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Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. If possible, 
answers to all questions should be typed or written directly on the forms. If the forms are not used and answers are typed on a separate page, 
each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the area provided 
on the original form . 

Project Name Universal Design/Green Affordable Housing Prototype Location City of Schenectady, New York 

owner Better Neighborhoods, Inc. 

Project Use(s) Single Family Residential, Government Funded Affordable Housing 

Project Size Three (3) Single Family Homes Total Development Cost $177,145 per unit 

Annual Operating Budget (if appropriate) $492,685.00 

Date Initiated October 27, 2007 Percent Completed by December 1, 2008 1 00% 

Project Completion Date (if appropriate! November, 2008 

Attach, if you wish, a list of relevant project dates N/A 

Application submitted by: 

Name Ann M. Petersen Title Homeownership Coordinator 

Organization City of Schenectady 

Address Room #14, City Hall, 105 Jay Street City/State/Zip Schenectady, New York 12305 

Telephone ( 518 ) 382-5199, Ext. 5392 Fax ( 518 ) 382-5275 

E-mail apetersen@schenectadyny.gov Weekend Contact Number (for notification): (518) 573-7969 

Key Participants (Attach an additional sheet if needed) 

( Organization Key Participant Telephone/e-mail 
~~ 

Public Agencies City of Schenectady, Ann M. Petersen (518) 382-5199, ext. 5392, apelersen@schenectadyny.gov 

Architect/Designer Dave Sadowsky, Architect, P.C., LEED AP, (518) 658-2830, dave@sadowskyarchitect.com 

Developer Better Neighborhoods, Inc. 

Professional Consultant Renewable Power Systems - NYSERDA 

Communitv Group Better Neighborhoods, Inc., Ellie Pepper, Assisant Director for Homeownership, (518) 372-6469 

Other J. Luk Cons!. Co., LLC, General Contractor, 796 Burdeck Street, Schenectady, NY, (518) 356-1435 

Please indicate how you learned of the Rudy Bruner Award for Urban Excellence. (Check all that apply). 
_Direct Mailing _Magazine Advertisement _ Previous RBA entrant _Other (please specify) 
X Professional Newsletter _Previous Selection Committee member 

Organization _Magazine Calendar _Online Notice 
_Bruner/Loeb Forum 

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, and to 
~Post on the Bruner Foundation web sites, the materials submitted. The applicant warrants that the applicant has full power and authority to 

1 '·ubmit the application and all attached materials and to grant these rights and permissions. 
\. 
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ABSTRACT 
Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. If possible, 
answers to all questions should be typed or written directly on the forms. If the fonns are not used and answers are typed on a separate page, 
each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the area provided 
on the original form. 

Project Name Universal Design/Green Affordable Housing Prototype 1005 Glendale PI, 301 Victory Ave, 845 Grant Ave 

Address (sites listed in name) City/State/ZIP Schenectady, NY 12305 

1. Give a brief overview of the project, including major project goals. 

In 2006, the Mayor sponsored the "Think Green Committee." The group represented government, non-profits, 
colleges, community members and others with an interest in making Schenectady a "greener" City. Ideas began to 
flow about housing and energy efficiency. The goal was to create a single-family home, constructed and sold in the 
affordable housing industry, which was USGBC LEED certified, universally designed, super-energy efficient and 
reflected the historic character of the City. A majority of the City's sub-standard housing is located in low-income 
neighborhoods, is over 100 years old and is not energy efficient. Low-income families were paying almost as much 
each month for utilities as their monthly housing expense. The City of Schenectady, a HUD Participating Jurisdiction 
and lead entity of the Schenectady, Troy, Colonie HOME Consortium, in partnership with two non-profit, HUD Certified 
Community Housing Development Organizations (CHDO's): Better Neighborhoods, Inc., (BNI) and Community Land 
Trust of Schenectady, Inc., (CL TS), along with many community partners, began the development of an a new 
prototype home for Schenectady. The "Universal Design/Green/Affordable Housing Prototype Project" began 
construction on December 1, 2007. The City demolished three, City owned abandoned properties. Aller demolition, 
the ownership of the lots was transferred from the City to BNI. New homes have been built at the following sites: 1005 
Glendale Place, 301 Victory Avenue and 845 Grant Avenue. The project gained regional recognition from the HUD 
Buffalo Office. An award was presented to the City Council naming the City an "emerging leader in green housing 
initiatives." The State of New York named Better Neighborhoods as "one of the top three Neighborhood Preservation 
Companies in the State" for its long standing commitment to affordable housing and this project. In October 2008, the 
City of Schenectady, along with 8 community partners, received the Platinum Award (HUD Secretary's highest Award 
for Excellence) in the Best in American Living Award (BALA) national competition. The NYS Dept. of Housing and 
Community Revitalization and NYSERDA produced promotional videos featuring the project. Partners are working 
with our local cable access station to produce an educational documentary. 

2. Why does the project merit the Rudy Bruner Award for Urban Excellence? (You may wish to consider such factors as: effect on the 
urban environment; innovative or unique approaches to any aspect of project development; new and creative approaches to urban 
issues; design quality.) 

This "tiny little 3 unit housing project" has become a motivating factor for change in how we, as a City, define what 
good design in residential housing is. It has changed perception about energy use on a "family and street" level. It 
has sparked interest and has moved our City into thinking about how we can work together to reduce energy use and 
gain efficiency in the urban environment. 

In the beginning of the project, the City had a large learning curve. This was new technology for all partners. We 
committed to "learn together" by meeting every two weeks. Now, a year later, to see these beautiful, super-energy 
efficient homes, with hard working families living in them, is just icing on the cake. Project partners have lived and 
breathed this project. It's funny, now we all tend to find it odd if someone isn't thinking about energy savings, green 
and renewable energy! We set a goal, challenged ourselves and came in under budget and on time. Whew! 

We set out to create a home design that could be reproduced within the urban setting. Evidenced by our upcoming 10 
unit new homes project with the same design, we have proven that this design can be reproduced. We have been 
asked by our government partners to present this project in the spring of 2009 for the cnies of Buffalo and 
Binghamton, NY. Through our outreach and education, we hope to assist other urban cities to create similar energy 
efficient housing. Why "recreate the wheel" when the resources of urban cities are already stretched to the limit. 

This "tiny little 3 unit housing project" faced with, met, and overcame many urban challenges, and for this, we think it is 
deserving of the RUDY BRUNER AWARD. 
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PROJECT DESCRIPTION 
Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. If possible, 
answers to all questions should be typed or written directly on the forms. If the forms are not used and answers are typed on a separate page, 
each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the area provided 
on the original form. 

1. Describe the underlying values and goals of the project. What, if any, signifcant trade-offs were required to implement the project? 

The goal was to create a single-family home, constructed and. sold in the affordable housing industry, which was 
USGBC LEED certified, universally designed, super-energy efficient and reflected the historic character of the City. 
Priority was given to create a home that was sustainable both for the community and its occupants. Long term 
energy savings and universal design contribute to the homes future sustainability. High priority was given to reducing 
overall energy use and monthly utility costs for the low-income, first-time home buyer. The homes unique features 
were a reasonable compromise between high end green/energy efficient homes (new to the region, none developed 
in the affordable housing industry) and what was realistically affordable to produce and sell in Schenectady. 

There were many trade-offs in the design due to cost. Originally, we tried to incorporate some pretty latty ideas such 
as a roof top garden and radiant heat. The project was bid out twice. The initial bids came in over budget and prices 
were skewed. It seemed our local contractors had varying levels of awareness regarding energy efficiency, green 
products and renewable energy sources. After multiple discussions with contractors and our local builders 
association, the project went back to the drawing board and was re-bid. In the year and a half since the inception of 
the prototype project, the building industry has embraced green products and energy efficiency measures in new 
construction. Local contractors are now getting on board to initiate green building practices. Advanced Framing 
Techniques reduced lumber costs, waste and quantity of lumber used. Initially, local framing sub-contractors were 
not interested in learning this technique, resisted change and walked off the job. After a one-on-one training session, 
the framing sub contractors agreed, they liked the new method and returned to the job. The General contractor liked 
the way it saved lumber and all could see the increased ability for additional insulation. 

Most in the local affordable housing industry felt that the goals of the prototype project were not achievable. Many 
thought that too many tax payer dollars were being spent on new construction. The partners were able to 
demonstrate that energy savings over time can really add up. This prototype home can save a our typical low-income 
family about $200.00 per month in utility costs. 

2. How has the project impacted the local community/ 

On a neighborhood level, these new homes replaced the worst housing eyesores. They removed places where 
criminal activity, vandalism and health concerns were present. Neighbors at the Open Hause cheered as the Mayor 
presented the homes to the community. They remarked that they were happy to no longer look at the burnt out 
homes of the past. They felt the home fit in the community. There were vandalism problems during construction. 
Homeownership supports neighborhood stabilization. Residents rallied to keep an eye on the homes. New 
homeowners have been asked to join the neighborhood association. 

This prototype was intended to give partners the skills to create a larger housing initiative and spur increased 
neighborhood housing revitalization. The intent was to leverage City funds to build 10 more homes. Partners have 
been successful. Funding has been awarded and partners intend to begin construction in the Spring of 2009. BNI 
has secured funding to build an additional home, of the same design, in their target neighborhood. These combined 
projects will create 13 homes returned to the City's tax roles. 

The project has overcame regulatory banriers by developing a high quality, environmentally friendly, super energy 
efficient home developed for sale in the affordable housing industry. The cost of new construction is a banrier to 
affordable housing development, especially in urban neighborhoods. The Cost per square foot for hard construction 
for this home was less than that of a conventionally built home. 

Alarming increases in energy, fuel and home heating costs add to widen the gap that a low-income family must bridge 
in order to obtain and sustain the dream of hameownership. At the open house, a low-income family toured the 
home. They discovered that the expected total utilities were estimated at $160.00 per month. The father raised his 
hands in prayer above his head and looked skyward and said "thank god, I have to buy this house. I am currently 
paying $450.00 per month!" That is when the partners in this project knew we were on the right track. This family did 
eventually become the new owners! 
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3. Describe the kev elements or the development process, includ ing rommunil\ part icipation where appropnate. 

The most important key element had to do with communication. All partners agreed that it was essential to meet and 
communicate on a regular basis. We now realize how crucial the every 2 week recurring partnership meetings were 
to the success of the project. 

Prior to each meeting, the archi tect had done on site reviews with the contractor and the owner. Project status was 
updated and outstanding issues were dealt with immediately. 

Another key feature was the professionalism of the Architect to effectively run the meetings. Another key for 
communication was e-mail contact. Minutes were accurate and e-mailed to all partners. 

We realized that the combined knowledge of the group was very beneficial. We fou nd skills within our group that we 
did not know we possessed. We had skills available in construction administration that assisted the architect. We 
had Spanish translation of the renewable energy manual for the homeowners. So "key" is to ask questions and know 
the skills of the people and organizations involved in a project. 

1. Drsrribr• thr• fin.1ncing oi thf' projPr t 1'11'.1'\1' inr lud<• all funding sourr 1·~ and squa re foot rc~t~ \\h1•r" .1ppli1,1hiP. 

City of Schenectady Home Funds- $553,715, $110/sq .. ft .. (new construction hard costs) 
BETTER NEIGHBORHOODS, INC.: HARD CONSTRUCTION COST: $177,145.00 per unit (3 units total) 
SOFT COSTS/ADMIN: $9, 808.00, DEVELOPER'S FEE: $8,080 
COMMUNITY LAND TRUST OF SCHENECTADY, SOFT COST/ADMIN: $4,392.00 

In Kind Services: 
NYSERDA Incentive for PV Solar Electric System $9,000.00 
Senator Hugh Farley- Member Item for Solar PV Installation $15,000.00 
Marketing Donation $450.00 
Schenectady Neighborhood Assistance Program Tree Removal $5,000.00 
Open House Sound & Transportation $300.00 
Re-Tree Schenectady Donation of two trees $300.00 
Towne TV Donation of flat screen TV for Open House $100.00 
Comell Cooperative Extension Donation of kitchen and xeriscaping gardens $3,800 
Hudson Valley Community College Students labor for PV and Solar Installation $2,500.00 
Donated Architectural Services for open house $250.00 
Schenectady Youth Build Volunteers Tree planting $200.00 

5. Is the projf'ct uniquc• anrJ!or dOl!'> it add rcw;<> signiiir.1nt urban is<;~JC's? Is thl' model.1daptablt• to otht>r urh.1n c;(>llings? 

The homes carbon footprint is 1/3rd of that of a conventionally built home. Multiple features reduce home 
maintenance and operating costs: Energy Star rated appliances and lighting, use of energy modeling software, 
increased R values, infiltration/pressure testing, comprehensive air sealing, cellulose insulation, basement thermal 
mass stores energy, fiberglass exterior doors, selected casement windows (1 /1 Oth the filtration), 2 healing zones, 
grey water heat recovery system, air exchange/heat recovery system, improved hot water distribution, Pex insulated 
pipes, solar hot water and solar electric. Universal design features include on grade access, first floor accessible 
kitchen (wall side open oven, lower counter tops, pull down kitchen cabinet, extra maneuvering space, front control 
electric range, side by side refrigerator), accessible bathroom (adjustable mirror, side mounted medicine cabinet, grab 
bars, roll in shower, accessible toilet, roll under bath vanity), laundry chute from second to first floor, wide doors and 
hall ways, contrasting color back plates, all outlets. switches and thermostats at reachable heights, color contrasting 
between stair riser and non-slip recycled rubber stair treads, hand rails on both sides, photocell controlled address 
lights easily visible by police and fire. One home will be sold using the "Land Trust Model" of homeownership. The 
home will be sold at an affordable price in perpetuity, never sold on the open market. LEED Certification: Ensures 
home is constructed to high standards. 1005 Glendale Place is expected to be the first residential home in New York 
State to receive a platinum rating. 
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COMMUNITY REPRESENTATIVE PERSPECTIVE 
• Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. If possible, 
II' answers to all questions should be typed or written directly on the forms. If the forms are not used and answers are typed on a separate 

page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the area pro
,.---, vided on the original form . 

.....__ . ./ This sheet is to be filled out by someone who was involved, or represents an organization that was involved, in helping the project respond 
to neighborhood issues. 

Name Ellie Pepper and Vicky Hurewitz Title Dir. of Homeownership; Pres. of BNI Board 

Organization Better Neighborhoods, Inc. Telephone ( 518 ) 372-6469 

Address 986 Albany Street Citv/State/ZIP Schenectady, New York 12307 

Fax ( 518 ) 372-6460 E-mail epepper@better-neighborhoods.org 
The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for 
any purpose whatsoever, the materials submitted. The applicant warrants that the applicant has full power and authority to submit the 
application and all attached materials and to grant these rights and permissions. 

Signature ffit. ~ ___, 
1. How did you, or the organization you represent, become involved in this project? What role did you play? 

Better Neighborhoods, Inc., (BNJ), is a HUD certified "Community Housing Development Organization" (CHDO), 
Housing Counseling Agency and a New York State certified "Neighborhood Preservation Company." BNI has very 
successfully worked with the City of Schenectady utilizing Federal HOME and CDBG funds to carry out multiple 
affordable housing initiatives. 
BNI was invited by the City of Schenectady to join the "Think Green" committee and assist in the development of the 
universal design/green project. 
BNI was the owner and developer of the project, but had two very distinct functions: new construction housing 

~ development and homeownership education and counseling. 
J Our roles as Board President and Assistant Director in charge of Homebuyer Education and Counseling gave us the 
~, opportunity to directly assist low-income families in the community to achieve their goal of homeownership. 

(-" 2. From the community's point of view, what were the major issues concerning this project? 

Our community had not experienced the real costs of new construction housing development. The community balked 
at the expense of project and asked "Is it truly affordable housing, with so much lost in the sale price?" 

Another issue was vandalism during construction. The majority of issues were contributed to youth residing in the 
neighborhood. 

3. What trade-offs and compromises were required during the development of the project? How did your organization participate in 
making them? 

A trade off for BNI was the need for increased staff time and resources for the prototype. This took away valuable 
time needed for other equally important projects. Our compromise was to realize that all partners were on a learning 
curve and that we needed to partner together to make it work more efficiently. 



COMMUNITY REPRESENTATIVE PERSPECTIVE (coNr'oJ 

4. Has this projctt made the community a better plt~lC to live or work? If so how 

Yes, the prototype project replaced abandoned and burnt out properties with attractive homes that fit very well in the 
neighborhood. Community residents have let BNI and the City know that they love the design of the homes. The new 
homes have encouraged neighbors to spruce up and care for their properties. The project has incorporated education 
and outreach for project partners and the community about green building practices. The project significantly 
illustrates the benefit of utility cost and energy savings for a low-income family. Eventually, we think the construction 
standards for building of this type of home will become the norm and ultimately more cost effective. 

5 Would you change anything about this project or the de\clopml•nt procc~s vou \\Cnt through? 

Better security around the homes during construction, particularly when no workers are present on site. 

BNI needed more detailed information about the homes, earlier in the process, in order to deal effectively with the 
negative perception of cost versus sale price. 
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PUBLIC AGENCY PERSPECTIVE 
Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. If possible, 
answers to all questions should be typed or written directly on the forms. If the forms are not used and answers are typed on a separate 
page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the area 
provided on the original form. 

This sheet is to be filled out by staff representative(s) of public agency(ies) who were directly involved in the financing, design review, or 
public approvals that affected this project. 

Name Ann Petersen Title Homeownership Coordinator 

Organization City of SChenectady Telephone ( 518 ) 382-5199 Ext. 5392 

Address 105 Jay St. Rm 14 City Hall City/State/ZIP Schenectady, NY 12305 

Si nature 

1. What role did your agency play in the development of this project? Describe any requirements made ofthis project by your agency 
(e.g., zoning, public participation, public benefits, impact statements). 

The City and its partners committed to various roles in the development of the prototype. The City leveraged HUD 
HOME funds and offered the non-profits vacant land, LEED Accredited architectural services, grant writing services 
and overall technical assistance. BNI became the developer and construction manager for the project. CL TS assisted 
with daily construction inspections, marketing and would sell one of the homes using the "Land Trust Model" of 
homeownership. BNI would sell the other two homes with HUD's HOME Program requirements. 

The federal HOME funds were administered through the City's Consolidated Plan, required a 30 day public comment 
period and HUD approval. Non-profit partners had to comply with federal HUD HOME program and City of 
Schenectady Participating Jurisdiction requirements for new construction and applicant eligibility. All sites were 
required to be approved through City Zoning and Planning departments prior to the start of construction. Two ofthe 
sites required variances, one required two parcels to be combined into one lot. All sites were reviewed for 
environmental clearance prior to the start of construction. 

2. How was this project intended to benefit your city? What trade-offs and compromises were required to implement the project? How 
did your agency participate in making them? 

This project contributes to the Mayor's commitment to reduce the City's carbon footprint and gives priority to providing 
low income families with safe, decent and affordable housing. The Administration has fully supported this project and 
the future development of affordable, green, universally designed, super energy efficient housing in Schenectady. 

About half of the City's population is at or below 80% of our area median income. The City's typical woriking class 
families are having a difficult time affording homeownership. Often times, the homes they qualify to buy require major 
repair and are not affordable options. To meet affordable housing missions, the project allowed partners to produce 
environmentally friendly housing that would be affordable and sustainable within our community. The city has many 
residents in need of accessible housing. The prototype homes are completely handicapped accessible and indude 
design features that allow residents to "age in place." Partners made a decision that if we were building it new, it had 
to be sustainable. This project has been a true test of collaboration and is leading the way to increased collaboration in 
the future. 
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3. D<>snilX' tlw projt>rl's impac t on vou r 1 ity. l'lt·,1~P bP as Sf>Pdfic a~ pos~1hll' 

On a local level, this project brought "thinking green" about residential housing to the forefront of discussion. Media 
articles went back and forth about "what defined green" and "was the design and cost really affordable?" The project 
incorporated renewable energy sources, unheard of in regional affordable housing initiatives. The community 
commented about what low income families "deserved" when using tax payer dollars. Partners were able to 
demonstrate that the design would save a low income family almost $40,000 in utility costs, over 15 years (at today's 
rates, not accounting for future increases in energy costs). For our typical homebuyer, that could be a car payment or 
a college tuition loan. In the end, it has been very interesting to see public perception change in regards to energy. 

Private housing developers were not investing in Schenectady's low income neighborhoods. No one was interested in 
developing homes that would sell for less than it cost to build, simply due to location. Locally, construction costs had 
increased from the previous year by nearly twenty-five (25%) percent. The government has become one of the few 
developers in our low income neighborhoods. 

On an individual level, three families were given the opportunity to become first-time homebuyers. All had to have 
steady income, good credit and the ability to finance a mortgage. They just needed a way to make it truly affordable 
and sustainable. 

4. D1d this project resull in new mooels <JI publidprivate partnersh,ps7 Are tht>re aspeds or this profPc t that \\Ould be 1nstruct1ve to 
agenCies like vours in other cities? 

The City began to work with its housing organizations as partners instead of being just the agency "handing out the 
housing funds." Crucial is that we all communicated well enough to develop a common goal and see it through to the 
end. This included brainstorming with others in the community that did not work in the housing industry and project 
status meetings every 2 weeks. The City realized it needed to foster relationships and build capacity for our non-profit 
housing organizations. The majority of Schenectady's housing stock is over 100 years old and will need replacement 
or repair in the near future. As a City, we realize we don't have the capacity to address housing issues without the 
help of our affordable housing organizations. We see the need to collaborate, leverage and save resources in order to 
address increased housing needs. The project gained much recognition. This recognition has created new path ways 
for the City and its community partners to begin to address multiple energy efficiency and environmental issues. The 
partnerships with agencies like NYSERDA and USGBC will be integral to our future housing initiatives. The City is 
currently "thinking greenn about our housing rehabilitation programs. We expect to use many of the same processes 
and knowledge learned from the prototype to create a project to help low income owner occupants meet housing 
needs. At the local affordable housing industry level, th is project has elevated the standard for how we provide safe, 
decent affordable housing. It has made us look more closely and think about change in our code and building 
requirements. The general contractor for the project had never worked in the affordable housing industry or developed 
a green home. His company contributed valuable information to a project developed "affordably" that had to compete 
in the private market to be constructed. 

5. What do \'OU consider to be the most anrlle.1st ~uccesstul aspects o1 th:s pro1ec'' 

The most successful aspect of this project was providing a low income family the opportunity to own a home that was 
affordable and sustainable. The reduction in future energy and util ity costs will be significant and the affordable 
mortgage will allow more financial stability in the future. The projects success was directly related to the ability to 
collaborate, communicate and work together. At the inception, partners wanted to develop a prototype that could be 
re-produced in communities across the country, especially within New York State and the City of Schenectady. Using 
the "real" costs as determined by the prototype, the City committed $900,000 in HOME funding over the next 3 years 
to leverage a larger project. Partners applied to multiple funding sources to build 10 more homes. A success was 
when, this past summer, the developer, BNI was notified by the NYS Housing Trust Fund Corporation and the NYS 
Affordable Housing Corporation that it had awarded $900,000 in funding for the proposed 10 unit project! Partners 
expect construction to begin in July 2009. 

An unsuccessful part of the project was dealing with vandalism. The general contractor had never developed housing 
in an urban setting and was not prepared to handle security issues. We see the need to deal with these issues more 
effectively in the future. We lacked funding to install renewable energy sources on all of the homes. In the 10 unit 
project we expect to ensure funding for all homes to have renewable energy sources. 
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DEVELOPER PERSPECTIVE 
Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. If possible, 
answers to all questions should be typed or written directly on the forms. If the forms are not used and answers are typed on a separate 
page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the area pro
vided on the original form. 
This sheet is to be filled out by the person who took primary responsibility for project financing or is a representative of the group which 
did. 

Name Edward August Title Executive Director 

Organization Better Neighborhoods, Inc. Telephone ( 518 ) 372~69 

Address 986 Albany Street City/State/ZIP Schenectady, New York 12307 

Fax ( 518 ) 372-6460 E-mail eaugust@better-neighborhoods.org 
The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for 
any purpose whatsoever, the materials submitted The applicant warrants that the applicant has full power and authority to submit the 
application and all attached materials and to grant these rights and permissions. 

Signature :?'J ~--(/ 
1. What role did you or your company play in the development of this project? Describe the scope of involvement 

Better Neighborhoods, Inc. (BNI), served as the developer of the Universal/Green Affordable Housing Prototype. As 
the development agency, we were responsible to administer the construction and financial management for the entire 
project. The BNI Director of Construction was responsible for all phases of construction and served as liaison with the 
contractor and architect to ensure the project was completed as designed and engineered. 

As BNI Executive Director, I oversaw all phases of the project, including requisitions for payment to the contractor(s) . 
also was responsible to coordinate with our legal department, the legal transfer of title to the prospective home 
purchasers. 

BNI's Housing Counseling Program was responsible for the homebuyer education process and the sale of the homes. 
Prospective home buyers were required to attend classes on the home buying process to include credit, budget and 
mortgage pre-qualification counseling. BNI counseling staff has tri-lingual language translation abilities. Staff was 
present at loan closing to provide Spanish translation for the prospective buyer. 

2. What trade-offs or compromises were required during the development of the project? 

This project required the simultaneous new construction of three homes. It was necessary for BNI's Director of 
Construction to devote a great deal of time to the project. 

BNI has many affordable housing projects (HARP V, Access to Home, Emmett Street Rental Rehab and Emmett 
Street HARP) in place, which also require a substantial amount of time from the Director of Construction. 

We found it necessary compromise regarding the reduction in staff time available for these other projects, in order to 
insure a timely and efficient completion of the Universal/Green Affordable Housing Pro!otype. 



DEVELO PER PERSPECTIVE (coNT'o> 

I loW WaS the• p miC't I fill,IIH l'Ci' \/Vho~l , i f ,tllV, IIHHWal i \'C' rtiC '.tll~ oi fm,lfHIIIg WC' r<' IJ~C"d ~ 

The project was financed with Federal HUD HOME funds awarded to BNI from the City of Schenectady. The funds 
serve as a subsidy for the home purchaser to write down the costs of mortgage financing. 

After construction was complete, an appraisal was done on each home to determine value. Homes were sold to 
families making less than 80% of our local area median income. Homes were sold at fair market value and the 
financing included direct subsidies to the homebuyer. 

This subsidy offered the buyer a very affordable housing option. The subsidy requires owner occupancy and a fifteen 
year period of affordability. A lien is placed against the property and recorded with the county clerk. The subsidy is 
the difference between the fair market value and the amount the amount of mortgage loan a buyer can qualify to 
finance. This subsidy carried zero interest, required no repayment provided the buyer remained an owner occupant 
for the term and was forgiven 1/15th for each year of occupancy. 

~ What do you tonsider to f)(• the mo~t and I(·,J~t ~un essiul a•rx•c '' oi the project? 

The successful aspects of the project are: 

• Three affordable homes were constructed incorporating "Green" and "Universal Design" building techniques. 
• Increased community awareness of Green Building and Universal Design principles. 
·One home in the project will be the recipient of a LEED Platinum rating . 
• Three deteriorated homes were replaced by new, sustainable homes with a design that "fit" with the historic 
character of the neighborhood. 
• Three abandoned and foreclosed properties were placed back on the City's tax roles. 
· Three income eligible, first-time homebuyers were afforded the opportunity to purchase a brand new, very energy 
efficient home. 
• This project brought together 1 0 community agencies that partnered with the best interest of the project in mind. 
• The project was completed on schedule and within budget. 
• The homes are among the first in our HUD region, in the affordable housing industry, to incorporate renewable 
energy sources. 
• The project gained HUD regional (Western, Central and Upstate NY) recognition naming the City of Schenectady as 
an "emerging leader in green housing initiatives.· 
• The State of New York named Better Neighborhoods "one of the top three Neighborhood Preservation Companies in 
the State" for its long standing commitment to affordable housing and the Universal/Green housing project. 
• One home in the project will generate an estimated 50% of its electric and hot water needs. This will provide 
homeowners with greatly reduced utility costs. 

The least successful aspects of the project were: 

• The contractor had to be educated in some of the new green building construction techniques and initially made 
some mistakes. These mistakes were costly to the contractor and created some loss in construction time. 
• During the construction period we experienced property vandalism to two of the homes. This caused concern for the 
prospective home buyers and again, was costly to the contractor. 
• Due to si te and budgetary constraints, we could not install renewable energy sources on all homes. 
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ARCHITECT OR DESIGNER PERSPECTIVE 
Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. If possible, 
answers to all questions should be typed or written directly on the forms. If the forms are not used and answers are typed on a separate 
page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the area pro
vided on the original form. 
This sheet is to be filled out by a design professional who worked as a consultant on the project, providing design, planning, or other ser
vices. Copies may be given to other design professionals if desired. 

Name Dave Sadowsky litle Architect, P.C., LEED AP 

Organization Dave Sadowsky Architect, P.C., LEED AP Telephone ( 518 ) 658-2830 

Address 97 Maxon Road Citv/State/ZIP Petersburg, New York 12138 

Fax ( 518 ) 658-2836 E-mail dave@sadowskyarchitect.com 

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for 
any purpose whatsoever, the materials submitted. The applicant warrants that the applicant has full power and authority to submit the 
application and all attached materials and to grant these rights and permissions. 

Si nature 

1. Describe the design concept of this project, including urban design considerations, choice of materials, scale, etc. 

The design concept was to develop a reproducible urban infill affordable housing prototype, which was affordable in 
the long, as well as short term (low monthly utility and maintenance costs); use products that were environmentally 
and globally responsible (reduced carbon footprint); allowed for occupants of all physical capabilities I would facilitate 
the "aging-in" process; and would reflect the historic character of the surrounding community. 

All aspects of the design (functional spatial relationships, material selection, scale), evolved from the interplay and 
• "massaging" of these concepts into a final, cohesive solution. 

c· 
~/ 

2. Describe the most important social and programmatic functions of the design. 

The key programmatic functions of the design include: Reduce urban blight and add to the tax base: Typical of many 
Cities, Schenectady has several economically depressed neighborhoods. One of the contributing factors is the cycle 
of houses being vacated by owners unable to pay mortgages. These vacant houses fall into disrepair, are unable to 
be sold due to the economy combined with the high cost of repairs and utility cost. As they remain vacant, they often 
become havens for illicit activities, further devaluing and endangering the surrounding community, contributing to 
more vacancies and lowering the tax base, and the cycle escalates. The intent of the design was to replace these 
catalysts for urban blight with new, affordable, energy efficient houses capable of being built on virtually any vacant, 
residential infill site in a typical small City. 

Affordability: Short term affordability (houses were built for $11 OISF) coupled with long term affordability (Houses 
were built to LEED gold I platinum standards) result in utility and maintenance costs at less than half that of 
comparable houses. This will enable the Home Owners continued affordability resulting in greater long term stability. 
Incorporating Universal Design techniques (flexible design to accommodate people of all ages, sizes, and physical 
capabilities) further enhances long term stability by creating an environment designed to accommodate changing 
physical needs and the "ag~ng-in ·place" process. 



ARCHITECT O R DESIGNER PERSPECTIVE (coNro) 

3. Describe the major challenges ot designing this project and .uw d(•sign track• otts or compromi\PS rl•quircd to tOmplete the prown 

A. Easily, the biggest challenge was designing the homes to incorporate all of our goals while maintaining upfront 
affordability and not compromising on quality (which would impact long term affordability). 

There were numerous trade-offs, mostly in the selection of materials. At times compromises had to be made in 
selecting a less green material in deference to materials with lower up front costs. Linoleum floors were originally 
specified (all natural materials) and then changed to vinyl (with some recycled content). Similarly countertops w/ 
greater recycled content were dropped in favor of the more traditional, less costly Formica (although low emissivity 
adhesives, and formaldehyde free substrate were used). FSC certified (Forestry Stewardship Council replanting 
program) lumber could not be used due to significantly higher shipping costs. Although, in our next projects we will 
take another look at this since costs have dropped as the network of FSC Mills and retailers has expanded. Roof 
shingles with higher recycled content were dropped in favor of the less expensive traditional fiberglass/asphalt shingle. 
Although we used 100% recycled cellulose insulation in the attic, we had to compromise on the wall insulation and use 
the less expensive fiberglass rather than greener options of recycled denim cotton or cellulose. 

However, even with these compromises, we are still on track to scoring the highest United States Green Building 
Counsel LEED level of platinum for one of our houses, and gold for the others. 

B. Another challenge, although to a much lesser degree, was educating the Contractor and Subcontractors as to 
newer, "greener" construction methodologies. In general, we found the Contractor receptive and interested, while 
some of the subcontractors wanted nothing to do with the new techniques. The framing contractor threatened to walk 
off the job because we required he use the specified National Association of Home Builder lumber conserving 
techniques rather than frame the way he had always done it. Although there was a learning curve, in the end, all were 
on board, and a greener, more environmentally sustainable product is the result. 

4 Dcscnbc the w.1y~ in \\hirh the des1gn reiJtt~ to it~ urban context. 

The neighborhoods surrounding these buildings are rich with Architectural details reflecting the original historic 
character of the City. The project reflects this context as follows: 

A. Site: The homes maintain the same street setbacks as the bulk of the adjoining homes to maintain a consistent 
street rhythm. 

B. Design: The massing and roof configuration of the house is consistent with adjoining. A covered front porch with a 
sitting area is provided to encourage urban "stoop culture" and to facilitate "defensible space." A bay window was 
incorporated in design as a historic element. Off-street parking is provided to alleviate street vehicle congestion, 
facilitate plowing, garbage pick-up, and emergency access. 

C. Detail: Window sizing was selected to match scale of adjoining context. Window trim was specified to match 
traditional double hung (although some w indows are casement for Universal design characteristics, they are trimmed 
to appear as double hung). Decorative door and window lintels were used to reflect historic character. Siding 
configuration and historic colors were selected for siding. Cornice Returns were used at gable ends. Traditional style 
exterior trim corner boards, frieze boards, and bay window panel trim. Traditional appearing "turned" "porch and entry 
step rails. 

One of the best compliments I received was when a visitor asked if the project was a rehabilitation. 
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OTHER PERSPECTIVE 
Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. If possible, 
answers to all questions should be typed or written directly on the forms. If the forms are not used and answers are typed on a separate 
page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the area 
provided on the original form. 

Name John Hodorowski Ti tle Managing Member 

Organization J . Luk Construction Co., LLC-General Contractor Telephone ( 518 ) 356-1435 

Address 796 Burdeck Street City/State/ZIP Schenectady, New York 12306 

Fax ( 518 ) 356-1447 E-mail jluk@adirondackdevelopment.com 

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for 
any purpose whatsoever, the materials submitted. The applicant warrants that the applicant has full power and authority to submit the 
application and all a ched ma~and }'grant thes: rights and permissions. 

Si nature 1J ~ 
1. What role did you play in the development of this project? 

My company was the General Contractor for the Universal/Green Affordable Housing Prototype. We worked with the 
City of Schenectady, BNI, the architect and multiple community partners in completing the construction process. 

At the start of the project, green bu ilding practices were very new to the contracting industry in our local area. Green 
building and the LEED certification process were also new to my company. By going through the LEED certification 
process, we were able to help research construction materials that were green and LEED eligible. 

2. Describe the impact that this project has had on the your community. Please be as specific as possible. 

I feel the project was a great chance for the community to see the City of Schenectady really investing in it, trying to 
make urban neighborhoods a better place to live for families. 

From a construction perspective, we always solicited residents of the low income community to try to participate in the 
construction, from a subcontractor type role. 



OTHER PERSPECTIVE (coNr o> 

3 What trade-offs ,md compromise·~ '"ere required during thl' deH~Iopment oi thl' project? 01d you p.1r11upate 1n maJ..mg tht•m' 

Not applicable to my involvement. 

4. What do \OU wn~ider to he the tht• most and lea~t sun C's~tul asp<•cts of th1s prowct' 

I truly felt only positives being part of this team. It was my first time working so closely with the City of Schenectady, 
which is a relationship that is very valuable for our company. 

It was extremely educational to go through a LEED certification process/green building project. This is new to our 
industry, but has become increasingly more popular. Our company has been able to contract for future green 
projects, based on the knowledge we acquired in this project. 

Through this project, my company has built the first residential home in New York State that is expected to reach a 
LEED Platinum rating. 

My involvement in this project, with the multiple community outreach and partner organizations, has given my 
company the opportunity to serve the community. This keeps in line with our own company mission statement: "To 
serve, not be served". 
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INNOVATIVE DESIGN 
Multidiscliplinary Design Team 
Durability Planning 
3rd party durability inspection 

compact design 
Exterior cornice I cornice returns 
concrete front porch 
Decorative Door I Window Lintels 
window conftguration I scale 
Compatable Historic color paints 
downstairs bdrm 
Downstairs laundry 
larger bathrooms 
Access Space on pull side of doors 
wide hallways 
Maneuvering space in Kitchen 
varying counter heights in Kitchen 
side x side refrigerator 
Covered Front and Rear Entry 
Offstreet parking 
On grade access front and rear 
Laundry tray I under washing machine 
Pull down Kitchen wall cab shelf hdwre (2~ $200) 
D cabinet handles ($6 ea) 
Counter edging 
~ally UD Kitchen cabinets 
adjustable closet shelves 
Adjustable bath mirror 
side (closer) mounted me<ftcine cabinet 
combined grab bars towel bars 
Exterior package shef 
Roll -under bath vanity 
Laundry Chute from 2nd floor 
Handrails both sides of stairs 
color contrast between stair riser and treads 
contrasting base color 
outlet / switch IT stat at reachable heights 
EZ_y Fold closet doors ($20 ea) 
lever lalchsets 
single action deadbolt door release 
Kickplates on doors 
wider doors 
sidelight next to front door 

front control electric range 
separate wall oven 
Large numbers / letters on appliances 
Roll in shower curbless shower 
Offset tub/shower controls 
Anti-scald tub I shower divertors 
Hand held shower head 
Single lever water controls 
Kitchen sprayer to reach oooklop 
Bathroom faucet sprayer 
Rear drain sinks 
Seat in dnstrs shower 
Large numbers on T slats 
under counter pipe insulation 
Floor drain in downstairs bathroom 
Motion detectors in closets 
rocker switches 
Contrasting color device backplates 



UNIQUE FEATURES 

c: ~ 0 

"" ~ 
> eo c: .., .. "" .. 

c: .. Q • ; • .. • • c: "' Q • ., 

I 
0 "' ~ i u u .... :: 

"" 
.... .. 

eo c: • "e s : ~ c: .. c: ! .. • c: ... : 0: "' (!) :;, 

LOCATION AND UNKAGES 
Pl'8¥iously deYeloped lnfill urban srte 
Proximrty to eXJsiJng utilities 
Proximity to transportation community resources 
Proximity to publk: open space, pat\<$, ell::. 

SUSTAINABLE SITES 
Drouoht res1stant Plan~ngs (llrus and trees 
Erosion control dunno consttuctoon 
HtQh re!lectance pavongs 
Plantinos to control surface wale< ~ from house 
Non-laXIc pest control • screens 1n exteno< vent epeninos 
eXPOS8d fndtn 1nsulation protected wl pest PlOOf surfac;;no 
Compact diM!Iopment· HtQh densrty 9 unrtslacre 

IWATER 
Otshwasher[enerov star 511% better than Fed standards 
recommended PUrchaser use front load Enerov star washer I drver 
Water saver fixtures low flow aera!ols 1 5 gpm 
ADA Accesslble dual control toilet 1 6 gal / 8 gaQ 

ENERGY AND ATMOSPHERE 
Enerov star rated 
Enerov Model1no 
Increased R values 
Infiltration I pressure testono 
Cellulose insulabon in atbc 
Basement thermal mass 
Enerov star AUO<eScent lioh~no throuohout 
Enef!IY star aJ>P11ances 
Enef!IY star windows 
Energy star Fiberglass axteno< dools 
selected casement Windows (1110th the Infiltration} 
2 I heatino zones 
Grey water heat rec:owrv GFX svslam 
Air Exchanoe I Heat _,., svstarn/ a or filter 
ComprehensNa au sealing techniques 
Auto shutolf light SWitches 1n bedrooms- vacancy sensors 
Address-<> light I Jlh<>l9 cell exthght 
I~ hot wate< dostn~ manrfold sYStem) 
Pex I insulated doW1~ P<l>e5 
solar hot water approx ~ contn~ 
solar electne approx 40-50% oontnbution) 

MATERIALS AND RESOURCES 
Mon1mal waste dunno constJucbon !Waste Managemenll 
NAHB Advane>ed Fram1no TechniQues 
Most materials sources from wrth1n 500 miles of site 
FSC [Fores!ly StewardshiP CouncoO Certified lumber 
FSC certJfied wood lot cabtnats 
RBC'fCied HOPE lumber Ext DOrCh raols bench 
Recvcled Wood lnta110< casmo finoer iolnt 
Usa of En!11neraed Wood products (Pnmetnm L VL.s 
Fmger pnted wood base mold 
Usa of OSB frec'iCled DrOducts t1oot sheathl!lll 
Eng1neered INSS ratters 
linoleum I recYCled wwllloonno 
bamboo tloots 
I recycled carpet ftoorino 
non-slip recycled rubber starr treads 
Fiber cement Sodlno 131 sa X $390' prepalnted 
Use of PEX P«umbtno P<Pmo 

INDOOR ENVIRONMENTAL QUALITY 
Closed combusllon fumac41 
no stained finiShes reduces VOCs 
All E>cchange I Heat _,., svstam/ au filter 
No added Formaldohyde subllood undertavmant 
non-glare hghbng 
task Jighbng 
Audoo and VISUal altms syste<n 
low emtsSlons carpel 
low em1ssoons adhe51Yes 
humodity_controls 
aor flushJ)f1<)f to occupafi!:Y_ 
Radon remowl system 

AWARENESS AND EDUCATION 
OPerations and Maintenance Manual 
HomeOwner Tra1n1119 courses 
Cllannel 1!1 \I!Oao dOcUmentary 
DPen house and educatiOnal toura acheduled 

INewsoa- arbcles 
IS<Qnaga durino c:onalrUCI>on 

Hudson Vallev CommunityColl_ege students installing solar 
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