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mixed use residential development pattern with individual catalytic sites located at the former
Armory, the Columbia/Main intersection, St. Josephs Roman Catholic Church and along Bedford
Street. The site’s Congress Street and Main Street corridors contain several vacant and/or
underutilized properties, and the BOA Program represents a significant opportunity to revitalize
the neighborhood and enhance the public realm to improve the quality of life for existing
residents. The Congress Street corridor is relatively isolated from the Main Street and Remsen
Street corridors, and the revitalization of the St. Josephs Park neighborhood should seek to
strengthen connections to the Central Business District.
The St. Josephs Park Neighborhood meets the following planning criteria for a strategic site:
Located adjacent to Central Business District; Potential to provide public amenities or improve
quality of life; Furthers the recognized goals of the community; Site is accessible from several
major arterials; Infrastructure in the vicinity of the site is adequate; and High visibility site.
4. Cohoes Business Park
The 1.45 acre Cohoes Business Park property is privately-owned and is currently vacant and for
sale. Located across SR 32 from Sheltertherm Industries, the Cohoes Business Park is also
strategically located on both the Mohawk River waterfront and the junction of New Cortland
Street, SR 32 and Cohoes Boulevard. Impediments to revitalization include traffic issues at the
SR 32, New Cortland Street and Cohoes Boulevard intersection. Despite this, the Cohoes
Business Park site has the ability to serve as a location for immediate revitalization due to its
location, vacancy status and the presence of a property owner willing to sell.
In addition, the site meets the following strategic site planning criteria: Located in a gateway and
along the waterfront; Potential to provide public access to the Mohawk River; Site is accessible
from several major arterials; Infrastructure in the vicinity of the site is adequate; High visibility
site; and Property size is adequate for enhancement or redevelopment.

The former Cohoes Business Park site (A) and the adjacent Department of Public Works site (B) occupy a
significant amount of waterfront within the BOA.

Bergmann Associates

Page 85

City of Cohoes
Cohoes Boulevard BOA Nomination Study

SECTION 3 – INVENTORY AND ANALYSIS OF THE BOA

5. Cohoes Department of Public Works (DPW) Property
The 3.4 acre Cohoes DPW property is located at 211 Ontario Street. This city-owned property is
located on the Mohawk River waterfront and in close proximity to Cohoes Boulevard and SR 32
corridors. This publicly-owned property is considered critical to revitalization efforts within the
Cohoes Boulevard BOA. Impediments to revitalization of the site include the need to relocate
the DPW facility to another, more appropriate location within the City of Cohoes, and the risk
associated with findings of a recommended Phase 2 Environmental Site Assessment.
The DPW site meets the following strategic site planning criteria: Gateway site in high visibility
location along the waterfront; Potential to provide public access to the Mohawk River; Site is
accessible from several major arterials; Property is publicly-owned; Potential brownfield site; and
Property size is adequate for enhancement or redevelopment.
6. St. Michael’s CC, Inc. Site
The 7.4 acre St. Michael’s property is located along Linden
Street, approximately 300 feet south of Ontario Street. The
property was most recently used as a community center for
St. Michaels Roman Catholic Church, however the former
community center has been razed and the property is
currently vacant and fenced off. Prior to its use as a
community center the property was the historic location of
the Cohoes Manufactured Gas Plant. The site is ranked as a
high priority environmental site and is a registered NYSDEC
Voluntary Cleanup Program Remediation site. While some
remediation has occurred on the site, remaining
contamination in the southern and eastern portions of the
property and the potential for contaminant migration to the
northern portion of the property are potential constraints to
redevelopment of the property. The property includes
frontage on the Mohawk River, along the east side of Linden
Street, which is attractive for revitalization initiatives focused
on water-based uses and public access to the Mohawk River.

The St. Michael’s CC site is a large,
prime waterfront property that could
provide significant public access to the
Mohawk River.

Additionally, the site meets the following strategic site planning criteria: Located in close
proximity to a gateway and along the waterfront; Potential to provide public access to the
Mohawk River; Site is vacant; Site is accessible from several major arterials; Infrastructure in the
vicinity of the site is adequate; Potential brownfield; and Property size is adequate for
enhancement or redevelopment.
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7. Former Municipal Landfill
The 4.3-acre former Municipal Landfill
site
is
located
between
Route
787/Cohoes Boulevard and the Mohawk
River in the east-central portion of the
Study Area. Between the 1960’s and
1980’s, the site served as a landfill. The
property is owned by the City of Cohoes
and is currently vacant. Impediments to
redevelopment include the potential
environmental contamination on the site
due to the historic use of the site as a
landfill, as well as lack of a defined,
The former municipal landfill has already begun the natural
permanent access route from a public
process of succession.
road. Additional funding provided by
the New York State Department of State enabled the undertaking of a Phase I Environmental
Site Assessment at the
former Municipal Landfill site, which recommended further
environmental investigations into on-site environmental conditions as a potential
implementation project. Despite these impediments, the site remains a viable location for
strategic redevelopment.
The property meets the following strategic site planning criteria: Located along the Mohawk
River waterfront with potential for public
access; Site is publicly-owned; Site is
vacant; Site is accessible from several
major arterials; Potential brownfield;
Property provides an opportunity for
future land assembly; and Property size is
adequate
for
enhancement
or
redevelopment.
8. South Columbia
(“SoCo”)

Neighborhood

The South Columbia Neighborhood
strategic site is comprised of 275 parcels
along the Lancaster Street, Lansing Street,
Congress Street and Main Street corridors.
The site is approximately 24.3 acres in size
and is primarily comprised of residential
properties. A number of these properties
are vacant, underutilized or in disrepair.
The majority of the properties within the
Bergmann Associates

The South Columbia neighborhood is one of the most densely
developed neighborhoods in the City.
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site are privately-owned, resulting in a potential impediment to larger-scale revitalization
initiatives. Revitalization efforts centered on enhancement of existing occupied properties and
potential land assembly of vacant properties for more widespread, long-term revitalization are
most appropriate for this site.
Additionally, the South Columbia Neighborhood meets the following planning criteria: Located
in close proximity to a gateway and downtown; Contains a number of brownfield properties; Site
is accessible from several major arterials; Infrastructure within and around the Columbia South
Neighborhood is adequate; Contains a number of vacant properties; Possesses access to public
amenities including parks and trails; and Furthers the recognized goals of the community.
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KEY FINDINGS: STRATEGIC SITES
1. Publicly-owned strategic sites represent a significant opportunity to provide direct
public access to the waterfront for both active and passive recreational uses.
2. The establishment of larger strategic sites at the neighborhood level creates the
opportunity for the City to establish a focused-investment-strategy to concentrate
public revitalization spending.
3. The redevelopment of the BOAs largest vacant waterfront properties away from
industrial uses could promote a dramatic shift in the perception of Cohoes as a
progressive waterfront community.

3.15 Summary Analysis & Findings
The Nomination Phase of the BOA is intended to identify existing conditions and neighborhood
trends that may impact redevelopment opportunities within the Study Area. Revitalization goals
and initiatives need to be based on the market realities of the area while also supporting the
community’s vision of their neighborhood. The following provides an overview of
redevelopment opportunities and challenges as they relate to the City of Cohoes and the
greater Capital Region.
The Cohoes Boulevard BOA is striving to become a location within the Capital District where
people choose to live, work and play. Local and regional trends are vital factors in the direction
of revitalization efforts and must be carefully considered to achieve local successes. Key findings
from the existing conditions analysis are summarized in the following sections.
Population trends
The majority of the Study Area is comprised of residents over the age of 40 (54 percent)
and school-aged children (18 percent). School-aged children need access to resources to
ensure proper growth and academic successes. Families additionally benefit from access
to recreational resources, goods, services, and community resources, which enhance the
quality-of-life within an area.
Between 2000 and 2010, the Study Area gained 206 residents. New housing initiatives in
surrounding areas of the City have worked to reverse the trend of population losses seen
between 1990 and 2000. Population retention will continue to be important in order for
the Study Area to attract businesses that benefit from residential density.
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Housing Characteristics
The Study Area is known for a variety of housing styles, some dating back to the 1830s
while newer loft-style developments, as exemplified by the upper story conversions on
Remsen Street, cater to more current housing market trends. The City will need to ensure
that a range of housing opportunities continue to be available within the Study Area in
order to attract a variety of income levels. Supporting a diverse residential population
will contribute to the vibrancy of the Study Area.
Within the Study Area, only 17.8 percent of homes are owner-occupied. Owneroccupancy should be encouraged as much as possible to promote property investment
and community activism.
Housing vacancies within the Study Area (13.6 percent) are nearly double the rate
observed in the City of Cohoes (9.8 percent) and Albany County (7.3 percent). In
addition, 50 percent of the City’s vacant properties are located within the Study Area.
Identifying opportunities to promote infill development, encourage property assembly,
and to return vacant properties to active uses will be important for the Study Area to
achieve redevelopment goals.
Housing within the Study Area is affordable compared to the remainder of the City and
other locations within the Capital District. This provides the opportunity to attract young
professionals that may be looking for a starter home and relatively short commute times.
Income and Employment
Individuals within the Study Area are primarily working in the Education, Health and
Social Services fields (25.7 percent), followed by Retail Trade (17.1 percent). The City can
work with area employers in these sectors to encourage residency within the Study Area,
and to facilitate residents’ commutes to work.
The majority of the Study Area’s population that was considered to be in the labor force
in 2010 was actively employed (93.9 percent). Ensuring needed goods and services are
available locally will improve consumption patterns and strengthen the Study Area’s
economy.
For the Capital Region as a whole, the greatest job growth over the next decade is
expected in the following industries: Health Care and Social Assistance, Finance and
Insurance, and Professional, Scientific and Technical Services. The City can capitalize on
this market trend by working to attract these types of businesses downtown.
Retail Market
Residents of Cohoes appear to be well served by retail offerings within the trade area
(defined as within a 15 minute drive time. Sales data indicates nearly all the major retail
categories meet or exceed local demand. Limited opportunities exist for traditional retail
development within Cohoes. However, the creation of a mixed use destination on the
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waterfront, the continued revitalization of Remsen Street, or creation of a transitoriented development may offer non-traditional opportunities for niche retail.
Office Real Estate Market
The Greater Albany Area office market is one characterized by oversupply in general.
Net absorption has been very weak in recent years and a significant vacancy rate persists.
The largest oversupply is seen in the Albany Central Business District, Glens Falls, and
Schenectady.
Cohoes is included in the “Suburban” office market statistics, which are more positive but
still show weak net absorption of space and weak pricing power.
It is projected that the office market will remain weak for some time into the future.
Opportunities for office development would need to leverage unique aspects of the
community, such as the Mohawk River waterfront. The development of a BRT station
may also provide a boost to small scale office space as part of a transit oriented
development.
Residential Real Estate Market
There have been around 2,200 units of housing planned and/or added to the market in
the last few years in the City, about 90 percent of which have been rentals. Many have
been upscale/luxury in nature and cater to a specific target market of one type or
another. In the aggregate, a substantial change has occurred in the attitudes, tastes and
market choices of the population as a whole, moving towards more non-traditional
options. These options present an opportunity for the City to encourage marketsensitive developments.
Rents for the downtown trade area (including nearby communities of a similar nature)
are currently very weak and likely insufficient to attract a major new development or
redevelopment in the downtown. Part of this problem may self-correct as the oldest,
cheapest and least desirable properties are removed from the marketplace and are
replaced or remodeled. The City may be able to accelerate this process by adopting and
enforcing strict Code Enforcement ordinances and/or by providing incentives to remodel
or replace existing substandard properties. Once this occurs, a “virtuous cycle” may
ensue as landlords see that that they can achieve higher rental income through
remodeling/rehabbing of older structures.
As the general rental market improves, developers may become interested in new-build
projects. There are certain aspects to the downtown area that the City may also be able
to address that would enhance the development potential to downtown, including
improvements to appearance and the perceptions of safety. With those improvements
and the fact that Cohoes benefits from great vehicular access to a wide range of
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employment centers, the City could attract residents to the downtown in more upscale
types of developments. However, this is more of a long-term opportunity that could
exist once additional waterfront developments have taken place and other issues have
been addressed.
There is additional unmet market demand for upscale rental units that the City could
harness both for the redevelopment of its waterfront and for elsewhere. More than
10,000 rental units in the Greater Residential Trade Area (30 minute drive time) have
monthly rents in excess of $1,000. As an illustration of demand potential, we note that
Cohoes is 16 miles away from the new GLOBALFOUNDRIES plant in Malta, which will
have well over 1,400 employees once fully operational.
Market research shows that rents in the area have increased substantially following the
2007 housing crash and financial market crisis, as more households turn to rental
properties over owner-occupied ones.
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