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May 7, 2018

Operations Committee: 4-9-2018
RESOLUTION NO. 173-2018

ADOPTING THE “ASSESSMENT OF FAIR HOUSING:
ST. LAWRENCE COUNTY 20177

By Mr. Hooper, Chair, Operations Committee

WHEREAS, St. Lawrence County regularly applies for and is awarded Community
Development Block Grant funding to administer a variety of community and economic
development projects that principally benefit low to moderate income households throughout the
County, and

WHEREAS, as a condition of receiving Federal funds, the US Department of Housing
and Urban Development (HUD) requires local communities to certify that they affirmatively
further fair housing, and this obligation requires the grantee to conduct an assessment of fair
housing in the community, take appropriate actions to overcome the effects of identified
impediments, and maintain records concerning the local analysis and activities, and

WHEREAS, the last Analysis of Impediments was conducted in 2010, which relied on
2000 Census Data and no longer accurately reflects current population demographics or housing
conditions in the County, and

WHEREAS, the Fair Housing Task Force of the County responded to the need to assess
progress on fair housing issues, raised funds from outside donors, contracted with CNY Fair
Housing in 2016 to do an independent assessment, worked on data collection and analysis,
conducted meetings with stakeholders, reviewed and revised the draft “Assessment” report
prepared by CNY Fair Housing staff,

NOW, THEREFORE, BE IT RESOLVED that the Board of Legislators adopts the
“Assessment of Fair Housing: St. Lawrence County 2017”, and

BE IT FURTHER RESOLVED the Assessment of Fair Housing: St. Lawrence
County, 2017, identifies short and long term strategies to educate the public about housing
discrimination, and short and long term strategies to improve the quality of affordable housing in
the County, and

BE IT FURTHER RESOLVED that the Board of Legislators designates the Fair
Housing Task Force to further fair housing in St. Lawrence County, and maintain records
concerning these activities.

STATE OF NEW YORK )
) ss:
COUNTY OF ST. LAWRENCE )

I, Kelly S. Pearson, Deputy Clerk of the St. Lawrence County Board of Legislators, DO HEREBY CERTIFY that | have compared this
Resolution No. 173-2018 entitled “Adopting the “Assessment of Fair Housing: St. Lawrence County 2017, adopted May 7, 2018, with the
original record in this office and that the same is a correct transcript thereof and of the whole of said original record.

Kelly S. Pearson

Kelly S. Pearson, Deputy Clerk

St. Lawrence County Board of Legislators
May 8, 2018
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INTRODUCTION

The 2017 Assessment of Fair Housing for St. Lawrence County, New York was conducted by CNY Fair

Housing, Inc., a private, non-profit organization which is a qualified fair housing enforcement agency.
The Assessment was prepared on behalf of St. Lawrence County, and the villages of Canton,

Gouverneur, Massena, Ogdensburg and Potsdam.

BAsIS OF THIS STUDY

Under the Fair Housing Act, the US Department of Housing and Urban Development (HUD) is obligated
to administer its programs in such a way as to “affirmatively further fair housing” (AFFH), a requirement
that extends to grantees of HUD programs as well as sub-recipients. The Community Development Block
Grant (CDBG) program specifically contains a regulatory requirement that entitlement jurisdictions

certify that they will affirmatively further fair housing as a condition of the receipt of that funding.

In July, 2015, HUD instituted a new regulatory rule regarding the obligation to AFFH. The goal of the
new rule is to help program participants better understand the actions they need to take to meet their
AFFH obligation and to assist participants with assessing fair housing issues in their communities to help

them make informed policy decisions.

As explained in the new rule, affirmatively furthering fair housing “means taking meaningful actions, in
addition to combating discrimination, that overcome patterns of segregation and foster inclusive
communities free from barriers that restrict access to opportunity based on protected characteristics.”
This obligation extends not only to HUD funded programs, but to all of a participant’s activities and

programs relating to housing and urban development.
Specifically, a participant must take meaningful actions that work towards the following objectives:

e Address significant disparities in housing needs and in access to opportunity,

e Replace segregated living patterns with integrated and balanced living patterns;

e Transform racially and ethnically concentrated areas of poverty into areas of opportunity; and
e Foster and maintain compliance with civil rights and fair housing laws.

Prior to the new rule, the AFFH obligation required the grantees to undertake the following activities to
further fair housing:

1. Conduct an Assessment of Fair Housing to identify impediments to fair housing choice within
the jurisdiction.

2. Take appropriate actions to overcome the effects of any impediments identified through the
analysis, specifically by working in recommendations into a Comprehensive Plan.

3. Maintain records reflecting the analysis and actions in this regard.

Under the new rule, the Analysis of Impediments (Al) that communities were required to complete is
replaced by an Assessment of Fair Housing (AFH) which requires a broader look at factors affecting



housing choice and access to opportunity. The change to an Assessment of Fair Housing applies for the
first time to jurisdictions that have Consolidated Plans due in 2017.

DEFINING THE ANALYSIS

Under the new AFFH rule, an Assessment of Fair Housing should seek to use data and community input

to do the following:

e |dentify integration and segregation patterns and trends across protected classes within the
jurisdiction and region;

e |dentify racially or ethnically concentrated areas of poverty within the jurisdiction and region;

e |dentify whether significant disparities in access to community assets exist across protected
classes within the jurisdiction and region; and

e |dentify whether disproportionate housing needs exist across protected classes within the
jurisdiction or region.

HUD lays out four parts to the new Assessment of Fair Housing Process. The first is provision of data by
HUD using the AFH Assessment tool. However, St. Lawrence County is not an Entitlement Community
and HUD does not provide data for non-entitlement communities in the AFH Tool. Attempts to contact
HUD for the data tables were not returned. Instead, this analysis uses data from other sources, namely
Census data, to replicate the HUD AFH data. Part two is analysis, based on the data as well as local
knowledge provided in the community outreach process. Part three is review and response by HUD,
who have 60 days after receipt to determine whether the Analysis has met the requirements for
providing the analysis, assessment, and goal setting. The final part is incorporating the goals identified
into the AFH into jurisdiction planning, including in the Consolidated Plan, the Annual Action Plan, the
PHA Plan, and the Capital Fund plan.

Based on this review, an assessment should seek to identify and prioritize fair housing issues, identify
the most significant determinants related to these issues, and establish goals for addressing the

determinants.

METHODOLOGY

To evaluate the barriers to housing choice in St. Lawrence County, CNY Fair Housing conducted several

research activities:

e Data analysis and mapping
e Review of documents and existing studies

e Interviews and focus groups

The Analysis follows HUD’s recently developed AFFH Assessment Tool to the best extent possible.
However, HUD’s AFFH Data Tool does not provide data and maps for the county because it is not a CDBG
entitlement community. Accordingly, this analysis uses other sources to provide the data found in the
AFFH Assessment Tool.



DATA ANALYSES

In conducting this analysis, data were utilized from numerous sources. Data tables that are required to

be part of the new Assessment format were created following HUD guidelines. Maps included in this
report were created by St. Lawrence University graduating senior Dylan Arpey, the St. Lawrence County
Planning Office, and by CNY Fair Housing using Policy Map software from the Community Reinvestment
Fund. The primary data source for the original maps and charts created by CNY Fair Housing were the
2010-2015 ACS 5-year estimates from the US Census Bureau. Secondary sources include the NYS
Department of Education data, Home Mortgage Disclosure Act data and HUD data. Additional data is
derived from public documents for St. Lawrence County, its population centers, and from online sources

that are specified at the bottom of their respective figures.
Document and Study Review
A number of documents and studies were reviewed to inform this analysis including the following:

e St. Lawrence County, “County Policy Guide 2011”

e Development Authority of the North Country, “2016-2020 Action Plan”

e Development Authority of the North Country, “HUD Program Year 4 Action Plan 2014”

e Development Authority of the North Country, “Housing Development Policies”

e St. Lawrence County “2013 Comprehensive Economic Development Guide”

e St. Lawrence County “Hazard Mitigation Guide”

e St. Lawrence County “Analysis of Impediments to Fair Housing Workshop — Ogdensburg,
November 8, 2010”

e St. Lawrence County, “Fair Housing 1999”

e City of Ogdensburg, “2015 Housing Needs Assessment”

e City of Ogdensburg, “2016 Downtown Waterfront Core BOA Plan Nomination Study”

e Town of Canton, “Community Action Plan 2011”

e Village of Potsdam, “2012-2022 Plan”

e Town of Hammond, “Town and Village Comprehensive Plan April 2013”

OVERVIEW OF FAIR HOUSING LAWS

A combination of federal and state fair housing laws apply in St Lawrence County.

The first housing discrimination protections were established with the Civil Rights Act of 1866, which
held that “all citizens of the United States shall have the same right, in

every State and Territory, as is enjoyed by white citizens thereof to The first housing

discrimination
protections were
established with the Civil
Rights Act of 1866

inherit, purchase, lease, sell, hold, and convey real and personal
property.” While by statute, the Act bans discrimination on the basis
of race or color, through case law, it has been determined to prohibit

discrimination on the basis of national origin and religion as well.

For almost a century, the 1866 Act went largely unenforced. To



address the continuing unequal access to housing, particularly for racial minorities, Congress passed
Title VIII of the Civil Rights Act of 1968, the Fair Housing Act, which prohibits discrimination in housing
based on race, color, religion, and national origin. The Fair Housing Act was amended in 1974 to

included sex as a protected class, and in 1988, to include disability and familial status.

In addition to these federal laws, additional protected classes have been established under law. New
York State Executive Law §296 prohibits discrimination on the basis of race, color, creed, national origin,
sex, familial status, disability, age, marital status, military status, and sexual orientation. There are no
additional protections established by local law in St. Lawrence County.

Fair housing laws apply to all housing-related transactions including real estate sales, rentals, mortgage
lending, homeowners’ insurance, zoning and housing-related harassment.

The Fair Housing Act specifically identifies prohibited practices in Sections 3604, 3605, 3606 and 3617.
These prohibited practices include:

e To refuse to sell or rent, to refuse to negotiate for the sale or rental of, or otherwise make
unavailable or deny, a dwelling to any person because of their membership in a protected class.

e To discriminate against any person in the terms, condition, or privileges of sale or rental of a
dwelling, or in the provision of services or facilities in connection therewith, because of their
membership in a protected class.

e To make, print, or publish, any notice, statement, or advertisement, with respect to the sale or
rental of a dwelling that indicates any preference, limitation, or discrimination based on
membership in a protected class.

e To represent to any person because of race, color, religion, sex, handicap, familial status, or
national origin that a unit is not available for inspection, sale, or rental when such dwelling is in
fact so available.

e To refuse to permit a reasonable accommodation or modification for a person with a disability
when such an accommodation or modification is necessary to afford such person equal
opportunity to use and enjoy a dwelling.

o A failure to design and construct multi-family housing to meet accessibility standards.

While discrimination can occur overtly, such as a landlord stating that they will not rent to a family with
children, the law also covers practices that are less direct. One such area is differential treatment. For
example, a landlord cannot apply a more stringent application process to members of a protected class.
Another category of practices covered under the law is disparate impact. These are practices that are
seemingly neutral, yet have a disproportionate negative impact on members of a protected class. For
example, a landlord may institute a policy that they will only accept income from work to verify that
someone is qualified to rent a unit, however this practice could have a disproportionate effect on people
with disabilities or women with children who receive child support. Regardless of the landlord’s intent,
the discriminatory effect of these practices would constitute a violation of fair housing laws.

Under these provisions, a range of historical practices that have the effect of limiting access to housing
for members of protected classes have been interpreted to be illegal under the Fair Housing Act. These



include racial steering, exclusionary zoning, blockbusting, discriminatory advertising, and redlining in

mortgage, insurance and appraisals.

Both the Fair Housing Act and New York State Human Rights Law provide an administrative process to
investigate complaints and pursue legal action on behalf of victims of discrimination. Individuals may
file administrative complaints with HUD or the New York State Division of Human Rights which is
considered a substantially equivalent agency. Complaints filed with HUD are referred to the Division of
Human Rights for investigation. If violations are proven, victims are eligible for monetary compensation
and affirmative relief. Injured parties, including organizations, may also file civil cases on their own in

state or federal court.
Assessment of Past Goals and Actions

The County has shown a consistent commitment to furthering fair housing principles and taking actions
to affirmatively further fair housing, despite working with limited resources. The St. Lawrence County
Fair Housing Task Force was founded in 1991 and has been continually active since. The participants are
often involved in many issues of housing and human services in the county, and oftentimes function as a
panel of experts on several county issues.

Despite the Task Force’s efforts, fair housing knowledge seems to be still limited, and localities have run
into problems involving fair housing allegation in recent years. In August, 2016, the City of Ogdensburg
settled a fair housing lawsuit with Step-by-Step, an organization which provides mental health services.
The complaint alleged that the City had violated the Fair Housing Act by rejecting a zoning change to
repurpose an old school into a mental health treatment facility.

Since the Task Force was founded, two Impediments of Analysis processes have been undertaken, the
first in 1999 and the second in 2010. The resulting products were not full reports, but rather summaries
of roundtable discussions held to discuss the state of fair housing in the county.

The 1999 Al process identified four key areas for improvement:

Education, outreach, and discrimination - Addressed the idea that further education and evaluation
of fair housing issues are needed in the county, including the need to find increased funding for
housing for protected classes.

Housing condition and access — Addresses the need to make physical improvements to housing stock
to better serve those who have special needs, and to improve living conditions in low-income
housing.

Specialized housing programs — Many participants described the need for more specialized housing
programs, yet cited significant barriers in zoning and codes issues, as well as lending and
insurance restrictions.

Transportation issues — In a rural county, it was noted that decent and affordable housing is often
inaccessible to persons in need due to a lack of personal and public transportation.

The Breakout Group focusing on solutions came up with the following goals:



A large focus was placed on outreach and education, especially with churches and service
providers, as well as creating an informational clearinghouse (which included a suggestion of a
website).

An increase in funding, with incentives to increase landlord investment of their own money, was
also suggested as a way to improve housing stock, as was an increase in the quality of codes
enforcement.

There was also a suggestion to provide facilities that provide 24-hour access to housing for
mentally ill persons. However, there is an unfortunate allusion to the negative stigma of this
type of housing, the impact it may have on the existing tax base in the neighborhood and the
reactions that it may bring.

Moving forward, the group hoped to include their ideas on fair housing in their consolidated
plan.

In 2010, the county held an Analysis of Impediments to Fair Housing Workshop. The group focused on
similar themes, but had a more focused approach in building short- and long-term strategies to
overcome impediments to fair housing. These were broken into the following two categories:

Educating the Public about Housing Discrimination: Building from a consensus that knowledge on
fair housing in the county was still widely lacking, the participants recommended a variety of
strategies to increase knowledge. In the short term, the groups focused on providing
information on the county website, distributing fair housing materials to relevant parties such as
landlords, insurance agencies and more, airing public service announcements about housing
discrimination, and delivering presentations to groups like landlord associations. Longer term
strategies include requiring landlords with codes violations to attend education courses that
incorporate Fair Housing, as well as including Fair Housing in education programs for young
adults.

Improving the Quality of Affordable Housing: Participants in the roundtable noted that many fair
housing impediments are tied to a lack of income, as St. Lawrence County is one of the poorest
counties in the state. The first short term strategy is focused on providing tax relief, through
New York State’s 421-f program, to incentivize landlords to repair rental units and provide
affordable rent. The other strategy includes improving landlord conduct by providing a
standardized rental application for tenants to use as well as an online database of rental units
which allow tenants to rate landlords. A longer term strategy to improve rental units is to
expand rental unit inspection and certification programs, which exist only in two of the county’s
population centers. Additionally, participants identified several funding sources that the County
should help landlords utilize to improve rental unit homes, including funds from CDBG, HOME,
AHC, NYSERDA, and Restore, as well as a special focus on leveraging Weatherization Assistance
Program funds.



FAIR HOUSING ANALYSIS

Demographics

Like many New York rural counties, the population of St. Lawrence County has mostly been in decline

Figure 1: St. Lawrence County Total Population
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Correspondingly, the population of the county has been slowly growing older. The share of population
over 65 reached 16.8% in 2010, and is expected to grow to 19.3% by 2020. As the population ages, their
housing needs will change. Aging individuals will need to move into housing that is more accessible and

choose to move out of homeownership.

Figure 2: Share of Population over 65, St. Lawrence County, 2015
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Figure 3: Population Change of Selected Towns

Population Change Over Time for Select Towns in SLC As shown by Figure 3,
Year Canton  Gouverneur Massena Ogdenburg Potsdam  Population — trends  differ
1970 10,348 6710 16021 14,554 16382 2mong the county’s five
1980 11,568 6,629 14,856 12,375 17,411 !f’"ge-"t Com'f””'t'es' The
1990 11,120 6985 13,826 13,521 16,822 Ob';‘e . C°”ard y belt  of
2000 10,369 7,418 13,121 12,460 15963 o crooulBandiyiassena are

seeing  their  populations
2010 10,995 7,085 12,883 11,128 16,041 . .

decline quickly as they face
Change 6% 6% -20% -24% -2%

regional small-town
challenges with de-industrialization, while the “white collar” belt of Potsdam and Canton are seeing
their population, fueled by colleges, remain stable or even grow. Interestingly, Gouverneur has seen its
population grow, most likely due to the presence of a state prison and the increase of military
population from nearby Fort Drum in Jefferson County.

There are also changes in the family composition of the population in the county that largely reflect
national demographic trends. The county is seeing a slow decrease in the amount of married-couple
families, and small growth in female headed households as well as a larger increase in the amount of
nonfamily households. As will be shown later, single-parent female-headed households face a much
higher poverty rate, and are thus more vulnerable to housing instability and poor living conditions.

Figure 4: Change ion Family Type, St. Lawrence County
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county’s population remained
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The Census data, displayed on Figures 5, 6, and 7 does not accurately take into account the entire
population picture in terms of the housing market, as many students at the four universities are counted
in census data as living in their home towns. The population of these universities has been consistently
growing more diverse.



Figure 5: Population by Race, St. Lawrence County

Population by Race, St. Lawrence County
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Figure 6: Enrollment Totals at Area Universities
Hawaiian/ Two or Non-Resident
Name Total | Undergraduate | Men | Women | Native | Asian |Black|Latino| Pacific |White| More | Unknown Alien
SUNY Potsdam| 3,696 92% 43% 58% 2% 2% | 11% | 14% 0.1% 62% 3% 5% 1%
Clarkson| 4,384 75% 70% 30% 0.3% 3% | 2% | 5% 0.0% 82% 3% 2% 4%
SLU| 2,464 96% 45% 55% 0.2% 2% | 3% | 4% 0.0% 78% 2% 2% 9%
SUNY Canton| 3,205 100% 42% 58% 2% 1% | 13% | 11% 0.2% 66% 2% 3% 2%
Source: Institute of Education Sciences, National Center for Education Statistics, Search for Schools and Colleges
https://nces.ed.gov/globallocator/
Figure 7: Population by Race in Potsdam
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Figure 8: Population by Race in Canton
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Figure 9: Percent of Population with a Disability, by Location in 2015
St. Lawrence County has a

Percent of Population with a Disability by disproportionate share of the

Location, 2015 population that is disabled.
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Geographically, the percentage of the population that is disabled varies widely, with 20.2% of the
population in Massena having a disability compared to 10.6% of the population of Potsdam.

County Canton Gouv Massena Ogdensburg  Potsdam

Segregation/Integration

While the diversity of the county is slowly growing, the population is still overwhelmingly white. The
most diverse areas are found in the college towns of Canton and Potsdam, and in the Town of Massena,
which is immediately proximate to the Akwesasne Mohawk Reservation. However, since the minority
population for the whole county is so small, the patterns of racial segregation that often develop in
more populated, diverse areas are largely absent.
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Map 1: Households in Census Tract Who Are White
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Map 2: Households in Census Tract Who Are Not White
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Map 3: Diversity Index by Zip Code in St. Lawrence County
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Racially/Ethnically Concentrated Areas of Poverty

HUD guidelines recommend that Assessments of Fair Housing identify racially and ethnically
concentrated areas of poverty (R/ECAPS) within the jurisdiction. Racially and ethnically concentrated
areas of poverty are defined as census tracts with a non-white population of 50 percent or more and
where 40 percent or more of individuals are living below the poverty line. According to this standard, St.
Lawrence County has no census tract, or any other geographic measurement, that meets the
qualifications of being more than 50% minority or has a poverty rate over 40%.

Disparities in Access to Opportunity

In guidelines set forward by HUD, a fair housing analysis should seek to identify disparities in access to
opportunity for protected classes. Given the small population of St. Lawrence County, these disparities
are tempered. The smallest unit of measurement for most of the data collected to analyze disparities in
access to opportunity is the census tract or town boundaries. Especially in the more rural areas of the
district, census tracts and towns are both typically geographically expansive and don’t show disparities
distinctly. Further, with a small number of minorities, there is little racial and ethnic segregation. While
the population of those with disabilities is more concentrated in certain areas of the county than others,
the lack of distinct segregation means access to jobs and transportation, or exposure to environmental
toxins are not going to vary significantly by protected status. For this reason, it is necessary to not only
discuss measures of access, but also disparities in outcomes by race, ethnicity, and other protected
status.
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To measure disparities in access to opportunity, HUD has developed a set of seven indices within five
areas identified as opportunity indicators: poverty, education, employment, transportation, and health.
Each of the indices seeks to measure the extent to which a neighborhood offers assets related to the
opportunity indicators and then compares these indicators among particular racial and economic

subgrou

Poverty

ps.

Countywide, there are differences in the level of poverty by both race and familial type. It is important
to note that due to the small sample size for racial minorities in the county, data on these groups is
problematic and of limited value for drawing conclusions. However, combined with local knowledge, it

Figure 10: 2015 County Poverty Rate by Race

40.00%
35.00%
30.00%
25.00%
20.00%
15.00%
10.00%

5.00%

0.00%

Poverty Rate by Race, St. Lawrence County, 2015

37.40%
31.60%
20.60%
13.50%
6.80% 7.30%
White Black or American Asian Two or More  Hispanic
African Indian and

American  Alaska Native

can be used to begin to
obtain a picture of the
current  situation in the
county on this issue.

The most notable racial
disparities in poverty rates
are found in the population
of people identifying as
Native American and Two or
More Races, with the poverty
rate reaching over 30% in
both demographic groups. In
addition, the poverty rate for
Hispanics is over 20%.
However, again, it is
important to note that the

sample size for these populations (as well as for all non-white populations) is extremely small, with large

margins

Figure 11
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: 2015 County Poverty Rate by Household Type

Poverty Rate by Family Type, St. Lawrence County, 2015
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Significant disparities are also
found in the poverty rate
among family types. As the
following figure shows, the
poverty rate for married
families is only 7.3%, while
the poverty rate for female
headed households is
33.17%. In addition, female
headed households also
experience greater levels of
poverty than male headed
households.
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There are small yet significant differences in the poverty rates in different geographic locations. Of the
most populous towns in the county, the town of Gouverneur has the highest percentage of individuals in
poverty at 25.8%, followed closely by Ogdensburg and Massena. Slightly lower are Potsdam and Canton,
at 19.7% and 18.9% respectively.

Figure 12: Poverty Rates in 2015 by Location

Poverty Rate Among Individuals, St. Lawrence
County, 2015

30.00%
25.80%
23.50%
25.00% 2% o
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0.00%
Canton Gouverneur Massena Ogdenshurg Potsdam

As shown by Map 4, there are high rates of poverty in the rural areas outside of these population
centers, particularly in the Town of Oswegatchie, and in towns located in the Adirondack Park.

Map 4: Poverty Rates by Census Tract in St. Lawrence County

Households in Census Tract Whose
Annual Income in the Previous Year
Was Below the Povery Level

Legend
Percent Living in Poverty
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Source: 2011 - 2015 ACS § -Year Estimates
Map Prepared by St. Lawrence County Planning Office
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Figure 13: Median Household Income by Location in 2015
Not  surprisingly, = median

Median Household Income by Location, 2015 household income follows
60000 similar trends as poverty
$50,456 $48,626 rates. As shown in Figure 13,
50000 544,705
the college towns of Canton
40000 433,505 $37,830 436,135 and Potsdam have a median
’ household income that is
30000 . . .
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20000 the communities of
Gouverneur, Massena, and
10000
Ogdensburg.
0
St. Lawrence  Canton Gouverneur  Massena  Ogdensburg  Potsdam The median income by family
County

type is also reflective of the
trends related to poverty rate with female headed households having less than half the income of
married couple families and notably less than male headed households. With these disparities in
poverty rates and income, female headed households are particularly more limited in the resources they
can commit to housing and makes them more vulnerable to discrimination based on gender, familial
status or domestic violence status.

Figure 14: Median Income by Family Type in 2015

Median Income by Family Type, St. Lawrence
County, 2015
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$60,000 $54,481
$50,000
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Education

St. Lawrence County is served by seventeen separate school districts that serve approximately 14,000
students. The districts range in student enrollment considerably with a number of districts containing
less than 300 students and the largest, Massena, with about 2,600 students. Geographically there are
distinct differences in educational outcomes. As Maps 5 and 6 below show, scores for Math and ELA
proficiency among high school students are noticeably higher in Canton, Potsdam, and some of the
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more rural areas than in Ogdensburg, Massena and Gouverneur. These proficiency rates fit the

geographic patterns of poverty; in areas of higher poverty there is lower educational attainment.

Map 5: Percent of H.S. Students in School District Proficient in Reading in 2011

Percent of high school students proficient in reading in 2011.
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Map 6: Percent of H.S. Students in School District Proficient in Math in 2011

Percent of high school students proficient in math in 2011.
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Figure 15: Percent of Elementary School Students Proficient in ELA and Math in 2016
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There are notable racial disparities in English Language Arts and Math 2016 proficiency rates for
students in grades 3-8 as shown in the following figures.

Figure 16: Percent of Elementary School Students Proficient in Math by Race in 2016
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Black and American Indian students scored noticeably lower than white students, while Asian or Native
Hawaiian Islander students have much higher scores than the other racial and ethnic groups. Again, due

to the small size of these populations, it is difficult to draw conclusions regarding these disparities.
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Figure 18: Percent of Elementary School Students Proficient in ELA by Race in 2016

Percentage of Students Scoring Proficient on ELA,
Grades 3-8 by Race/Ethnicity in 2016
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Figure 17: Pct of Elementary Students Proficient in Math by Various Categories in 2016

Percentage of Students Scoring Proficient on Math
by Various Categories, Grades 3-8 in 2016
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Figure 19: Pct of Elementary Students Proficient in ELA by Various Categories in 2016

Percentage of Students Scoring Proficient on ELA
by Various Categories, Grades 3-8 in 2016
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A significant and interesting
disparity is between the
proficiency levels of students
who are and are not
economically disadvantaged.
Economically disadvantaged
students had rates of 19%
proficiency on ELA and 24%
proficiency on math, while
their non-economically
disadvantaged counterparts
had proficiency rates of 43%
and 45% on the same topics.
Given the wealth and poverty
rate  disparities  between

family types, it is reasonable

to conclude that children
coming from single parent
households, especially
female led single family
households, are more likely
to underperform in schools.

Employment

Like many  communities
across the Northeastern
United States, St. Lawrence
County’s employment base
has endured decades of
decline as jobs have moved
overseas or to other parts of
the US. This trend has had a
particularly devastating
impact on communities that
had a large manufacturing
sector who are now coping
with  unemployment rates
that are substantially higher
than state and national
averages. Of the population
centers, the unemployment
rate in 2015 was highest in
Massena and lowest in
Potsdam. The effect of
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Figure 20: 2015 Unemployment Rates by Location
manufacturing loss was a
Unemployment Rate by Town, 2015 major topic in roundtable

16% 15.20% discussions. As plants in
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4% also lost. This is especially
2% concerning given the high
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share of disabled population
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in these communities. As the
County

economic situation in the
towns continues to decline, it will likely cause the housing stock to continue to deteriorate, reducing the
amount of opportunity for this protected class.

Transportation

As one of the largest counties (in geographic area) in the State, most transportation in St. Lawrence
County relies on personal car travel. For residents who own a vehicle, commute times in the county can
be lengthy. Towns with the highest commute times include Clare, Russell, Hermon and Edwards as they
primarily serve as bedroom communities to the county’s population centers.

Map 7: Average Commute Time by Zip Code
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Figure 21: Percent of Households in Population Centers without a Vehicle

Percent Households with No Vehicles Available
by Location, 2015
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transportation options offer limited pickup times and locations.

Health

There is a significantly higher
rate of those without cars in
Gouverneur, Massena, and
Ogdensburg than in the rest
of the county, suggesting
those are the areas where
people struggle most with
accessing adequate
transportation.  There is a
series of bus routes that
connect select towns in the
county, but at the breakout
sessions, several
providers said existing public

service

There are five hospitals in the county: Gouverneur Hospital, Massena Memorial Hospital, Claxton-
Hepburn Medical Center in Ogdensburg, Canton-Potsdam Hospital in Potsdam, and Clifton-Fine Hospital
in Star Lake. Residents in the eastern portions of the county can also access hospital care in the Franklin

County towns of Tupper Lake and Malone.

Map 8: Percent of Residents in Zip Code without Health Insurance

" Estimated percent of all people without health insurance between 2012-2016.
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As a whole, 93.4% of adults in St. Lawrence County have health insurance, compared to the State
average of 91.5%. The map above reveals zip codes in the county with the highest percentage of
uninsured residents are in the towns of Dekalb, Lawrence, DePeyster, Macomb and Colton.

According to the New York Department of Health, St. Lawrence County had .6 % or 6 per 1,000 incidence
of elevated blood levels of lead for children in 2012, which is the latest year for which data is available.

Housing Cost Burden

There are large discrepancies in the depth of housing needs by location and type of occupant. Renters,
in every geographic location, are much more likely to be cost burdened, defined as paying over 30% of
monthly income on rent, as well as severely cost burdened, defined as paying over 50% of monthly
income on rent.

Figure 21: Percent of Renters and Homeowners Who Are Cost Burdened by Location

Percentage of Housing Cost Burdened by Occupant Type by Location,
2015
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While the town of Canton has the highest share of home owners who are cost burdened at 22.76%,
there are no large differences across the county’s population centers in the amount of homeowners
who are cost burdened. At 72.1%, Gouverneur has by far the largest share of renters who are cost
burdened, followed by Ogdensburg with 61.4%. The town of Potsdam, which has a 51.2% cost
burdened rate for renters, has the largest share of their population renting their housing.
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Map 9: Percent of Renters in Census Tract Who Pay 30% to 50% of Income on Housing

Renters Who Are Cost Burdened 3
and Spend Between 30% - 50%
of Monthly Income on Housing Expenses

Legend
| Town Boundaries

Percent of Renters in Census
Tract Who Are Cost Burdened

Source: 2010 - 2014 HUD CHAS
Prepared by the 51 Lawrence County Planning Office

Map 10: Percent of Renters in Census Tract Who Pay More than 50% of Income on Housing
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Map 11: Percent of Homeowners in Census Tract Who Pay 30% to 50% of Income on Housing
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Map 12: Percent of Homeowners in Census Tract Who Pay More than 50% of Income on Housing
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Map 13: Percent of Housing Stock in Census Tract Occupied by Renters

2014 Renter Occupied Housing Units
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Map 14: Percent of Households in Census Tract Paying Less than 20% of Income on Housing
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Housing Conditions

Median Age of Housing Stock

The median housing stock age is relatively older in Ogdensburg and Massena than the rest of the
county, as these two towns largely developed with the manufacturing boom of the early 21°* century.
There are also census tracts in rural areas which have relatively older housing stock, which suggests

there could be trouble with housing quality in those areas.

Median Year Housing Stock
was Constructed in St. Lawrence County
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Map Prepared by St. Lawrence County Planning Office
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St. Lawrence University

Vacancy Rates

The data for vacancy rates in the county as a whole is skewed by census data counting seasonal homes
that are not occupied for the entire year as technically “vacant”. There are several towns, such as
Hammond, which have a vacancy rate well over 30% due to the presence of vacation homes on the St.
Lawrence River. This skews the overall vacancy rate for the county as a whole to over 20.2%, which is

likely to be much lower if seasonal homes were not counted as vacant.

Housing conditions and access to opportunity are likely to be much worse in areas of high poverty. Also,
as discussed in the demographic breakdown, female headed households are in poverty at rates higher
than other household types, and are therefore more likely to lack access to quality, affordable housing.
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Figure 22: 2015 Vacancy Rates by Location

Vacancy Rate by Location, 2015
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Kitchen or Plumbing Problems

The following map and chart show areas where there are significant shares of housing that lack
complete plumbing or kitchen facilities, a useful measure in determining the most extreme cases of a
lack of quality
housing.

Estimated percent of housing units that lack complete plumbing facilities between 2012-2016. .
. o g ; Interestingly,
Canton has a high
rate of housing

Map 15: Percent of Houses without Complete Plumbing Facilities

that lacks
complete
plumbing or

kitchen facilities.
As the map
shows, and

corroborating
with data on
vacancy rate and
discussions at the
roundtable, this
suggests there
are significant
housing needs in
Canton outside of
the village. In addition, the less populated, rural areas of the county also have a high prevalence of
housing needs.
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Figure 23: Percent of Homes with Kitchen or Plumbing Problems in 2015

Percent Housing Units with Kitchen or Plumbing
Problems by Location, 2015
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Mobile Homes

Mobile homes were particularly cited as areas that suffered from a combination of a lack of investment
and a lack of codes enforcement. Mobile homes are eligible for home improvement grants run through
the Weatherization Assistance Program. However, there was again feeling that the knowledge of and
ability to access these funds was much too low considering the amount of improvement needed.

Map 16: Percent of Housing Stock in Census Tract that are Mobile Homes

Distribution of Mobile
Homes by Census Tract
in St. Lawrence County
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Overcrowding

Household size throughout the county is relatively uniform, except for Gouverneur, which has slightly
more houses with 3 or more occupants.

Figure 24: Household Size by Location in 2015

Household Size by Location in 2015
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A useful piece of data to examine the extent of unmet housing needs is the distribution of overcrowded
housing conditions (defined as more than 1.5 people living in each room). As shown in the following
map, there are higher rates of overcrowding in many areas outside the county’s population centers.

Map 17: Households in Census Tract Living with Overcrowding Housing Conditions in 2014
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Enforcing Habitability Codes

A factor that may contribute to poor housing conditions is the perceived lack of power for code
enforcement officers, as well as gaps in rental registry processes. There was consensus among
roundtable attendees that very little code enforcement on housing conditions exists outside of the
county’s the population centers. Sentiments were also expressed that code enforcement officers may
not know that they have the authority to enforce code violations, but instead believe they are
responsible only for issuing building permits. There was also the sentiment that there was little
recourse for codes officers who come upon the worst of conditions. Buildings are often deemed to be
condemnable, but codes officials are reluctant to act because of those living in the building are likely to
become homeless if their building is condemned. Owner-occupied property was basically considered
untouchable for codes, with participants saying the idea of “rugged individualism,” in which people can
choose how they live, is influential in the area.

There was also a suggestion that a lack of code enforcement especially has an impact on the elderly and
disabled people who cannot escape their situations. One pertinent example discussed was of a building
with many rental apartments that was owned by an elderly gentleman who was a hoarder, and refused
to have anyone help him keep the building up. Instead, he continuously lowered the rent until he found
. o new tenants, who were mostly disabled
Map 18: Locations of Homes Purchased through the First Time .
Homebuyer Program or elderly and could not find rent for that
price elsewhere, and did not have the
Locations of Homes

Purchased through St. Lawrence County's No% resources to get help with the conditions
First Time Homebuyer Program (DHAP Rounds 1 - 20) in the building

o e

Massena

However, in the Ilarger population
centers, there was agreement that things
have improved over the last 30 years. In
Gouverneur, especially, buildings have
come a long way since tenement
buildings in terrible condition were a
standard of the past. It was
acknowledged that enforcement certainly
\ wasn’t perfect, but was improving.
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of federal and state funds designated for home improvement (e.g. CDBG, HOME, LIHTC, etc.). However,
in the roundtables, there was a feeling that these funds are difficult for vulnerable populations to access
due to complex application procedures. One of the most vulnerable segments of the population is the
elderly, who struggle to adequately complete applications, especially if they are online. Many programs
also require a matching contribution from landlords to access funds, which often serves as a barrier.

Both barriers can hinder renters and senior citizens from accessing resources to improve housing
conditions.

Map 19: Distribution of Homes Repaired with CDBG Funding
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housing stock has benefitted from the city
and county-administered programs more
than any other municipality in the county.

Publicly Supported Housing

Publicly supported housing projects are relatively spread throughout the county. This includes
traditional publicly run housing facilities, as well as housing built using tax credits. There are traditional
public housing complexes administered by local public housing authorities in the population centers of
Canton, Massena, Potsdam, and Ogdensburg. HUD provided data on the demographics of these tenants
in the following table show broad similarities between the different PHAs. However, the profile of

Massena (the largest PHA) shows more occupants per unit, lower incomes per person, a lower family
contribution to rent, and more low and extremely low income residents.
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The roundtable sessions provided a wealth of valuable information on public housing in the county. In
Massena, public housing officials face a unique challenge. There was a feeling that the average market
rate rent at these housing projects is set too high, given the rapidly decreasing demand for housing due
to manufacturing plant closures. This leads to private landlords undercutting the pricing for public
housing. This is also exacerbated by decreasing family-age population. Several family units are
permanently vacant and have been taken offline.

Public Housing Authority Statistics for St. Lawrence County

St. Massena
Lawrence Village Canton | Potsdam
Location County Ogdensburg (part) Village Village

Subsidized Units Available 2,079 359 429 211 417
0-1 Bedrooms 63% 75% 52% 66% 76%

2 Bedrooms 20% 18% 24% 12% 15%
3+ Bedrooms 17% 7% 25% 22% 9%
Occupancy Rate 94% 98% 93% 89% 92%
Average Months on Waiting List 20 16 21 19 12
Total Number of Tenants 3,319 466 778 317 598
White, Non-Hispanic 97% 97% 98% 96% 97%
Number of People per Unit 1.7 1.3 1.9 1.7 1.5
Overhoused 9% 8% 12% 6% 3%
Avg Family Expenditure/Month $325 $327 $317 $328 S344
Avg HUD Expenditure/Month $564 $435 $503 $378 $642
Household Income/Year $14,294 $14,266 $14,073 | $15,688 | $15,619
Household Income/Person/Year $8,506 $10,807 $7,235 $9,304 | $10,369
Local Median Household Income 32% 33% 30% 35% 36%
Very Low Income 88% 88% 91% 85% 81%
Extremely Low Income 58% 53% 66% 48% 47%
In Poverty (Census Tract) 23% 23% 25% 24% 25%

Multiple service providers stated that many landlords are too intrusive in attempting to determine
whether elderly tenants are able to live on their own. Often this is well intentioned, with property
managers truly believing that people need more help. Other times, this is a thinly veiled attempt to
remove a tenant from the premises.

Housing Choice Voucher (Section 8) Program

County representatives reported that the number of assigned Section 8 vouchers for the County to
administer was 717 at the end of March 2017, however the Section 8 office was told they had a few
months to whittle this number down to 689 (a reduction of 4%). The waiting time to receive Section 8
assistance is currently two to five years. Attrition happens mostly through death, with most of those
receiving vouchers staying on the program for a long time.

There were few reports of landlords refusing to take section 8 vouchers, given the low demand in the
rental market. However, there can be problems with finding housing that will pass Section 8 inspections.
A positive development reported around Section 8 was an increase in pay standard because of rent
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increases in Canton and Potsdam due to student housing, and in Gouverneur due to increased members
of the military looking for housing. The Section 8 administrators expressed some confusion about how
exactly to work with the New York State Division of Housing and Community Renewal on establishing
preferences for those on the wait list, such as those for veterans and victims of domestic violence.
However, they were interested in working to set those up in the future.

There was discussion about the technical definition of homelessness being too narrow, and preventing
those in need from accessing publicly supported services. These are often individuals or families who are
sleeping on couches of relatives or friends, constantly bouncing around place to place. However,
because they are not technically without a place to stay, they cannot access services that would help
them find stable housing.

Housing for Persons with Disabilities

While not quite rising to a pattern of entrenched segregation, the percent of the population with a
disability varies in each community. For example, in Massena, 20.2% of the population has one or more
disabilities, compared to 10.6% in Potsdam, a college town. This pattern largely holds true for the county
as a whole, with a higher concentration of people with disabilities in more industry-based and rural
areas when compared to “white-collar” areas.

Figure 25: Percent of Population with a Disability in 2015
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This trend was brought up frequently in roundtables, with the specific phrase that “Massena feels
dumped on” used often. The overall sentiment was that Massena and Ogdensburg are required to
provide for service-dependent populations, while communities like Potsdam and Canton - which have
higher monthly rents - do not have the same obligation even though more service organizations are
located there.

There are troubling instances of a lack of fair housing knowledge leading to discrimination against
people with disabilities. In May 2015, the Ogdensburg City Council rejected a zoning change that would
allow Step by Step, a mental health service provider, to build a facility in a former middle school
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purchased by the organization. In the decision, the City Council specifically cited comments from
residents who expressed concern with a mental health center in their residential neighborhood. In April
2016, a U.S. District Court Judge ruled the City must permit the use of the former school. Later in
August, the City and Step by Step settled for $150,000. This example highlights the need for further fair

housing education and enforcement, especially among those who are responsible for planning and
implementing zoning regulations.

Map 20: Percent of Population in Census Tract with a Disability
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Map 21: Percent of Population in Census Tract with a Cognitive Disability
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Map 22: Percent of Population in Census Tract with a Physical Disability
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Fair Housing Enforcement, Outreach Capacity, and Resources Analysis

When prompted at the first roundtable session held for this report, there was some disagreement
among a group of private landlords, realtors, codes enforcement officers, and a local judge on whether
there was adequate fair housing knowledge among housing providers. At first there was agreement
among respondents that there was a general lack of knowledge on fair housing rules. However, it was
then stated that there was a split between the type of landlord. Larger property owners that hired
property managers generally provided training for those managers and made their best efforts to learn
and abide by fair housing rules. There was large agreement that smaller landlords who owned only a
few properties were generally unaware of fair housing rules.

Service providers who were asked about the issue also felt there were problems with fair housing
knowledge, and vulnerable tenants had limited ability to seek help even if they felt their rights were
being violated. One provider explained that they knew discrimination is against the law, but if they push
to get their clients housed in an unwelcoming environment it will lead to them being harassed. Similarly,
their clients are often in desperate need of housing, and do not have the time or resources to fight the
discrimination that they face. A key example of the housing challenges faced by vulnerable populations,
and of a lack of fair housing knowledge, is the recent settlement between the City of Ogdensburg and
Step by Step, Inc.

The County has a fair housing officer, and a Fair Housing Taskforce that was created and has been
continually working since 1991. The taskforce’s work is highly encouraging, as it has been explicitly
dedicated to advancing fair housing throughout its existence. This can be rare with county taskforces,
which often conjoin affordable or general housing policies in similar efforts.

The county is served by CNY Fair Housing, a non-profit that receives funding through the Fair Housing
Initiatives Program. CNY Fair Housing is also the author of this report. CNY Fair Housing is a qualified fair
housing enforcement organization which can investigate fair housing complaints, and work to resolve
situations or take legal action if necessary. The county can refer cases to CNY Fair Housing if an
investigation is needed.

In the 2016 Annual Community Survey of St. Lawrence County by the Center for Community Studies at
Jefferson Community College, the following survey results show women, young people, people earning
less than $50,000 a year, and renters are more likely to report having faced housing discrimination in the
past year. This suggests further education and outreach efforts should be focused on these groups, with
encouragement for these people to report the discrimination they face.

Figure 26: Reported Incidents of Housing Discrimination in St. Lawrence Countyin 2016
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Figure 27: Reported Incidents of Housing Discrimination by Education and Income in 2016

Figure 29: Reported Incidents of Housing Discrimination by Gender and Age in 2016
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CNY Fair Housing has received seven calls from residents of St. Lawrence County since 2014. The calls
were on the following topics: One called seeking funding for a ramp, one involved lending, one involved
a reasonable accommodation for an air conditioner unit, and four involved potential harassment from
other tenants, property management, or both. None of the cases were elevated to a formal legal case.
Given the level of housing discrimination recorded both nationally and locally in surveys, it is incumbent
upon CNY Fair Housing and the County government to conduct more education surrounding fair
housing.

Fair Housing Testing

While a review of complaints filed with enforcement agencies provides some information on the extent
to which housing discrimination occurs in St. Lawrence County, it is inherently limited. First, it only
provides information on cases where a victim realizes they have been discriminated against and has the
capacity and willingness to pursue a complaint. Nationally, it is estimated that up to 90% of

36



discrimination cases go unreported. Locally, the 2016 survey has shown there is a higher number of
people responding that they have faced housing discrimination than the number of people who
reported those instances. Second, the information available publicly is limited, so even a review of
complaints reveals little about actual discrimination in the housing market.

To better assess the extent that housing discrimination occurs in the county, CNY Fair Housing
conducted a series of undercover tests of the rental market. Testing is a recognized method of
determining if discrimination is occurring, which generally involves the use of a pair of testers who are
similarly matched except for the protected class that is being tested. A total of 30 tests were conducted
to provide a snapshot of current fair housing conditions in St. Lawrence County. Three protected classes
were examined — disability, familial status, and race. Twelve tests were performed over phone, and four
were conducted on site. Properties were tested in the towns of Potsdam, Canton, Massena,
Ogdensburg and Gouverneur.

The results of the tests are classified as: No findings of discrimination, inconclusive, or findings of
discrimination. The definitions of these classifications are:

No findings of discrimination - No results in the test, and testers received similar treatment by
the housing provider.

Inconclusive — There were results from the test, but we were unable to determine if it was
based on the protected class or other factors (i.e. testers speaking to different agents, agents
not forthcoming with information, or testers not asking enough questions).

Findings on discrimination — There were definitive results from the test. The protected tester
was denied housing or received different treatment that can be attributed to the protected
class.

Figure 30: 2017 Fair Housing Testing Results for St. Lawrence County
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Disability — Reasonable Accommodation

There were five phone tests designed to test the housing provider’s response to a request for a
reasonable accommodation. A reasonable accommodation is a change in the landlord’s rules, policies or
services that are necessary in order for the disabled person to have equal opportunity to use and enjoy a
dwelling. The tester requested an accommodation to the “no pet policy” by allowing her to have her
emotional support animal on the premises. Results — In one test there were findings of discrimination;
in one test the unit was unavailable; and in three remaining tests there were no findings.

Disability

There were five phone tests designed to test the housing provider’s response to renting to a person with
a mental disability. Results — In one test neither tester was able to make contact with the housing
provider; in one test the unit was indicated unavailable to both the protected and control tester; and in
the other three tests there were no findings.

Familial Status

There were ten phone tests designed to test the housing provider’s response to a family interested in
renting their unit. Several of these calls were in areas that students typically rent in. Results — One of
the tests had a finding of differential treatment in which the agent said the unit was not for a family, but
she would still rent to the tester for a higher price. One test resulted in inconclusive results while the
eight other tests had no findings.

Race

Ten tests were conducted to test for discrimination based on race. We used female testers, in which the
protected tester was African American and the control tester was Caucasian. Results — In all ten tests,
there were no findings.

Overall, there were findings of discrimination in two out of thirty tests, or 7%, a small portion of the
overall tests.
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Stakeholder Session 1

The membership of this meeting constituted a cross-section of private landlords, realtors, codes
enforcement officers, and a local judge.

Here are several of the key issues that were discussed during the roundtable session:

Knowledge of Fair Housing rules

When asked whether there was adequate knowledge among housing providers, there was
some disagreement among participants. At first it the response was in general a distinct lack of
knowledge on fair housing rules, but it was then stated that there was a split between the type of
landlord. Larger property owners that hired property managers generally provided training for
those managers and made best efforts to learn and abide by fair housing rules. However, there
was large agreement that smaller landlords who owned only a few properties were generally
unaware of fair housing rules.

Inspections and Rental Registry

There was extended discussion of how to best shape policy on inspections of rental properties.
One participant commented that Ogdensburg’s rental registration program was “the best thing in
the world”. It requires an inspection every 3 years for all rental properties, including single family
and smaller-sized units, for a fee of $75 a year. Some landlords felt that the inspection served
as protection for them, as the inspection was confirmation that landlords were keeping their
properties in quality condition.

However, there has been some backlash in other communities on proposals like this. In several
communities, inspections are only mandatory for buildings that containing 3 or more units.
However, in many locations, as noted by those from Canton, Potsdam, and Massena, single
and double family homes make up the bulk of their rental properties and often have significant
problems, and are essentially going uninspected. However, especially in Canton, when a rental
registry or mandatory inspection is brought up, there is significant pushback from landlords and
the community about overintrustion by the government. A good example of this attitude can be
seen in this newspaper: http://www.watertowndailytimes.com/news05/canton-village-officials-
get-mixed-input-on-rental-registration-law-20170404

Out of town landlords

There is a general frustration expressed in many different towns about how to deal with out of
town landlords. These landlords cause numerous problems, including who to contact in
emergencies (carbon monoxide alarm is going off) and cause problems for codes enforcement
offices to enforce violations.

Codes Enforcement

There was a lengthy discussion on the current successes and challenges of codes
enforcements, and ways enforcement can be improved. Most code enforcement officials try to
work with landlords to remedy codes problems before enforcing codes. However, in many
locations there is a large contingent of landlords who do not seem to care about complying with
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codes. They will often take fines or fees as a cost of doing business rather than directly dealing
with problems. When asked about the heroin epidemic, many in the room felt that this
contributed to the worsening of living conditions, and often times landlords don’t care about the
condition of their places as long as they are receiving money and do not have to deal with
problems. For example, there was a feeling in Massena that lease agreements were a joke, and
that when any tenant made a codes complaint, the landlord would evict them and be able to find
a new tenant, leading to a constant churn of people.

There is also a large problem with following through to actually get codes enforced. The process
is lengthy and complicated. Codes officers have to go to great lengths to document all of their
actions with landlords, and then to get anything enforced they have to push their cases to
courts. Once they get there, there were numerous complaints that the courts are not designed
to handle codes enforcement, and do not understand the process. This process is extremely
expensive and time consuming for municipalities.

Codes enforcement officers also spoke of challenging situations in which they are told to “put on
blinders.” For example, if a one family unit is being occupied by three families, it is difficult to
take action, because that could lead to some of the people occupying this house to be
homeless.

Lack of participation in home improvement programs

The county received several sources of funding (such as LIHTC, CDBG, HOME, etc.) for home
improvement that is not being adequately used due to the complex application process. Much of
the population most in need of these funds are elderly, and struggle to adequately complete the
application process, especially if it is online. Many programs also require a level of investment
from the property owner, which is almost never contributed. This leads to a dangerous cycle:
needed funds not being accessed, leading to less funds from the federal government, to even
less funds being used.

Possible Solutions

-Rental registries were generally agreed as an effective way to improve pro-active inspections,
although difficult to implement politically

-Municipal ticketing, in which codes officers can issue fines directly for codes enforcement
without having to go to court, was praised as a great solution

-Tacking on unpaid/ignored fines by out of town landlords to annual tax bills

- A simplified, one-step process for several home-improvement funding programs, such as
those worked on by GHHI at a national level, would help to get more homeowners to access
needed funds. In addition, more support in the process, either from the county or non-profits
-Landlord and tenant rights and responsibilities trainings, including materials such as a model
lease, application, tenants rights and responsibilities codes, etc.
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Stakeholder Session 2

This roundtable discussion was attended by a wide variety of service providers and lawyers,
including those working with the homeless, elderly, economically disadvantaged, sick, and many
others. The following is a summary of some key issues that were discussed:

Lack of ability to fight for Fair Housing

There was an oft-repeated sentiment that even when fair housing violations were committed,
there was a limited ability to fight back against the landlords carrying them out. One provider
explained that they knew discrimination is against the law, but if they push to get their clients
housed in an unwelcoming environment it will lead to them being harassed. Similarly, their
clients are often in desperate need of housing, and do not have the time or resources to fight
the discrimination that they face.

Increasingly distressing behavior from Public Housing managers

There were several reports of inappropriate behavior increasing in recent years by those
working at public housing authorities. For example, there was a story Public Housing Authority
property manager in the county who deemed an apartment abandoned, even though they were
told the tenant would be in Syracuse for an extended period of time to receive medical
treatment. All of the tenant’s belongings were taken from the apartment and thrown out. In
addition, there is a lot more aggression by property managers in attempting to assert that
certain elderly patients do not have the ability to live alone.

Landlords overstepping their bounds

Multiple service providers stated that many landlords are too intrusive in attempting to determine
whether elderly tenants are able to live on their own. Often this is well intentioned, with property

managers truly believing that people need more help. Other times, this is a thinly veiled attempt

to remove a tenant from the premises.

No matter what, several housing providers noted, it is not the place of these landlords to
determine whether or not these tenants are able to live on their own, and these attempts could
violate their fair housing rights. There was recognition that a lot of times people with severe
mental health problems do wind up in subsidized housing due to the lack of other options, which
was challenging for property managers, but this behavior is still unacceptable.

Codes Enforcement

There was large agreement that the quality of codes enforcement varied widely throughout the
county. Outside of the five major population centers, there was essentially no enforcement.
Often times, the codes enforcement officer does not know that they have the power to enforce
codes violations, and instead think that they are just there to issue building permits.

There is also little recourse for codes officers who come upon the worst of conditions. Buildings
are often deemed to be condemnable, but codes officers are unlikely to take action because
those living in the building are highly likely to become homeless if their building is condemned.
Owner-occupied property was basically considered untouchable for codes, with participants
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saying the idea of “rugged individualism”, in which people can choose how they live, is
influential in the area.

There was also a suggestion that this poor codes enforcement especially has an impact on
elderly and disabled people who cannot escape their situations. One pertinent example was
brought up of a building with many rental apartments that was owned by an elderly gentleman
who was a hoarder, and refused to have anyone help him keep the building up. Instead, he
continuosly lowered the rent until he found new tenants, who were mostly disabled or elderly
and could not find rent that cheap anywhere else, and did not have the resources to get help for
the awful living conditions in the building.

However, in the larger population centers, there was agreement that things have improved over
the last 30 years. In Gouverneur, especially, buildings have come a long way since tenement
buildings in terrible condition. It was acknowledged that enforcement certainly wasn’t perfect,
but was at least improving.

Diversity, Shifting Dynamics, and College Towns

Many participants commented on the shifting dynamics of the county, especially in regards to
college towns. While there were not often cases of blatant discrimination, one participant
thought it was “naive” to not believe that landlords both in Ogdensburg and Massena, and in
the college towns of Canton and Potsdam, are refusing to rent to people based on race.
However, most landlords know how to obfuscate that reason, and instead blame it on bad credit
or landlord reports.

This observation was followed by a discussion of more general tensions in the county regarding
race, away from the housing topic. One participant attended a town hall near Massena where
she heard police officers discussing deliberately setting speed traps to pull over Native
Americans. There is also the idea of people coming from “downstate” and causing tensions, with
a strong racial dynamic. This is evident both with the colleges, where there is increasing
diversity, and in the Ogdensburg/Massena area. There have been several flashpoint incidents at
SUNY Potsdam, and comments on articles in local news websites. Many people believed these
dynamics could also subtly apply in the housing market.

The heroin epidemic and “the blacklist”

There was widespread agreement that it is difficult for those who had previously been arrested
for drug crimes to find housing, even if they had received treatment and were actively working
on staying sober. The communities in the county are small towns, and arrests and problems are
typically public knowledge. The Department of Social Services often classifies those coming out
of addiction treatment as homeless, and housing providers are often not notified that the tenant
is coming out of treatment.

Somewhat connected, there are multiple reports of a “tenant blacklist” in Massena, and many
service providers say that many of their clients report being on this list. This is especially
troubling due to the potential for abuse of the “blacklist,” with the potential for someone to be
permanently stripped of the opportunity for housing due to calling codes or attempting to get the
landlord to take care of their unit. However, it was also agreed upon that there were several
good landlords in Massena that service providers enjoyed working with.
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Stakeholder Session 3

This roundtable discussion was attended by a variety of city, county, and town planners, and
subsidized and public housing providers.

Here are some of the key issues discussed in the meeting

Challenges and successes for Section 8 and public housing

The number of assigned section 8 vouchers for the county to administer was 717 at the end of
March, however the Section 8 office was told they had a few months to whittle this number
down to 689. The waiting list time for Section 8 is currently 2-5 years. Attrition happens mostly
through death, with most of those receiving vouchers staying on the program for a long time.

There is typically no problem with landlords refusing to take section 8 vouchers, given the
housing market. However, there can be problems with finding housing that will pass Section 8
inspections.

A positive regarding Section 8 was an increase in pay standard because of rent increases in
Canton and Potsdam due to student housing and in Gouverneur due to increased members of
the military looking for housing.

The section 8 administrators expressed some confusion about how exactly to work with the
Department of Housing and Community Renewal on how to set up preferences, such as those
for veterans and victims of domestic violence.

In Massena, public housing faces a unique challenge. The given “market rate” rent is actually
too high, given the rapidly decreasing demand for housing due to several factories and plants
being closed. This allows private landlords to undercut the pricing for public housing, and
several family units are permanently vacant, which is also exacerbated by decreasing family-
age population.

Colleges influence on housing market

The presence of the colleges in Potsdam and Canton are changing both the housing market
and social dynamics. In the housing market, students are increasingly moving into previously
owner-occupied neighborhoods, driving up rental prices and forcing others out. There are very
few rental options for middle-to-upper income individuals and families due to the presence of
students, as landlords can make more money charging students per bed. In addition, as more
luxury apartments are planned to built, there is concern about the current single and double
family homes being rented being abandoned, as the quality of the housing stock will be lower
after neglect from tenants and landlords.

In addition, visiting professors often buy housing for when they are working in town, and then
move, but keep the property as a rental, This contributes to the amount of out of town landlords
who are difficult to track down with problems. In general, there is very little by way of programs
to encourage local ownership of rental properties.
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There was also talk of the shifting social dynamics based on increasing diversity. The group had
heard of little in direct discrimination based on race in terms of finding market, largely due to the
landlords need for money. However, there is often controversy in the broader community, with a
key flash point being a march in town similar to a Black Lives Matter march, coverage of which
can be found in this local news article:
http://www.watertowndailytimes.com/news05/suny-potsdam-student-group-power-marches-into-
potsdame-village-to-protest-against-hate-blocking-traffic-video-20151205

Difficulty with near homelessness

There was discussion about the technical definition of homelessness being too narrow, and
preventing those in need from accessing services. These are often individuals or families who
are sleeping on couches of relatives or friends, constantly bouncing around place to place.
However, because they are not technically without a place to stay, they cannot access services
that would help their predicament.

How to improve home ownership programs

There was a thought that the section 8 homeownership transition program is successful for
those who use it, but is overall significantly underutilized. There was a comment that many
service providers did not know of these programs, and this would be a useful program to inform
them of.

In addition there were suggestions of more resources for first time homeowners in general, with
a focus on tenant/homeowners classes for high school seniors as a particularly good forum.
Habitat for humanity runs a similar program, running homeownership classes in partnership with
the North Country housing council that are mandatory for those participating in their programs.
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Assessment of Fair Housing: St. Lawrence County
Fair Housing Goals and Priorities

GOAL #1: Make Code Violations Easier to Enforceviaa
Municipal Ticketing Process or Similar Mechanisms
to Strengthen Code Enforcement

e Contributing Factors:
- Town Court processes often are not set up for efficient handling of codes violations.
o It can be difficult to enforce penalties for code violations even when they are
found, especially for out-of-town landlords who use LLCs.

e Fair Housing Issues:
- Inefficient court procedures and codes enforcement leads to degradation of housing
stock and poor living conditions for the most vulnerable residents of the County.
o0 Inefficient court procedures

e Metrics, Milestones and Actions:
- Meet with stakeholders including Code Enforcement Officers, municipal justices, and
CDP staff who administer the Housing Choice Voucher Program to discuss how to
effectively address building codes violations
0 Schedule a Property Maintenance Code presentation at the Magistrate’s
Association meeting by State code official Whitney Russell

o Coordinate justice court training on the State’s Property Maintenance Code

o0 Discuss how to address building code violations at a county code enforcement
officer association meeting

0 Examine whether East Syracuse’s Problem Tenant’s Law can be replicated in the
county when police respond to nuisance tenant problems (but include an
exemption for victims of domestic violence)

0 Quantify rental housing stock that is single, two and multi-family units.

e Project Partners (formerly “Responsible Program Participants”):
- SLC Planning Office
- Rental Law Enforcement staff from Villages that have local regulations (Potsdam,
Ogdensburg, etc.)
- County Code Enforcement Officers Association
- County Town/Village Justices Association
- NYS Dept. of State Division of Building Standards and Codes
- SLC Community Development Program
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Assessment of Fair Housing: St. Lawrence County
Fair Housing Goals and Priorities

GOAL #2. Improve Living Conditions via Inspections on
Apartments

e Contributing Factors:
— Current rental registry lawsare in effect in only two of St. Lawrence County’s
population centers, which omit the inspection of apartments elsewhere in the county.
o Especiallyin rural areas, these rental units may constitute a significant sector of
housing stock.

e Fair Housing Issues:

- The absence of effective inspections, especially when paired with inefficient code
enforcement, can exacerbate poor housing conditions for the most vulnerable
populations.

o It can be difficult to enforce penalties for code violations even when they are
found, especially for out-of-town landlords who use LLCs.

e Metrics, Milestones and Actions:

- Meet with Code Enforcement Officers to discuss how to effectively address building
code violations.

- Introduce Fair Housing as a workshop track at the Local Government Conference.

- Research local rental lawsto determine gaps in coverage/enforcement.

- Develop a model inspection law that can be adopted by municipalities in the county.

- Count and locate the number of rental units in each community.

- When COEs must condemn rental units:
0 Provide temporary accommodations for displaced tenants.
o0 Provide technical assistance to landlords to make needed repairs.

- Increase landlord participation in municipal housing rehabilitation programs.

e Project Partners (formerly “Responsible Program Participants”):

- SLC Planning Office

- MILC (“Maximizing Independent Living Choices”; formerly known as “Massena
Independent Living Center”)

- Department of Social Services

- Community Development Block Grant program
0 Managed by North Country Housing Council (locally)and NYS HCR Office of

Community Renewal (at the state level)
- Rural Housing Coalition
- Municipal Code Enforcement Officers Association
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Assessment of Fair Housing: St. Lawrence County
Fair Housing Goals and Priorities

GOAL #3: Increase Fair Housing Education for Local

Government Officials

Contributing Factors:

- The Ogdensburg zoning controversy, and reactions made at FH roundtable sessions,
make clear that there is more need for housing knowledge among local officials and
service providers.

Fair Housing Issues:

- Alack of knowledge among those who need to make decisions can lead to a lack of
housing opportunity for protected classes, and legal problems for municipalities.

Metrics, Milestones and Actions:

- Deliver frequent training sessions on Fair Housing topics to selected audiences
0 e.g., Code Enforcement Officers
0 Include Fair Housing training as a workshop at Local Government Conference
- Pursue funding to produce Public Service Announcements for local media
(newspaper; radio; television; Internet).

Project Partners (formerly “Responsible Program Participants™):

- SLC Planning staff; Planning staff in Jefferson & Lewis Counties
- Community Development staff in municipalities.

- Town/Village Boards

- Legal Aid Society of Northeastern New York

- St. Lawrence County Bar Association

- Local lenders

- St. Lawrence County Board of Realtors

- Knowledgeable consultants (e.g., CNY Fair Housing, others)

- NYS HCR Fair and Equitable Housing Office

- HUD Fair Housing technical services
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Assessment of Fair Housing: St. Lawrence County
Fair Housing Goals and Priorities

GOAL #4. Increase Fair Housing Outreach for Tenants and
Service Providers

e Contributing Factors:
- Lack of knowledge among service providers and tenants is a contributing factor.

e Fair Housing Issues:
- Alack of Fair Housing law enforcement contributes to an increased likelihood of Fair
Housing law violations.
- At atime when the number of female-headed-households-in-poverty and other at-risk
populations are increasing, at-risk tenants and service providers should be able to take
advantage of available resources to enforce Fair Housing rights.

e Metrics, Milestones and Actions:
- Deliver training sessions on Fair Housing topics to service providers (DSS; CDP;
community/neighborhood service providers).
o0 Include Fair Housing presentations as a workshop at Local Government
Conference
- Pursue funding to produce Public Service Announcements for local media
(newspaper; radio; television; Internet).

e Project Partners (formerly “Responsible Program Participants”):
- SLC Planning staff
- Other County-level service providers (DSS; CDP; Renewal House; etc.)
- Community Development staff in municipalities.
- Community/neighborhood service providers
- Centers for Diversity at local college campuses
- Knowledgeable consultants (e.g., CNY Fair Housing; Volunteer Lawyers Project of
Onondaga County; others)
- NYS HCR Fair and Equitable Housing Office
- HUD Fair Housing technical services
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Assessment of Fair Housing: St. Lawrence County
Fair Housing Goals and Priorities

GOAL #5: Make Applying for and Obtaining Funding for

Home Improvements Easier

e Contributing Factors:

Lack of technical skills, a complex application process, matching funding
requirements makes it difficult for many homeowners/landlords to obtain funds to
bring their housing units to code.

Federal and State housing resources to improve housing conditions for low to
moderate income households and vulnerable populations are available to non-
entitlement communities on a competitive basis, and the availability of funds
continues to decrease over time.

e Fair Housing Issues:

Difficulties in accessing rehabilitation funding make it harder to improve housing
quality for most vulnerable residents.

e Metrics, Milestones and Actions:

Continue to apply for state and federal housing resources to improve housing
conditions in the county.

Examine the possibility of using low income housing tax credits on a scattered site
basis throughout the county to repurpose ‘zombie properties’ into affordable housing
(Rural, single-site projects otherwise have a lower return on investment and cannot be
financed on their own).

Meet with service providers to create common application process for housing
assistance.

Deliver frequent training sessions on Fair Housing topics to service providers (DSS;
CDP; community/neighborhood service providers).

Deliver training sessions on Fair Housing topics to vulnerable populations.

e Project Partners (formerly “Responsible Program Participants™):

SLC Planning staff

Other County-level service providers (CDP; Housing Council; USDA; etc.)
Community Development staff in municipalities

Development Authority of the North Country

Community/neighborhood service providers

Local lending institutions
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Assessment of Fair Housing: St. Lawrence County
Fair Housing Goals and Priorities

GOAL #6: Create a Preference of Housing Choice (Section 8)
Waiver List for Victims of Domestic Violence, and
for Veterans

e Contributing Factors:
- There is a disproportionate need for housing for female-headed households (which
are most likely to suffer from domestic violence).
- There is a disproportionate need for housing for discharged veterans.
- Many housing providersare not aware of the procedures to set up preferences for
these populations.

e Fair Housing Issues:
- Lack of preferences for these special populations delays the acquisition of safe,
affordable, quality housing.

e Metrics, Milestones and Actions:
- Work with legal representatives, regulatory agencies, agency staff, and landlords to
acquaint them with this rental option and determine how to establish such
preferences.

e Project Partners (formerly “Responsible Program Participants”):
- SLC Planning staff
— Other County-level service providers (CDP; Housing Council; USDA; etc.)
- Legal Aid of Northeastern New York
- HUD staff
- County Office of the Aging
- Renewal House
- Department of Social Services

P:\PLANNING\Fair Housing Task Force\B - Fair Housing Assessment\A - Report\D - Goals and Priorities.docx
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Distribution of Non-Institutionalized
Population in Housing Units by Census Tract
2010 County Total = 101,193 Residents
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Households in CensusTract
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Households in CensusTract
Who Are Not White
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Non-Institutionalized Population
in Census Tract With a Disability
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Census Tract with a Disability
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Non-Institutionalized Population
in Census Tract With a Physical Disability
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Non-Institutionalized Population
in Census Tract With a Cognitive Disability
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Median Household Income
by Census Tract in St. Lawrence County

County median household income: $44,454
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Percentage of Households that
Earned $10,000 to $14,999 Last Year

Total number of households that earned between
$10,000 and $14,999 last year: 2,829
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Percentage of Households that
Earned Less than $10,000 Last Year

Total number of households that
earned less than $10,000 last year: 3,640
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2014 Occupied Housing Units by
Census Tract in St. Lawrence County

Total Occupied Housing Units: 41,479
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2014 Number of 1 - 3 Person
Households by Census
Tract in St. Lawrence County

Total number of
1-3 person households: 33,511
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2014 Number of 4 - 6 Person
Households by Census
Tract in St. Lawrence County
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Distribution of Overcrowded Housing
Conditions by Census Tract in
St. Lawrence County in 2014

Total number of overcrowded units: 244
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Number of Houses that are
Single Family Residences

Total SFRs: 37,477
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2014 Renter Occupied Housing Units
by Census Tract in St. Lawrence County

Total Number of Renter Occupied Units: 12,212
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Distribution of Two to Four Unit
Residences by Census Tract
in St. Lawrence County

Total 2FRs - 4FRs: 4,874
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Distribution of Multifamily Units
(5 or More) by Census Tract
in St. Lawrence County

Total MFRs: 4,018

Legend

| Town Boundaries 125 =
348 = 8%
Number of Five or

More Unit Residences

] 0-25

26 -50

50 -75

76 - 100

101 - 200

201 - 300

301 - 400

401 - 500

501 and higher

BEBELLOL

20 Miles
] ] ] ] ] ] ] |

1:575,000

Source: 2010 - 2014 ACS 5 -Year Estimates

Map Prepared by St. Lawrence County Planning Office
with contributions by Dylan Arpey '17 Sociology Major
St. Lawrence University

77




Distribution of Mobile
Homes by Census Tract
in St. Lawrence County

Total Number of Mobile Homes: 5,796
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Median Year Housing Stock
was Constructed in St. Lawrence County

County Median: 1960
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2014 Median Value of Housing Stock $67,500
by Census Tract in St. Lawrence County $93'1007$83,000

County median housing value: $80,600
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2014 Distribution of Affordable Housing -
Number of Households Paying

20% or Less of Income on

Rent

Total households paying 20% or less: 2,509
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Households Who Are Cost Burdened
and Spend Between 30% to 50% of
Monthly Income on Housing Expenses
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Prepared by the St. Lawrence County Planning Office
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Households Who Are Severely Cost
Burdened and Spend More than 50% of
Monthly Income on Housing Expenses

Legend
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Estimated percent of housing units that lack complete plumbing facilities between 2012-2016. Percent of Housing Units
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