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EXECUTIVE SUMMARY
For the City of Cohoes, the Urban Waterfront Rediscovery project represents an opportunity to
capitalize on its waterfront development potential. With the City’s rich historic and architectural
heritage, its location in the Capital District region, its recent efforts to revitalize the Central
Business District, and the wide range of community assets, redeveloping the waterfront is the
natural next step in enhancing the City.
The Water Rediscovery Plan examines development possibilities at underutilized waterfront sites
that border the Hudson and Mohawk Rivers. Four sites were selected based on a range of criteria,
including location on either the Mohawk or Hudson Rivers, location along a major transportation
corridor, significant historic value, and exceptional views. The sites were also determined to have
the highest potential for redevelopment. They include:
•

•
•
•

The Harmony Mills site is a historic site tied to the history of the City, the Erie Canal, and
the textile industry. Several Victorian style buildings remain standing, and provide about
850,000sf of unique, reusable space. Harmony Mills is located along the southern shore of
the Mohawk River, on North Mohawk Street.
The Northern Gateway site is located on the southern side of the Mohawk River along
the eastern side of SR 787, and is bound between SR 470 and Bridge Street. The site
provides high visibility and traffic volumes to support development.
The Southern Gateway site is currently an underutilized site primarily occupied by vacant
land. The site is located at the intersection of SR 787 and Dyke Avenue, and along the
western shoreline of the Mohawk River.
The Hudson River site is the only site located on the Hudson River. It lies on the western
side of the river, along Delaware Avenue from SR 470 to Van Schaick Avenue.

The Waterfront Rediscovery plan includes an existing conditions assessment, market analysis and
development scenarios. Based on the data and the feedback provided via the Steering Committee,
City leaders and the public at large, development scenarios for each of the sites were created. The
development scenarios, along with the Implementation Approach designed for each site, will assist
the City in its efforts to attract interest and investment in its waterfront from public and private
partnerships.
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Section 2: Introduction and Purpose
Within Cohoes lie some of the most intriguing development opportunities in the Region. The
City of Cohoes is full of historic remnants of the past industrial era, particularly relating to the
textile industry. Cohoes’ most prominent landmark is the former Harmony Mills textile complex
located along North Mohawk Street. Historic mill workers’ housing can be found adjacent to
Harmony Mills, and in other neighborhoods in the City. There are several other former mills
located in the City, some of which have been adapted into new uses such as the Ogden Mills,
which now functions as an apartment building. Remnants from the Erie Canal, which originally
ran through the City—including recently rediscovered canal locks that were last used 150 years
ago and the historic Matton Shipyard on Van Schaick Island—stand witness to Cohoes’ industrial
heritage.
In addition to its industrial and architectural charm, Cohoes has a wealth of waterfront land.
Though the Capital Region contains large swaths of shoreline along the Hudson and Mohawk
Rivers, very few waterfront properties in the Region are readily developable. Much of the
Region’s shoreline is obstructed by transportation infrastructure, such as the I-787 highway that
runs along the western shore of the Hudson River. In addition, the Region’s industrial past has
left a legacy of contamination, yielding few build-ready waterfront development sites. Though
Cohoes also has an industrial past, a number of its waterfront properties are considered
buildable, with only minor environmental remediation necessary.
The City has identified waterfront development as a major component of its revitalization effort.
In order to maximize limited resources and concentrate on development and redevelopment
initiatives that will yield the greatest chances for success, the City initiated a planning effort to
examine waterfront development options and determine a specific course of action for the
future. A Steering Committee, comprised of members representing diverse perspectives and
stakeholder groups, was formed to assist the City of Cohoes in this planning effort. Throughout
each phase of the project, Committee members provided input and feedback that moved the
project forward.
The Waterfront Rediscovery Plan, which is the culmination of several key planning elements, sets
forth a clearly defined strategy and plan of action the City can utilize to attract investment in its
waterfront areas. Four distinctive development scenarios were created based on the findings of
the information gathered through the existing conditions assessment, the market analysis, a
public workshop, and the development site selection process. These development scenarios
include recommendations for land uses, design criteria and suggested implementation
approaches. The scenarios will provide the City with tools needed to market the City’s waterfront
potential, attract public and private partnerships, and encourage investment in the community.

April 2005

3

City of Cohoes Waterfront Rediscovery
Section 3

Section 3: Site Selection Process
In the early stages of the process, 10 potential waterfront development sites were identified (See
map below). Based on input from City officials and members of the Steering Committee, the field
of potential development sites were narrowed to four. In some cases, smaller sites were combined
to maximize development potential. In other cases, sites were eliminated from consideration
because they were already under City review for redevelopment or because of excessive
environmental concerns. In the end, four Key Development Sites were selected for further
examination and planning. (See Figure 5-1, page 9.)
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Key Development Sites
The specific sites being considered for Waterfront Rediscovery are described below.
1. Hudson Waterfront
The Hudson Waterfront site is located on the eastern shoreline of Van Schaick Island and is
centered along South Delaware Avenue. The site contains an array of old and underutilized
industrial buildings adjacent to the Hudson River, as well as some green space including a baseball
field on the western side of Delaware Avenue. A 105-unit condominium complex has been
approved just south of the site, which would replace the existing Van Schaick Island Marina. Other
proximate uses include the Van Schaick Island County Club on the southern end of the island, an
older residential neighborhood to the west and the recently developed Riverwalk apartment
complex to the north.
2. Northern Gateway
The northern gateway site is centered at the intersection of the I-787 and Ontario Street, the most
trafficked intersection in the City. The site is largely underutilized and includes the existing Cohoes
Department of Public Works facility, a former mill building, the vacant Saint Michael’s Community
Center, the recently built Center for the Disabled and some older residential buildings.
3. Harmony Mills
Harmony Mills is a predominantly vacant historic cotton mill located in northern Cohoes and along
North Mohawk Street. The complex includes a total of eight structures including the three large
mill buildings, all totaling approximately 850,000 square feet. The complex, built in the 1870’s, is a
wonderful example of Victorian industrial architecture and is listed on the National Register of
Historic Places. The site is bounded by
the Mohawk River to the northeast,
related mill housing to the northwest, a
residential neighborhood to the
southwest as well as industrial and
commercial uses to the southeast. The
site has been included in the Albany
County Empire Zone which provides
numerous tax incentives for
investment.

Photo 3-1: Mill Three of the Harmony Mills Complex.
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4. Southern Gateway
The Southern Gateway site is located just
east of the Dyke Avenue and I-787
intersection. The site is clear and its
surrounding land uses include a few
scattered commercial uses, homes and
industrial uses. The Mohawk River is
located to the east of the site.

Photo 3-2: The Southern Gateway Site offers waterfront views
of the Mohawk River and excellent access to the

Site Rating

In April 2004, a committee meeting was
held to evaluate the potential for future development on the four key sites. Development criteria
were established and participants were asked to rank each site based on the site’s viability to
economically sustain future development, potential public benefit from future development, and
criteria that would impact both the site’s viability and public benefit. Table 3-1 provides the results
of this site rating exercise.
The site ratings outlined each site’s assets and constraints, which was critical to the creation of
reality-based development scenarios. The site ratings informed decisions regarding viable uses at
the site, mitigation of environmental issues, historic preservation and the intended purpose and
function of each site.
Table 3-1: Cohoes Waterfront Rediscovery Site Rating
Criteria

Sites
Hudson Waterfront

Northern Gateway

Harmony Mills

Southern Gateway

Viability
Access to vehicular transportation network

poor

ok

excellent

excellent

Visibility
Build ready
Potential environmental contamination

good
no
no

excellent
no
yes

excellent
yes
no

excellent
yes
no

Proximity to local recreation

yes

no

yes

no

Proximity to regional recreation

yes

yes

yes

yes
some

Public Benefit
Increases access to the waterfront

significant

significant

significant

Improves blighted area

yes

yes

yes

yes

Potential to spur additional development

yes

yes

yes

yes

Viability and Public Benefit
Integrates with existing neighborhood

very important

not important

very important

not important

Creates a new destination

very important

somewhat important1

very important

somewhat important1

Pedestrian accessibility

very important

important

very important

not important

Linkages to downtown

important

very important

very important

important

yes

no

yes

no

Historic site

1 - Destination for single uses
Source: Cohoes Waterfront Rediscovery Steering Committee; Clark Patterson Associates
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Section 4: Public Participation
In September 2004, a public meeting and workshop was held to solicit input and feedback on the
four waterfront development sites selected for this project. The public meeting and workshop
included a formal presentation that provided an introduction and overview of the Waterfront
Rediscovery project, an overview of the market analysis, a summary of the site rating process and a
review of the preliminary design for each site.
After the formal presentation, participants were asked to visit the development site stations in
which large-scale maps and conceptual development scenarios were on display. Those in
attendance reviewed the proposed development sites in detail, made comments, suggested
improvements to the designs, and participated in a pencil to paper exercise in which they could
draw their ideas on each of the concept plans.
Overall, the development sites and preliminary design scenarios were well received at the public
meeting. Meeting participants made some suggestions for minor modifications to the Hudson
Waterfront Site, including the provision of a public boat launch and a marina-style boat docking
facility. Additionally, some in attendance raised concerns about the presence of environmental
contaminants at the current Department of Public Works (DPW) facility in the Northern Gateway
Site. The environmental issues of that site were addressed in the environmental audit discussed in
Section 5 of the Plan.
Those in attendance also expressed a positive response to the City’s initiative in addressing
waterfront revitalization and with its commitment to addressing the Vision and Goals outlined in
the SR 470 Corridor Plan and the Remsen Street Revitalization Plan.
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Section 5: Existing Conditions Summary
General Conditions
A. Location
The City of Cohoes is located in northern Albany County, bordered by Saratoga County to the
north and Rensselaer County to the east. The Hudson and Mohawk Rivers meet at the
northeastern edge of the City across the Hudson River. The Lansingburgh neighborhood of the
City of Troy lies east of Cohoes. The City is bordered by the Village of Waterford to the north and
the Town of Colonie to the west. The City can be accessed by four major roads. State Routes 470
and 7 run east and west, while State Route 787 and Interstate 87 run north and south.
As seen in Figure 5-1, four sites were selected for further consideration as part of this study. The
selected waterfront sites are located on the eastern side of the City along the Mohawk and Hudson
Rivers and include:
1. Harmony Mills: a 22-acre site located on the southern side of the Mohawk River, just below
Cohoes Falls, northwest of downtown Cohoes.
2. Northern Gateway: a 19-acre site also located on the southern side of the Mohawk River and to
the east
of downtown Cohoes, adjacent to SR 787 between Ontario and Bridge Streets.
3. The Southern Gateway: a 10-acre site also on the western side of the Mohawk River and on SR
787 at
the intersection with Dyke Avenue.
4. The Hudson River: a 109-acre site lying on the western side of the Hudson River running south
along Delaware Avenue from SR 470.
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Figure 5-1
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B. Natural Features
Floodplains
The 100-year floodplains are generally located along the banks of the Hudson and Mohawk Rivers
in the City of Cohoes. Each of the four sites falls partially or entirely in a flood hazard zone, as
seen in Figure 5-2. The listed zones are based on the Federal Emergency Management Agency’s
(FEMA) National Flood Insurance Program, and require mandatory flood insurance coverage in
order to build. The zone areas are defined as follows:
•
•
•
•

•

10

Zone A: Corresponds with the 100-year floodplain, but does not generally have a Base Flood
Elevation (BFE) listed.
Zone AE: Corresponds with the 100-year floodplain and generally has BFE listed with it.
Zone AO: Is an area inundated by 100-year flooding (usually sheet flow on sloping terrain).
Average depths have been determined to range from one to three feet.
Zone X500 (500-year): An area inundated by 500-year flooding; an area inundated by 100-year
flooding with average depths of less than one foot or with drainage areas less than one square
mile; or an area protected by levees from 100-year flooding.
Zone X: An area that is determined to be outside the 100– and 500-year floodplains.
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Figure 5-2
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Soils, Slopes and Wetlands
Soils data obtained from the NYS GIS Clearinghouse provides a digital soils map, as seen in Figure
5-3, which provides the soils classifications for the chosen study areas. The descriptions of the
soils outlined in the Albany County Soils Survey provide further information about each
characteristics of the soil type. The following soil types are found on the study sites:
•

•

•

•

•

•

•

•

•

Dumps (Du) - this area consists of sanitary landfills, industrial dumps, and other sites that have
been used for the disposal of trash and rubble. Soils of this type range in area from three to
100 acres. Slopes are variable with the tops of the areas generally having five percent or less
slope and the side up to 25 percent slope.
Hamlin silt loam (Ha) - this is a very deep well drained soil that is nearly level. It is found on
floodplains along large rivers and the Hudson River. Areas of this soil type tend to be long and
narrow and range from three to 25 acres. Slopes range from zero to eight percent.
Nassau very channery, silt loam, rolling (NaC) - this is a shallow and somewhat excessively
drained rolling soil. It is found on bedrock controlled ridges and hills, in long narrow three to
40 acre areas. Slopes in these areas range from three to 15 percent.
Nassau very channery, silt loam, rolling, very rocky (NrC) - this is a shallow and somewhat
excessively drained rolling soil. It is found on bedrock controlled ridges and hills, in long
narrow three to 40 acre areas. Nassau soil makes up about 70 percent of the soil and rock
outcrops about five to 10 percent. Slopes range from eight to 15 percent.
Rhinebeck silty clay loam, zero to three percent slopes (RhA) - this soil is very deep, somewhat
poorly drained and generally nearly level. It is found on lake plains in the eastern part of
Albany County. These areas are broad and irregularly shaped and range from two to 50 acres.
Teel silt loam (Te) - a very deep and moderately well drained soil. It is nearly level and found
on floodplains along major streams. Areas of this soil are long and narrow and range from
three to 100 acres.
Udorthents, loamy (Ug) - these areas consist of nearly level to very steep areas of disturbed
sandy soil. Areas are long and narrow, and range from 5 to 250 acres with slopes of zero to 45
percent. Drainage is generally moderately well to somewhat excessively drained.
Urban land (Ur) - these areas consist of nearly level to strongly sloping areas where asphalt,
concrete, buildings, or other impervious materials cover more than 85 percent of the surface.
Areas range from 3 to more than 500 acres with slopes ranging from zero to 15 percent.
Urban land - Udorthents complex (Ut) - these are nearly level to gently sloping areas of Urban
land and areas of clayey and loamy Udorthents. Areas of this type are irregularly shaped or
oval and range from five to 150 acres. The soil complex is made up of about 50 percent Urban
land, 30 percent Udorthents and 20 percent other soils. Slopes range from zero to eight
percent.

The New York State Department of Conservation (NYSDEC) regulates wetlands that are 12.4
acres or greater. There is only one NYSDEC wetland in the vicinity of the four identified sites. As
shown in Figure 5-3, a small portion of the Southern Gateway area contains wetlands. However,
federally regulated wetlands not categorized by the NYSDEC may exist on these sites. In order to
avoid costly fines and penalties, developers should contact the NYSDEC Regional Office for
permitting information if any wetlands exist on a proposed site.
12
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Figure 5-3
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C. Citywide Land Use and Infrastructure

Citywide Land Use
As seen in Figure 5-4, the land use pattern present in the City of Cohoes is well established with
clearly defined residential neighborhoods, commercial districts and industrial areas. The early
textile industry and associated worker housing areas helped to shape the community of Cohoes and
the development pattern of the City. In some locations, such as the Harmony Mills area and the
former Victor Carrybag mill area, there is a distinct sense of place; a common fabric and texture
woven between the residential areas and the extensive industrial structures.
In general, the waterfront areas of the City are former industrial sites and sit vacant or generally
underutilized. Greater discussion of land use patterns in each focus area is provided later in the
report.
Citywide Infrastructure
The City of Cohoes provides many municipal services to its residents, businesses and land owners.
As is common in most older communities, existing sewer and water facilities are a patchwork of
new and old infrastructure. Stormwater sewers are available in limited areas around the City,
generally in areas where roadway reconstruction projects have occurred such as North Mohawk,
western Bridge Avenue, and Delaware Avenue.
Electric and natural gas service is provided by Niagara Mohawk, a National Grid company. Fiber
optic cable will be installed in many areas of the City over the next five to ten years, beginning with
the Harmony Mills District and Central Business District.
As seen in Figure 5-5 (page 16), there are several roadway ownership categories in the City of
Cohoes. Primary State highways include SR 787, SR 470 and SR 7. In addition, there is a modified
grid street network consisting of numerous local and city roads and alleys.
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Figure 5-4
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Figure 5-5
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Site Conditions
1. Harmony Mills
The Historic Harmony Mills complex consists of eight structures including the three large mill
buildings, which are wonderful examples of Victorian industrial architecture. The complex is listed
on the National Register of Historic Places. Related worker housing is located on the northwest
and southern end of the site. The site’s structures, which total approximately 850,000 square feet
are in varying states of condition. Harmony Mills has been included in the Albany County Empire
Zone, Figure 5-6 on page 18, which provides numerous tax incentives for investment.
Shoreline Conditions
Harmony Mills lies about 100 to 150 feet above the Mohawk River with a very steep shale slope
down to the water. Much of the 1600 feet of shoreline is covered in brush. However, from points
in the Mill 3 building and some of the housing to the north there exists magnificent views of the
falls.
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Figure 5-6
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Study Area Parcels
Tax-ID (PIN_SBL)
01000700070190000000
01000700070290000000
01000700070300000000
01001200010380000000
01001200010370000000
01001200010400000000
01001200010390000000
01000700070270000000
01000700070250000000
01000700070020000000
01000700070030000000
01000700070040000000
01000700070050000000
01000700070060000000
01000700070070000000
01000700070080000000
01000700070090000000
01000700070100000000
01000700070110000000
01000700070120020000
01000700070120010000
01000700070200000000
01000700070210000000
01000700070160000000
01000700070150000000
01000700070140000000
01000700070130000000
01000700070180110000
01000700070180120000
01000700070180210000
01000700070180220000
01000700070180030000
01000700070170000000
01000700070220000000
01000700070240000000
01000700070230000000
01000700070260000000
Total # of Parcels
37

Lot Size (acres)
0.10
4.70
0.21
0.70
2.40
0.27
1.00
3.50
5.90
0.10
0.11
0.11
0.05
0.06
0.06
0.06
0.11
0.13
0.11
0.04
0.05
0.37
0.17
0.15
0.14
0.10
0.10
0.04
0.03
0.03
0.03
0.03
0.16
0.16
0.09
0.09
0.95
Total Acres
22.39

Assessed Value
66,300
420,200
16,100
11,600
69,600
336,000
125,000
500,000
1,100,000
72,500
66,300
4,500
44,900
44,900
44,900
44,900
88,700
78,000
66,300
71,400
71,400
252,000
17,900
96,700
90,900
71,400
64,400
80,000
80,000
80,000
74,510
80,000
99,500
7,600
63,500
60,000
25,000
Total Assessed Value
$4,586,910

Parcel Address
15 North Mohawk Street
Craner Park
220 North Mohawk Street
Erie Canal Land
100 North Mohawk Street
Fountain Place
100 North Mohawk Street
100 North Mohawk Street
100 North Mohawk Street
33 Cataract Street
29 Cataract Street
25-27 Cataract Street
23 Cataract Street
21 Cataract Street
19 Cataract Street
17 Catacract Street
15 Cataract Street
9-11 Cataract Street
7 Cataract Street
1 Cataract Street
3 Cataract Street
5 North Mohawk Street
2 North Mohawk Street
16 Cataract Street
10 Cataract Street
8 Cataract Street
2 Cataract Street
1 School Street
2 School Street
3 School Street
4 School Street
5 School Street
22 Cataract Street
Front Street
4 Front Street
2 Front Street
Erie Canal Land

General Building Condition
good condition

good to fair condition
poor condition
poor condition
good to fair condition
good condition
good condition
fair condition
fair condition
good to fair condition
good to fair condition
good condition
good condition
good condition
good condition
good condition
good condition
good to fair condition
good to fair condition
good to fair condition
fair condition
good condition
good condition
good condition
good condition
good condition
good to fair condition

good to fair condition

Environmental Conditions
•
•
•
•

Floodplains: Zone AE.
Wetlands: None.
Soil Classifications: Soils found on the site are NrC, Ug, Ur, and Ut.
Contaminates: Known Industrial Contaminates.

Existing Land Use

Residential
Residential development on the Harmony Mills site is located in the northwestern section of the
site, as seen in Figure 5-7 on page 20. The housing development features brick town homes and
apartments in what was formerly worker housing. The buildings are typically two to three stories
and range from 3600sf to 6000sf, with three to six units per structure. Structurally the housing in
this area is all in fair to good condition, mostly needing only minor maintenance and/or repairs.
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Figure 5-7

20

Final Plan

City of Cohoes Waterfront Rediscovery
Section 5

Commercial
Parcels shown as commercial uses are in both the northern and southern sections of the site. In
the northern section of the site there is a small triangular parcel which is the location of a
memorial. The larger commercial parcel in the southern portion of the site is the location of Mill 4
of the Harmony Mills complex. Mill 4 has approximately 12,000sf of first floor area that is
currently vacant and in poor condition due to significant roof damage.

Industrial
The industrial uses on the site are centrally located where the majority of the remaining Harmony
Mills buildings still stand. These two large parcels are the location of Mill 1 and Mill 3 of the
Harmony Mills complex. The site of Mill 1 has six structures totaling 49,000sf of first floor area.
The main Mill 1 building is used for storage. The other structures on the site are used for business
uses such as offices, a body shop, and a counter top distributor. Mill 3 has about 95,000sf of first
floor area and houses businesses such as Soft Tex, State Assembly records storage, a professional
photographer, and private storage lockers.

Vacant
The vacant parcels on the site are located centrally, to the south end of the site, and two small
parcels in the north. The parcels classified as vacant in the north are in the residential housing area
and were most likely formerly worker housing, now functioning as parking. The lot farthest north
is in good condition, while the lots in the southern part of the housing area are in fair to poor
condition, and in need of grading and paving. The vacant lot east of the Mill 1 parcel is also used
as a parking lot. This lot provides about one hundred spaces and is in fair to poor condition,
needing grading and paving. The vacant parcels on the southern end of the site are used for
parking and as an interpretive walk. The site directly fronting North Mohawk Street was part of
the overflow for the Erie Canal and was recently restored as an interpretive walk. The site directly
to the west of the interpretive walk, currently used for parking, is where the former Mill 2 building
once stood, and is also used for parking.

Forest Lands
The parcel shown as Forest Lands on this site is a community park. The park offers about 20
parking spaces, a basketball court, a baseball field, and a playground. The park is in need of
equipment updates and as a result it is in fair to poor condition. The long narrow portion of the
parcel, which runs along the western edge of the Mill 1 parcel, is part of the heritage trail that
follows the old enlarged canal.
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2. Northern Gateway Site
The northern gateway site is centered at the intersection of the SR787 and Ontario Street (Figure 58), which is the most trafficked intersection in the City. The site is largely underutilized and
includes the existing Cohoes Department of Public Works facility, a former mill building, St.
Michael’s Community Center, and some older residential buildings. This site has some locations
with possible or known environmental contaminates.
Shoreline Conditions
The Northern Gateway is located along 2600 feet of the Mohawk River, mostly occupied by a few
larger parcels. The parcels sit about 20 feet above the water in the north and gradually decline to
about 10 to 15 feet above in the southern section of the site.
Study Area Parcels
Tax-ID (PIN_SBL)
1007600010100020000
01007600010100040000
01007600010100030000
01007600010100010000
01006800020030000000
1006800020020000000
01006800020040000000
01006800020050000000
01006800020060000000
01006800020070000000
01006800020080000000
01006800020090000000
01006800020100000000
01006800020110000000
01006800020010000000
01006000020210000000
01006000020200000000
01006000020090000000
01006000020100000000
01006000020040000000
01006000020180000000
01006000020220000000
01006000020190000000
01006000020030000000
01006000020170000000
01006000020160000000
01006000020150000000
01006000020140000000
01006000020130000000
01006000020120000000
01006000020110000000
01006000020080000000
01006000020050000000
01006000020060000000
01006000020070000000
01006000020010000000
02000800060010000000
02000800060010000000
Total # of Parcels
36
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Parcel Size (acres)
0.11
0.58
1.40
0.28
0.28
1.20
0.28
0.56
0.28
0.14
0.12
0.09
0.09
0.64
7.30
0.21
0.34
0.08
0.05
0.14
0.07
0.27
0.27
0.12
0.07
0.09
0.09
0.06
0.07
0.13
0.21
0.06
0.07
0.09
0.15
3.40

Total
19.36

Assessed Value
37,100
31,300
901,700
31,100
2,200
2,700
2,200
45,500
30,000
108,300
40,000
32,300
33,000
2,900
210,000
52,700
60,000
98,900
48,000
17,000
48,000
30,000
187,300
88,000
4,000
97,500
41,800
74,900
137,800
121,900
249,000
79,300
19,200
20,900
4,400
313,100

Parcel Address
5 Bridge Avenue
Cedar Street
5R Bridge Avenue
Bridge Avenue
2 Whitehall Street
Linden Street
4 Whitehall Street
8 Whitehall Street
10 Whitehall Street
9 Whitehall Street
11 Cedar Street
5 Cedar Street
7 Cedar Street
1 Cedar Street
Linden Street
8 Linden Street
5 Short Street
197 Ontario Street
191 Ontario Street
219 Ontario Street
220 Ontario Street
7 Liden Street
5 Whitehall Street
219 Ontario Street
216 Ontario Street
214 Ontario Street
208 Ontario Street
206 Ontario Street
202 Ontario Street
198 Ontario Street
198 Ontario Street
199 Ontario Street
207 Ontario Street
203 Ontario Street
203 Ontario Street
211 Ontario Street

General Building Condition
excellent condition

fair condition
fair condition
fair to poor condition
fair to poor condition
fair to poor condition
poor condition
poor condition
fair to poor condition
fair to poor condition
fair condition
fair to good condition
fair to good condition
fair to good condition
fair to good condition
good to fair condition
fair to poor condition
fair to good condition

fair to good condition
fair to good condition
fair to good condition
good condition
good condition
fair to good condition
fair to good condition

Total Assessed Value
$3,304,000
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Figure 5-8
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Environmental Conditions
• Floodplains: Zone A and Zone AE.
• Wetlands: None.
• Soil Classifications: Soils found on the site are Ut and Te.
• Contaminates: Known industrial contaminates on DPW and Saint Michael’s Community
Center property, related to the former Cohoes Gas and Light. Surface and soil testing is
recommended.
Existing Land Use

Community Institutions
Community institution uses on the Northern Gateway site cover a majority of the site. These
parcels are located on both the northern and southern ends of the area. North of Route 470
(Ontario Street), the parcels are part of the City’s Department of Public Works facility. This site
has several buildings and structures totaling 32,000sf. Before any possible reuse could be
considered, this site would need further investigation because of the high possibility of
environmental contamination. An environmental audit was prepared for the site in 2002 that
identified probable petroleum leakage from underground tanks, exterior storage of heavy metal,
lead-based paint, older floor drains, and possible PCB’s contamination associated with old Cohoes
Gas and Light. In 2004, the City of Cohoes submitted a DEC Brownfields Opportunity Act and
2005 Brownfield Grant to further review this site and the Saint Michael’s Community Center site.
Also, in the northern portion of the site there are two community institution sites south of Route
470. These parcels are part of the Saint Peter and Saint Paul Ukrainian Catholic Church facilities.
Another community institution classified parcel on the southern end of the site was recently
developed into an office building with 7,500sf of first floor area for the Center for the Disabled.

Entertainment
A large parcel classified for entertainment use
occupies the central portion of the Northern
Gateway site. This parcel is the location of what
was the Saint Michael’s Community Center. The
center’s 6,600sf structure still occupies the site,
but is vacant and in fair condition. There is also
parking for approximately 80 cars around the
structure. This site was part of the former
Cohoes Gas and Light and is known to have a
coal gas tank and related coal tar contamination.

Residential

Photo 5-1: Saint Michael’s Community Center

Residential uses are scattered along SR 470 in the
north, and in the southern end of the site. The residential structures along SR 470 are generally in
fair to good condition, ranging in size from 1,000sf to 4,000sf. On the southern end of the site
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there is an area with a cluster of residential use buildings. These structures range in size from 800sf
to 1,800sf of first floor area and are generally in fair to poor condition. Residential buildings range
from one to three stories on this site.

Vacant
Vacant parcels are located throughout the Northern Gateway site, covering the largest area in the
southern section of the study site which is in the floodplain area. Three vacant parcels north of
Route 470 are small residential type lots, currently used for parking. South of Route 470 there is
one vacant lot between a residential and commercial property. The lot is a side yard to the
residential property. South of the Saint Michael’s Community Center parcel there are three vacant
parcels. These lots are the full width of the study site with 303 feet of frontage on the Mohawk
River. Further south there are two more vacant parcels with another 395 feet of total frontage on
the river.

Commercial
Parcels with commercial uses are located on the south side of SR 470 and on the north side of
Bridge Street. These one to three story structures are in fair to good condition and range in size
from 1,000sf to 3,000sf of first floor area.
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3. Southern Gateway
The Southern Gateway site is one of the major entrances to the City of Cohoes from the south on
SR 787. As seen in Figure 5-9, it is dominated by vacant parcels with a clustering of residential use
in the north and a commercial use in the central region of the site.
Shoreline Conditions
The Southern Gateway site also sits about 10 feet to 15 feet above the Mohawk River with a mix of
brush and open views along 1280 feet of shoreline.
Study Area Parcels
Tax-ID (PIN_SBL)
02000800050070000000
02000800050080000000
02000800050090000000
02000800050050000000
02000800050040000000
02000800050030000000
02000800050020000000
02001200030030000000
02001200030020010000
02001200030010030000
02001200030010220000
02001200030010210000
02001200030010010000
02000800050270000000
02000800050210000000
02000800050220000000
02000800050190000000
02000800050200000000
02000800050230000000
02000800050280000000
02000800050350000000
02000800050290000000
02000800050300000000
02000800050340000000
02000800050330000000
02000800050320000000
02000800050100000000
02000800050110000000
02000800050120000000
02000800050130000000
02000800050140000000
2000800050060000000
02001200030020020000
02001200030360000000
02000800050270000000
02000800050370000000
02000800050260000000
02000800050250000000
02000800050240000000
Total # of Parcels
32
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Parcel Size (acres)
0.45
0.13
0.14
0.15
0.04
0.13
0.07
0.55
0.48
0.12
0.11
0.14
1.00
1.70
0.13
0.04
0.16
0.05
0.15
1.70
0.81
0.80
0.00
0.68
0.19
0.03
0.03
0.10
0.04
0.01
0.03
0.51

Total
10.65

Assessed Value
8,200
57,500
70,000
36,100
3,700
15,500
13,300
7,400
44,400
1,400
1,600
3,700
9,000
1,452,100
23,000
12,800
26,600
15,000
4,900
61,300
7,000
6,900
1,900
6,400
60,900
3,000
1,000
30,200
24,900
2,600
11,900
8,300

Parcel Address
3-19 Mechanic Street
23 Mechanic Street
25 Mechanic Street
48 Euclid Street
46 Euclid Street
4 Euclid Street
44 Euclid Street
Niver Street
Niver Street
Niver Street
Niver Street
9 Niver Street
200 Niver Street
98 Niver Street
25 Niver Street
1 Niver Street
13 Niver Street
Niver Street
38 Dyke Avenue
Queen Street
Dyke Avenue
34 Dyke Avenue
2-20 Mechanic Street
26 Mechanic Street
30 Mechanic Street
35 Mechanic Street
35 Mechanic Street
37 Mechanic Street
39 Mechanic Street
10 Dyke Avenue
Euclid Street
Niver Street
Niver Street
Niver Street
Niver Street
Niver Street
Niver Street
Niver Street

General Building Condition
fair condition
good condition
poor condition

fair condition

fair condition

fair condition

fair condition
good condition

fair condition
fair condition

fair condition
excellent condition
excellent condition
excellent condition

Total Assessed Value
$2,032,500
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Figure 5-9
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Environmental Conditions
• Floodplains: Zone AE.
• Wetlands: NYSDEC Class 1.
• Soils Classifications: Soils found on the site are NaC, Te, RhA, Ug, and W (partially in wetland
area).
• Contaminates: Unknown.
Existing Land Use

Residential
Residential classified uses are shown in the north and central regions of the site. The large central
parcel has since become a vacant lot. The parcels to the north are primarily one and two story
single-family homes generally in fair to poor condition and ranging in size from 1,000sf to 1,400sf.
Two residential parcels are also located on the southern end of the site, currently an active
agricultural property.

Vacant
A large portion of this site is occupied by vacant lots. Many of the lots are used for parking. On
the south side of Dyke Avenue, the existing office building expanded into the northern vacant
parcel, reclaiming it for commercial use.

Commercial
Commercial uses are located on the western central side of Dyke Avenue. These parcels are the
location of an office building containing Zandri Construction, New York State Unified Court
System, and Hudson River Community Credit Union. The neighboring commercial parcel is
associated with this building as Zandri Construction’s storage lot. Jumbo’s Ice Cream is another
commercial parcel on this site, fronting on SR 787 with access from Dyke Avenue.

Community Institution
The parcels shown as community institution use for this site are currently vacant. The parcel
fronting on the southwest side of Dyke Avenue is being used for parking.
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4. Hudson River Site
The Hudson Waterfront site, shown in Figure 5-10 on page 30, contains an array of old and
underutilized industrial buildings adjacent to the Hudson River, as well as some green space
including a baseball field on the western side of Delaware Avenue. To the south of the baseball
field is the historic Van Schaick mansion. The mansion was built in 1,735 and was the home of
John G. Van Schaick. It is listed on the National Register of Historic Places. A 105-unit
condominium complex has been proposed just south of the site, which would replace the existing
Van Schaick Island Marina.
Shoreline Conditions
The Hudson River site occupies about 2,300 feet of shoreline and has a more gradual slope than
the other three sites. It ranges from 3 feet to 10 feet of slope from the site to the river. The
shoreline is scattered with brush and open views.
Study Area Parcels
Tax-ID (PIN_SBL)
01101300010040000000
01106200010260000000
01106200010250000000
01106200010270000000
01106200010180000000
01106200010190000000
01106200010170000000
01106200010160000000
01106200010140000000
01106200010150000000
02100500010010000000
01101700020010000000
01101700020030000000
01101700020040000000
01101700020020000000
01101700010140000000
01101700010170000000
01101700010160000000
01101700010150000000
01101700030010000000
01101700010190010000
01101300010050000000
01101700030110000000
Total # of Parcels
22

Lot Size (acres)
3.50
0.34
0.20
0.52
0.09
0.50
0.06
0.06
0.17
0.13
68.40
1.70
0.42
2.60
1.90
8.30
1.20
2.30
0.36
7.50
5.30
3.60
Total
109.14

Assessed Value
221,600
78,000
52,200
8,500
6,000
8,300
4,300
4,300
5,500
5,100
626,600
92,200
65,600
75,300
143,700
2,150,597
12,000
115,800
1,000
52,500
151,700
474,900

Parcel Address
20 Ontario Street
2 Breslin Avenue
6 Breslin Avenue
Rensselaer Avenue
Ontario Street
Breslin Avenue
32 Ontario Street
34 Ontario Street
40 Ontario Street
42 Ontario Street
20 Continental Avenue
217 Delaware Avenue
8 Delaware Avenue
Delaware Avenue
258 Delaware Avenue
150 Continental Avenue
Continental Avenue
1 Van Schaick Avenue
Van Schaick Avenue
Troy Schene Line
Continental Avenue/City Park
216 Delaware Avenue
Delaware Avenue

General Building Condition
good condition
good condition

good condition
fair to poor condition

poor condition
good condition
fair to poor condition

fair condition

Total Assessed Value
$4,355,697

Environmental Conditions
• Floodplain: Zone AE.
• Wetlands: None.
• Soil Classifications: Soils found on the site are Ut, Ur, Te, Du, NrC, Ug, and Ha.
• Contaminates: There are several parcels, formerly industrial uses, that will need to undergo an
Environmental Review for suspected contamination. Site survey indicates potential for
contamination on the Shanahan parcel, Kilventon parcel, and the former petroleum storage
tank parcel at the southeast corner of SR 470 and Delaware Avenue.
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Existing Land Use

Community Institution
One large parcel on the western central section of this site is classified as a community institution use.
This is the site of a baseball field and the Van Schaick Grade School, however no analysis of the
school portion of this parcel was done. The baseball field consists of the field, a parking lot of 30 to
40 spaces, bleachers, dugouts and an announcer’s stand all of which are in fair to poor condition.
The other community institution use on this site is located on the corner of Van Schaick and
Continental. This lot is an undeveloped forested parcel with a mix of young growth and a few
mature trees.

Commercial
The majority of the property with frontage on the Hudson River are classified as commercial use
parcels. The parcel on the south side of SR 470, the former location of a petroleum storage tank, is
now vacant. The next parcel south is also shown as a commercial use, and is occupied by a trucking
and distribution company. A large one story building with several additions, totaling about 38,000sf,
and parking for about 6 trailers is part of this site. Further to the south the Shanahan property is
used as a contractor’s yard. This property also has a one-story structure with about 16,000sf of space.
The building appears structurally sound, but is overall in fair to poor condition. The lot is in poor
condition with a variety of junk scattered across the yard. This parcel would need further
investigation before any redevelopment because of possible contamination. The only commercial use
site not located directly on the water is on the west side of Delaware Avenue on the south end of the
Hudson River site limits. This lot is a vacant undeveloped lot, which has a majority of young growth
trees and some larger mature trees mixed in. There is a man-made drainage swale which runs
through the site, and a steep rock outcropping on the northwest edge.

Vacant
Vacant lots are located in the north, south and central regions of the Hudson River site. The largest
lot is in the south end of the study area. The vacant parcel in the central region is the location of a
small historic cemetery and spring. In the northern region of the site there are several vacant parcels
shown, most are currently used as parking.

Residential
Four parcels classified for residential use are shown in the Hudson River site. Two are in the central
region and two are in the northern region. In the northern part of the site the residential parcels are
occupied by one to two story single-family homes of 1,600sf and 2,300sf and good condition. In the
central region the larger of two parcels is the Van Schaick mansion, owned by the Daughters of the
American Revolution (DAR). The two and a half story brick structure is in good condition. A
smaller residential parcel is located on the eastern side of Delaware Avenue. This lot is occupied by a
two-story, single-family home, a garage and a couple sheds. The main structure appears to be in good
condition.
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Entertainment
The single entertainment use parcel on this site is centrally located with frontage on the Hudson
River. The property has two structures on it, an old mobile home and a garage. Both appear to be
vacant. Additionally it has a variety of old boats and other debris scattered throughout the yard.
This parcel provides access to the river with a small boat launch.

Public Services
The long narrow public services parcel that runs along Delaware Avenue is the location of the old
Delaware and Hudson railroad corridor. This corridor is currently under design to be a bicycle and
pedestrian trail.

32

Final Plan

City of Cohoes Waterfront Rediscovery
Section 6

Section 6: Market Analysis
The purpose of the following analysis is to develop a broad market overview for Cohoes and the
Region and to identify market niches that would succeed in the City. The market data will be
utilized to target potential reuses for four key development sites in Cohoes. The analysis includes
the following sections:
•
•
•
•
•
•

Demographic Overview
Regional Employment Overview
Retail Market Overview
Residential Market Overview
Office Market Overview
Conclusions and Recommendations

Demographic Overview
1. Introduction
This section provides a demographic “snapshot” of the study area and includes important
information that provides a basis for the market analysis and its recommendations. The
information compiled below is primarily from the 2000 Census and includes population and
household trends, age, income, educational attainment, commute, and housing data for the City of
Cohoes, the 5-Mile Area (area within a 5-mile radius of the intersection of Ontario Street and
Saratoga Street in Cohoes) and the Capital Region (for the purposes of this study, the Capital
Region is comprised of the Counties of Albany, Rensselaer, Saratoga and Schenectady).
2. Population, Households and Household Size
Population
Similar to many urban areas throughout the country and especially in the northeast, the population
of the City of Cohoes has declined in recent decades (See Table 6-1). The City’s population
decreased by 2,623 people to 15,521 in 2000, a 14 percent drop from its 1980 population of 18,144.
The Capital District Regional Planning Commission (CDRPC) anticipates this population trend to
continue, but at a slower rate. The CDRPC projects the City’s population will be 14,670 in 2020, a
projected loss of 851 people from its 2000 total or about 5 percent.
In contrast to Cohoes, the population in the Capital Region has been steadily increasing, from
741,580 in 1980 to 794,293 in 2000, an increase of 52,713 people or about 7 percent. The CDRPC
expects the Region’s population to increase to 845,853 by 2020, a projected rise of 51,560 or 6.5
percent from 2000.
Between 1990 and 2000, population in the 5-Mile area decreased by 3,913 people or 3 percent,
from 131,330 in 1990 to 127,417 in 2000.
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Households
The number of households in Cohoes decreased at a much slower rate than its population, losing
174 households or about 2 percent, from 7,106 in 1980 to 6,932 in 2000. The CDRPC projects the
City will have 6,790 households in 2020, a projected decline of 142 households or 2 percent from
its 2000 total. Conversely, the number of households in the Capital Region increased by 50,828, or
19 percent, from 267,427 in 1980 to 318,255 in 2000. The Region is expected to add another
33,457 households or about 10.5 percent, growing to 351,712 by 2020. The 5-Mile Area saw its
number of households increase by 1,273 or about 2 percent, from 51,164 households in 1990 to
52,437 in 2000.
Household Size
Reflecting national trends, the average size of households in all three areas has been slowly
declining, from an average size of 2.5 in Cohoes and 2.8 in the Capital Region in 1980, to 2.2 in the
City and 2.5 in the Region in 2000. This trend is expected to continue in the future, with the
average household size projected to diminish to 2.1 in the City and 2.4 in the Region by 2020.
Table 6-1: Population, Households and Household Size, 1980 2020
City of Cohoes, 5-Mile Area and Capital Region
Population

1980

1990
16,825

2000

2010

15,521

2020

City of Cohoes

18,144

14,998

14,670

5-Mile Area1
Capital Region

-

131,330

127,417

-

-

741,580

777,783

794,293

824,587

845,853

Households
City of Cohoes
5-Mile Area1
Capital Region

7,106

7,133

6,932

6,850

6,790

-

51,164

52,437

-

-

267,427

299,244

318,255

337,103

351,712

2.5

2.3

2.2

2.2

2.1
-

Household Size
City of Cohoes

5-Mile Area1
2.6
2.4
Capital Region
2.8
2.6
2.5
2.4
1 - Only data for years 1990 and 2000 were available for the 5-Mile Area.

2.4

Source: Claritas, Inc.; Capital District Regional Planning Commission

3. Age
The median age of residents of Cohoes was 37.8 years in 2000, somewhat older than the 35.4 years
in the 5-Mile Area and 37.1 years in Region.
Compared to the 5-Mile Area and Region, the City had the highest percentage of residents aged
over 65 years (17.3 percent), illustrating its relatively high concentration of senior residential
facilities. Interestingly, the City had the lowest percentage of young adults aged between 15 and 24
(11.9 percent), but also the highest proportion of young adults aged between 25 and 34 years (15.1
percent).
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Percentage of Residents

Figure 6-1: Age Distribution
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4. Income
Similar to many other urban areas, income levels in Cohoes were significantly less than those in the
more affluent areas of the Region. The median household income in the City was $32,856 in 2000,
compared to $37,950 in the 5-Mile Area and $45,001 in the Region (see Table 6-2). As shown in
Figure 1, the City had a lower proportion in each income group over $50,000, than both the 5-Mile
Area and Region. Part of the comparatively low income level in the City may be explained by its
high proportion of population over 65 years in age. It should be noted that though retirees and
those approaching retirement generally have lower income levels than younger population groups,
this lack of earnings is often offset by higher asset and lower debt levels.
Table 6-2: Median Household Income and Distribution, 2000
Cohoes, 5-Mile Area and Capital Region
Household Income
Median HH Income

Cohoes
$32,856

5-Mile Area
$37,950

Region

Less than $10,000

797

5,127

$10,000 to $14,999

828

4,069

19,457

$15,000 to $24,999

1,022

7,442

38,852

$25,000 to $34,999

1,023

7,695

40,565

$35,000 to $49,999

1,252

8,750

52,366

$50,000 to $74,999

1,148

10,390

67,256

$45,001
25,429

$75,000 to $99,999

411

4,614

36,616

$100,000 to $149,999

323

3,046

26,092

$150,000 to $199,999

61

785

6,533

$200,000+
Total

48

472

5,267

6,913

52,390

318,433

Source: Claritas, Inc.,
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Figure 6-2: Household Income Distribution
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5. Educational Attainment
The level of educational attainment for residents 25 years or older in Cohoes was somewhat lower
than in the 5-Mile Area and significantly lower than in the Capital Region. Those with more than a
high school education comprised 41 percent of City residents, compared to 52 percent in the 5Mile Area and 57 percent in the Region. Residents of the City that had a bachelors or higher level
degree comprised 16 percent of the City’s 25 years or older population, compared to 24 percent in
the 5-Mile Area and 30 percent in the Region.
Table 6-3: Educational Attainment, Residents 25 Years and Older, 2000
Cohoes, 5-Mile Area and Capital Region
Educational Attainment
Less than 9th Grade

Cohoes

5-Mile Area

Region

8.3%

5.6%

4.0%

9th to 12th, no diploma

16.5%

11.3%

9.8%

High School Grad (Equivalency)

34.2%

31.5%

29.3%

Some College (No degree)

15.2%

17.4%

17.4%

Associate Degree

10.2%

10.0%

10.0%

Bachelor Degree

10.8%

14.4%

16.4%

4.8%

9.8%

13.2%

Graduate or Professional Degree
Source: Claritas, Inc.

6. Commute
The amount of time it takes for residents to commute to work was relatively consistent between all
three areas. Approximately 53 percent of workers in Cohoes had trips of less than 20 minutes,
compared to 49 percent in the 5-Mile Area and 52 percent in the Capital Region. Only 12 percent
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Table 6-4: Commute To Work, 2000
Cohoes, 5-Mile Area and Capital Region
Commute Time

Cohoes

5-Mile Area

Region

Less than 5 minutes
5 to 9 minutes

3.2%
10.7%

3.9%
10.5%

3.2%
10.6%

10 to 14 minutes

18.2%

15.9%

17.6%

15 to 19 minutes

21.2%

19.2%

20.9%

20 to 24 minutes

18.1%

20.2%

18.8%

25 to 29 minutes

6.2%

8.4%

6.5%

30 to 34 minutes

10.3%

11.3%

10.5%

35 to 39 minutes

1.6%

1.7%

1.6%

40 to 44 minutes

1.9%

1.6%

1.8%

45 to 59 minutes

2.8%

2.0%

2.7%

60 to 89 minutes

2.0%

1.2%

1.8%

90 or more minutes

1.3%

2.0%

1.5%

2.6%

2.1%

2.5%

Worked at home
Source: Claritas, Inc.

of workers from the City had commute times over 35 minutes, compared to 11 percent the 5-Mile
Area and 12 percent in the Region.
Place of Work
Of the 7,285 workers in Cohoes, 1,319 or 18 percent work in the City, 5,367 or 74 percent work in
Albany County and 7,027 or 96 percent work in the Albany-Schenectady-Troy MetropolitanStatistical Area. In addition, 2,456 or 34 percent of workers from Cohoes work in one of the
MSA’s central cities, which include Albany, Schenectady, Troy and Saratoga Springs.
Table 6-5: Workplace, 2000
Cohoes, 5-Mile Area and Capital Region
Cohoes
Place
Living in a place:

5-Mile Area

Region

7,285

33,894

Worked in place of residence

1,319

9,817

62,422

Worked outside place of residence

5,966

24,077

123,324

0

27,037

198,301

Not living in a place
County/State
Worked in state of residence:

185,746

7,241

60,495

379,405

Worked in county of residence

5,367

36,051

238,085

Worked outside county of residence

1,874

24,444

141,320

44

437

4642

7,285

60,931

384,047

7,027

40,342

104,136
100,964

Worked outside state of residence
MSA/PMSA1
Living in an MSA/PMSA
Worked in MSA/PMSA of residence:
Central city

2,456

15,723

Remainder of this MSA/PMSA

4,571

24,619

62,737

258

1,240

38,227

7,285

60,931

384,047

Worked outside MSA/PMSA of residence:
Total Workers

1 - MSA = Metropolitan Statistical Area; PMSA = Primary Metropolitan Statistical Area
Source: Claritas, Inc.
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7. Housing
Reflecting the urban nature and diverse housing stock in Cohoes, approximately 55 percent of its
units were renter-occupied, compared to 48 percent in the 5-Mile Area and 43 percent in the
Region. The vacancy rate for housing units in the City was just under 10 percent in 2000, slightly
higher than the 9.3 percent in the 5-Mile Area and 8.5 percent in the Region.
Table 6-6: Housing Tenure and Occupancy Status,
2000
Cohoes, 5-Mile Area and Capital Region
Cohoes
5-Mile
Region
Tenure
Tenure
Owner occupied

44.9%

52.1%

64.0%

Renter occupied

55.1%

47.9%

36.0%

Occupancy
Occupied

90.2%

90.7%

91.5%

9.8%

9.3%

8.5%

Vacant
Source: Claritas, Inc.

Employment Overview
1. Unemployment
Figure 6-3 compares unemployment in the Albany MSA with that of the State. Both the MSA and
State rates have followed a similar pattern between 1990 and 2003, with the MSA’s unemployment
level somewhat lower than the State’s throughout the period. In 2003, the MSA’s rate was 3.7,
compared to the State’s rate of 6.3 percent.
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Figure 6-3: Unemployment Rate, Albany MSA and New York
State
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2. Labor Force
Since 1990, the labor force in the Albany MSA and in the State has steadily risen. In the MSA, the
labor force has increased by 4.6 percent, from 526,400 in 1990 to 550,500 in 2003. The labor force
in the State increased by 5.2 percent over the same period, from 8,853,000 in 1990 to 9,315,000 in
2003. The combination of an increasing labor force members while maintaining a low rate of
unemployment is indicative of the Capital Region’s strong economy and, specifically, its ability to
absorb a growing pool of workers.
Table 6-7: Labor Force, 1990-2003
Albany MSA and New York State
Albany MSA
Year

Labor Force

1

New York State
Labor Force1

% Change

% Change

2003

550.5

0.4%

9,315

2002

548.1

2.8%

9,345

-0.3%
2.5%

2001

533.1

0.3%

9,113

-0.7%

2000

531.7

-0.6%

9,179

0.8%

1999

534.8

-0.4%

9,104

0.2%

1998

537.1

-0.1%

9,090

0.7%

1997

537.4

2.0%

9,025

2.8%

1996

526.8

-0.7%

8,777

1.6%

1995

530.4

-0.9%

8,639

-0.5%

1994

535.3

0.7%

8,685

-0.5%

1993

531.4

1.3%

8,733

0.2%

1992

524.8

-0.5%

8,715

-0.6%

1991

527.3

0.2%

8,767

-1.0%

1990

526.4

-

8,853

-

Total Change
1990-2000

3.4

4.6%

462

5.2%

1 - Labor Force figures are in thousands (000s)
Source: New York State Department of Labor

3. Employment by Industry
Table 6-8 shows the number of workers per industry in Cohoes, the 5-Mile Area, Albany-TroySchenectady Metropolitan Statistical Area (MSA) and New York State. In addition, the table
provides location quotients for the City, 5-Mile Area and MSA, based on the State. The location
quotient is determined by an area’s percentage of workers in a particular industry divided by the
percentage of workers in that industry in the State or Nation. For the purposes of this study, the
proportion of workers in Cohoes, the 5-Mile Area and the MSA are being compared to that of the
State. Location quotients greater than 1.0 indicate that a greater proportion of area workers exist in
that industry, as compared to the State. Location quotients less than 1.0 represent industries where
the area’s share is less than that of the State. In general, location quotients greater than 1.5 indicate a
strong cluster of workers in that industry.
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As can be seen in the table, Cohoes, the 5-Mile Area and the MSA have strong clusters in public
administration, demonstrating the region’s significant number of government workers. In addition
to public administration, Cohoes has a strong cluster in the Utilities sector.
Table 6-8: Workers by Industry, Location Quotient, 2000
Cohoes, 5-Mile Area, Albany County
Number of Workers
Industry
Agr/Forest/Fish
Mining

Cohoes
27

5-Mile
114

MSA
3,083

Location Quotient
State
49,774

Cohoes
0.61

5-Mile
0.31

MSA
1.22

0

21

246

4,598

0.00

0.62

1.05

Construction

295

2,848

23,830

433,787

0.77

0.89

1.08

Total Manufacturing

849

5,076

36,698

839,425

1.14

0.82

0.86

Wholesale Trade

225

1,881

12,623

283,375

0.90

0.90

0.88

1,046

7,519

48,434

877,430

1.35

1.16

1.09

Transport/Warehouse

357

2,690

15,320

399,999

1.01

0.91

0.75

Utilities

114

512

3,390

60,486

2.13

1.14

1.10

Information

219

1,954

11,947

340,713

0.73

0.77

0.69

Finance/Insurance

522

4,161

24,832

558,978

1.06

1.00

0.87

Real Estate

124

1,047

5,901

177,709

0.79

0.79

0.65

Prof/Sci/Tech/Admin

260

3,499

26,659

577,173

0.51

0.82

0.91

Mgmt of Companies

0

0

67

2,597

0.00

0.00

0.51

Admin/Spprt/Waste Mgmt

251

1,330

10,434

269,354

1.05

0.67

0.76

Educational Svcs

465

6,644

47,270

872,044

0.60

1.03

1.07

Health Care/Soc Asst

960

8,183

58,109

1,167,138

0.93

0.95

0.98

Entertainment/Rec Svcs

83

929

5,892

156,292

0.60

0.80

0.74

Accommdtn/Food Svcs

382

3,541

22,944

454,988

0.95

1.05

0.99

Oth Svcs, Not Pub Admin

390

2,864

19,891

423,756

1.04

0.91

0.92

Public Administration

836

7,344

48,501

433,372

2.18

2.29

2.20

7,405

62,157

426,071

8,382,988

-

-

-

Retail Trade

Total

1 - Location Quotient is the percentage of workers of a particular industry in an area divided by the percentage of workers in
that industry in New York State.
Source: Claritas, Inc.

4. High-Tech Focus
Recent employment data indicates that the Capital Region’s economy continues to look strong.
According to the Capital Region Workforce Development Survey, published by the New York
State Department of Labor in October 2001, the Albany-Rensselaer-Schenectady (ARS) region
added more than 10,500 jobs between 1995 and 2000. Of the 31 industries that added more than
200 jobs, 20 paid annual wages over the median salary of $32,136 and 8 paid more than $50,000 per
year.
Like most areas nowadays, the Capital Region’s primary economic development focus is to attract
high-tech employers and workers. Many of the colleges and universities in the Region, including
the State University of New York at Albany, Rensselaer Polytechnic Institute, Albany Medical
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College and Hudson Valley Community College, offer excellent programs in high-tech fields. Such
educational facilities and programs are a fundamental element of a region’s capacity to draw hightech employers and workers.
Below are examples of major economic development efforts currently underway that demonstrate
the Capital Region’s high-tech progress:
• The Rensselaer Technology Park in North Greenbush is currently home to approximately
2,400 high-tech workers.
• The $300 million partnership between Tokyo Electron Ltd. and the International Sematech
conductor chip research project.
• The University of Albany’s Center of Excellence in Nanoelectronics is attracting several private
partnerships to go along with the State’s heavy investment. By mid-2004, the center’s assets are
expected to exceed $1 billion in state-of-the-art equipment.
• The planned development of the Luther Forest Technology Campus is expected to be a $10
billion project that will create up to 10,000 jobs in the Towns of Malta and Stillwater in
Saratoga County. The proposed 1,350 acre campus will accommodate up to four computer
chip plants and related office space.

Retail Market Overview
1. Introduction
The following retail market analysis estimates the demand for retail facilities at various locations
along the waterfront near downtown Cohoes. The process of this analysis included the following
steps:
• Determining the trade areas for potential retail facilities;
• Estimating the existing retail sales activity in the trade areas;
• Estimating the consumer expenditures by residents in the trade areas;
• Calculating the amount of sales outflow from or inflow to the trade areas;
• Projecting the potential capture rate of sales outflow that may be recaptured by new shopping
facilities; and
• Developing a viable scenario for future retail development on the selected downtown
waterfront sites in Downtown Cohoes.

2. Trade Areas
The first step in evaluating the retail market of downtown Cohoes is to delineate its trade areas. For
a typical shopping center, the primary trade area comprises approximately 70 percent of trade area
sales, with the secondary trade area making up 20 to 25 percent and the remaining 5 to 10 percent
of the sales coming from the tertiary trade area and beyond.
Trade areas can be determined by a variety of considerations including the types of stores to be
developed in the proposed shopping center, the location of competing shopping centers, driving
distances and travel times from residential neighborhoods and physical constraints such as
railroads, highways, streams, etc.
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For the purposes of this study, the primary trade area is comprised of the City of Cohoes and the
secondary trade area encompasses the area within a five mile radius from the intersection of
Ontario and Saratoga Streets in Downtown Cohoes, excluding the City of Cohoes (See Figure 6-4).
Convenience and Shoppers’ Goods

This section considers the potential for retail development in the City of Cohoes and considers the
demand for both convenience goods and shoppers’ goods. “Convenience goods” include items
that are basic essentials such as food, personal care, housekeeping, and drug items commonly
found in supermarkets, convenience shops and drug stores. “Shoppers’ goods” (i.e., goods for
which consumers will travel some distance to compare price, quality, and selection) include apparel
and accessories, furniture and home furnishings, and miscellaneous retail items (e.g., sporting
goods, cameras, toys, books, and jewelry). Shoppers’ goods are typically found in a variety of
general merchandise stores and specialty stores. In general, consumers prefer not to travel very far
for convenience goods, as compared to shoppers’ goods.
The strength of Cohoes’ retail market was assessed by evaluating retail sales data and expenditure
estimates for the trade areas provided by Claritas, Inc. Claritas is a marketing information resource
company that offers geographically specific information including demographic, expenditure, retail
sales and other consumer data. Market data provided by Claritas is derived from the U.S. Census of
Retail Trade and the Bureau of Labor Statistics' Consumer Expenditure Survey.

3. Retail Sales
Table 6-9 provides a summary of retail sales in each study area classified by primary Standard
Industrial Classification (SIC) code.
Retail sales in the primary area totaled $56.6 million in 2003, almost one-third of which was at food
stores ($18.3 million). Sales in the secondary study area totaled over $1.55 billion, including $456.1
million at auto-related businesses and $265.8 million at food stores. There were over $1.61 billion
in sales in the trade areas combined. The combined trade area included $461.9 million at autorelated businesses, $284.1 million at food stores and $228.2 million at eating and drinking
establishments.

4. Expenditures
Expenditure potential refers to the portion of household budgets that is typically spent for a broad
range of durable and non-durable retail goods. The U.S. Department of Labor regularly estimates
consumer spending by conducting household surveys around the country and throughout the year.
Claritas cross references these results with a number of parameters including household size,
income, age of the head of household, number of parents living with the family, race, occupation,
region of the country, etc.
Table 6-10 details the estimated consumer expenditures by type of store for the primary and
secondary trade areas. Estimated expenditures in the primary trade area total approximately $139.1
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million, including $60.4 million at convenience goods stores (including grocery stores, eating and
drinking places, drug stores, florists and camera/photographic supply stores), $46.4 million at
shoppers’ goods stores (including building material and supply stores, retail nurseries/lawn and
garden supply stores, general merchandise stores, apparel and shoe stores, furniture and home
furnishing stores, household appliance stores, electronic stores, jewelry stores, book stores,
gift/novelty/souvenir stores, hobby/toy and game shops, sporting goods and bike shops, luggage
and leather stores, and sewing/ needlework and piece goods stores), and $32.3 million on autorelated stores (including auto dealers, auto parts/accessories and tires, and gas stations).
The secondary trade area had total estimated expenditures of $1.09 billion, including $441.5 million
at convenience goods stores, $382.1 million at shoppers’ goods stores and $265.8 at auto-related
stores. Total estimated expenditures in the combined trade area were $1.23 billion, including $501.9
million at convenience goods stores, $428.5 million at shoppers’ goods stores and $298.2 million at
auto-related stores.
In comparison with the secondary trade area, the primary trade area includes a larger proportion of
estimated expenditures at convenience goods stores and a smaller proportion of expenditures at
shoppers’ goods and auto-related establishments. This variance in spending distribution reflects the
more urban nature of the primary trade area, which is somewhat less dependent on auto
transportation. In addition, the primary area’s lower income level dictates that a larger portion of its
residents’ income is spent on basic necessities, such as food, found at convenience goods stores.

5. Retail Sales Leakage
This section assesses the retail sales leakage from the study areas (i.e., estimated expenditures less
sales). Each person (or household unit) in a given geographical or trade area has money to spend.
The customer chooses where to spend that money. For example, while consumers often choose to
buy groceries at the market closest to home, sometimes – for reasons such as selection, price,
service, or the desire for an outing – the consumer leaves the immediate area to grocery shop. The
proportion of household income that is spent in the area is referred to as the capture rate. The
amount of locally generated buying potential spent outside the area is referred to as sales leakage
(outflow).
Table 6-11 compares the estimated expenditures of residents and the retail sales within the three
study areas. In the primary trade area, establishments captured about $50.9 million of the $141.6
million of expenditures, for a 36 percent capture rate. There where $90.7 million of outflow sales
or leakage including $20.6 million at general merchandise stores, $16.6 million at auto dealers, $14.5
million at supermarkets, $10.3 at gas stations and $9.1 million at restaurants. The only category of
stores that had an inflow of sales in the primary trade area was florists, which has an inflow of just
over $1 million.
Conversely, retailers in the secondary trade area captured $1.39 billion of the $1.11 billion of
expenditures, for a capture rate of 124.9 percent. There was a total inflow of sales of about $276.0
million including $222.2 million at auto dealers, $76.7 million at building materials/garden supplies
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stores, $74.8 million at restaurants and 68.3 million at radio/TV/computer/music stores. Despite
having a net inflow of sales, there were several retail categories that had an outflow or leakage of
sales including $68.4 million at gas stations, $55.7 million at apparel and accessory stores, $39.2
million at general merchandise stores, and 19.7 million at drug/proprietary stores.

6. Retail Potential
Retail development potential for a community depends on two primary sources: 1) recapture of
some portion of existing sales leakage; and 2) population and income growth of the trade areas for
the site. The most challenging part of the retail sales analysis involves estimating the amount of
sales leakage recapture that is realistically attainable.
The feasibility of retail development on a particular site depends on additional factors such as
appeal of the site to prospective regional and national chains, local entrepreneurial interest and
talent, local shopping preferences, the specific retail mix which is developed, access and visibility,
existing infrastructure and the location of nearby retail facilities that could create a critical mass for
shopping.

7. Retail Buildout
Table 6-12 shows the potential retail buildout per store type. Each store category’s potential
buildout was determined by the following process:
1. Outflow sales in both the primary and secondary area were assigned capture rates based on the
potential to recapture these sales if related retail development took place. Low and high
potential capture rates were assigned to each retail category for both the primary and secondary
areas.
2. Outflow sales were multiplied by the potential capture rates to determine low and high
potential recaptured sales.
3. Potential recaptured sales were divided by the average sales per square foot to determine the
potential buildable square feet per store category.

8. Recommended Retail Scenario
Based on the results of the analysis, the following retail scenario is recommended at the various
development sites in Downtown Cohoes:
• Supermarket: 24,500 SF
• Restaurants and drinking establishments: 22,500 SF
• Department Store: 30,000 SF
• Apparel and accessories store (s): 13,500 SF
• Shoe Store: 2,500 SF
• Furniture Store: 2,000 SF
• Miscellaneous Shoppers’ Goods Stores: 12,000 SF
This scenario would generate 107,000 square feet of new retail space in Downtown Cohoes. Any
retail development should take place in a concentrated area in order to produce a critical mass of
retail development which will generate the most repeat shopping visits.
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Residential Market Overview
1. Introduction
The City of Cohoes originally developed as a “mill-town,” strategically located along the Cohoes
Falls, which initially powered the City’s textile industry and now provides electrical power to the
City. More recently Cohoes has functioned as a bedroom suburb, primarily to the City of Albany,
but also to employment centers in Troy, Schenectady and Saratoga Springs. Located in the center
of the Capital Region, Cohoes is strategically positioned to expand its role as a residential
community.
As shown previously in the Demographic Overview, the population and number of households in
the City of Cohoes has been declining while the Capital Region as a whole has been growing over
the past few decades. While Cohoes is primarily built-out, there are a number of developable sites
in the City. Many of these available sites are situated along the waterfront, which offers an amenity
that is surprisingly unique in the area. Despite the Capital Region’s wealth of waterfront property,
there is little developable land along its shores. Much of the Region’s waterfront is occupied by the
I-787 and industrial land. An opportunity exists for Cohoes to fill-in this waterfront residential
niche.
The market area for waterfront residential property in Cohoes is comprised of the entire Capital
Region. The influx of high-tech employment in the area continues to generate a market for
residential development in the region. Many of these new workers are young professionals and
empty-nesters looking for an interesting setting in which to reside, such as a location along the
waterfront or in urban environments. In terms of unique residential opportunities, Cohoes has
much to offer. The City has a rich industrial heritage, plentiful waterfront property, and an
outstanding stock of historic buildings and sites.

2. Waterfront Projects
Recent
Table 6-13 provides a list of recent and proposed waterfront residential projects in the Region.
Currently, the only waterfront residential development in the City of Cohoes is the Riverwalk,
which is a 176-unit apartment complex developed in the late 1990’s. The Riverwalk complex has

Photo 6-1: Riverwalk Residential Development
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been very successful, providing upscale units with monthly rents ranging between $750 and $1,400.
The complex only took about two years for the market to absorb and is currently 98 percentoccupied.
In 2002-2003, a 190-unit waterfront residential complex was built in the Village of Green Island.
Approximately 20 percent of these units are income subsidized, with the remaining units priced
between $700-$1,500. These apartments are also already fully-occupied.

Photo 6-2: River’s Edge Residential Development

Proposed
While existing waterfront residential examples in the Capital Region are limited, there are a few
projects in the City of Cohoes that are in the planning process, including two that have been
approved.
Northeast Van Schaick Island
This project includes 225 apartments ranging in size between 1,700 and 2,200 square feet. The
proposed rents will range from $800 to $1,200 per month. Amenities include enclosed garages, a
pool, community room and gym. The site would be proximate to People’s Island State Park and
walking trails. This project has been approved by the City.
Admirals’ Landing on Hudson
The Admirals’ Landing project will include 105 condominiums ranging in size between 2,500 and
3,300 square feet. The proposed prices for the units range between $225,000 and $240,000.
Amenities include the existing marina, a gym, pool and a community room. In addition, residents
will have access to the river trail. To date, the project’s concept has been approved and its detailed
plans are in the process of being reviewed by the City.

Photo 6-3: Site for proposed Admirals’
Landing on Hudson residential development. The existing marina shown to the
left will be incorporated into the site plan.
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Harmony Mills
The Harmony Mills complex is comprised of three large structures and five smaller buildings
totaling approximately 850,000 square feet. The complex was one of the largest cotton mills in the
nation and a splendid example of Victorian industrial architecture. The proposal is to convert this
former industrial space into a mixed use complex that will include 400 one and two bedroom loftstyle apartments, with unit sizes up to 2,000 square feet. Some of these units will be “live/work”
units, providing flexible space for tenants to carve out their own studio or office space where they
can work. Potential live/work tenants include artists, accountants, lawyers and high-tech
professionals. In addition, the Harmony Mills project will include space for up to 10 light industrial
users, a grocery store, dry cleaner, workout center and restaurant. This project is currently in the
planning stage.

Photo 6-4: Mill 3 of the Historic Harmony Mills Complex.
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Office Market Overview
1. Introduction
This analysis presents a brief overview of the office market conditions in the Capital Region,
including Albany’s central business district (CBD) and its suburban region. In addition, this analysis
identifies some recent office market developments and trends in the City of Cohoes.

2. Capital District Region
The lack of new construction in 2003 allowed the regional office market to stabilize and absorb
some of its formerly vacant space. The suburban office vacancy rate declined to 8.9 percent from
12.1 percent in 2002. Meanwhile, the vacancy rate in the CBD basically remained relatively
unchanged, dropping to 8.8 percent from 8.9 percent in 2002.
Only one new suburban office building (40,000 square feet) is currently underway, though tentative
plans for a number of sites are being considered. In the CBD, a 180,000 square foot private
building is under construction, with one major tenant already secured.
Table 6-14: Office Market Statistics, 2003
Capital Region
Albany Central Business District

Market
Class A

Total
Under
Asking Lease
Inventory
Vacancy
Available
ConstrucRate Range
(SF)
Rate
(SF)
Sublease
tion
(Full Gross)
2,169,800
6.00%
129,000
14,400
180,000
$19.00-22.50

Class B

3,594,050

7.60%

273,580

5,300

0

$14.00-19.50

Class C

388,500

35.50%

138,000

0

0

$11.00-13.00

Total

6,152,350

8.80%

541,480

19,700

180,000

Class A

5,722,300

6.80%

Class B

6,744,750

10.80%

731,280

Class C

440,800

6.00%

Total

12,907,850

8.90%

Suburban Office Market
389,385
139,900

40,000

$15.25-20.50

22,000

0

$11.50-17.50

26,500

0

0

$11.00-15.00

1,147,165

161,900

40,000

Source: CB Richard Ellis, Office Market Brief, Albany, NY, Fall 2003

Minimal new construction combined with the renovation of some existing properties led to a
decline in available suburban space, from 1.5 million square feet in 2002 to approximately 1.1
million square feet by the end of 2003. In the CBD, available office space at the end of 2003
remained about the same as in the previous year, with 541,000 square feet.
While asking prices for leases remained stable in both the CBD and suburbs, there were frequent
reports of discounts due to increased competition within the market.
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3. Office Market Activity and Trends in the City of Cohoes
•

The Cohoes Commons that originally was a shopping mall in downtown Cohoes now
functions as an office building. In 2002, Seton Health moved its office and materials
management department to the Commons. Seton Health employs about 60 people in 24,400
square feet at the former mall.

Photo 6-5: The Cohoes Commons.

•

Albany County located its Emergency Management, Stop DWI operations, and its Sheriff’s
Department drug unit into about 9,500 square feet in the former Cohoes Savings Bank.

Photo 6-6: Former Cohoes Savings
Bank Building , which now houses
county offices.

•

There is a large amount of empty office space in downtown Cohoes, much of which is located
in the upper floors of older commercial buildings which have retail uses on the ground floor.
Due to the age of the buildings, office space in their upper floors would generally be
considered Class C. Most of these buildings would need significant renovation in order to be
efficient for office purposes. In addition, the smaller floor plates in the majority of these
buildings should also be considered a limiting factor for their redevelopment.

Photo 6-7: Older commercial buildings in downtown Cohoes.
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4. Empire Zone
There are 44.5 acres of land in Cohoes that are part of the Albany County Empire Zone and are
eligible for economic development tax incentives. The Cohoes portion of the Zone is centered
along North Mohawk Street and includes the Harmony Mills complex, Cohoes Commons, and
Mohawk Paper Mills (the City’s largest employer).
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Market Analysis Conclusions and Recommendations
Introduction
The City of Cohoes faces several challenges not unique to older industrial cities. Over the years,
industries have left, taking workers and large chunks of the City’s tax base with them. Venerable
turn-of-the-Twentieth Century buildings, while providing a historic and interesting landscape, have
become deteriorated and outdated. If based solely on the market resources within the City,
desirable redevelopment of the key development sites would be unrealistic.
However, as the regional economy continues to broaden local landscapes, the City has an
opportunity to leverage its inherent assets—particularly its historic setting and plentiful supply of
buildable waterfront land—to establish market niches for future growth.

General Recommendations
•

Continue to make stronger pedestrian connections between the Harmony Mills complex and
downtown. Harmony Mills and downtown are the primary areas that have the potential to
enhance the City’s identity. The industrial heritage and historic landscape of both areas have the
potential to attract cultural and heritage tourists, residents and small start up firms looking for
low-cost and interesting space. Better linking the two areas will allow them to feed off each
others’ successes.
The North Mohawk Street reconstruction project has greatly advanced this objective. The
project included sidewalk improvements, new road surfacing, updating sewer and water
infrastructure, undergrounding utilities at key locations, and adding traffic signals.

•

•
•

Better access to the waterfront and ample recreational opportunities will improve the quality of
life for residents, workers and visitors, boosting the marketability of all properties in the City.
- Continue to provide waterfront access and uninterrupted pedestrian linkages along the
City’s vast waterfront.
- Promote the development of pedestrian connections from downtown, neighborhoods
and other centers of activity to the waterfront.
- Encourage the development of water-related and recreational uses along the waterfront.
Actively pursue the renovation of historic buildings and other period buildings that contribute
to the City’s urban fabric.
Improve the aesthetic quality of the I-787 corridor. The corridor contains a large volume of
traffic and its current landscape does not provide a positive impression for potential future
investors, residents, workers and visitors that are passing by. Corridor improvement should
include:
- Attractive gateway signage at City borders, inviting passersby into Cohoes.
- Attractive wayfinding signage that would alert and direct passersby to the things to do
and see in Cohoes.
- Landscaping that would serve as an attractive buffer to the various commercial and
industrial uses along the corridor.
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-

Corridor management techniques that would provide a less confusing and safer
transportation corridor.

Site Specific Recommendations
Hudson Waterfront Site

The Hudson Waterfront site lies just north of the site currently being considered for the Admirals’
Landing residential complex described in Section V and the adjacent Van Schaick Island Marina.
•

•
•

•

Provide waterfront access throughout the site via an attractive trail with public amenities
including a look-out platform, benches, pedestrian scale lighting and attractive landscaping.
Such improvements would help to integrate adjacent existing uses and would make future
development on and proximate to the site more attractive. A waterfront trail should link to the
existing trail fronting the Marina to the south, and extend to Ontario Street to the north. Spurs
to the trail should link the various developments in and around the site to the primary
waterfront trail. The primary trail and its spurs should serve to “tie-together” the larger area as
a new waterfront district and destination.
Create a mixed use waterfront destination with a “village atmosphere” that would include small
boutique shops and quaint eating and drinking places.
Develop a five-star restaurant/Hotel Spa Complex with views of the River. The site is
proximate to recreational uses including Van Schaick Island County Club, the Marina, and
Peoples Island State Park; residential development including the older residential neighborhood
to the west, the more recent Riverwalk development to the north and the future Admirals’
Landing to the south. Though the former restaurant located just south of the site, “Crazy
Crab,” did not succeed, a restaurant incorporated into a larger mixed use area would be more
likely to thrive as the adjacent development would provide an immediate market.
Develop a public event area that would accommodate cultural festivals, including music and
other live performances.

Northern Gateway

Situated adjacent to the intersection of Ontario Street (State Route 470) and I-787, the Northern
Gateway occupies a prominent and important site in the City. Ontario Street connects to the City
of Troy and points east of the Hudson River, while the I-787 links Cohoes with the City of Albany
to the south and Saratoga County to the north (via Saratoga Avenue). Due to the existing structures
on the site and potential environmental contamination, the complete redevelopment of the
Northern Gateway site will be a long-term project. However, due to its important location, steps
should be made to incrementally redevelop the area.
•
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The site is in a high-traffic area that would detract from potential residential development.
However, the site has excellent waterfront access and, being positioned at the transportation
focal point of the City, offers excellent visibility. Strong consideration should be given to
redeveloping the site with a mix of office and light industrial uses, with a smaller concentration
of retail development that would primarily serve the new commercial and industrial uses.
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Southern Gateway

The Southern Gateway site is located on the eastern side of the I-787 and Dyke Avenue
intersection. Due to the transportation infrastructure located to the west and the Mohawk River to
the east, the site has limited potential to be well-integrated with nearby neighborhoods. However
the site has excellent vehicular and waterfront access.
Due to its location beside the heavily trafficked I-787 and limited ability to be well-integrated into
adjacent neighborhoods, residential development is not recommended for the site. However, its
favorable transportation access and waterfront location provide an opportunity for commercial
and/or industrial development.
Harmony Mills

The Harmony Mills site is centered along North Mohawk Street. The site has good vehicular
transportation access and strong potential to be well-integrated into its surrounding neighborhood.
Redevelopment of the site will primarily consist of renovating the monolithic former industrial
complex, with little or no new construction.
Preliminary plans for the complex are supported by the conclusions of this analysis. Plans include
developing a mixed use complex that would include approximately 400 loft style apartments, light
industrial space and retail stores and services. A large mixed use facility could become a selfcontained community, making it imperative for the City to take steps to better integrate the
complex into the broader community.
Revitalization of the Harmony Mills complex offers the greatest potential impact on the larger
community, as compared to the other sites. The City must work closely with the owner/developer
of the complex to ensure that desirable redevelopment occurs.
Harmony Mills offers an excellent opportunity to develop a high-tech business incubator. The
flexible floor space in Harmony Mills would allow start-up businesses to expand in their current
space, without having to relocate. There is the potential for the site to provide 21st Century version
of worker housing for high-tech workers, as it did in the 19th and 20th centuries for mill workers.
Important areas to link the complex to include:
•
•
•
•

Downtown;
Adjacent neighborhoods;
Other historic sites and tourist attractions; and
Local and regional recreation facilities including trails.

Benefits of Mixed Use Development
A mix of uses is strongly recommended for most of the key development sites, especially the
Harmony Mills, Hudson River and Northern Gateway Sites (the Southern Gateway site is best
suited for office and retail uses). Mixed use developments allow different uses to feed off each
other. In particular, residential and office uses provide an on-site market for retail uses,
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supplementing the residential market analyzed in Section IV. In addition, the residents and office
workers benefit from the convenience to retail shops, restaurants, recreation and entertainment
activities.
Mixing uses creates a more vibrant community, bringing activity to areas for a longer portion of the
day than single-use communities. Areas with high activity levels are perceived as safe, since the
greater number of “eyes on the street” provides a self-policing mechanism to the area. In addition,
people are attracted to such vibrant areas that have “sense of place” that mixed use areas typically
offer. Another benefit of mixed use development that it reduces the need for automobile use, while
increasing the use of other transportation options including pedestrian, bicycle and transit.
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Section 7: Development Scenarios
The following development scenarios were developed for the four study areas based upon market
resources, existing conditions, expected and approved future development, steering committee
input and the long term vision of the community. Each scenario looks to provide an example of
how the City can ensure the highest and best use of each site is accomplished. However, it should
be noted that each scenario provided is a conceptual example and should not be considered as the
only approach that is viable. The concept plans provided are designed to identify an appropriate
direction for future development rather than a detailed blueprint to follow.

Hudson River Waterfront Development Scenario
The Hudson Waterfront is arguably the most important redevelopment site in the City. This area
is prime for redevelopment into a mix of residential, recreational, retail and commercial uses. The
site has numerous attributes including direct access to the Hudson River, the recent improvements
to Delaware Avenue and associated sewer and water infrastructure, flat and accessible land, the
future Delaware Avenue trail, the adjacent Van Schaick Golf Course, and the Van Schaick
Mansion. The primary limitations to future development include transportation access, potential
environmental contamination and the number of individual landowners.
The Scenario outlined for the waterfront is outlined below.
1. Single Family Residential Development: 16 Units
Extending Rensselaer, Washington and Adams Avenues to Delaware Avenue will create a new
extended street grid for the Hudson Waterfront area, tying future development to the existing
neighborhoods and functioning as release valves for the future traffic demand. The scenario
provides for a small central green, filling a need for parkland in the area and enhancing the
attractiveness for residential development. Four premiere homes are identified at the corners of the
park providing for a clear gateway to the waterfront. Two of the four homes are expected to have
Hudson River views due to the change in elevation between the waterfront and the elevated
residential area.
2. Multi-Family Residential: 65 Town homes and 80 Condo Units
It is expected that approximately 65 town homes could be absorbed in this study area located in the
northwestern residential area surrounding the proposed park as well as to the south of Van Schaick
Avenue. Several town homes could be placed around the central green, taking advantage of the
public open space. Due to the landscape of the proposed town home complex site south of Van
Schaick Avenue, there will need to be some terracing of homes, parking and accessory uses. The
most westerly and easterly town homes will have views of the waterfront, commanding higher sale
values. Approximately 80 condo units, preferably owner occupied, would be located on the upper
stories of the proposed mixed use structures identified throughout the site. These units are
expected to attract professionals without families, empty nesters and those who do not want to
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maintain a yard. Condos are expected to have a commanding view of the Hudson River and can
have a range of sale prices depending on the fit and finish of the interior space.
3. Mixed Use Structures:

85,000 SF

There are several mixed use structures identified in the northern section of the concept plan.
These structures are expected to provide a diverse range of retail, office and residential in order to
take full advantage of the waterfront location and improve the vibrancy of the Hudson Waterfront.
In addition, by tapping into several markets (residential, office and retail), this will improve the
feasibility of leasing the structure and keeping the project profitable. In general, the mixed use
structures are placed in areas of high prominence in the concept plan. The goal of this approach is
to create an Urban Waterfront Village that has a distinct sense of place, encourages a higher
intensity of uses, and a very walkable organization. This is accomplished by placing the structures
in close proximity to shared public spaces such as the waterfront trail, parking areas, and pedestrian
plazas.
4. Retail—Office Areas:

90,000 SF

The retail and office areas are primarily confined to the southwestern corner of the Delaware and
Ontario Street intersection. This area of the site is well suited for a parking garage in the later
phases of the Hudson waterfront’s development. Rather than having a stand-alone parking garage,
it is recommended that a mix of first floor retail and office space to be integrated into the design.
Moreover, it should be noted that this structure is located in the primary gateway to the site and
therefore should be designed in a manner that integrates with surrounding structures and
compliments the site as a whole.
5. Waterfront Inn/Spa:

40,000 SF

There is potential for a waterfront inn and spa in northern Albany County. The overall size and
offerings of the business is not well defined but is expected to be in the 20 to 25 room range. The
provision of small conference center and banquet facilities will enhance the success of the project.
The Inn and Spa is currently located in the southern end of the plan near the Van Schaick Avenue
intersection with Delaware Avenue. The purpose of this separation from the mixed use areas is
due to the footprint of the use including associated parking, gardens and other accessory elements.
In addition, it is envisioned that the Inn and Spa will require the perception of seclusion while
having access to the urban waterfront village area.
6. Miscellaneous Site Development Considerations
The Hudson Waterfront Development site is very unique to the City and the Capital District. The
future Delaware Avenue Trail, the Van Schaick Mansion, the early settler’s graveyard and other
historic landmarks should be incorporated in to the development of the site. SHPO and NYS
DEC reviews and approvals will be required as part of this project. There may be existing site
contamination within the study and is expected to be found at the Shanahan and cross property. A
brownfields investigation should be completed through the NYS Environmental Restoration
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Program (NYS ERP). The City should consider the completion of a Generic Environmental
Impact Statement for this site in order to expedite future development and ensure compliance in all
designs.
Transportation and site access are not expected to be a significant problem in the first phase of the
project although a signal warrant analysis should be completed as development progresses or as
part of the environmental review process. Connecting Rensselaer, Washington and Adams
Avenues to Delaware Avenue will provide additional routes for automobile and pedestrian traffic
to access the site. As the site progresses into Phases Two and Three, an additional access point
should be created to the site in order to reduce traffic impacts on the Van Schaick Elementary
School on Continental. The best option is to utilize Bridge Avenue due to its direct access to SR
787.
This area is best developed through a phasing program that will be defined by land acquisition
efforts of the City and developers. In addition, existing market conditions identify significant
potential and demand for developing mixed use and residential waterfront components.
Recommended Phasing
1. Urban Village and Northern Residential Area
2. Van Schaick Town homes
3. Inn and Spa and the parking garage.
Recommended Implementation Approach
This site should be considered a high priority for the City of Cohoes since it is probably the most
developable area with Hudson River frontage. In order to create a high quality place, it is essential
for the City to define appropriate bulk, use and design criteria for the area. The City should strictly
adhere to these standards in order to bring the community’s vision to reality.
Short Term Implementation (0-2 Years)
•
•
•
•
•
•
•

Adoption of Updated Zoning Regulations that support the desired development of
the Site.
Adoption of Design Standards to ensure the quality of development meets or exceeds
the expectations of the City.
Adoption of appropriate incentive zoning regulations that will help advance the public
space development associated with the site.
Refine Conceptual Site Plan
Completion of a Generic Environmental Impact Statement to better understand and
address environmental concerns within the Study area.
Connect Rensselaer, Washington and Adams Avenues to Delaware Avenue
Acquire outright or purchase development options for parcels adjacent to Ontario
Street and properties currently owned by the school district..

Mid Term Implementation (2-5 Years)

Final Plan

•
•
•
•
•
•
•

Develop site plans and set for sale and land lease rates for the properties in ownership
and/or with development options by the City.
Obtain permits required for development by all public agencies.
Hold developers conference to review site plans.
Develop a competitive RFP and bid package.
Release RFP and Bid package.
Review submissions and select preferred developer.
Acquire outright or purchase development options for properties south and east of
Van Schaick Avenue.

Long Term Implementation (5+ Years)
•
•
•

Repeat Steps outlined in Mid Term Implementation.
Review feasibility of extending Bridge Avenue through Central Park.
If feasible, obtain funding through NYSDOT to fund the project.
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Southern Gateway Development Scenario
The Southern Gateway site is a critical component to identifying the entryway into the City, and
therefore, frequently a person’s first impression of the community. Currently, the southern
gateway is defined by the paper recycling facility, Kellemans Junkyard and several smaller
residential and commercial uses. Due to the width of SR 787 and the allowable speeds, the average
driver will only notice the largest uses in the corridor. This area is a good location for commercial
development due to its proximity to SR 787 as well as a quite branch of the Mohawk River. The
City’s focus in this area should be the reconstruction of SR 787 to meet the preferred design
alternative outlined in the recently approved Cohoes Boulevard Expanded Project Proposal and the
adoption of appropriate zoning and design regulations to ensure high quality development that will
portray an attractive gateway to the community. Residential development is not recommended for
this area primarily due to the existing adjacent uses and frequent commercial truck traffic associated
with the Green Island Industrial Park to the southeast.
The Southern Gateway development scenario is outlined below.
1. Office Development:

45,000 SF

The existing office space in the study area is well maintained and has recently expanded. Currently,
most of the office space in the study area is being utilized for legal and construction services.
While the office market is generally soft for the region, it is expected that a small office program
could be implemented in this area. Offices should primarily be located to the south of Dyke
Avenue. In addition, the access road to the office location which is currently located less than 100
feet from the Cohoes Boulevard turn off, should be relocated to the south, creating a potential
intersection which can be signalized if warranted.
2. Retail Development:

80,000 SF

There is good potential for convenience and general retail development in this study area. The
average AADT for this section of Cohoes Boulevard is 26,000. There is significant local demand
for close to home retail diversity. The mix of uses could include small restaurants, convenience
shopping, home goods and possibly a grocery store.
3. Miscellaneous Site Development Considerations
The conceptual site plan identifies increased office development on the southern side of Delaware
Avenue in locations where a successful contractor is located as well as an existing farm. The City
should consider purchasing the farm property. In addition, the City should work with the existing
contractor to determine if another City location could be provided for the business or at least for
the storage of equipment. An environmental review should be completed for both locations.
Transportation access to the site is good although the northbound Cohoes Boulevard to Dyke
Avenue off ramp may present some queuing problems as the site build out. It is expected that this
can be improved with changes to the signal timing. Access to the office and retail areas should be
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located at least 300 feet from the Dyke Avenue and Cohoes Boulevard intersection.
The Mohawk Hudson Bike Hike Trail is located on Dyke Avenue. Improved safety and better definition
of the bike lane should be considered as development occurs.

Recommended Implementation Approach
This site is important to the future image of Cohoes. The only location the City should attempt to
purchase is the existing farm on the southern end of the site. Market forces will drive development
in this area, especially as Cohoes Boulevard is redeveloped. The primary way the City can ensure
appropriate development in the Southern gateway is through appropriate bulk, use and design
criteria. The City should strictly adhere to these standards in order to bring the community’s vision
to reality.

Short Term Implementation (0-2 Years)
•
•
•
•
•
•
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Adoption of Updated Zoning Regulations that support the desired development of
the Site.
Adoption of Design Standards to ensure the quality of development meets or exceeds
the expectations of the City.
Adoption of appropriate incentive zoning regulations that will help advance the public
space development associated with the site.
Complete environmental audit of the farm property and contractor’s yard.
Purchase farm property.
Open discussions with contractor for eliminating the storage yard and determining if
another location in the City may be more appropriate.
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Northern Gateway Development Scenario
Similar to the Southern Gateway, Northern Gateway site is critical to the image of the City and
frequently defines a person’s first impression of the community. In addition, the Northern
Gateway is directly adjacent to the Central Business District of the City as well as the Simmons
Island neighborhood. Prior to the construction of Cohoes Boulevard, this area once connected
the downtown of Cohoes to the Island neighborhoods. Most uses are remnants from the
highway construction and have the distinct appearance of not belonging to either the CBD or
Simmons Island. As in the Southern gateway, the City’s focus in this area should be the
reconstruction of SR 787 to meet the preferred design alternative outlined in the recently
approved Cohoes Boulevard Expanded Project Proposal and the adoption of appropriate zoning
and design regulations to ensure high quality development that will portray an attractive gateway
to the community. Residential development may be appropriate in the northern section of the
site if environmental contamination from the DPW site can be remediated to a safe level.
Additional environmental factors, identified in the Existing Conditions Section of this report, may
limit the ability to develop this site to the highest potential.
The Northern Gateway development scenario is outlined below.
1. Office Development::

100,000 SF

The site is well suited for office space development as stand-alone structures or as part of a retail
development with flexible floor space. Office space in this area may build off of existing uses
such as the Center for the Disabled or be stand-alone space for realtors, insurance agencies,
doctors’ offices or a larger business.
2.

Retail Development::

100,000 SF

Retail development potential in this area is expected to be very strong south of Ontario Street.
The Cohoes Boulevard Corridor is approximately 17 to 20 feet above the site, allowing for a
unique mix of multi story development with more than one frontage. The redevelopment of
Cohoes Boulevard will provide pedestrian access to the site.
3.

Grocery Store w/mezzanine: 77,000 SF

The City of Cohoes desires a grocery store centrally located within the City. This site is well
suited to fill this need although the store design will not fit the typical big box design. There are
several examples in New York State of grocery stores that utilize a mezzanine level for prepared
foods, seating areas and other secondary services. This would be an attractive option if designed
so that Cohoes Boulevard level pedestrians could walk into the mezzanine level, purchase lunch,
coffee, stamps, pick up film or other services without having to navigate or wait in lines in the
primary shopping area. The concept plan identifies a drive through pharmacy and/or grocery
pick up area on the eastern side of the structure. Deliveries would be made to the northern side
of the structure.
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4. Mixed Use/Residential:

40,000 SF/18 Units

The site north of Ontario Street is considered a potentially good location for a low intensity mixed
use complex that would include a restaurant and residential uses. This recommendation is in
agreement with the SR 470 Corridor study completed in 2002. Currently, this has been identified
as having environmental contamination as outlined in the Existing Conditions Section of this
report. If the site can be remediated to a level that will allow for upper story residential uses, this
would be a very attractive location for condos or apartments overlooking the Mohawk River. A
restaurant with seasonal outdoor seating could be an attractive addition to this area.
5. Miscellaneous Site Development Considerations
The Northern Gateway site has two known environmental contamination areas located at the
DPW and St. Michael's parcel. The level of environmental remediation required for this area will in
part drive the pace of development. Additionally, a vegetated wet area is located approximately
1,000 feet north of Bridge Avenue and adjacent to the southern border of the St. Michael's parcel
A preliminary field visit did identify wetland plant species along a drainage swale in this area.
However, an actual wetland delineation should be performed prior to development. If wetlands
exist, they should be incorporated into the site design to the extent practical. The site is located
within the 100 year floodplain, requiring special flood hazard insurance and, in some locations,
special design requirements. The concept plan identifies a waterfront trail that would extend from
Bridge Avenue to Ontario Street and then continue to the scenic overlook on the DPW site. There
are several existing residences in fair to poor condition that will need to be removed prior to the
development of the site. An access road will need to be constructed following the existing Linden
Street alignment from Bridge Avenue to Ontario Street. Linden turns into Cedar Street on the
south side of the site, making a dramatic westerly bend around the wet area. This will need to be
eliminated. The concept plan identifies a new or relocated signal at the intersection of the access
road (Linden Street) and Ontario Street. The exact approach will depend on the reconstruction of
Cohoes Boulevard and the completion of a signal warrant analysis.
Recommended Implementation Approach
The Northern Gateway is critical to reconnecting the CBD to the Island Neighborhoods. Similar
to the Southern gateway, the success of this area is directly tied to the reconstruction of Cohoes
Boulevard. Market forces will drive the development of this area. The City should consider
retaining ownership of the existing DPW, remediating the site, and follow a bidding process as
outlined in implementation section of the Hudson River Development area.

Short Term Implementation (0-2 Years)
•

•
•
April 2005

Work with the NYS DEC Division of Environmental Remediation to determine if the
DPW
site is eligible for further investigation and development of a Preferred
Remedial Action Plan
and, upon approval a Record of Decision.
Complete a wetland delineation on the site.
Obtain residential properties on Cedar Street required to re-align the access road.
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•
•

Based upon the final design of Cohoes Boulevard, determine the best approach for
managing traffic at the Ontario and Bridge Avenue intersection.
Complete a detailed trail plan.

Mid Term Implementation (3-5 Years)
•
•
•
•
•
•
•
•
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Remediate the DPW property.
Develop site plans and set for sale and land lease rates for the properties in ownership
and/or with development options by the City.
Obtain permits required for development by all public agencies.
Hold developers conference to review site plans.
Develop a competitive RFP and bid package.
Release RFP and Bid package.
Review submissions and select preferred developer.
Construct the access road.
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Harmony Mills Waterfront Development Scenario
The Harmony Mills District is unique in the Capital District as well as the United States. This
primarily intact area is an excellent example of 19th Century industrial Victorian architecture with
over 850,000 SF of existing buildings. Adding to its historic importance is the presence of the
original Clinton’s Ditch era locks as well as the later enlarged Erie Canal locks and towpaths.
Surrounding the district are several streets of worker housing ranging from early 1870’s row homes
to more ornate 1890’s structures. Significant improvements to the North Mohawk corridor have
recently been completed, creating an attractive, pedestrian friendly streetscape with a heritage walk
located in the front of the former Mill Two site. Mill One ranges from good condition in the
eastern end to poor condition on the western end. Mill Four requires extensive façade
improvements. Mills Three is generally in good condition. All three mills will require updating of
mechanical, electrical, plumbing, and interior spaces prior to use as anything but storage,
manufacturing and industrial. In a parallel study, the City of Cohoes is in the process of
determining the feasibility of locating an International Incubator in the Harmony Mills District.
This study is included in Appendix B.
Unlike the other development areas considered as part of this plan, the Harmony Mills district is
primarily built out with the exception of the Mill Two site. For this reason, the development
scenario provided is for re-use of existing structures primarily and based upon the proposed use
plan shown on the following page.
The Harmony Mills development scenario is outlined below.
1. Residential Development: 80 to 105 Units
Due to the massive size of the Harmony Mills district and structures, one of the main goals for
revitalization is to create a vibrant node of activity that includes residential and retail uses. New
residential units are planned for in the south eastern portion of Mill Three. It is expected that
approximately 80 rental units could be located in Mill Three. One of the scenarios outlined in the
Harmony Mills International Incubator Study identifies the potential to include up to 25 owner
occupied town homes on the former Mill Two site. This would increase the total number of units
in this area to approximately 105.
2. Retail and Specialty Studio:40,000 SF
Retail and studio space should solely be located in Mill Three because of its prominence and
available parking across the street. Retail and services such as restaurants and specialty niche sales
including antiques, arts and crafts would be a logical fit in the Harmony Mills District. In an effort
to create a true destination within the District, the allowance of artist and craft studios and display
areas should be encouraged.
3. Office and Incubator Space:
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The International Incubator Study identifies the demand for almost 70,000 SF of office and
associated space for new technology businesses in the Capital District. The study considers Mill
Three and potentially a new structure on the Mill Two site to be options for further consideration.
If the incubator is implemented, additional office space would likely locate in the Harmony Mills
district, potentially in Mill Four if incentives were provided for restoration. The proposed 180,000
SF of space is based upon the success of the Incubator. Without the Incubator, Harmony Mills
will not be competitive for office space.
4. Interpretive Center:
20,000 SF
The heritage of the Harmony Mills and the Erie Canal should be interpreted within the District.
The former head office of the mills, located on Vliet Street, would make an excellent interpretive
center. It is centrally located, easy to access by car or by the Mohawk Hudson Bike Hike Trail, it is
in close proximity to the heritage walk, has ample parking, and can be programmed into museum
space in an efficient and cost effective manner.
5. Flex Space: 150,000 SF
Flex space is recommended for the upper floors of Mill Three. At this time, there is no way to
accurately gauge development potential that exceeds the estimates provided for the district. In
other words, there is more building available than demand. For this reason, as development
occurs, creating new demands for space within the District, the upper stories of Mill Three should
be ready for quick transition into the use most needed.
6. Industrial Space:

500,000 SF

Mill One and the lower northwestern floors of Mill Three are best utilized for industrial use. In
Mill Three, Softex Manufacturing produces pillows, feather beds and other home related textiles
for sale around the United States. This important employer is currently using more than 120,000
SF of space with projections for expansion. Mill One should be used for industrial or storage
purposes. The structure is in need of updates and repairs that make office and higher uses
prohibitive.
7. Miscellaneous Site Development Considerations
The historic sensitivity of the Harmony Mills District will require SHPO review and permitting.
All historic features should be incorporated into any new construction and development. There
may be environmental contamination throughout the site as well as within structures. A cursory
walkthrough of each structure did not identify any asbestos concerns although lead paint is
expected. There is distinct mold and mildew concerns in all structures that would need to be
remediated. The extent of environmental contamination is expected to be related to petroleum
storage tanks. Pedestrian access to the Cohoes Falls, Mohawk Hudson Bike Hike Trail the
proposed community garden linear park to the CBD and the interpretive walk should be interconnected, providing a heritage spur trail for the District. Waterfront Access is not feasible on this
site although improving the Cohoes Falls overlook should be a priority.
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Recommended Implementation Approach

Short Term Implementation (0-2 Years)
•

•
•

•

Complete additional analysis to determine the best location for the International Incubator.
This should include funding strategies, incentive plans, environmental and permitting analysis
and overall cost.
Assess the feasibility of an Interpretive Center in the former head office building at the corner
of Vliet and North Mohawk Streets.
Adopt new zoning regulations to allow for the desired mix of uses. Include performance and
design standards to ensure the health, safety and welfare of landowners and tenants within the
district.
Complete a heritage walk plan that will connect the Mohawk Hudson Bike Hike Trail to the
interpretive trail on North Mohawk Street, to the CBD via the Community Gardens linear park
and the Cohoes Falls. Special focus should be placed upon locations for interpretive kiosks,
wayfinding signage and on-street safety improvements for bicyclists and pedestrians.

Mid Term Implementation (3-5 Years)
•

•

•
•
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If renovating Mill Three is the preferred alternative for the International Incubator,
begin discussions with the current owner for the City LDC to take ownership or long
term lease of approximately 70,000 SF of floor space with direct access to the elevator
being installed for the residential project. Pre-lease space to a list of tenants to 60
percent occupancy. Complete all renovations required to bring the space up to Class B
office space.
If the former Mill Two site is the preferred alternative for the International Incubator,
purchase the property and complete the site planning and environmental compliance.
Identify areas to be subdivided for the town home component. Develop general
building specifications for the international incubator including foundation plans and
general specifications. Include design criteria to meet SHPO requirements. Release the
project to bid using the same format as outlined in the Hudson River waterfront
implementation, Page 57.
Obtain funding for the final design and construction of the Heritage Walk Trail.
Encourage Harmony Mills owner to improve existing parking areas and general site
maintenance in order to attract additional business to the District.
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Section 8: Conclusion
The City of Cohoes is one of New York State’s most significant locations for natural beauty and historic
conservation. The confluence of the Mohawk and Hudson Rivers defines the landscape of the City and
served as the foundation of Cohoes' identity. The rivers brought development to the City, powered its
growth as one of the most important textile centers in the United States and today provides ample
recreational opportunities to residents and visitors alike.
The City of Cohoes is dependant on the successful revitalization of its waterfront. Each of the four
focus areas reviewed in this Study identify a range of re-use options that will serve to enhance the local
economy, improve public access and recreational opportunities and celebrate the City’s ties to the
Hudson and Mohawk River.
The City will need to be progressive in its planning and marketing efforts to ensure the highest and best
use is developed on each site. Moreover, revisions to existing regulations will need to be cognoscente of
the vision outlined in this document and should include strict design requirements that ensure high
quality materials and good design practices.
The City and its Local Development Corporation will play a significant role in moving the ideas and
concepts outlined in this Study to the next phase. In some instances, additional research and analysis is
required and should be started within the next two years in order to keep the interest and common
vision on the forefront.
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