting an outside business to the community, an incubator would
develop entrepreneurs locally, and provide a strong foundation for expanding the business in the
West Hill/West End neighborhoods.

58

Newman, Melinda. "Nonprofit Incubator Teaches Low-Income Women to Build Restaurant
Businesses." Entrepreneur. N.p., 19 Mar. 2013. Web. 17 Nov. 2013. http://www.entrepreneur.com/article/226068>.
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V.

A TOOL TO MAKE IT WORK - USING ZONING TO ENCOURAGE
DEVELOPMENT WITHOUT DISPLACEMENT

As noted in the previous sections, the West Hill/West End neighborhoods are encouraged to
explore ways to improve the desirability of their community by making the most of the natural
and built resources, to retain and encourage affordable housing, and to attract desirable
businesses. Such actions could result in beneficial growth and development in the area and
provide a positive sense of place; however, such a shift in the community should not be at the
expense of the poorer residents of the community (i.e., “gentrification”).
Zoning laws and other building regulations can serve as a city’s tool towards preventing the
displacement of its most vulnerable residents due to rising property values. Adjusting zoning
regulations to prevent displacement is best used before large-scale redevelopment geared
towards market-rate housing occurs; this is the situation currently in the neighborhoods of West
Hill and West End. The City of Albany can prevent potential displacement by:
Designating a percentage of units in a given housing development to be set aside as
affordable housing;
Attempting to preserve existing mixed use zoning rather than allow residential
conversions in the neighborhood to slow down the process of gentrification;
Increasing density in the neighborhood, especially around transportation centers, e.g.,
blocks where multiple bus routes meet or where important neighborhood resources exist.
It is important to keep in mind that regulations can also raise housing prices, causing rents to rise
and pricing some individuals and families out of the homeownership market. It is also
worthwhile to look at past attempts at controlling the adverse effects of gentrification, such as
applying rent control.
These laws and regulations, however, can be a double-edged sword if they are not carefully
implemented; they may inadvertently raise housing costs, increasing the burden of rent on all
tenants, especially lower-income tenants, as well as preventing individuals and families of
modest incomes from purchasing their own homes. The City of Albany would have to consider
the necessity of adding additional requirements and fees for rehabilitating existing homes and
developing new requirements, as well as reviewing the individual regulations and fees already on
the books.
INCLUSIONARY ZONING
One method of using local zoning laws as a tool to ensure affordable housing in areas which are
rising in value is referred to as inclusionary zoning. Inclusionary zoning can either be
mandatory, agreed upon, or attracted through incentives. Inclusionary zoning requires developers
to set aside a portion of housing units in a new residential development for low income and
middle income individuals and families. In return, developers generally receive lowered
construction costs in the form of bonuses for density, variances on zoning, more quickly
processed local permits, and other agreed upon benefits.
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Such incentives should be considered necessary towards creating an inclusionary zoning policy.
Without these incentives, developers could be forced to choose some sort of combination of
increasing the price of the market-rate portion of the housing in the development, accepting a
reduction in their profit on the project, building a smaller housing development, or sacrificing
open or community space to accommodate the affordable housing.
The purpose of inclusionary zoning is to ensure mixed-income neighborhoods while
deconcentrating poverty over a large area, which is generally considered to be a key factor in
reducing many of the ills plaguing urban communities. Inclusionary zoning generally costs little
if anything for a government’s budget unlike massive public subsidies for housing projects and
vouchers, making it very appealing to elected officials.59
On the other side of the coin, if inclusionary zoning is made mandatory and if the incentives
residential developers receive are not enough to offset the costs of building affordable housing,
developers may simply build elsewhere in nearby cities and towns where they can find a more
profitable site. If not implemented carefully, inclusionary zoning can actually reduce the overall
amount of affordable housing in the area.60 It should also be noted that inclusionary zoning
generally is more geared towards high-demand housing markets with low rates of vacancy,
unlike the current housing demand within West Hill and West End.
MAINTAINING PRESENT INDUSTRIES WITHIN THE NEIGHBORHOOD
Another zoning option is to maintain certain light industrial and/or back-end commercial
businesses adjacent to presently blighted neighborhoods. These areas can include small scale
warehouses or parking lots for vehicle fleets. While this strategy may not be considered totally
ideal when trying to prevent displacement from development or gentrification, it can still be
effective in deterring upper scale commercial and residential development.
While these properties might have some perceived negative quality of life issues to some degree,
they can also ensure jobs in the area, and deter an over-abundance of upper scale commercial and
residential development. These industries, however, should not so seriously detract from the
quality of life of the neighborhood’s residents with air or noise pollution and such so as to cause
chronic health problems or sleep disruption.
This strategy, however, can become more difficult as nearby property values rise and more
people move into the area, resulting in increased complaints about these businesses’ impact. In
addition, these types of businesses generally are more suitable in lower value land as they will
reap little benefit to development that results in gentrification. To prevent gentrification, the City
of Albany could resist pressure to grant variances to developers looking to convert these
properties either to residential or higher end commercial uses to ensure a healthy balance.

59
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Inclusionary zoning. 2003. Retrieved from http://www.policylink.org/
Higgins. 2003. http://www.planningcommunications.com/housing/California Inclusionary Zoning Reader.pdf
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Examples of these types of properties already in existence near and within West Hill/West End
neighborhoods are Quail Autobody shop located on Quail Street, as well as Advantage
Transportation Group and Capital District Medical Transportation Group, which house taxi and
ambulance fleets near Henry Johnson Boulevard, as well as the various warehouses such as the
Freihofer/Bimbo Bakers and rail yard to the north of the neighborhoods next to Interstate 90.

MAXIMIZING PARCEL AND BUILDING SIZE
Maintaining smaller parcel sizes as well as building footprint/apartment size in the local zoning
code may assist with minimizing displacement from development. While parcel sizes tend to
already be modest in the West Hill/West End neighborhoods, using zoning laws to prevent
adjacent lots from being obtained to build larger single family homes is a simple yet effective
way of resisting gentrification. Just as minimum parcel and building size serve as a deterrent
against lower income individuals and families from moving into wealthier suburban
neighborhoods, maximum parcel and building footprint size can serve as a deterrent against the
total gentrification of a neighborhood.
Historic buildings such as 19th century brownstones will most likely appeal to wealthier
residents, but they would be less likely to be attracted to newer developments, especially those
which are smaller in size and thus more modestly priced. This would fit the neighborhoods of
West Hill and West End well as there is a diverse mixture of historic rowhouse buildings which
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can be rehabilitated and turned into market rate housing, as well as deteriorating, abandoned
buildings and vacant land which can be redeveloped into affordable housing, ensuring a mixedincome community.
Modest single family homes could be built over
currently vacant land or blighted buildings. These
modest homes could be in row house form
consistent with the current neighborhood form, and
perhaps with a second floor built over the garage to
conserve space. These designs can provide quality
yet modest housing, while providing off-street
parking for residents, a valuable and often rare
commodity in dense urban environments.

Example of quality affordable single family housing in
West End.

Areas designated for the lowest income individuals and families would ideally be zoned around
public transportation centers and important neighborhood resources and amenities, as these
individuals and families would generally rely more heavily on public transportation or walking
for their shopping, commuting and other daily needs. Generally speaking concentrating poverty
over a large area is considered undesirable due to it causing urban blight, crime, and isolating
residents both geographically and socially. If it is done, however, on a much smaller scale to
allow lower income residents to reside near amenities and transportation hubs, it can ensure the
residents are connected to the city as a whole.
THE COSTS OF HOUSING REGULATIONS
On the other hand, according to a report by the federal Department of Housing and Urban
Development, research has shown that an increase in housing regulations can lead to higher rents
for tenants. These regulations are imposed for a number of reasons, the vast majority with good
intentions. The reasons for these regulations can be safety, preserving quality of life, and
environmental concerns. Some of these regulations however, may be outdated, redundant, or
even contradictory to other regulations.
In addition, tighter regulated housing markets result in higher homeownership costs in the form
of property taxes and fees as well as building costs, which can lower the overall rate of
homeownership, pricing some families and individuals out of the homeownership market that
would otherwise be able to purchase their own homes.
Cities across the country have taken steps to reduce bureaucratic red tape which discourage
developers. The City of Berkeley, California, has set up a one-stop center to help streamline the
approval process, saving developers both time and money in starting a project. In Cincinnati,
residential developers are guaranteed an approval or disapproval with reason(s) for rejection for
smaller scale developments within eight to ten days.61
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Rent control, a highly controversial and often debated affordable housing topic, started in New
York State in 1947 in response to the postwar housing crisis. The City of Albany still has its rent
control program for buildings built prior to 1947. The housing unit in question must be
continuously occupied since April 1, 1953 by the original tenant or his/her lawful successor if it
is an apartment in a one or two family house. Otherwise, the unit must be continuously occupied
by the original tenant or his/her lawful successor since July 1, 1971.62
In cities that were implementing rent control, the rate at which rents could be raised were frozen,
and landlords could be penalized in many cases for failing basic upkeep requirements. In theory
it provides a landlord with a reasonable rate of return on their investment, while ensuring people
are not displaced during housing booms. This provided tenants who lived there a great financial
incentive to stay there and even pass it on to their heirs. It also caused rents to increase in
unregulated units even higher according to some economists.
Rent control has also been accused of giving the landlord a strong financial incentive to evict
tenants in rent controlled units so they can rent them for the market rate. This in turn can lead to
stronger anti-eviction ordinances passed by the city. While this may seem like a good idea by
protecting tenants against abusive landlords, it also has the effect of keeping in tenants who are a
nuisance and possibly even dangerous to other tenants.
In addition, rent controlled buildings can become assessed lower by the city’s tax assessor when
landlords start to lose money on the buildings. This can lead to lower property taxes being paid
to the city which will in turn lead to a reduction in city services being provided, causing a lower
quality of life for residents. The loss of rental income and property values has been blamed on
other factors such as a decline in urban manufacturing jobs, poor enforcement of housing codes,
and other unrelated factors.63
LEARNING FROM THE SUCCESSES AND MISTAKES OF OTHER CITIES
Zoning regulations can be a city’s most cost-effective and direct method to encourage
development without displacement and of stopping the harmful side effects of gentrification. The
City of Albany’s government should however learn from both the good and bad experiences of
cities across the United States using zoning to prevent the displacement of low-income
individuals and families when developing a comprehensive policy which ensures affordable
housing not only in West End/West Hill, but in other neighborhoods throughout the city.
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VI. CONCLUSION
The West Hill/West End neighborhoods face the challenge of encouraging development in their
community to create a sustainable neighborhood, yet maintain a sense of place and minimize the
risk to displacing the current community members. To successfully plan a thriving community, it
is important to make it attractive in all aspects. This paper highlights four aspects to optimize
existing resources, including green space, housing, business space, and zoning.
The green spaces of the West Hill/West End neighborhoods are a unique and under-utilized
resource that can be an asset to this community, offering both passive and active recreation
opportunities to neighborhood residents and visitors, and providing a sense of place and pride.
Recommendations are presented to preserve and consciously integrate environmental resources
and parks into the fabric of the community and to provide many choices and many things to do in
these green spaces. These include suggestions to improve Tivoli Lake Preserve to make it more
desirable and accessible; improve wayfinding to neighborhood green space destinations to
encourage use; expand or create additional Community Gardens; partner with schools to develop
outdoor classrooms to connect youth to nature; host community events at Swinburne Park and
Tivoli Lake Preserve; add dedicated youth programs to encourage use in the green spaces; and
expand urban agriculture opportunities.
Efforts should be made to enhance the desirability of the neighborhood to encourage people to
live there, yet housing should remain affordable to minimize displacement of residents. There are
several programs that can assist, such as using the Section 8 Rental Voucher Program or tenantbased vouchers to choose privately owned rental housing; using project-based vouchers for New
York State assisted public housing; seeking assistance with bills from organizations such as the
Home Energy Assistance Program, the New York State Energy Research and Development
Authority, and New York Energy Smart; encouraging veteran use of HUD-VASH vouchers;
participating in first-time homebuyer programs to help people purchase their first home;
encouraging student activity in the community such as community service and purchasing from
local businesses; using Community Land Trust Models to maintain permanently affordable
housing; and applying tax incentives to provide tax credits to housing developers and renters.
The West Hill/West End neighborhoods have several advantages that make it a viable location
for small or mid-sized businesses. Identifying key areas within the neighborhood, and working to
improve the commercial space in those areas, would be an important step towards improving the
business climate of the neighborhood. Working with entrepreneurs in the community to identify
their business space needs will help to improve the business environment of the neighborhood.
This may include connecting existing entrepreneurs with business services, such as the
Community Loan Fund and Small Business Development Center; bringing small business
services into the community rather than entrepreneurs needing to travel in order to receive
services; identifying potential building/space needs for entrepreneurs and working to improve the
commercial space in those areas; developing a strategy to reclaim and renovate abandoned
buildings; and analyzing the feasibility of supporting a non-traditional incubator within the
community.
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Zoning laws may need to be adjusted or implemented to make the area more compatible with
developers by designating a percentage of units in a given housing development to be set aside as
affordable housing; attempting to preserve existing mixed use zoning in the neighborhood that
encourage development while minimizing the risk of gentrification; and increasing density in the
neighborhood, especially around transportation centers.
By planning proactively, the West Hill/West End neighborhoods will be better poised to embrace
opportunities for development that is consistent with the community’s desired character.
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