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1
1.1

SECTION 1 – PROJECT DESCRIPTION

Project Description & Boundary
Lead Project Sponsors

The City of Cohoes is the municipality sponsoring the Cohoes Boulevard Brownfield Opportunity
Area (BOA) Nomination Study, a program funded, administered, and overseen by the New York
State Department of State (DOS), with technical support provided by the Department of
Environmental Conservation (DEC). In conjunction with this BOA Nomination Study, the City of
Cohoes is also undertaking the Delaware Avenue BOA Pre-Nomination Study located on the
neighboring Van Schaick and Simmons Islands. As these two BOA programs share a boundary along
the Mohawk River, there is considerable overlap that exists in terms of the overall vision of these
areas. Together, these two initiatives will build on the City’s framework for revitalization within the
waterfront and downtown business district.

1.2

Introduction to the BOA Program

The Brownfield Opportunity Area (BOA) Program was developed in 2003 as the planning
component of the NYS Superfund/Brownfield Law (GML Article 18-C, Section 970-r), providing
municipalities and community-based organizations with financial and technical assistance to
complete area-wide revitalization strategies for neighborhoods impacted by the presence of
brownfields and environmental hazards. At the completion of the program, communities will be
designated a BOA, increasing their competitive position for access to funding and incentives under
the NYS Department of Environmental Conservation (NYSDEC) Brownfield Cleanup Program, the
Empire State Development Corporation’s economic development programs, and many other State
and Federal assistance opportunities.
Brownfield sites are typically former industrial or commercial properties where operations may have
resulted in environmental impairment. The NYS Department of State (NYSDOS) and NYSDEC
recognize the expansive detrimental impacts these sites have on their surrounding neighborhoods,
and that brownfield impacts are not limited to individual sites or adjoining property. The
marketability and viability of entire neighborhoods are impacted by the presence, or potential
presence, of contaminated sites by negatively affecting the psychology of residents and potential
investors. The negative psychological effects of brownfields can lead to disinvestment and blight
radiating outward far beyond the impacted sites or immediate area. The BOA Program assists
communities in identifying and analyzing sources of neighborhood distress and provides the
resources and capacity to develop and implement revitalization strategies. State and federal
programs also exist, such as the DEC Environmental Restoration Program, the DEC Brownfield
Cleanup Program, and the US Environmental Protection Agency’s Brownfield Program. These
programs focus on physical investigations and activities, further assisting local municipalities in
dealing with brownfield properties and their impacts on communities.
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1.3
1.3.1

SECTION 1 – PROJECT DESCRIPTION

Project Description
General Overview

The proposed Cohoes Boulevard BOA
Study Area is located in the City of
Cohoes in Albany County, New York
(see Figures 1 and 2).
Covering
approximately 400 acres, the proposed
BOA is situated between the Mohawk
River to the north and east, an
abandoned railroad corridor to the
west, and the City’s southern boundary
to the south. The Study Area is home
to the City’s central business district, as
well areas of higher density residential
and mixed-use neighborhoods.
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Figure 1. The Capital District
in New York State
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Traversing the Study Area are two of
the City’s primary transportation
thoroughfares – State Route (SR) 787
(i.e., Cohoes Boulevard) and SR 470.
Cohoes Boulevard provides the primary
transportation access to the City’s
downtown business district and
waterfront areas and is considered the
main
gateway
into
the
City.
Constructed in the late 1960s, Cohoes
Boulevard serves as both the main
connection between the City and the
majority of the Capital District to the
south, and as a pass-through for
commuters living in southern Saratoga
County, particularly the Towns of
Waterford and Clifton Park. The Study
Area also serves as the main connection
between the City’s residential districts
and large portions of the City’s
waterfront.
Based on information provided in the
Pre-Nomination report, the primary
community revitalization objectives to
be achieved by this project include:
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Utilize the City’s wealth of natural, cultural, and transportation resources to improve the
City’s urban character;
Identify and attract economic development opportunities and promote a positive image to
make the City a unique place to live, work, and play;
Improve public access to, and recreational use of, the City’s Mohawk and Hudson River
waterfront properties; and
Promote commercial development in easily accessible areas adjacent to the City’s historic
downtown business district and major transportation corridors, specifically the Cohoes
Boulevard and SR 470 corridors.
A few of the primary opportunities to be addressed by this project include the beautification of the
Cohoes Boulevard gateway into the City, development opportunities associated with the amount of
traffic using the Cohoes Boulevard/SR 787 corridor, increased connectivity between the Study Area
and the City’s primary residential neighborhoods located west of the Study Area, and improved
wayfinding to Remsen Street and the City’s downtown business district. Through this effort, the City
hopes to see the Study Area become an integrated, safe and desirable place to start a business, raise
a family or visit
As noted in the Pre-Nomination report, due to its relatively large size, the Study Area has been
separated into four sub-areas, designated Character Area I through IV, based on the community
characteristics in each area. This approach is preferable to reducing the size of the BOA as each of
the character areas would be directly affected by changes in the Cohoes Boulevard corridor. A more
detailed discussion of the Cohoes Boulevard BOA Study Area and Character Areas can be found in
Section 3.2.
1.3.2

Redevelopment Potential

To be completed
1.3.3

Related Planning Studies and Efforts

In a continuing effort toward revitalization, the City has conducted several planning efforts that
directly relate to the Study Area. These planning efforts include the Reconfiguration of Cohoes
Boulevard Expanded Project Proposal, the Route 470 Corridor Study, the Cohoes Downtown
Redevelopment Plan, and the Urban Waterfront Rediscovery Plan. In particular, the Downtown
Redevelopment Plan involved the formation of a 14-person Advisory Committee, consisting of City
business owners and residents, to identify redevelopment options and strategies for the City’s
downtown business district. This advisory committee also guided the development of the City’s
Waterfront Rediscovery Plan. The plans incorporated and/or referred to several portions of the
proposed BOA. The area of the proposed BOA east of SR 787 was included in the Urban Waterfront
Rediscovery planning efforts and the northern portion of the proposed BOA was included in the
Route 470 Corridor Study. The Cohoes Downtown Redevelopment Plan includes areas in the
northwestern portion of the proposed BOA. A brief description of each of these planning efforts can
be found below.
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Route 470 Corridor Study (2000)
In 2000, the City of Cohoes undertook the development of the Route 470 Study, which was the first
step in a multi-phased process that identified strategies for redevelopment in the City of Cohoes. The
purpose of the document was to provide a coherent framework for corridor improvements,
economic development opportunities, and resource preservation to guide future public and private
capital investments.
As part of the Route 470 Study, a list of corridor development implementation items was created,
which included:
The revision of the City’s Zoning Code (completed in 2006);
The development of a strategic plan for the revitalization of Remsen Street (completed in
2002); and
The creation of a Main Street program for Remsen Street to organize residents and business
owners, provide merchant support and restructuring assistance, promote available sites to
potential businesses, and ensure consistent, attractive and historically relevant design
guidance (completed in 2007).
Cohoes Downtown Redevelopment Plan (2002)
The City of Cohoes Downtown Redevelopment Plan was completed in 2002, utilizing Governor’s
Office for Small Cities Technical Assistance Grant Program funds. The Downtown Redevelopment
Plan is action oriented, providing clear and achievable redevelopment and image building strategies
for the City, merchants, potential investors and residents. A 14-person Advisory Committee was
formed to identify redevelopment options and strategies.
In a continuing effort towards
revitalization, Cohoes took a proactive look at the appearance, functionality and economic mix of its
central business district.
Reconfiguration of Cohoes Boulevard Expanded Project Proposal (2004)
In an effort to improve the safety, function and attractiveness of the Cohoes Boulevard Corridor, the
City of Cohoes commissioned a reconfiguration study with the assistance of the NYSDOT. The
overall goal of reconfiguring the Reconfiguration of Cohoes Boulevard Expanded Project Proposal
(EPP) is to make it an attractive and identifiable feature of the City’s urban fabric, enhance the
success of recent revitalization efforts and improve the attractiveness of Cohoes as a place to live,
work and visit. As a result of the EPP, six feasible alternatives are currently under consideration:
Alternative No. 2, Raised Center Median with Landscaped Edge
Alternative No. 2b, Raised Center Median with Landscaped Edge and Roundabouts
Alternative No. 3, Raised Center Median with Bicycle/Pedestrian Features
Alternative No. 3b, Raised Center Median with Bicycle/Pedestrian Features and Roundabouts
Alternative No. 3c, Raised Center Median with Multi-use Path
Alternative No. 3d, Raised Center Median with Multi-use Path and Roundabouts
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Any roadway improvements would be constructed in harmony with the needs of the community by
employing cost-effective methods, while retaining the overall capacity and efficiency of this
important commuter roadway.
Urban Waterfront Rediscovery Plan (2005)
The Waterfront Rediscovery Plan examined development possibilities at four underutilized waterfront
sites that border the Hudson and Mohawk Rivers, including two sites within the Cohoes Boulevard
BOA Study Area – the Northern Gateway site and the Southern gateway site. Redevelopment
scenarios for each of the sites were created based on the data and the feedback provided via the
Steering Committee, City leaders, and the public, as well as the findings from site and market
assessments. The redevelopment scenarios, along with site specific Implementation Approaches,
assisted the City in its efforts to attract interest and investment in its waterfront from public and
private partnerships. The most recent results from this Plan include the newly constructed
townhouse units along the Hudson River waterfront.

1.4
1.4.1

Community Vision, Goals & Objectives
Supporting the City’s Vision

Over the past several years, the City of Cohoes has worked towards the revitalization of its downtown
business district, which includes portions of the Cohoes Boulevard BOA Study Area (see Section
1.3.3). As part of these planning efforts, the City has put forth a vision for itself that is based on
significant public input. To ensure the vision and goals established as part of the City’s recent
planning efforts is continued, members of the Advisory Committee from these past planning efforts
are also serving on the BOA Steering Committee established by the City under its BOA PreNomination Study grant. This Advisory Committee will continue to oversee the preparation of the
Nomination Study.
1.4.2

A Vision for the BOA in 2020 and Beyond

During the Pre-Nomination phase of the BOA program, the community identified a vision specific to
the Cohoes Boulevard BOA that identifies how they would like to see the Study Area enhanced and
improved in the future. The vision statement captures and embraces the elements of the BOA that
the City desires to preserve, while recognizing that changes are necessary to realize the future
potential of this area.

Bergmann Associates
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VISION FOR THE COHOES BOULEVARD BOA STUDY AREA
It is the Vision of the City of Cohoes to see the Cohoes Boulevard BOA Study Area become an
integrated, safe and desirable place to start a business, raise a family or visit. The Study Area is
currently fragmented due to major infrastructure corridors including Cohoes Boulevard. For
this reason, much of the City’s focus for improving the Study Area will be on Cohoes
Boulevard and the directly adjacent lands. Over time, Cohoes Boulevard itself will serve to tie
the downtown core to Van Schaick Island through pedestrian safety enhancements at key
intersections, appropriately scaled and well placed new development and improved
landscaping and vegetation. The City is fortunate to have Cohoes Boulevard because of the
associated economic benefits that can be captured with an appropriate mix of retail and
commercial uses. Cohoes will strive to ensure public investments improve the opportunities
for all modes of travel including pedestrian and bicyclists. This vision will be realized when
Cohoes Boulevard includes uses that provide daily goods, is home to new businesses, the
waterfront is accessible, the roadway is safe for all users, and it is recognized as part of the City
of Cohoes rather than a pass through route.

1.4.3

BOA Goals and Strategic Objectives

To build on the previous planning efforts discussed above, the City has identified a series of goals to
help guide decisions and future investments. Each of the goals is supported by strategic objectives
drawn from input generated by the public, steering committee, project stakeholders, and City staff.
Each objective will be addressed through the BOA planning and design process, with
recommendations defined in subsequent phases of the process.
Goal 1 – Make the Waterfront a Destination
Waterfronts are natural destinations, offering scenic views and recreation opportunities. They also
serve as a centerpiece and attraction for many types of development and activities. Regardless of the
season, people enjoy being near the water. Tapping into this potential involves managing waterfront
land uses, ensuring that the highest and best use of the land is in place wherever feasible. The
Cohoes Boulevard BOA has 2.2 miles of waterfront land along the Mohawk River. However, not all
lands are necessarily developed to their full potential. For example, the City’s DPW site, while an
important asset to the community, could be located in another part of Cohoes that does not have the
economic potential found on the current riverside parcel. The City must continue to move forward
with efforts to promote economic development along the Mohawk River.
Goal 2 – Ensure the Central Business District Supports City and Regional Residents
Historic cities and villages located within a metropolitan area face a significant challenge in finding a
focused identity. They recognize the importance of preserving their historic fabric while trying to
meet the demands of a more modern and automobile-oriented society. Cohoes in some respects
functions as a bedroom community to the Capital District. Yet, the community’s vision is to increase
Bergmann Associates
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the mixed-use vitality of its historic downtown, serving locals, regional residents, and tourists.
Additionally, the City is located on a major commuter corridor in the region. This confluence of
challenges and opportunities are at the center of the City’s revitalization efforts. The adjacent
neighborhoods, which have higher concentrations of poverty compared to the rest of the City, should
be the focus of housing rehabilitation and greater provision of daily goods and services. At the same
time, the City should identify opportunities for higher end housing that supports the businesses
typically associated with successful downtown revitalization. As that momentum begins to build,
Cohoes can emerge as a regional focal point for reinvestment and activity.
Goal 3 – Offer a Diverse Urban Experience
After many decades of development trends pulling families and businesses into suburban locations,
the desire to be back “downtown” is re-emerging. More and more people are seeking a walkable
urban environment that is rich in history, has a dynamic mix of activities, is focused on locally-owned
and niche businesses, and fosters a greater sense of community and civic pride. This trend has yet to
yield the critical mass to be purely market-driven, but communities like Cohoes have been actively
stimulating investment consistent with this trend. The City’s historic building stock, walkable network
of streets connecting to neighborhoods and the waterfront, and central location within the Capital
District make it a well-positioned to further invest in downtown revitalization. The presence of the
high-volume Cohoes Boulevard through the City creates a unique opportunity to capture a higher
percentage of through traffic to boost revitalization efforts. The waterfront in particular presents an
opportunity to truly differentiate this urban experience from the surrounding suburbs. The City must
set forth a design philosophy that instills a sense of pride in the community and translates to high
quality streetscapes, public spaces, and new development projects.
Goal 4 – Promote Land Use Diversity
The success of the BOA study area is directly tied to the diversity of its land uses. Downtown
Cohoes, the adjacent neighborhoods, and the Cohoes Boulevard corridor have historically been
home to a varied range of land uses, including commercial, industrial, residential, and mixed-use
buildings. This diversity is desirable in that it provides opportunities for housing, employment, daily
commerce, and tourism all in close proximity to one another. Design strategies and guidelines can
be employed to help overcome potential land use conflicts. The ultimate benefit of having a variety
of land uses is a vibrant city core that supports the local tax base, provides jobs to residents,
welcomes and responds to visitors needs, fosters small business development and provides options
for residential living.
Goal 5 – Celebrate our History & Culture
The City’s land use and development pattern are closely tied to its industrial and manufacturing
based history. History and culture remain an important part of the community today whether
considering the existing commercial and industrial buildings, ties to the rivers and canals, or the rich
architecture of the City’s neighborhoods. However, acknowledging these ties is not enough if the
City wants to stand out from other communities. Cohoes needs to celebrate its history and the
cultural resources it offers to ensure that those assets that are “uniquely” ours are shared with others.

Bergmann Associates
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Goal 6 – Ensure Public Investments Benefit all Modes of Travel
Today, much of the land uses in the Cohoes Boulevard BOA are designed primarily for automobile
use. While sidewalks are prevalent, the design and placement of buildings and other site
components should reinforce a more balanced approach to access and mobility. This is a difficult
balance to achieve given the high volumes of commuter traffic passing through the City. However,
creating a place where foot traffic is clearly a priority will contribute to the success of local businesses,
creating a positive feedback loop. Successful urban and waterfront environments are built upon high
quality access and experiences within the public realm. Additionally, Cohoes is uniquely positioned
to become a center of multi-use trail activity. The numerous former canal corridors, some of which
have already been converted to trails, represent an opportunity to create an extensive network of
greenways that serve the local population as well as the entire Capital District region.
Goal 7 – Advance Environmental Clean-up
The negative perceptions often associated with the study area are directly tied to the notion that
many of the sites are contaminated, blighted and underutilized. The overarching purpose of this
Study is to further the clean-up of these sites to better position them for future redevelopment and
enhancement. Remediation and enhancement of key sites will improve overall community health,
increase property values, foster economic development opportunities, and instill a sense of pride and
positive change.

1.5
1.5.1

BOA Boundary Description & Justification
Summary Description

The Cohoes Boulevard BOA Study
Area comprises 1,208 parcels on
more than 400 acres, extending from
the City’s southern boundary north
along the western shoreline of the
Mohawk River to its confluence with
the Hudson River. The BOA is
situated between the Mohawk River
to the north and east, an abandoned
railroad corridor to the west, and the
City’s southern boundary to the
south and serves as the main
connection between the City’s
residential districts and large portions
of the City’s waterfront.
Figure 3. Location of the Cohoes Boulevard BOA
Study Area in the City of Cohoes
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Boundary Justification

Northern Boundary
The northern boundary of the Study Are follows the Mohawk River, Saratoga Street, and a portion of
the Mohawk River waterfront. This is slightly expanded from the boundary provided in the PreNomination report (see Figure 4) to incorporate the adjacent commercial portions of the downtown
business district. Route 470 and Saratoga Street are major thoroughfares and generally separate the
City’s mixed use downtown business district from a primarily commercial area just to the north.
Southern Boundary
The Study Area’s southern boundary is also the City’s southern boundary, which is shared with the
Town of Colonie. This boundary also marks the southern limit of the Saratoga Sites public housing
complex to the west of SR 787 and the approximate end of Mohawk River waterfront to the east of
SR 787.
Western Boundary
The
western
boundary
follows the City boundary for
a small portion and the
Mohawk Hudson Bike-Hike
Trail (along the abandoned
railroad corridor) located just
west of Central Avenue and
Bedford Street. The bike path
is
a
natural
separator
between the City’s mixed use
downtown
neighborhoods
and business district and the
primarily residential areas to
the west.
Eastern Boundary

Figure 4. The Study Area boundary has been expanded to the north
from the Pre-Nomination report to include 110 new parcels (orange)

The eastern boundary is formed by the City’s Mohawk River waterfront. This boundary was selected
since redevelopment of and accessibility to the waterfront are both vital components of the City’s
vision for revitalization.

Bergmann Associates
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SECTION 2 – COMMUNITY INVOLVEMENT

Community Involvement
Community Participation Plan

Community engagement and buy-in is imperative to the long-term successful implementation of the
goals identified in the Cohoes Boulevard BOA program. Community members, landowners,
stakeholders, elected officials, and regional organizations must have a vested interest in the success of
the plan, and, most importantly, must become partners in its implementation.
As part of its overall revitalization strategy, the City of Cohoes has reached out to the community
during preparation of the Route 470 Corridor Study, the Cohoes Downtown Redevelopment Plan,
and the Urban Waterfront Rediscovery Plan. Community input from these efforts focused on the
following concepts:
The SR 787 Corridor is vastly underutilized and redevelopment of this area would have a
positive impact on the surrounding community.
Increased traffic associated with any such redevelopment will have to be carefully evaluated
and planned to decrease any negative impacts on the community.
The City has an abundance of waterfront that is currently underutilized and that should be
redeveloped to incorporate open space and recreational opportunities (i.e., parks or marinas)
in additional to any commercial or residential development.
At the onset of this BOA planning process, a Community Participation Plan (CPP) was created that
outlined the methods and techniques used to engage the community throughout the course of the
project. Similar to previous planning and design efforts undertaken by the City, a range of in-person
opportunities for public involvement were identified, ranging from general informational public
meetings to small group working sessions. In addition, regular electronic and internet
communications afforded all interested persons the opportunity to offer their perspectives.
The CPP includes the following methods for engaging the public, as seen in Appendix A:
Steering committee meetings (6)
Public meetings (2)
Stakeholder meetings (1)

2.2

Enlisting Partners

The local commitment for the proposed Brownfield program is strong and the City is currently
building upon a successful track record of Brownfield remediation and redevelopment. This is
evidenced by the recent award of $400,000 in brownfield assessment grants from the United States
Environmental Protection Agency (USEPA). This funding is currently being used to augment and
support the BOA Program by funding inventories and investigations of brownfield properties, as well
as remedial and end-use planning for properties where investigations are performed based on the
results of the Cohoes Boulevard BOA planning effort.

Bergmann Associates

Page 10

City of Cohoes
Cohoes Boulevard BOA Nomination Study

SECTION 2 – COMMUNITY INVOLVEMENT

Cohoes success to date is due in large part to the City’s extensive efforts to partner with local
stakeholders. In particular, Cohoes has been a long time supporter of the Heritage Area (formerly the
Urban Cultural Park), the Hudson River Valley Greenway, the Albany County Intermunicipal
Waterfront Committee and the Capital District Transportation Committee. The City is also
periodically holding meetings with officials from surrounding communities including Green Island,
Waterford, Albany County, and Troy. In addition, the City is actively meeting with the Daughters of
the American Revolution, Open Space Institute, Peebles Island State Park, Chamber of Commerce,
and Cohoes neighborhood watch groups to present plans and seek input from the community. These
avenues for public participation will be carried forward by the City as part of future brownfield
redevelopment planning.
2.2.1

Consultation Methods and Techniques

Community participation throughout the project will be solicited through multiple meetings both
open to the public and by invitation. Funding for this project lead to the formation of a Steering
Committee, which is responsible for the joint administration of both the Cohoes Boulevard and
Delaware Avenue BOA projects in the City of Cohoes. These two projects share a Steering
Committee to take advantage of inherent savings in time and resources, while leveraging the
knowledge and applicability of public input to both plans. In addition to regularly scheduled Steering
Committee meetings, a series of Public Meetings will provide opportunities for broad community
input, while Stakeholder Meetings will allow for focused discussion on important issues facing the
community.
2.2.2

Steering Committee

Steering Committee members were invited to participate by City staff. This 10-member committee
included: City staff, at large members from each of the three City Wards in the study area, and
representatives from NYS Parks and the National Park Service. In addition, the NYS Department of
State provided advisory and material support for plan development and implementation. A
complete listing of Steering Committee membership can be found in Appendix A. The committee
was responsible for guiding the consultant team in developing the plan and acted as a sounding
board for ideas related to revitalizing the area. During this process, the City also engaged in a Step I
Pre-Nomination Study for a BOA immediately to the east. To maximize the use of consultant and
volunteer time, the committee met bi-monthly to engage in the development of both projects
simultaneously.
2.2.3

Public Meetings & Workshops

To be completed
2.2.4

Stakeholder Meetings

To be completed.
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SECTION 3 – INVENTORY AND ANALYSIS OF THE BOA

Inventory and Analysis of the BOA

3.1
3.1.1

Community Setting
Historical Perspective

Cohoes – The “Spindle City”
The City of Cohoes, located at the confluence of the Mohawk and Hudson Rivers, was settled in the
early 1700s as part of the Manor of Rensselaerswyck, a Dutch colonial feudal system developed
around farming. Within a few decades, the city emerged as a focal point for military operations, in
particular during the French and Indian Wars. During that war, the Americans used the Van Schaick
Mansion as a military headquarters.
After the Revolutionary War and the declaration of our independence, Cohoes settled into a more
traditional small city. Several industrial operations arrived and were complemented by the Erie and
Champlain canals, which were completed in 1823. The presence of waterpower on both major
rivers, coupled with the accessibility made possible by the canals, fueled the strength of Cohoes’
industry. In particular, textile operations such as the Harmony Mills complex thrived in the city. In
the years following the Civil War, Cohoes had become established as a leading manufacturing center
with foundries and machine shops as well as the various mills and textile operations. This boom led
to a large increase in the population, from 150 in 1840 to 4,229 in 1850. This trend continued
throughout the rest of the 19th century as immigrants from Europe and Canada arrived in Cohoes.
The City’s population peaked at 24,709 in 1910.
Eventually the textile industry began to decline, as cheaper electricity combined with lower-cost
labor in the South contributed to operations leaving the City. Between 1910 and 2000, Cohoes lost
over 9,000 residents, or almost 40 percent. While some industrial activity remains within the City of
Cohoes, many of its original industrial buildings became deteriorated and outdated and were unable
to compete with modern facilities. In recent years, however, the City has sought to revitalize these
facilities, including the renovation of the Harmony Mills complex into residential units. The late 20th
Century and early 21st Century have been characterized by the City’s transition from an industrial
powerhouse to a bedroom community in the Capital District. This transition has been marked,
especially in recent years, by proactive community planning which seeks to preserve the City’s past
and use that as a foundation for revitalization in the future.
3.1.2

City and Regional Trends

Population
Like many industrial cities in the northeast, the City of Cohoes experienced an out-migration of
industry during the mid-20th century. While the City’s population peaked at 24,709 in 1910, the loss
of manufacturing jobs, coupled with the relocation of people to the newer suburbs and the
dislocation of housing due to major urban projects and the construction of SR-787 resulted in a
population decline of almost 40 percent since 1910.
Bergmann Associates
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In any city, population change can have a significant impact on the tax base, job and business
development, and housing. It also affects decisions regarding future development and revitalization.
As of 2000, the number of City residents totaled 15,521, down from 16,825 in 1990 (7.8 percent
loss). Some of this population loss can likely be attributed to the continuing influence of
suburbanization, as the population of Albany County grew by approximately 0.7 percent during this
same timeframe.
It is also important to understand the age breakdown of an area’s residents as different age groups
will require a unique set of municipal services. A community with a large proportion of young
families, for example, may require more youth recreational opportunities and day care; whereas
communities characterized by larger numbers of senior citizens may realize increased demand for
public transportation, medical services, and senior-related recreational activities.
Figure 5. Population Breakdown by Age, 2000
Source: US Census Bureau
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As is depicted in Figure 5, the age breakdown for the City of Cohoes and Albany County follow very
similar trends, with the majority of residents over the age of 40 (47 percent in the City and 45
percent in the County). As these populations continue to age, additional pressure will be placed on
those municipal services typically directed towards older adults. It should be noted that much of the
data used in this section, and throughout the rest of this report, was provided by the 2000 U.S.
Census. Given that this information is ten years old, some differences may exist between current,
on-the-ground conditions and what is provided in this document.
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To determine the number of residents living in the Study
Area, block group data was collected from the U.S. Census
Bureau for both 1990 and 2000. As can be seen in Figure 6,
five census block groups are wholly or partially located
within the Study Area (note that a sixth block group traverses
the very northern tip of the Study Area but only encompasses
commercial properties and was thus not included). For most
of the Study Area, census block group boundaries match-up
with those of the Study Area. The only area where census
block groups extend beyond the Study Area boundary is in
the northwest corner along Ontario Street. The largest
extension outside of the Study Area is by Block Group 2
(Census Tract 129); a small portion of Block Group 2 (Census
Tract 129) also reaches beyond the Study Area boundary.
Fortunately, there are few residential parcels in those
portions of the census block groups that extend beyond the
Study Area. As such, these extensions should not skew the
census data analysis results provided below.
Between 1990 and 2000, the population residing in the
Study Area decreased by almost 15 percent, from 5,402
people to 4,600 people. In terms of the age of Study Area
residents, the age breakdown for the Study Area is very
similar to that of the City as a whole. The following are a few
key age-related statistics for the Study Area:

Figure 6. U.S. Census Block
Groups in the Study Area

Approximately 44 percent of the population is over the age of 40
School-aged children comprise one-quarter of the Study Area’s residents
Block Group 2 (Census Tract 129), located in the northeastern portion of the Study Area, has
a larger proportion of residents over the age of 40 (58 percent) than does the City or Study
Area as a whole
Housing Characteristics
During the 20th century the City of Cohoes transitioned from an industrial, blue-collar city to that of a
residential bedroom community serving the Capital District area. This evolution has contributed to
the presence of a variety of architectural styles and a diversity of housing types. Thus, while homes in
the City can be dated back to the 1830s (the Van Schaick Mansion was built between 1735 and
1755), most of the City’s homes were built between 1930 and 1970 and thus represent the styles of
that era. More recent housing developments include new loft-style apartments in the Harmony Mills
complex and condominiums along portions of the Hudson River waterfront. Specific to the Study
Area, housing styles include older row houses, single-family detached homes, multi-family homes,
and apartment buildings.
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Housing Values
According to the 2000 U.S. Census, the average median value for owner-occupied housing in the
Study Area was $75,620. Comparisons with the City of Cohoes indicate that study area owneroccupied housing values are only slightly lower than the City as a whole (see Figure 7), while
considerably lower than those for Albany County.
Figure 7. Median Values for Owner-Occupied Housing, 2000
Source: US Census Bureau
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Housing Ownership
Although housing values in the Cohoes Boulevard Study Area indicate that the area is slightly more
affordable than the City as a whole, the rate of owner-occupied units (22.1 percent) is considerably
less than that of the City (40.4 percent; see Table 1). Within the study area, the highest rates of
owner-occupancy occur south of Columbia Street, although even here the average rate of owner
occupancy is only 32 percent, which is still lower than that of the City as a whole. The highest rates
of rental-occupancy generally occur north of Columbia Street – 65 percent of all Study Area housing
units in this area were renter-occupied in 2000.
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Table 1. Housing Occupancy Characteristics, 2000
Source: US Census Bureau

The availability of affordable and rental housing within the study area provides an opportunity to
attract young families or singles that may be just starting out. Recent investments along Remsen
Street have resulted in the renovation of many upper story apartments, with a heavy focus on artisan
lofts. These modern residential opportunities are attracting a host of new residents to the downtown
business district. Additionally, many of the rental units in the study area are occupied by long-term
renters, with almost 20 percent of renters having occupied their current units since before 1990.
Long-term renters have a relatively high vested interest and therefore may act more like
homeowners, taking care to maintain their units.
It is important to note, however, that absentee landlords may facilitate the presence of nuisance
properties. Additionally, many short-term renters often have less incentive to invest in property that
they do not own and may also have less capacity to invest in their surrounding neighborhood.
Although absentee landlords may not be a significant problem for the study area, the BOA process
should focus on encouraging owner-occupancy to the extent possible, and identify policy areas that
promote property maintenance and area revitalization where they are most needed.
Vacancy Rates
In many instances, property values are often negatively impacted by the presence of vacant
properties, which may create aesthetic nuisances and attract crime. Not only do vacant properties
threaten property values, but their presence often imposes higher costs on municipalities that may be
forced to assume responsibility for maintenance, nuisance control, and possible demolition costs.
Based on the 2000 U.S. Census, approximately 14 percent of all housing units in the Study Area are
vacant, which is double the rate of vacancies in Albany County and almost double the rate of
vacancies in the City of Cohoes. Additionally, almost 50 percent of the City’s vacant housing stock is
located within the Study Area. Within the Study Area, vacancy rates are highest (almost 20 percent)
in the downtown business district and the areas between Columbia Street and George Street just
south of the central business district. These two small areas contain just over 30 percent of all the
vacant units in the City. Understanding the location of these vacant properties is an important
component for developing the proper revitalization strategies for the Study Area. As an example, the
presence of several contiguous vacant parcels may be attractive to developers seeking to consolidate
lands for larger projects.
Bergmann Associates
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While there are many problems associated with vacant housing, the presence of vacant properties
also provides an opportunity for the area to identify and pursue infill development opportunities. Reurbanization efforts not only benefit area residents, but additionally discourage sprawl by guiding
development within the urban core. Although re-use of properties may be limited by historic uses or
existing site conditions, the BOA process can facilitate identification of suitable and context relevant
redevelopment opportunities.
Specific to the Study Area, the City of Cohoes has selectively demolished several vacant and nuisance
properties over the past seven years.
Employment, Occupation, and Income
Most Upstate New York communities have gradually been transitioning from manufacturing to
service-based economies. Understanding the employment and income characteristics of the City of
Cohoes will lend insight into the community’s economic well-being, as well as emerging markets or
local economic niches on which the City can capitalize. In addition to the market outlook,
employment and income characteristics provide insight into the ability of individuals and households
to invest in their community.
In 2000, approximately 53.1 percent of the Study Area was gainfully employed, compared with 59.6
percent for the City and 61.3 percent for the County. It should be noted, however, that 43.7
percent of the study area is considered not to be in the labor force; of those individuals in the labor
force, 94.3 percent were employed in 2000. This rate is slightly lower than the City of Cohoes (95.8
percent) and slightly higher than Albany County (93.2 percent) (see Figure 8). Data provided by the
U.S. Bureau of Labor Statistics, however, indicates that county unemployment has been modestly
increasing since 2000, with the greatest increases occurring in 2008 and 2009. The national
recession that began in late 2007 has had a significant impact of employment, wages, and the cost of
living throughout the United States, and presumably within the study area (note that this data is not
available for the City of Cohoes or the Study Area, but the county-level data provides an indication as
to what could be occurring).
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Figure 8. Labor Force Employment Status (16years and older), 2000
Source: US Census Bureau
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Individuals within the study area who are employed are working primarily in the Education, Health
and Social Services fields (19.5 percent) according to the 2000 U.S. Census. Education, Health and
Social Services is also the largest sector for the City of Cohoes and Albany County. The following
sectors also comprise a large number of study area employees:
Retail Trade (14.8 percent);
Manufacturing (14.5 percent);
Public Administration (10.7 percent); and
Arts, Entertainment, Recreation, Accommodation and Food Services (10.4 percent)
Income Levels
According to the 2000 Census, the average median household income in the Study Area was
$25,433, which was almost 25 percent lower than the median household income for the City of
Cohoes as a whole (see Table 2). Within the Study Area there is a great deal of variability in terms of
median household income, with values ranging from a high of $46,131 to a low of $11,674.
Generally speaking, the lowest median household incomes can be found in the northern portions of
the Study Area, increasing as one moves south. It is possible that at least a portion of the low median
income associated with the northern portions of the Study Area is due to the presence of the Roulier
Heights public housing complex located outside the Study Area.
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Table 2. Median Income, 2000
Source: US Census Bureau

Given the relatively low median incomes within the Study Area, it should come as no surprise that
poverty rates were considerably higher than those for the City of Cohoes and Albany County (see
Figure 9). As with median incomes, poverty rates varied considerably within Study Area and
followed the same geographic pattern as did median incomes – poverty rates increased as one moves
north across the Study Area.
Figure 9. Poverty Statistics, 2000
Source: US Census Bureau
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Character Areas
Overview of BOA Character Areas

Due to its large size and the varying characteristics and land uses within the study area, the BOA has
been separated into character areas. The Cohoes Boulevard corridor is the “common thread” that
binds these otherwise independent areas into one cohesive unit. Accordingly, the revitalization of
the SR 787 corridor is an important step towards revitalizing each character area. This revitalization
includes identifying a range of uses within the SR 787 corridor which meet the needs of the City and
its residents, as well as beautifying the corridor through streetscaping and other enhancements.
3.2.2

Character Area Descriptions

Character
District

Area

I:

Central

Business

Character Area I consists of the majority of
the Central Business District (CBD), which
is bounded by Canadian Pacific railroad
tracks to the east, Columbia Street to the
south, the Mohawk River to the north, and
Route 470 to the west (see Figure 10). The
CBD is the historic downtown core of the
City of Cohoes and is characterized by a
mix of commercial, residential, and office
uses. The CBD is the heart of the City
where all civic resources are located,
including City Hall, the Public Library, and
the Post Office. Buildings in the CBD are
typically three to four story row structures,
many of which were built during the late
1800s and early 1900s. These structures
are generally comprised of first-floor
commercial/retail space, with light office or
residential space on the upper levels.
At the center of the CBD is Remsen Street,
which serves as the City’s “Main Street”.
This area is typically very walkable with
interconnected streets, ample sidewalks,
Figure 10. Central Business District
mass transit stops and on-street parking
Character Area
opportunities. During the 1970s and early
1980s, the Cohoes CBD went through a
revitalization process that included public space enhancements including brick sidewalks and Canal
Square Park. By 2000, these enhancements were showing their age and beginning to impact the
appearance and safety of the CBD. In response to these events, the City prepared a Downtown
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Redevelopment Plan in 2002 to develop a strategy for the revitalization of the CBD. The plan
included the following vision statement to guide the redevelopment process:
The Historic Central Business District of Cohoes supports both City and regional residents. A
highly patriotic area, Cohoes is known for its important role in the formative years of our
country. Today, the Historic Business District functions as a meeting place for all ages,
providing a mix of retail and services as well as year-round cultural events. The mighty
Mohawk River and serene beauty of the Hudson River are in earshot of our shopping district,
inviting the visitor to walk and explore. Only minutes from downtown Albany and centrally
located in the Capital District, our Historic Business District provides visitors, merchants and
residents with a unique opportunity to experience our nation’s heritage in a vibrant and
exciting atmosphere.
As a result of this process, and through the use of several public grants, the CBD is beginning a rebirth as a destination for small business, downtown residential space, and “niche” retail services such
as a coffee shop, wine store specializing in New York wines, and a Ukrainian deli. However, this rebirth must be supported by improvements along the SR 787 corridor to attract visitors and businesses
to the CBD and reverse the “pass-through” traffic that still characterizes the area.
Character Area II: Lansing Street Neighborhood
Character Area II comprises the predominantly
residential neighborhood that borders the south end of
the CBD at Columbia Street and continues to the
northern border of the Norlite facility at the south end
of the City (see Figure 11). This area, commonly
referred to as the “Lansing Street Neighborhood” is
bounded to the east by the Canadian Pacific railroad
tracks and to the west by the Mohawk-Hudson
Bike/Hike Trail, which occupies a former railroad bed.
The Lansing Street Neighborhood is characterized by a
predominance of single and multi-family residential
properties. In general, multi-family housing is located in
the northeastern portion of the area, near the CBD,
while single family housing is more prominent in the
western and southern portions of the neighborhood.
Access to the neighborhood is primarily from the Spring
Street/Dyke Street interchange at Cohoes Boulevard in
the south and the Bridge Avenue/Columbia Street
interchange to the north.

Figure 11. Lansing Street
Neighborhood Character Area
Bergmann Associates

Local residents also utilize Columbia Street (SR 470) for
access from the western portions of the City and CBD.
The neighborhood is walkable, with sidewalks
throughout (although ADA compliance is spotty).
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Parking in the multi-family portions of the neighborhood is generally limited to on-street parking,
while off-street parking is available in the majority of the single family housing areas.
The central portion of the neighborhood is dominated by the George Street Park, which is a city park
that was constructed at the location of the original Erie Canal. Park amenities include walking trails,
ball fields, and historical markers documenting the history of the Erie Canal in Cohoes.
The limited commercial and retail properties present in the neighborhood generally provide
household-related services such as grocery (most notably a small Price Chopper grocery store),
automotive repair, and small restaurants.
Character Area III: SR 787 and Waterfront
Character Area III encompasses SR 787, Saratoga Street
(SR 32), and the City’s Mohawk River waterfront
properties from the SR 787/Dyke Avenue interchange
north to the SR 787/Ontario Street (SR 470) interchange
(see Figure 12). With the exception of small, generally
isolated residential areas, this character area is
characterized by an abundance of commercial properties
(e.g., automotive service/repair, banking, self-storage,
local retail, and take-out style restaurants). The area also
includes the current City Department of Public Works
facility, the former City landfill (now capped), an
operating scrap yard, and a currently vacant
manufactured gas plant (MGP) remediation site owned
by National Grid (known in the City as the St. Michael’s
site).
Although classified as a single character area, land uses
on either side of SR 787 are different in terms of property
use, access, and character. Properties to the east of SR
787 along the waterfront include the City DPW garage
and MGP remediation site in the north, a self-storage
facility and medical office building in the center, and the
scrap yard and former City landfill in the south. To the
west of SR 787 are commercial properties along Saratoga
Street in the north, residential properties on the eastern
side of Saratoga Street in the center, and predominantly
vacant parcels in the south. Properties on the western
side of SR 787 are well connected and readily accessible
through Saratoga Street and the three SR 787
interchanges in the subarea.
Properties on the eastern side of SR 787, however, are
generally isolated in “islands” between the SR 787
interchanges (this is the results of NYSDOT limits on curb
Bergmann Associates
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cuts on state roads). This is particularly true in the southeastern portion of this character area, where
there is no north-south access due to the presence of the scrap yard, landfill, and self-storage facility.
Recognizing the value of this waterfront area, the City recently commissioned an Urban Waterfront
Rediscovery Plan to evaluate redevelopment opportunities for the properties in Character Area III (as
well as other waterfront properties in the City).
Local residents also utilize Route 470/Columbia Street for access from the western portions of the
City and CBD. The neighborhood is walkable, with sidewalks throughout. Parking in the multi-family
portions of the neighborhood is generally limited to on-street parking, while off-street parking is
available in the majority of the single family housing areas.
The plan set forth a clearly defined strategy for the City to attract investment in its waterfront, as well
as recommendations for land uses, design criteria, and implementation approaches. Using this plan,
the City has been able to leverage available properties to promote new development. This
development has included a new Capital Communications Federal Credit Union at the Ontario
Street/SR 787 interchange, as well as a new senior housing complex at the Dyke Avenue/SR 787
interchange. Further development of these areas, however, is restricted specifically by the presence
of the City DPW Garage and the scrap yard, as well as by the lack of connection between the
properties along the waterfront.
Character Area IV: Industrial Corridor
Character Area IV is located west of SR 787 at the
southern end of the Study Area and includes the
only currently industrial-zoned portion of the City
(see Figure 13). The area is bisected by the
Canadian Pacific railroad tracks. Immediately west
of the tracks is the Norlite facility, which produces
lightweight aggregates derived from shale that is
quarried on-site. Two kilns, which burn hazardous
waste for fuel, operate 24-hours a day, 365 days
per year at the facility.

Figure 13. Industrial Corridor Character Area
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East of the railroad tracks, land uses in this
character area are split between the Mohawk
Paper Mill to the north and a residentialcommercial neighborhood to the south. Within the
residential neighborhood is the Saratoga Sites
public housing complex, which was constructed
during the early 1970s. The complex, which is
composed of 13 multi-family apartment units, is
bordered by the Norlite facility on the west and
Saratoga Street to east. The residential- commercial
neighborhood between the Mohawk Paper Mill
and the Saratoga Sites is composed of a mix of
multi-family and single family homes. Residences
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on the east side of Saratoga Street back directly onto SR 787. Commercial retail properties within the
character area include gas stations, small restaurants, and automobile repair centers.
Access to Character Area IV is from the Dyke Avenue/SR 787 interchange in the north and the Tibbits
Street/SR 787 interchange (located in the Town of Colonie) to the south. Properties within the
subarea are well connected and readily accessible via Saratoga Street.

3.3

Existing Land Use (Map 1)

Understanding existing land use patterns is important when considering potential redevelopment
scenarios for the Cohoes Boulevard BOA study area. Evaluating this information will assist in the
identification of how proposed development can best fit into the existing urban fabric, and will
indicate where zoning changes might be required to realize the shared vision for the BOA study area.
According to parcel data obtained from the City of Cohoes, the Cohoes Boulevard BOA comprises
1,208 parcels encompassing approximately 330 acres of land (lands committed to public road rightsof-way and surface waters are not designated land uses and thus not included in these totals, see
Map 1 and Table 3). Based on 2008 parcel data, the Study Area’s total assessed value is $129.2
million (including structures and improvements), which represents almost 25 percent of the entire
City of Cohoes. The following section describes the land uses in the Cohoes Boulevard BOA study
area, organized according to categories defined by the New York State Office of Real Property
Services (NYSORPS).
The property classifications of greatest environmental concern within the Brownfield Opportunity
Area Program are likely to be Vacant, Commercial, Industrial, and Public Service. These
classifications account for land uses such as auto dealers, gas stations, fuel storage and warehousing
facilities, manufacturing and production facilities, and landfills and utility substations.
Residential – Residential land uses comprise the largest class of properties in the Cohoes
Boulevard BOA study area both in terms of the number of parcels and total area, with 645
parcels (53 percent of the study area) covering 78.6 acres (24 percent of the study area). The
largest concentration of residential land uses within the study area is found west of Saratoga
Street and Remsen Street. As with many older cities in the northeastern U.S., there are
numerous residential units located in and around the central business district, particularly
along Main Street. What’s also interesting to note is that almost one-half (45 percent) of all
residential land uses are two-family units, which are fairly evenly distributed amongst all
residential uses. As previously noted, a number of housing renovation projects have been
occurring along Remsen Street, particularly of upper story apartments. Additionally, the
Cohoes Hotel is currently being considered for conversion to artisan housing.
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Table 3. Current Land Use

Vacant – Vacant lands represent 10 percent, or 34 acres, of the land area within the study
area. The largest of these areas is located along the Mohawk River waterfront, north of Dyke
Avenue. These two parcels encompass 8.8 acres, which is approximately 25 percent of all
the vacant land in the Cohoes Boulevard BOA study area. In total, there are 14 parcels
covering 15.3 acres located along the Mohawk River waterfront, representing significant
redevelopment opportunities for the City to explore as part of this BOA project. Aside from
the waterfront, there are vacant parcels scattered throughout the study area, providing
additional opportunities for small infill development projects.
Commercial – The Cohoes Boulevard BOA study area includes 206 parcels classified as
commercial properties, with 151 of these classified as apartment buildings or mixed-used
commercial buildings with residential apartments. The majority of these apartment and
mixed-use properties are located in the central business district, particularly along Remsen
Street and Main Street. The juxtaposition of these mixed-use commercial/residential areas
alongside single-family and multi-family residences creates the City’s traditional urban feel.
There are other pockets of commercial land located within the study area, including several
large parcels along Saratoga Street and the Mohawk River waterfront. The parcels in these
areas are classified as storage, warehouse, and distribution facilities. It is in these areas west
of Saratoga Street, which are dominated by transportation infrastructure and large-scale
commercial development, where the traditional urban character and form begins to break
down.
Industrial – Despite only six parcels being classified as industrial, this land use type covers 41
acres, or almost 13 percent of the study area. Of these 41 acres of industrial lands,
approximately 34 acres are owned by the Norlite Corporation (a ceramic aggregate
manufacturer) and located in the southwest corner of the Cohoes Boulevard BOA study area
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along Saratoga Street. A second large industrial parcel – Mohawk Paper Mills, Inc. – is
located at the intersection of Saratoga Street and Dyke Avenue and covers 6.1 acres.
Recreation and Entertainment – There are four parcels classified as Recreation and
Entertainment within the study area, all of which are classified as social organizations.
According to NYSORPS, this land use category includes those organizations whose primary
purpose is social activities for members (e.g., Elks, Moose, Eagles, and Veterans' Posts).
Covering only 8.1 acres, this is the smallest land use classification in the Study Area. The
largest property is the St. Michaels Community Center (7.4 acres), located along Linden Street
adjacent to the Mohawk River. The remaining social organizations within the Study Area
include the Knights of Columbus on Remsen Street and Cohoes Rod and Gun Club on
Lincoln Avenue.
Community Services – The Community Service category includes facilities for education,
religious assembly, health services, government buildings and properties, and cultural
facilities. This category encompasses only 26 acres, or eight percent of the total land area.
The four largest subcategories of this land use type in the Study Area include:
o
o
o
o

Cemeteries – 7.6 acres
Professional Associations – 4.8 acres
Highway Garage – 3.7 acres
Religious – 3.4 acres

The cemetery (Calvary Cemetery) is located at the intersection of Bridge Street and Lincoln
Avenue in the southern portion of the Study Area; the remainder of these land uses are
located in the northern portion.
Public Services – Public Services land uses are predominantly infrastructure and utility-related
operations, such as communications, transportation, waste disposal, and energy. Twelve
parcels on 17.6 acres within the Study Area are classified as Public Service. The vast majority
of these parcels (16.4 acres) are further classified as Ceiling Railroad properties and located
along the active railroad tracks running down the center of the Study Area.
Conservation and Parks – Specific to the Study Area, lands within this use classification cover
just over ten acres (3.1 percent of the Study Area) and include State Owned Public Parks,
Recreation Areas, and Other Multiple Uses and City/Town/Village Public Parks and
Recreation Areas. Of these 10.1 acres, 9.8 acres are part of the City-owned park located
between Lincoln Avenue, George Street, Central Avenue, and Spring Street. This park offers
one baseball/softball diamond and a large amount of open space. The remaining 0.3 acre is
owned by the NYS Department of Transportation. Additionally, the western portion of the
Study Area is bounded by the Mohawk-Hudson Bike-Hike Trail, which connects to more
than 170 miles of trails in the region (see Section 3.3.7 for additional details).
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Zoning Districts (Map 2)

The City of Cohoes is divided into nine zoning districts, of which seven are present in the Study Area.
The zoning code and district map for the City were updated in 2007. Map 2 identifies the zoning
designations of properties within the Study Area, while Table 4 provides the number of parcels and
the total acres encompassed by each district. A brief description of each of these four districts can be
found below:
C-1: Office/Retail Commercial – The C-1 District assures that appropriate opportunities are
provided for areas primarily dedicated to office and retail use. Within the C-1 District,
particular attention should be paid to facade treatments and signage, pedestrian circulation
and, if applicable, building location and vehicle circulation so that the existing development
pattern remains intact. This district is located primarily in the northeast corner of the Study
Area, between Mohawk Street, Bridge Avenue and the Mohawk River. A small area is also
located along the southern edge of the Study area, situated between SR 787 and SR 32.
I-1: Industrial – The I-1 District identifies areas best suited for industrial-related uses.
Industrial areas should be easily accessed by major roadways and/or rail and have
appropriate buffers from residential and commercial uses. This district covers the largest
amount of land in the Study Area, the entirety of which is at its southern end below Dyke
Avenue.
MFR: Multi-Family Residential – This district provides an area for mixed or multifamily
residential development at a density consistent with the surrounding residential uses. In
existing mixed use areas of the MFR District, and subject to a special use permit, small
commercial uses may also be appropriate, generally in existing buildings. Generally, these
areas are located near commercial/service centers, and provide a transition between
residential and commercial/industrial areas. Specific to the Study Area, this district
encompasses 55 acres along its western edge, south of Columbia Street and west of Main
Street.
MU-1: Mixed-Use – The MU-1 District provides for the location of shops, services, small
workplaces, civic and residential buildings central to a neighborhood or grouping of
neighborhoods and within walking distance of dwellings. First floor residential uses in mixed
use structures or structures that were originally designed to have retail uses on the first floor
are prohibited. This district encompasses most of the central business district and also
extends south along Remsen Street and Saratoga Street.
MU-2: Waterfront Mixed-Use – The purpose of this district is to provide for the location of
shops, services, waterfront related services, offices, small workplaces, and civic and residential
buildings central to the city’s waterfront. All private development, where applicable, in the
Waterfront Mixed Use District shall include public access directly adjacent to the water in the
form of a 50-foot easement, which may be waived by the Planning Board in cases which the
City does not feel access is appropriate for reasons of public health, safety or welfare. The
areas within this zoning district are concentrated on those lands between SR 787 and the
Mohawk River.
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Parks – This district includes existing neighborhood and regional parks, including the Cityowned park located between Lincoln Avenue, George Street, Central Avenue, and Spring
Street, as well as a linear section of land along the railroad corridor that forms the Study
Area’s western boundary.
As is often the case, the pattern of existing land uses is fairly consistent with the City’s zoning
districts. This also reflects the City’s recent planning efforts and initiatives, including preserving
traditional neighborhoods, revitalizing downtown, encouraging a mixing of uses, and reinvigorating
the waterfront.
Table 4. Current Zoning

3.5

Development Incentive Programs

The presence of incentive districts or economic development zones can improve the likelihood of
redevelopment by offering assistance to potential investors. New York State provides several
programs that offer enhanced financing and tax credits to developers of brownfield properties. In
addition to state programs, the Cohoes Industrial Development Agency (CIDA) and the Cohoes Local
Development Corporation (CLDC) also provide incentives for development. The CIDA provides
Industrial Revenue Bonds and Sale/Lease Back Transactions, as well as real property tax incentives
(i.e., CIDA PILOT), sales tax exemptions, and mortgage recording tax abatement. The CLDC is
responsible for a low-interest Business Loan Program. Finally, there are also several programs offered
through Albany County to assist businesses with development opportunities. For a more detailed
discussion of the various local development incentive programs available in the City of Cohoes, see
Appendix B (An overview of Community Development Opportunities in Cohoes for businesses).
3.5.1

Tax Credits

New York State’s Brownfield Cleanup Program (BCP) was established in 2003 and amended in 2008.
The BCP provides benefits for the cleanup and redevelopment of brownfield sites including liability
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relief and tax credits. Tax credits are provided in four areas; cleanup, redevelopment, real property
taxes and for the purchase of environmental insurance.
The establishment of the Brownfield Cleanup Program required the Empire State Development
Corporation to designate Environmental Zones (En-Zones), areas where these tax credits would be
further enhanced. As of the 2000 Census, Census Tract 129 was eligible for Part B of the En-Zone
program.
Owners of commercial properties on the National Register of Historic Places are eligible for a tax
credit of up to 20 percent of rehabilitation work from the federal government. Additionally, the New
York State Historic Preservation Office offers a 20 percent tax credit on income-producing and
residential properties, up to $5 million and $50,000, respectively, as part of the NYS Rehabilitation
Tax Credit program.
3.5.2

Empire Zones

Empire Zones are geographically defined areas that provide tax benefits to eligible businesses
physically located within the zone. A small portion of the Study Area (16 acres on 8 parcels) is
located within Empire Zone 52, substantially increasing the marketability of zone designated
properties. Existing businesses have incentives to stay in the area and possibly expand, while new
businesses have a unique opportunity for tax credits available to them upon locating into specific
areas within the BOA. It should be noted, however, that no new entrants will be accepted to the
program after June 2010.
3.5.3

Business Improvement District

A Business Improvement District (BID) can be formed to provide enhanced services for the benefit of
all district members. BID members pay an additional tax, and proceeds are used for services that
benefit from economies of scale, such as advertising, streetscape improvements, security, and
maintenance. Currently there are no BIDs in the City of Cohoes.
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Sites of Environmental Concern (Map 3)

One of the primary objectives of the NYS
Brownfield Opportunity Area program is to
address blighted properties that have been
impacted by the presence of brownfields.
Brownfields
are
properties
whose
redevelopment may be complicated by the real
or perceived presence of hazardous waste,
petroleum, pollutant or contaminant. Typically
these include industrial or commercial
properties that may have compromised the
area’s environmental integrity through their use.
A brownfield site may have an active
commercial or industrial operation, or may be a
vacant or abandoned property. Impacts of
brownfields can be far-reaching, affecting the
community at-large by lowering property values,
discouraging reinvestment, or by imposing
health and safety threats on the surrounding
community.
Despite these challenges, brownfields also
provide the opportunity for community
redevelopment. When assessed in a strategic
manner, as afforded by the BOA program, they
enable communities to develop area-wide
redevelopment strategies.
Development of
existing brownfields additionally removes
development pressures from greenfield areas
that may be present in peripheral areas. The
Environmental Protection Agency estimates that
redevelopment of brownfields may reduce
stormwater runoff between 47 to 62 percent
compared to greenfield development scenarios,
which introduce impervious surfaces to formerly
permeable areas.
Community benefits are increasingly evident as
projects
are
initiated
and
completed.
Environmental site assessments are conducted
and remediation, if determined necessary, is
completed.
This process is accomplished
through Phase I, Phase II and Phase III
Environmental Site Assessments (ESA’s, see
sidebar at right), as determined necessary. As
Bergmann Associates

ENVIRONMENTAL SITE ASSESSMENTS
Curbside Assessments
Completed as part of this investigation, these
are visual assessments that are intended to
identify the types of activities taking place on a
site and characteristics of a site that allude to
prior environmental impact (i.e. the presence
of groundwater monitoring wells).
This
assessment is conducted independently of the
EPA certified standard practices for
environmental site assessments, and is
intended to be a preliminary investigation.
Phase I Environmental Site Assessment
A Phase I Environmental Site Assessment is a
voluntary, non-intrusive investigation into
historical uses of the site and visible evidence
of environmental conditions based on publicly
available records and sources. Generally this
phase consists of:
site inspection;
interviews of site owners;
review of available documents and
databases; and
consideration of potential impacts
from adjacent properties.
Phase II Environmental Site Assessment
If a Phase I establishes that there is a
recognized environmental condition, a Phase II
ESA may be conducted to evaluate the
potential impacts. Typically this includes
sampling of environmental media which may
include soil, air, groundwater and surface
water.
Phase III Environmental Site Assessment
Based on the Phase II report, a Phase III may
be determined necessary. A Phase III consists
of:
design and implementation of
remediation measures; and
necessary reports and permits to
achieve cleanup of the site to site
specific standards.
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properties become shovel-ready, developers are eligible for tax credits and other financial benefits.
Redevelopment may additionally encourage reuse of surrounding properties.
3.6.1

Methodology

Each site within the Cohoes Boulevard BOA was evaluated for the likelihood of environmental
impacts in the past or the future. The purpose is to create an inventory of sites that identifies known
or potential environmental impacts and rank each site according to the likelihood to of
environmental impacts. Some of these sites may be active and viable businesses, new developments,
or vacant and derelict properties. The inventory is intended to provide the City with a reference tool
of historic land use and environmental impact so that it may easily identify next steps for properties
where redevelopment becomes feasible. Recommendations stemming from the exercise are
pertinent to a change in land use or ownership, and are not intended to suggest necessary actions on
the part of existing land owners who are actively and appropriately using their properties. This
research serves as one layer of analysis that should be taken into context with strategic sites and
existing land use to refine site specific recommendations.
To identify potential brownfield sites, research was conducted on the historic use and potential
environmental impact of each parcel located within the Cohoes Boulevard study area. Facility and
site information, maintained at both the state and federal level, was reviewed to determine
preliminary site conditions. Information was obtained from five main sources including:
Spills Incident Database (NYS DEC) – Maintained by the NYS DEC, this contains a listing of
chemical and petroleum spills throughout New York State, dating back to 1978. Information
includes the type and/or volume of contaminant spilled, media impacted, and the status of
the spill.
Remedial Site Database (NYS DEC) – This database contains listing of all properties that are
currently enlisted in one of the DEC’s remediation programs. The DEC programs are
distinguished by property ownership, type of assistance and level of cleanup required.
Bulk Storage Database (NYS DEC) – This database contains information on all Bulk Storage
Facilities within New York State including petroleum bulk storage, chemical bulk storage, and
major oil storage facilities. Facilities are classified by the volume of substance stored on-site.
Envirofacts Database (US EPA) – Information contained within this database is used to identify
whether or not a facility is certified to handle hazardous waste. The EPA utilizes specific
testing methods to determine whether or not material is hazardous.
Property Assessment Database (City of Cohoes) – This database contains the New York State
Office of Real Property Services (NYSORPS) land use classes, which identify the types of
activities that occur on individual properties.
Sites listed in any of the NYS DEC or EPA databases often warrant further attention because of
documented historic contamination, or because the nature of the facility is such that the potential for
environmental contamination is greatly increased. A visual site assessment was conducted for each
property identified through preliminary site review to gain a better understanding of the types of
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activities taking place on each property. A total of 57 sites were identified as candidates for curbside
assessments. According to the latest NYSORPS data, only five of these properties are currently
identified as vacant. Findings from the curbside assessment were incorporated into a GIS database to
create an interactive site profile form. The database is designed to streamline the City’s
understanding of property specific information.
Each site was then ranked according to the likelihood to contain contamination. Sites that qualify as
low environmental concerns are not likely to have levels of contamination that would require further
environmental investigation. Sites of moderate environmental concern may require a Phase I
Environmental Site Assessment (ESA) to determine if more invasive investigation is necessary.
Properties that were identified as high environmental concerns are likely to contain contamination
and require both a Phase I and Phase II ESA to assess contaminant levels and determine what
cleanup actions may be necessary. It should be noted that the BOA program provides funding for
Phase II ESAs for brownfield sites that are identified as strategic sites within the project area. Each
site category is discussed in further detail in the following sections.

BROWNFIELD QUICK REFERENCE GUIDE
“Closed” Spill Event:
Has been adequately addressed, according to the NYS DEC, and no further actions are
required.
In some cases, this does not indicate that the site has been fully remediated.
A spill may be closed for administrative reasons, such as multiple reporting of the same
incident.
The NYS DEC retains the right to require additional remedial work in the future if it
determines further action is necessary.
“Active” Spill Event:
Indicates that actions are necessary prior to acceptance for closure (i.e. groundwater
monitoring or soil removal and disposal).
Chemical Bulk Storage Facility: storage of any of the more than 1,000 chemicals identified by the
DEC.
Major Oil Storage Facility: storage of more than 400,000 gallons of product.
Petroleum Bulk Storage Facility: has combined capacity of more than 1,100 gallons.
Hazardous Waste: The EPA has specific procedures in place for identifying hazardous wastes,
which it defines as any waste that is potentially hazardous to health or the environment.
Large Quantity Hazardous Waste Generator: Any facility that is certified to generate more than
1,000 kilograms of hazardous waste per month.
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Low Environmental Concerns

Properties were generally considered to have low environmental concerns if the environmental
history of the site is minor and not anticipated to have significantly impacted the property. None of
the sites listed in this category would warrant any additional environmental investigation prior to
reuse. Within the Cohoes Boulevard study area, five sites are categorized as low environmental
concerns. These are generally sites that may have had a minor reported spill event (i.e. one gallon of
motor oil spilled with soil impact). The NYS DEC maintains a database that includes spill incident
reports generated through their Spill Response program. Each report identifies where the chemical
or petroleum spill has occurred, the material spilled, the media impacted, and the status of any
necessary cleanup actions. A spill may be “closed” once necessary remediation is complete, once a
spill is adequately addressed (as determined by the NYS DEC), or for administrative purposes.
Sites of low environmental concern are scattered throughout the study area. Each site had a spill
event that has subsequently been closed by the NYS DEC. In many cases, the amount of product
spilled was very small, indicating there was not significant environmental impact.
3.6.3

Moderate Environmental Concerns

Properties were generally identified as moderate environmental concerns if they were listed in an
environmental database, if prior use was unknown, if there was visual evidence of environmental
impact, or if groundwater wells were present on the property. Thirty-one of the 57 parcels identified
for curbside assessments ranked as moderate environmental concerns and comprise 19 percent of all
properties that received curbside assessments.
Spill Events
In many cases, sites with this ranking have had historic spills, the extent of which is unknown. All
spills have subsequently been closed by the NYS DEC, yet the nature of current activities on these
sites might be such that future spills are likely. Within the study area, 19 of the sites with moderate
environmental concerns have historic spills. Only one of these properties is considered vacant,
according to the latest NYSORPS data. This property is a sliver of land located at 35 Mechanic
Street, adjacent to a residential property. Each of these sites with history of a spill event would most
likely require a Phase 1 ESA prior to any redevelopment. This would be necessary to better identify
land use, environmental threats not visible from the roadside, and determination of whether further
environmental investigation is warranted. Properties with historic spill events are listed below:
600 Saratoga St
35 Mechanic St
282 Central Ave
188 Main St
25 Oliver St
18 New Cortland St
98 Congress St
58 Columbia St
8 Remsen St
228 Remsen St
226 Remsen St
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66 Canvass St
127 Canvass St
122 Mohawk St
120 Mohawk St
27 White St
170 Lancaster St
Central Ave (street number unlisted)
Bulk Storage Facilities
Seven sites were classified as moderate environmental concerns due to listing as petroleum bulk
storage facilities. The NYS DEC classifies bulk storage facilities as those having a combined storage of
more than 1,100 gallons. Bulk storage tanks require a higher level of regulation due to the volume of
contaminants. If storage tanks are not properly maintained, leaks or spills may occur, impacting soil
and possibly groundwater. Properties that are classified as Bulk Storage Facilities are listed below:
245 Ontario St
231 Saratoga St
115 Saratoga St
Bridge Ave (street number unlisted)
141 Saratoga St
18 Mohawk St
12 George St
Hazardous Waste Generators
Two properties were designated as moderate environmental concern because of their status as
hazardous waste generators. Facilities with this classification carry the certification to generate
hazardous waste on-site. This type of waste has stringent regulations in place for management and
disposal, due to the negative impacts it may have on public health and the environment.
The properties located at 625 Saratoga Street and 18 New Cortland Street are listed as Conditionally
Exempt Small Quantity Generators (CESQG). To qualify as a CESQG, a site must generate less than
27.5 gallons (220 pounds) of hazardous waste per month, and store no more than 275 gallons of
hazardous waste on-site. Hazardous wastes are those that are dangerous to public health or the
environment, as defined by the EPA through sampling and testing methods. These sites are subject to
stringent federal requirements to mitigate environmental impacts. Although listing as a CESQG does
not indicate hazardous waste was generated, the facility has the necessary certification to undertake
activities that may result in hazardous waste.
Curbside assessments indicate that the property at 625 Saratoga Street is currently a vacant gravel lot
with evidence of a prior structure. A printing business and distribution facility are present at 18 New
Cortland Street, though visibility of the site from the street was limited. A Phase I ESA would be
required to more thoroughly identify the historic use of each of these sites and to determine if a
Phase 2 would be warranted prior to site redevelopment.
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Summary – Sites of Moderate Environmental Concern
Each of the sites classified in this category have on-going or historic uses that make them susceptible
to contamination. All sites would likely require a Phase I ESA prior to remediation to determine
whether further investigation is necessary. In instances where the extent of contamination cannot be
determined, it may be necessary to conduct a Phase II ESA (see sidebar on previous page). Typically
a Phase II ESA requires soil, groundwater and surface sampling to generate recommendations to
address any existing contamination. Funding is available through the NYS DOS BOA program to
complete Phase II ESAs for sites that are considered strategic sites throughout the study area.
3.6.4

High Environmental Concerns

Sites that are considered high environmental concerns have multiple environmental concerns or
rigorous land use that suggests that contamination is likely to be or have been present on-site. Prior
to any redevelopment, all of the sites listed as high environmental concerns will require a Phase I
Environmental Site Assessment (ESA), and many will likely require a Phase II ESA. Findings from a
Phase I ESA will indicate which sites are likely to need more extensive environmental investigations.
Sites were classified as high environmental concerns if they were industrial uses with known site
history (i.e. service garage, prior dry cleaner) or had evident environmental concerns. In addition,
sites listed as Large Quantity Hazardous Waste Generators, active spill locations, or as NYS DEC
environmental sites with actions required were classified as sites with high environmental concerns.
Sites that are or have previously been involved in a NYS DEC remediation program are high
environmental concerns because contamination is known to be or have been present. In such cases,
however, contamination is either actively being addressed, or the site may have already been
remediated. Sites that are determined to have already been remediated will not warrant any
additional environmental investigations. In addition to listing in one of the environmental databases
with criteria that warrants additional investigation, sites were considered high concerns if the
following observations were made:
Active petroleum or bulk storage facility, not in compliance with regulations.
PBS or CBS tanks not registered or abandoned.
Leaking drums observed.
Possible on-site discharge of chemicals or sewage.
Extensive on-site fill or dumping activity.
Twenty-one sites were identified as high environmental concerns, constituting 80 percent of all
properties that received curbside assessments. Many of these properties were identified in multiple
databases, indicating that rigorous industrial or commercial activities have taken place at the site. See
Table 5 for a complete summary. All sites would require a Phase I ESA, which would identify the
need for a Phase II ESA at many of the sites. At sites where contamination is known to be present, a
Phase 1 ESA may be completed as part of the Phase II site assessment to increase cost-effectiveness
and efficiency. Recommendations from a Phase II ESA will generally identify whether remediation, a
soil management plan, or other mitigation measures are necessary prior to site redevelopment.
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Table 5. High Environmental Concern Properties
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Spill Event Sites
Fifteen of the 21 sites have had multiple documented petroleum spills that have impacted soil, air,
and, in many cases, groundwater. These sites are located throughout the Study Area and are
generally larger commercial and industrial properties. Although there are not any known active spills
located within the Study Area, many of the sites have had multiple spills that indicate the potential
for future contamination.
The highest number of spills was documented for the City of Cohoes Department of Public Works,
Mohawk Paper Mills Inc., and Norlite Corporation. Norlite Corporation, which is located on
Saratoga Street, manufactures ceramic materials and has more than 25 spill events, some of which
may still be active. Likewise, the Mohawk Mills Paper Co. and Department of Public Works sites
both have a history of spill events that have impacted soil and surface water.
In some cases, multiple parcels were associated with the same address and information was
attributed to both locations. Table 6 below, summarizes the spill events for each address without
duplicate information.
Table 6: Spill Event Summary - High Environmental Concerns

Bulk Storage Facilities
There are 11 petroleum bulk storage facilities that are located within the Cohoes Boulevard BOA.
Many of these sites have a combination of tanks that are out-of-service and in place, out-of-service
and have been removed, or are currently active.
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Two of the 11 sites are unregulated by the NYS DEC, indicating that tanks have been closed and
removed. The property located at 94 Columbia Street is currently a Stewart’s convenience store, but
was used as a service station in the past. Historically there were four underground storage tanks
(USTs) that have since been closed and removed. This site would require both a Phase I and Phase II
ESA prior to be converted to a different use. The second unregulated property is Langley
Automotive, an active service station, located at 230 Remsen Street. The pump pad appeared to be
intact during site visits and several vent pipes were visible throughout the property. No wells are
present to indicate that environmental investigation has been initiated on the property. A Phase I
and II ESA would be required if this site were to be redeveloped.
The remaining sites are active bulk storage sites with registrations due for NYS DEC renewal between
2011 and 2013. Included in these sites are the City of Cohoes DPW, Mohawk Paper Mills Inc.,
Berdar Auto Service, Hess Station, and Norlite Corporation. Norlite Corporation had information
documented on 30 tanks, some of which have been removed but many of which are still active and
in service. Each of these sites would require a Phase I and likely a Phase II ESA.
Hazardous Waste Generators
Six sites located within the Cohoes Boulevard BOA are classified as hazardous waste generators. The
EPA classifies hazardous waste generators by the volume of hazardous waste produced and requires
waste to be treated on-site, off-site, or arranged for off-site disposal. Waste that is characterized as
hazardous must be disposed of at certified landfills. Within New York State, the only landfill certified
to dispose hazardous waste is located in Niagara Falls, NY.
Three of the six sites are Large Quantity Hazardous Waste Generators, which are certified to
generate more than 1,000 kilograms of hazardous waste per month. Two of the sites are associated
with Norlite Corporation. The third large quantity hazardous waste generator is located at 8 Linden
Avenue and is a former manufactured gas plant (MGP) site that is part of NYS DEC’s Voluntary
Cleanup Program. Each of these sites would require a Phase I and Phase II ESA. The status of
environmental investigation underway at Linden Avenue is discussed further in the following section.
The remaining sites are classified as Conditionally Exempt Small Quantity Hazardous Waste
Generators. These sites are associated with Mohawk Paper Mills Inc. and the Hess Corporation. The
nature of activities on each property is such that a Phase I and likely Phase II ESA would be required
if these sites were to be redeveloped.
NYS DEC Remedial Sites
Only two sites located within the Cohoes Boulevard BOA currently participate in one of the NYS
DEC remedial programs. Enlistment in any of the remediation programs is indicative of
contamination that will need to be addressed through Phase II and Phase III ESAs. Both sites are
former or existing MGP sites and are enlisted in the Voluntary Cleanup Program. Byproducts from
coal gas production are likely of concern at these locations. The current status of each of these sites
is discussed further below.
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Site 1: 8 Linden Avenue – Former MGP Site
This site is located on Linden Street near Route 787 North. The Mohawk River borders the
site on the east, and Route 787 forms the western boundary. Most of the surrounding land
uses are residential. A Remedial Investigation (RI) and Supplemental RI program were
completed by early 2007 to delineate contamination at the site. Data gaps required
additional investigation at the site and a comprehensive RI report was anticipated during the
fall of 2009. Known site contamination includes polycyclic aromatic hydrocarbons (PAHs)
and volatile organic compounds benzene, toluene, ethylbenzene and xylene (BTEX). There
are known exceedences of both PAHs and BTEXs in the soil and groundwater at the site. The
river is additionally being evaluated to assess potential impacts from site contamination.
Site 2: NM Cohoes – Sargent Street MGP
The Sargent Street site is located near the intersection of Sargent Street and White Street.
The property operated as an MGP site from 1854 to 1870. The site was added to National
Grid’s multi-site Consent Order beginning December 14, 2009. To date, no site
investigations have been completed, however a site characterization is planned. It is likely
that significant levels of PAHs and BTEXs may be found in the soil or groundwater based on
historic site use. In addition, it is anticipated that coal tar may be present on site. Once site
investigation is completed, recommendations for site remediation will be developed and
implemented.
It may be necessary to impose environmental easements following
remediation. These easements are generally used to restrict future land uses or to require
engineering controls for the protection of both public health and the environment. Reuse of
the site will be contingent on effective remediation and any environmental easements that
may be necessary.
Community Identified Sites
In addition to sites listed in one of the NYS DEC or EPA databases, the community identified three
additional sites known or suspected to have been environmentally impacted. Two of these sites are
contiguous sites located in the eastern portion of the study area, while the third is located to the
north on Linden Street.
Site 1: Linden Street
This property is owned by St. Michael’s Catholic Church, and is currently a vacant property
that appears to have been excavated. Clusters of groundwater wells were visible throughout
the site, which generally indicates that shallow and deep groundwater is being monitored onsite. In addition, floor slabs were visible remnants on the property. It is unclear whether or
not remediation on-site has been completed. Further environmental investigation should
include a Phase II ESA if one has not already been completed.
Site 2: Whitehall Street – Former Landfill
The community identified a property at Whitehall Street as a former landfill. A berm hill was
observed on-site, however the site was poorly visible from the road. The uncertainty of the
types of materials disposed of while the site was an active landfill indicate that a Phase II ESA
would be required if the site were to be targeted for redevelopment.
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Site 3: 1 Whitehall Street – Scrapyard
This property is located adjacent to the former Cohoes Landfill and is an active scrap yard.
Scrap yards may have heavy impact on the properties on which they are located. The
scrapping of materials of unknown composition have the potential to release contaminants
such as poly-chlorinated biphenyls (PCBs), heavy metals, or petroleum based compounds
onto the site. Many contaminants were previously unregulated and may be present in older
products. This site would warrant a Phase II ESA if redevelopment were to become feasible,
and future uses may be limited depending on the type and level of contamination that may
be discovered.
3.6.5

Summary

The sites listed in the high environmental concern category will require additional investigations to
determine whether or not contamination exists on the property at levels that would require remedial
action prior to redevelopment. Many of the sites have multiple environmental threats, including
status as a hazardous waste generator, history of spill events, and listing as a bulk storage facility.
Table 5 summarizes the environmental
concerns present at each location that
KEY RECOMMENDATIONS
received a curbside assessment, as well as
required actions for redevelopment. It
For many of the sites ranked as moderate or high
should be noted that many locations that
environmental
concerns, it is recommended that a
are identified are viable businesses. The
complete ASTM Phase I Environmental Site Assessment
intent of this investigation is only to
(ESA), the industry standard, be conducted prior to any
identify
actions
that
would
be
redevelopment initiatives.
recommended if site redevelopment or
reuse becomes a feasible option, and not
A Phase I ESA is a voluntary, non-invasive investigation
to suggest that existing industrial or
that fulfills a federal regulation to perform an “all
commercial uses should cease operation.
appropriate inquiries” (AAI) into prior ownership and use
of the property to be eligible for certain defenses from
Many of the recommendations include
liability.
conducting a Phase I Environmental Site
Assessment, which is a voluntary, nonEven if a developer decides not to conduct a thorough
intrusive investigation. Several sites would
site assessment, many lenders may require a Phase I
most likely require Phase II investigation,
investigation prior to financing.
which should be combined with a Phase I
ESA, completed to industry standards.
This preliminary research, in context with each site’s location within the BOA, serves as one layer of
analysis to guide recommendations. Findings enable identification of contiguous sites, or sites along
important corridors that may be prioritized for redevelopment and may be eligible for additional
funding through the BOA program. Coupled with a market analysis, site specific recommendations
will be formulated that are in context with the BOA’s existing conditions and the community’s vision
for the future of the study area.
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Vacant & Underutilized Sites
Vacant Sites in the BOA

According to data obtained from the New York State Office of Real Property Services, 181 vacant
properties are located within the Study Area (see Section 3.3). Vacant sites are determined by real
property classifications through the City’s assessor, and include vacant commercial, residential, and
industrial lands. Of these 181 properties, 61 are in commercial or industrial areas, while 120 are
vacant residential properties. Only two of the 181 are identified as potential brownfields (112
Saratoga Street and 628 Saratoga Street). There are a few notable clusters of vacant properties in the
study area, including north of Ontario Street and east of Cohoes Boulevard.
While vacant sites can have negative impacts on a neighborhood or study area, they also provide
opportunities for new development. These sites, once confirmed to be free of environmental
contamination, provide a clean slate to developers because they typically do not require extensive
site preparation, potential demolition of existing structures, or retrofitting of existing buildings. Vacant
properties should be viewed as key opportunities for redevelopment in the BOA. Property that is
both vacant and occupying high-value locations are given priority in determining strategic sites for
redevelopment and infill development within the study area.
3.7.2

Underutilized Sites in the BOA

Underutilized sites are also identified based on field and site visits. Like vacant sites, these properties
provide increased opportunity for reinvestment in the city. These sites may have existing uses, but
those uses may not be considered the highest and best use for a given parcel when considering its
strategic location or potential to serve as a catalytic site for redevelopment. Underutilized sites are
identified as part of the planning process when considering opportunities for new project
development.
To be completed based on site visits

3.8

Land Ownership (Map 4)

Understanding property ownership and how it relates to future development opportunities within the
Study Area is necessary when considering and identifying future projects and land uses. Specific
projects may be more easily implemented and directed on lands owned by public entities. However,
privately owned properties are equally important. Engaging property owners and working with them
throughout the planning process is critical. If private property owners are involved in the process,
they are more likely to willingly work toward an agreed upon vision, provide access easements,
implement recommended design and site guidelines, sell property to investors interested in
redeveloping, or redevelop the property themselves.
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Table 7. Land Ownership

As is provided in Table 7, the vast majority of land within the Study Area is under private ownership.
The largest owner of publicly-held lands is the City of Cohoes (approximately 26 acres). The majority
of the City’s land is located in three areas:
The City-owned park located between Lincoln Avenue, George Street, Central Avenue, and
Spring Street (9.8 acres);
A vacant parcel located between SR 787 and the Mohawk River, south of a self-storage
facility (4.3 acres); and
The Department of Public Works garage located on Ontario Street between SR 787 and the
Mohawk River (3.4 acres)

3.9

Parks and Trails

As noted during the discussion of land uses, the Cohoes Boulevard BOA Study Area is home to one
large, ten-acre park owned by the City of Cohoes. Located between Lincoln Avenue, George Street,
Central Avenue, and Spring Street, this park offers one baseball/softball diamond and a large amount
of open space (see Figure 14). Based on the location of residential parcels, almost 30 percent of
Study Area residents are within 0.1 mile of this park. Further analysis reveals that almost two-thirds
of Study Area residents are within 0.25 mile of the park.
Like most traditional urban neighborhoods in the northeastern United States, much of the SR 787
Study Area is characterized by an extensive sidewalk network and is pleasantly walkable. Residents
of the Study Area also have access to an expansive network of trails through their direct connection
to the Mohawk Hudson Bike-Hike Trail. The Mohawk-Hudson Bike-Hike Trail began in the 1970s
as an effort to establish trails along the Mohawk River and the NYS canal system. There are currently
more than 130 miles of trail in this system. Specific to the Study Area, this trail travels along the
abandoned railroad corridor that forms a portion of the area’ western boundary.
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Currently in the design phase is the Erie
Canal Heritage Trail that will connect
Harmony Mills and the Cohoes Falls
Overlook Park to downtown Cohoes and the
Delaware Avenue multi-use trail located on
Van Schaick Island. This trail will tie into the
Mohawk Hudson Bike-Hike Trail in the
western portion of the Study Area and travel
east along Columbia Street. After crossing
Bridge Avenue over the Mohawk River onto
Van Schaick Island, the trail will continue
along Bridge Avenue to Van Schaick Park and
then to Delaware Avenue.
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Figure 14. Baseball diamond at the only
City-owned park in the Study Area

In addition to these trails, there are also several regional trails located near the Study Area, including:
The Old Champlain Canal Trail – this trail is located to the north of the study area in the
Village Waterford and connects to Cohoes via S.R. 32.
The Uncle Sam Trail – this trail is located east of the study area in the City of Troy and
connects to Green Island and the Mohawk Hudson Bike-Hike Trail from Troy via the Green
Island Bridge over the Hudson River.

3.10 Historic & Cultural Resources
Historic resources are a physical reminder that connects the past to the present. They help form
individual and collective identities, and contribute to a sense of place. In addition to their social and
economic importance, these resources can also have educational and recreational values. The
cultural and historic heritage of the City has played an important role in defining its character,
particularly along its waterfront and in its downtown business district. Specific to the Study Area are
three historic districts and three historic sites, all of which are listed on the National Register of
Historic Places (see Figure 15). Given the number of resources within the Study Area, the City of
Cohoes should use the BOA process to leverage these assets to market and promote this portion of
the City.
3.10.1 Historic Districts
Historic districts are groups of buildings, properties or sites that have been designated as historically
or architecturally significant. Within designated districts, individual properties are classified as being
contributing or non-contributing resources. Contributing resources are those buildings, structures, or
objects that add to the historic integrity of architectural qualities that make the district significant. In
many historic districts, property owners are required to adhere to historic rehabilitation standards and
reviews, including those located in the City of Cohoes.
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Specific to the Study Area are three historic districts:
Downtown Cohoes Historic District
The Downtown Cohoes Historic
District covers approximately 30
acres, encompassing most of the
City’s downtown business district. Of
the 175 properties located within this
district, 165 are considered to be
contributing properties. Most of these
contributing properties date to the
period from 1820 to 1930, when
both the Erie Canal and Harmony
Mills were mainstays of the City’s
economy. In terms of architectural
style, properties in the district range
from Federal to Art Moderne, with
only a few late 20th century intrusions.
The Downtown Cohoes Historic
District was officially recognized and
added to the National Register of
Historic Places in 1984. In recent
years the City of Cohoes has made
considerable efforts to protect these
valuable resources.
Olmsted Street Historic District
This much smaller historic district is
Figure 15. The Harmony Mills Historic District
directly adjacent to the Downtown
(brown), the Olmsted Street Historic District
Cohoes Historic District, but covers
(green), the Downtown Cohoes Historic District
(red) and three historic sites (red stars) are
only four aces. Located along two
located within the Study Area
blocks of Olmsted Street, this district
is representative of the City's
economy at its peak during the mid- to late 19th century. Within this district is a former
textile mill complex, a section of the original Erie Canal (now filled-in), and three blocks of
row houses constructed for the millworkers. The mill was used to manufacture clothing until
late into the 20th century and has recently been converted into a mixed-use complex with
apartments, retail and office space. The three blocks of row houses are now used to provide
affordable housing through the Section 8 program. The Olmsted Street Historic District was
added to the National Register of Historic Places in 1973.
Harmony Mills Historic District
Although this historic district covers almost 200 acres, only 1.5 acres fall within the Study
Area. When it opened in 1872, Harmony Mills was located along the Mohawk River and the
old Erie Canal and was the largest cotton mill complex in the world. The Harmony Mills
Historic District was included on the National Register of Historic Places in 1978; it was
further declared a National Historic Landmark in 1999. In 2007, the Clover Architectural
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Group renovated some of the mill structures into high-end residential lofts (i.e., The Lofts at
Harmony Mills). The Lofts at Harmony Mills complex is located approximately ¼ mile outside
of the northwestern boundary of the Study Area.
3.10.2 Historic Sites
There are three historic sites located within the Study Area that are included on the National Register
of Historic Places:
Cohoes Music Hall
Built in 1874, the Cohoes Music Hall is located at 56 Remsen Street and falls within the
Downtown Cohoes Historic District. This four-story brick building is characterized by an
unusually decorative front façade and is considered the best example of the Second Empire
architectural style in the City of Cohoes. The music hall was added to the National Register
of Historic Places in 1971 and, in 1984, was listed as a contributing property when the
Downtown Cohoes Historic District was added to the National Register of Historic Places.
After falling into disuse during the middle of the 20th century, the music hall began putting on
performances again following an extensive renovation during the early 1970s. In addition to
being the fourth oldest music hall currently in use in the country, the building is also home to
the City’s visitor center.
Silliman Memorial Presbyterian Church
Built in 1896 and originally located at the intersection of Ontario Street and Mohawk Street,
this Romanesque Revival sandstone structure was demolished in 1998. This structure was
first listed on the National Register of Historic Places in 1979 and still appears on the list even
though it is no longer standing.
Delaware and Hudson Railroad Freight House
Officially added to the National Register of Historic Places in 1998, this historic freight house
was located on property owned by the Delaware and Hudson Railroad between Cohoes
Road and Mohawk Street. This structure is no longer in existence.

3.11 Transportation Systems
3.11.1 Roadways
The City’s downtown core maintains a well organized road network, with a traditional grid pattern
street system that is compatible with its urban character.
The Cohoes Boulevard BOA Study Area is traversed by just over 15 miles of roadways, of which
almost 6 miles are classified as state roads (i.e., SR 32, SR 470, and SR 787). As noted previously,
access into the Study Area is provided by the following roadways:
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Columbia Street (SR 470) from the west;
Saratoga Street (SR 32) from the north and
south;
Ontario Street (SR 470) from Simmons
and Van Schaick Islands to the east;
Bridge Avenue from Van Schaick island to
the east;
Dyke Avenue from the southeast; and
SR 787 from the south
The SR 32/SR 787 corridor is the dominant
transportation corridor within the Study Area.
Running parallel to one another along the eastern
edge of the Study Area, these two roadways create
a visual and physical barrier between the
neighborhoods to the west and the waterfront.
The primary east-west roadway for vehicles
traveling through the Study Area is Ontario Street
(SR 470). Unlike SR 787, this state road is situated
on a local street and is thus better integrated into
the urban fabric. City streets carry all other
vehicular traffic, providing arterial, collector and
local level roadways that link together
neighborhoods, commercial centers, municipal
services and the larger transportation context.
3.11.2 Traffic Volume

Figure 16. AADT Values for State
Roads in the Study Area (2008)

Traffic volumes provide an indicator for both safety and economic potential. While larger and faster
traffic flows are a potential impediment to pedestrian connectivity and safety, these same factors are
considered a positive when siting commercial and retail development. Identifying a balance
between safety and visibility is key to making land use recommendations within the BOA.
Traffic volumes along critical segments of roadway within the BOA are provided in Figure 16, as
obtained from the NYS Department of Transportation. Average Annual Daily Traffic (AADT) is the
total volume of vehicle traffic of a highway or road for a year divided by 365 days. These figures are
typically estimated through traffic counts conducted over the course of several days and extrapolated.
It should come as no surprise that SR 787 experiences a high level of daily traffic, serving as one of
the primary thoroughfares between the City of Cohoes and the rest of the Capital District to the
south. Specific recommendations for the corridor will be developed in subsequent portions of the
BOA study in an effort to both capitalize on the traffic volumes and to balance the vision of the
community to make SR 787 a more aesthetically pleasing and pedestrian safe environment. Also
experiencing large daily traffic volumes is that portion of SR 470 (Ontario Street) near the central
business district.
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3.11.3 Rail Service
To be completed
3.11.4 Public Transportation
To be completed

3.12 Public Infrastructure
The ability of existing infrastructure to support additional demand is an important aspect to consider
during community revitalization efforts. Upgrades to these infrastructure components is time
consuming and very expensive. Prior knowledge of service and capacity limitations will help
determine development phasing and financing strategies.
3.12.1 Sanitary Sewer & Water Service
To be completed
3.12.2 Treatment Capacity
To be completed

3.13 Natural Resources
The natural characteristics of a community have a critical impact on overall land use patterns and on
the choice between conservation and development alternatives. In some cases, these natural
characteristics are limitations that will create impracticalities to development because of associated
costs of land preparation, improvements, or construction. In other cases, critical and unique areas
would be forever lost if development were to proceed unencumbered. In these instances, efforts
must be made to protect valuable natural resources which still exist. Development can also highlight
or enhance the utilization of natural resources, resulting in the best design alternative for the
community and environment.
Like historic and cultural resources, natural resources can serve as a basis for education and
interpretation, attracting both locals and visitors to the study area. As the BOA is further developed,
opportunities for protection, education, and interpretation of unique resources will be thoroughly
explored. Natural resource characteristics are considered in order to gain a better understanding of
existing conditions within the Study Area and to identify parcels that may be better suited as
development sites or as natural or improved open space.
3.13.1 Waterbodies
In addition to the Mohawk River flowing along the Study Area’s eastern boundary, there are also
several minor tributaries to the Mohawk River that flow through the area.
Watersheds
Watersheds are those areas of land from which groundwater and surface water drain into a particular
waterbody. Watersheds are typically identified by their Hydrologic Unit Boundary (HUC)
identification numbers. Developed by the U.S. Geological Survey (USGS), hydrologic unit
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boundaries provide a hierarchical method
for delineating and identifying drainage
basins to ensure a working, seamless dataset
across community lines. Each watershed is
assigned a unique hydrologic unit code
according to its size and location, with the
larger 8-digit sub-basins (e.g., the Mohawk
River watershed) subdivided into smaller 11digit subwatersheds. Watersheds into which
the Study Area drains include the Lisha Kill
watershed (HUC-11) and the Mohawk River
watershed (HUC-8). Note that the Lisha Kill
watershed is a subwatershed of the larger
Mohawk River watershed (see Figure 17).
Mohawk River
The Mohawk River and Hudson River are
the two predominant natural features in the
City of Cohoes. Specific to the Study Area,
the Mohawk River travels along its eastern
boundary for more than a mile before it
turns back north and drains into the Hudson
River. The small tributaries to the Mohawk
River flow through the southern portion of
the Study Area. Additionally, the Mohawk
River is the source of potable water for the
City of Cohoes.

Figure 17. Study Area in relation to
the Lisha Kill Watershed

3.13.2 Water Quality
The NYSDEC has implemented several programs to monitor the waters of the state, assess the quality
of these waters, conduct research to better define the nature of pollutants, sources and impacts on
water quality, and develop management strategies to enhance and protect these waters.
The NYSDEC Division of Water is responsible for the routine monitoring of trends in water quality,
and identification of water quality problems. This monitoring effort is coordinated through the several
active programs that provide varied findings across the spectrum of water resources. Several
assessment and reporting programs are utilized to evaluate monitoring results and report on water
quality.
Based on water quality monitoring and reporting done on the portion of the Mohawk River adjacent
to the Study Area, the NYSDEC has classified this section of the river as having Minor Impacts.
Waterbodies having Minor Impacts are those where less severe water quality impacts are apparent
but uses are still considered fully supported. According to the 2002 Mohawk River Basin Waterbody
Inventory and Priority Waterbodies List:
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Aquatic life support and recreational uses (fishing, swimming) in this portion of the Mohawk
River are affected by silt/sediment loads, elevated nutrient concentrations and pathogens.
Urban runoff and municipal CSOs [combined sewer overflows] are considered the primary
sources. Although there is no agriculture along this reach of the river, nonpoint source loadings
from agricultural activities throughout the basin are also thought to contribute to impacts in
this reach. Hydro-modification and flow diversions also impact water uses.
No water quality information is available to assess the support of designated uses in the minor
tributaries located in the southern portion of the Study Area.
3.13.3 Flood Hazard Areas (Map 5)
Flooding is a natural and recurring event that results from heavy or continuous rainfall that exceeds
the soil’s absorptive capacity and the flow capacity of rivers and streams. Once these capacities are
exceeded, the waterway overflows its banks and spills into adjacent low-lying areas. Floodplains are
these adjacent low-lying areas that are most subject to recurring inundation. Given that these areas
have the potential to be inundated, urban expansion in floodplains presents a broad range of issues.
First, there is the impact to water quality, including increased rainfall runoff, higher water
temperatures, larger and faster peak flooding events, larger pollutant concentrations and channel
modifications. Of primary concern to the Federal Emergency Management Agency (FEMA) is the
economic loss due to structural damage from flood waters. When floodplains are developed, flood
elevations are increased resulting in serious consequences for existing development.
Floods, and floodplains, are generally identified based on their statistical frequency of occurrence. A
“100-year floodplain”, for example, is an area that is subject to a one percent or greater chance of
flooding in any given year (100-year floodplains are also known as Special Hazard Flood Areas).
Depending on the degree of risk desired for a given analysis, any other statistical frequency of a flood
event may be selected (FEMA flood maps delineate the 1.0 percent/100-year and 0.2 percent/500year floodplains). Given that this study area is bounded by two very large watercourses, both 100year and 500-year floodplains were evaluated.
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Table 8. Floodplains

Based on an analysis of the Federal Emergency Management Agency’s (FEMA) Q3 flood data,
approximately 27 percent of the Study Area is within a mapped floodplain. As is depicted in Map 3
and Table 8, 100-year floodplains comprise the vast majority of floodplains within the 787 Avenue
BOA study area. Most of these floodplains are located along the Mohawk River, between SR 787
and the shoreline.
3.13.4 Wetlands (Map 5)
Wetlands, defined in terms of their physical geography, are those areas located at the interface
between terrestrial and aquatic ecosystems and comprise a wide range of hydrologic and vegetative
conditions. Wetlands are some of the most productive and diverse ecosystems in the world and, as
such, provide important habitat for a variety of species along the Hudson River and Mohawk River
corridors. In addition to providing food and habitat for a wide range of plant and animal species,
wetlands also contribute to water quality. By impeding drainage flow from developed land, wetlands
can filter out pollutant- and sediment-laden run-off prior to it entering streams, thus improving water
quality. To accurately account for wetland areas within the Study Area, two data sets were included
in this analysis – NYSDEC wetlands and National Wetlands Inventory (NWI) wetlands.
The NYSDEC identifies and regulates all freshwater wetlands greater than 12.4 acres in size and
protects an adjacent area of 100 feet around those wetlands. As part of the mapping process, each
wetland is assigned to one of four ranked regulatory classes, depending upon the degree of benefits
supplied:
Class I
Class II
Class III
Class IV
The highest quality wetlands are identified as Class I and can be characterized by their large size,
diversity of vegetative communities, or the presence of rare or endangered species. Class IV
wetlands, on the other hand, do not provide the ecological benefits that are provided by wetlands of
the other three classes and, as such, are not considered as valuable. Wetlands in this class can be
characterized by their small size or the presence of invasive and/or exotic species, for example.
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Based on the results of an analysis of the NYSDEC wetland data, only 0.10 acre of NYSDEC Class I
wetlands are located within the Study Area.
Wetland areas are also mapped by the U.S. Fish and Wildlife Service through the National Wetlands
Inventory (NWI). The National Wetlands Inventory identifies all wetlands, regardless of size and
regulatory status, based on the interpretation of aerial photography, soils maps, and on-the-ground
surveys. Additionally, NWI wetlands are classified according to cover type and hydrologic condition
(e.g., semi-permanently flooded, palustrine forested wetland).
Table 9. NWI Wetlands

Based on an analysis of NWI data (see Table 9 and Map 5), almost nine acres of wetlands are located
within the Study Area. With the exception of two small wetlands totaling less than one-half acre, all
of these wetlands are associated with the Mohawk River. The predominant wetland type within the
Study Area is lacustrine/deepwater wetlands, comprising 55.9 percent (5.0 acres) of all NWI
wetlands.
3.13.5 Steep Slopes (Map 6)
Situated in the northern portion of the Hudson River Valley, a great glacial valley that extends from
Lake Champlain to New York City, the Cohoes Boulevard BOA Study Area is located where the
Mohawk River empties into the Hudson River. With elevations ranging from 10 feet above mean sea
level (msl) to 171 feet msl, the Study Area rises approximately 161 feet as it extends from the
Mohawk River towards its western boundary. The average elevation within the Study Area is 60 feet
msl.
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Table 10. Slopes

As a rule, steep slopes are more susceptible to erosion than flatter slopes. As such, understanding the
location and abundance of steep slopes can help to determine an area’s development potential and
identify the most appropriate use or form for that area. When considering erosive potential, slopes
greater than eight percent are considered to be steep; slopes greater than 15 percent are considered
to be very steep, limiting their development potential. Table 10 summarizes the relative presence of
steep slopes within the study area (see Map 4). While almost 25 percent of the Study Area is located
on slopes greater than eight percent, most of these areas are confined to lands directly adjacent to
roadways and railroad tracks, as well as the Mohawk River waterfront. The average slope for the
Study Area is six percent.
3.13.6 Soil Characteristics (Map 7)
According to data provided by the USDA Natural Resources Conservation Service (1992), there are
15 mapped soil units present within the study area (see Table 11 and Map 7). Of these 15 mapped
soil units, three comprise approximately 70 percent of the Study Area:
Urban land-Udorthents complex, 0 to 8 percent slopes (Ut) – 154.5
Nassau channery silt loam, rolling (NaC) – 83.3 acres ( 20.7 percent)
Teel silt loam (Te) – 44.6 acres (11.1 percent)

acres (38.3 percent)

A brief description of each of these three soil units follows:
Urban land- Udorthents complex
This soil group consists of nearly level and gently sloping areas of Urban land and areas of clayey and
loamy Udorthents. Within this soil group, Udorthents are typically covered concrete, asphalt,
buildings, or other impervious materials. As such, most of these soils are artificially drained by sewer
systems, gutters, and ditches. Given that these soils are generally associated with older, established
neighborhoods, some areas of fill material contain considerable amounts of fine pieces of brick,
pottery, and coal ashes. Due to the urban nature of these soils, few building sites are available,
unless old buildings are razed. Onsite investigation is needed to properly evaluate and plan the
development of sites for a specific purpose. This soil type dominates the northern half of the Study
Area, although a small grouping is also present along the southern boundary.
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Nassau channery silt loam
This shallow soil is generally confined to bedrock-controlled ridges and hills and is somewhat
excessively drained. The depth of the soil is limited by the presence of bedrock, which is located
only 10 to 20 inches below the surface. While there is construction equipment that can excavate
through the bedrock, the location of this material can be a serious limitation when attempting to
construct dwelling units with basements or local roads and streets. Given the shallow soil depth and
its potential for erosion, most areas will require additional soil material for landscaping. This mapped
soil unit is limited to the southern portions of the Study Area, west of SR 787.
Teel silt loam
Located primarily on floodplains along major watercourses, this nearly level soil is very deep and
moderately well drained (although small areas of somewhat poorly drained soils, poorly drained soils,
and very poorly drained soils can also be found in this soil group). While the depth to bedrock
exceeds 60 inches, this soil group is characterized by a seasonal high water table that is only 18 to 24
inches below the surface from February to April. Given the soil group’s location along major
watercourse, flooding is the primary limitation for dwellings with basements and local roads and
streets. This mapped soil unit is confined to the waterfront areas along the Mohawk River, east of SR
787.
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Table 11. Soil Types

Of direct importance to brownfield redevelopment is the soils ability to absorb precipitation.
Accordingly, the Natural Resource Conservation Service has classified soils into four Hydrologic Soil
Groups (HSG) based on the soil's runoff potential – A, B, C, and D. Additionally, soils where the
water table is within 24 inches of the surface receive a second classification – “/D” (i.e., A/D, B/D, or
C/D). Note that this “/D” is different than Group D described below. Based on a review of soil data,
there are four hydrologic soil groups present within the Study Area – A/D, B, C, and D (see Table 12
and Map 6). A brief description of each is provided below:
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Group A – Soils in this group have low runoff potential when thoroughly wet. Water is
transmitted freely through the soil. Group A soils typically have less than 10 percent clay and
more than 90 percent sand or gravel and have gravel or sand textures.
Group B – Soils in this group have moderately low runoff potential when thoroughly wet.
Water transmission through the soil is unimpeded. Group B soils typically have between 10
percent and 20 percent clay and 50 percent to 90 percent sand and have loamy sand or
sandy loam textures.
Group C – Soils in this group have moderately high runoff potential when thoroughly wet.
Water transmission through the soil is somewhat restricted. Group C soils typically have
between 20 percent and 40 percent clay and less than 50 percent sand and have loam, silt
loam, sandy clay loam, clay loam, and silty clay loam textures.
Group D – Soils in this group have high runoff potential when thoroughly wet. Water
movement through the soil is restricted or very restricted. Group D soils typically have greater
than 40 percent clay, less than 50 percent sand, and have clayey textures. In some areas,
they also have high shrink-swell potential.
Table 12. Hydrologic Soil Groups

3.13.7 Surface Geology
An analysis of surface geology was also conducted for the Cohoes Boulevard BOA study area as the
type and location of these materials can have important implications for development. Areas
characterized by shallow bedrock, for example, can complicate construction activities that require
excavation to depths below the exposed bedrock. Using data provided by the New York State
Museum (NYSM), it was determined that surface geology of the study area is comprised of two
materials – recent alluvium and lacustrine silt and clay (see Table 13). Recent alluvium is defined by
the NYSM as “oxidized fine sand to gravel, permeable, generally confined to flood plains within a
valley, in larger valleys may be overlain by silt, subject to flooding, thickness 1-10 meters”, while
lacustrine silt and clay is defined as “generally laminated silt and clay, deposited in proglacial lakes,
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generally calcareous, low permeability, potential land instability, thickness variable (up to 50
meters)”. As is depicted in Table 13, the vast majority of the Study Area’s surface geology is classified
as recent alluvium.
Table 13. Surface Geology

3.13.8 Groundwater
In terms of groundwater, it is important to
understand the location and type of aquifers
that underlie the Cohoes Boulevard BOA Study
Area. Generally, two types of aquifers exist –
confined and unconfined aquifers. Confined
aquifers are those groundwater storage areas
sandwiched between two layers of impermeable
materials (e.g., clay) and impede the flow of
water into and out of the aquifer. Unconfined
aquifers do not possess an upper confining layer
and are instead bounded by the water table.
These types of aquifers, especially those located
near the surface, are particularly vulnerable to
contamination.
Based on an analysis of data provided by the
NYSDEC, approximately 72 percent of the
Study Area lies over an unconfined aquifer (see
Figure 18). Even so, the Mohawk River serves
as the primary potable water source for the City
of Cohoes.
Figure 18. Aquifers (green) in the
Study Area
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3.14 Retail Market Analysis
The development of an Retail Market Analysis ensures that market-based recommendations for the
study area are considered in conjunction with physical and spatial recommendations. The market
analysis enables the identification of realistic redevelopment sites, a multi-phased land use plan, and
timeframes for redevelopment scenarios. Understanding the development scenarios that will lead to
the greatest long-term investment and benefit for the community is directly tied to understanding the
local markets, both regionally, citywide, and within the study area.
3.14.1 Regional Economic Outlook
The general economic outlook for the region was analyzed using data from the 8-county Capital
Region (which includes Warren, Washington, Rensselaer, Columbia, Greene, Albany, Schenectady,
and Saratoga Counties, as defined by Empire State Development) to determine what factors may
impact the ability of the Cohoes Boulevard BOA to capitalize on various redevelopment scenarios.
This section compares the Capital Region to New York State and the Nation in terms of job growth,
regional industry demands and economic base. A more extensive overview of this information is
provided in Appendix C. This information helps provide background information and a context for
the market analysis. It is important to acknowledge that the Trade Area does not function in isolation
but rather is impacted by the region in which it is located.
The economic base of the Capital Region is heavily weighted towards government, health care, retail
trade and professional/technical services, with approximately 50 percent of the region’s jobs
attributed to these four sectors. Industry experts project a four percent growth in the number of new
jobs between 2010 and 2015. As a comparison, the Upstate region has projected growth of three
percent, the State projects four percent growth, and the United States projects six percent growth.
The unemployment rate for the Capital Region at the end of 2009 was 5.5 percent. The highest
unemployment rate is in the Mining industry with 18 percent unemployment as a percentage of the
total jobs in this category. The industry with the highest number of unemployed residents is
Government, with nearly 6,000 residents unemployed.
The industry with the lowest unemployment rate is the utilities industry with only one percent
unemployed, or 20 unemployed persons. Other industries with low unemployment rates include
Real estate and rental and leasing (1.9 percent), Management of companies and enterprises (2.1
percent), and Educational services (2.2 percent).
The real estate and rental and leasing industry not only has low unemployment rates but are also
expected to grow at one of the quickest rates between 2010 and 2015, adding almost 5,200 jobs (19
percent increase). However, this category includes many part time jobs as well as landlords that may
be supplementing their primary income. Other categories projected to see a notable increase in the
number of jobs include Construction (15.3 percent), Mining (13.6 percent), and Professional and
Technical Services (12.2 percent). Complete unemployment and employment data by industry is
provided in Appendix C.
Among the industries expected to see the largest employment increases, Professional and Technical
Services would be the most appropriate for locating within the Cohoes Boulevard study area. This
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industry was examined in more detail. Within this category, occupations expected to increase by
more than 500 jobs by 2015 include management analysts, personal financial advisors, and
securities, commodities, and financial services sales agents. Additionally, accountant and auditor
occupations are expected to increase by 12 percent with over 300 additional jobs.
3.14.2 Retail Market Analysis
Introduction
To study the local factors that would impact local reuse and redevelopment, a retail market trade
area was established. The Trade Area consists of a 15-minute drive time from the intersection of
Remsen Street and White Street. This Trade Area captures a segment of the regional population that
can reasonably be assumed to comprise a majority of the market that the City of Cohoes would
serve. As such, analysis of this Trade Area will provide insights into consumer characteristics and
behaviors for the Cohoes market that local leaders can use to guide their discussions on
redevelopment potential within the area. Figure 19 below is illustrates the 15-minute drive time
Trade Area boundary. The analysis provides some initial insights into the types of retail businesses
that might be a good fit for the study area.
Figure 19: Trade Area Defined by 15-Minute Travel Time
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Retail Leakage/Surplus Analysis
The table on the following page shows existing retail sales (“Supply”) in the Trade Area and retail
potential (“Demand”) broken down by three and four-digit NAICS code. The difference between
supply and demand is called a “retail gap.” A large retail gap can identify a potential opportunity for
retail growth. For example, sectors with a positive retail gap (leakage) might be appropriate markets
to pursue because residents are currently leaving the Trade Area to make purchases, so a new
business might be able to capture that spending. Alternatively, a category showing a negative retail
gap (surplus) might indicate the presence of a niche market that the area could build on.
Sales Leakage
The demand for goods and services that is not being met locally is referred to as sales leakage, shown
on Table 14 as a positive retail gap. The leakage occurs because consumers make purchases at
establishments located outside the defined trade area. For example, there were approximately $208
million in retail sales in the Full Service Restaurants category in the Trade Area. However, Trade Area
residents spent approximately $261 million. Therefore, residents spent about $53 million outside of
the Trade Area at full-service restaurants. This $1.3 million is considered sales leakage.
Sales leakages are normally viewed as a potential opportunity for unmet demand in a trade area to
be recaptured by new local businesses. Sectors experiencing leakage from the Trade Area include:
Auto Parts, Accessories, & Tire Stores
Electronics & Appliance Stores
Specialty Food Stores
Health & Personal Care Stores
Gasoline Stations
Jewelry, Luggage, & Leather Goods Stores
Sporting Goods, Hobby, Book, & Music Stores
Other Miscellaneous Store Retailers, which includes any retailer of new miscellaneous
specialty items not covered by any other category on the list.
Full-Service Restaurants
Drinking Places – Alcoholic Beverages
It is important to note that just because a retail sector is exhibiting leakage within a particular trade
area does not automatically indicate that it will be a good fit for that trade area, and many other
factors should be examined when determining whether a retail category should be pursued through
concerted business attraction efforts. The retail potential for additional stores within the Trade Area is
analyzed later in this report and identifies which categories have enough retail leakage to potentially
support additional retail businesses.
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Table 14. Trade Area Retail Surplus and Leakage
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Sales Surplus
If the supply of goods sold exceeds trade area demand, it is assumed that consumers who live outside
a defined trade area are coming into the trade area to spend money. This creates a sales surplus. A
sales surplus is shown as a negative retail gap in Table 14. As shown in the table, all of the retail
categories, except the ten categories noted above in the Sales Leakage section, exhibit a surplus.
This is not surprising, given the vast retail offerings located in the 15-minute drive time Trade Area,
including Colonie Center Mall, Crossgates Mall and numerous national chain stores located along
major travel corridors throughout the region including NYS Route 9, Wolf Road, Route 7, etc. These
retail offerings serve a large portion of the Capital District population beyond the Trade Area
boundaries. The sales surplus findings clearly illustrate the fact that many consumers who live
outside the Trade Area travel into the trade area to do their shopping.
The sales surplus numbers themselves do not tell a very specific story, except that the Trade Area
already has a substantial amount of retail. Undoubtedly, there is a great deal of consumer spending
occurring in the Trade Area that Cohoes could potentially capture. The degree of success that
Cohoes might experience in this regard will depend largely on the quality of any retail development
that takes place. The fact that the sales surpluses are so high across the board means that the
competition for retail dollars within this Trade Area is strong. As a result, any proposed large-scale
retail development will need to distinguish itself from other offerings in the area in order to attract
consumers. This means taking great care to ensure that a strong retail concept is built through careful
planning. If the City desires to pursue large-scale retail as part of their revitalization strategies, one
recommendation is to look into building a waterfront retail entertainment district, which is something
that the Capital District does not currently offer. If large-scale retail is not something that Cohoes
would like to pursue, then focusing on the retail leakage categories that fit best into a smaller-scale
downtown setting would be more appropriate. The next section looks at those categories in more
detail.
Retail Use Feasibility Study
While the table in the previous section identifies a number of industry sectors experiencing leakage
from the Trade Area, which does not mean that brand new businesses of those types that locate in
the Trade Area would inherently be successful. By performing a retail use feasibility analysis, this
section identifies which of the categories with leakage have enough demand to potentially support a
new business in the Trade Area. This type of analysis helps to identify target businesses that are likely
to be successful. The analysis assumes that 25 percent of the existing leakage in each category can
potentially be recaptured by new businesses. The actual recapture rate for each category will vary
and depends on existing amenities, commuting patterns, and consumer affinity towards certain stores
or brands.
Table 15 below shows the number of potential new businesses that could theoretically be supported
in each category in the Trade Area if 25 percent of the leakage is recaptured and the new businesses
have similar annual sales as the national average for stores in each category. Of note is the high
number of full-service restaurants that could be supported by capturing some of the existing sales
leakage.
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Table 15. Retail Opportunities

Trade Area Retail Gap: Equals sales leakage in Trade Area for industry group.
25% Recapture Rate: Equals 25% of the Retail Gap.
# of Potential Businesses: Potential recapture divided by National Ave Sales.
National Ave Sales: Equals average sale per store of indicated type in USA.
Source: ESRI, Camoin Associates

Market Segmentation Analysis
In addition to basic demographic data analysis, another useful tool in determining the characteristics
of a particular trade area is market segmentation, which is defined as the classification of consumers
according to demographic, socioeconomic, housing, and lifestyle characteristics.
Market
segmentation is based on the concept that people with similar demographic characteristics,
purchasing habits, and media preferences naturally gravitate toward each other and into the
communities in which they live. Using socioeconomic indicators such as income, employment, age,
housing type, and other factors, ESRI Business Analyst separates a population within a defined
geography into one or more predefined classifications, or segments. ESRI has 65 predefined
segments, and will identify the predominate segments within a community. This is useful to gain a
general feel for the spending habits, tastes, and cultural preferences of a community.
It is important to understand that the classifications and labels for defined market segments are
generalizations. The descriptions of each segment are based on comparisons with the U.S. as a
whole, and reflect the propensity of households within that segment to exhibit certain demographic,
lifestyle, and consumer characteristics relative to the overall population. Nevertheless, market
segmentation analysis can provide a useful perspective in understanding existing and potential
customers residing within a defined area. A summary and brief description of the major “Community
Tapestry” segments within the Trade Area is included below.
Table 16 below shows the five largest tapestry segments as identified by ESRI for the Trade Area
followed by a brief description of each segment. Together, the top five tapestry segments capture
almost half of the households in the Trade Area.
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Table 16. Top Five Tapestry Segments

Source: ESRI.

Cozy and Comfortable (11.8%) – Residents of this market segment are settled, married, and
still working. The median age for Cozy and Comfortable residents is 41 years, whereas the
overall Trade Area median age is 36.8 years. The median household income for this segment
is $66,000, which is higher than the Trade Area median ($51,818). Many couples are still
living in the pre-1970s single-family homes in which they raised their children. Home
improvement and remodeling are important to Cozy and Comfortable residents. Although
some work is contracted out, homeowners take an active part in many projects, especially
painting and lawn care. Television is important to this group; many households have four or
more sets. Reading the newspaper is part of the routine for many within this group. When
going out to eat, Cozy and Comfortable residents typically eat at sit-down family restaurants.
Great Expectations (9.6%) – This market segment is dominated by young singles and young
married-couple families with a median age of 33.2 years. Median household income is
approximately $37,000, which is much lower than the median household income for the
overall Trade Area ($51,818). In general, these residents typically are just starting their career,
are not yet focused on retirement investing and do not have the resources to travel
extensively. Primary employers of this market include manufacturing, retail and the service
industry. Residents in this market segment enjoy a young and active lifestyle including going
out to dinner, night clubs, and movies. They occasionally eat at fast food chains and often
shop at major discount and department stores.
In Style (9.3%) – Residents of this market segment live in the suburbs but prefer the city
lifestyle. The median household income is $71,177 (compared to $51,818 for the Trade Area
as a whole). Professional couples predominate, with a slightly older population (median age
of 39.9). This group tends to live in affluent neighborhoods of metropolitan areas across the
US. In Style residents are more educated compared to the U.S. Very computer savvy, these
residents go online daily to research real estate information, do their banking, track
investments, and make purchases. In Style residents stay fit by exercising, eating a healthy
diet to control weight, buying low-fat foods, and taking vitamins. They attend live musical
performances, take domestic vacations, read magazines, listen to news-talk radio, and watch
professional sports events on TV.
Old and Newcomers (8.8%) – Residents of these transitional neighborhoods are either
beginning their careers or retiring. More than half of the population has moved within the last
Bergmann Associates

Page 63

City of Cohoes
Cohoes Boulevard BOA Nomination Study

SECTION 3 – INVENTORY AND ANALYSIS OF THE BOA

5 years and over 60% rent their living quarters. They range in age from their 20s to 75 and
older. This demographic is made up of singles and shared households. Educational
attainment, college, and graduate school enrollment are above average. Their purchases
reflect the unencumbered lifestyles of singles and renters. They spend less at grocery stores
than larger households. They read fiction and non-fiction, newspapers, and magazines.
Leisure activities for Old and Newcomers are as varied as their ages. They watch TV, listen to
contemporary hits radio, go to the movies, and rent DVD’s to view at home. Vacations are
arranged to keep in touch with out-of-town relatives and friends.
Main Street, USA (8.3%) – Residents of this market live in a mix of household types, similar to
the U.S. distribution. The median household income is $57,082, which is higher than that of
the overall Trade Area. These neighborhoods are located in the suburbs of smaller cities in
the Northeast, West, and Midwest. Family-oriented and frugal, these residents go out
occasionally, but are most likely to stay home and watch a rented movie or play games with
their children. When going out to eat, Main Street, USA, residents typically eat at family
restaurants such as Friendly’s or Red Robin. They play baseball, basketball, and go swimming.
They listen to classic hits and rock radio and watch cartoons and courtroom shows on TV.
They will invest in small home improvement and remodeling projects, usually doing the work
themselves instead of hiring a contractor.
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3.15 Strategic Sites
The identification of environmentally sensitive sites is the first step in identifying potential strategic
sites in the study area that have the greatest potential for remediation, redevelopment, and/or
investment. However, in addition to considering existing environmental conditions and current
vacancy status, planning level criteria should also be considered when identifying sites that may have
exceptional potential to serve as catalysts for revitalization and redevelopment.
Planning level criteria includes, but is not limited to:
Location (near water, employment centers, tourism generators, etc.);
Existing and recommended future land use;
Ownership status;
Potential to provide public amenities or improve quality of life;
Furthers the recognized goal of the community;
Size of individual properties; and
Accessibility.
When evaluating individual sites within the Cohoes Boulevard BOA it is clear that although some
sites provide notable opportunities for significant new development, there are also sites with existing
buildings and facilities whose enhancement could serve to further revitalization efforts on
surrounding properties. Thus, strategic sites within the study area have been divided into two
categories, 1) strategic development sites and 2) strategic enhancement sites, as further summarized
below.
3.15.1 Strategic Development Sites
To be completed.
3.15.2 Strategic Enhancement Sites
To be completed.
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SECTION 4 – SUMMARY ANALYSIS

Summary Analysis, Findings & Recommendations of the BOA &
Strategic Brownfield Sites

To be completed.
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GENERAL ECONOMIC OUTLOOK – COHOES BOULEVARD BOA
Introduction
Camoin Associates was retained to provide a regional economic overview as part of the existing
conditions analysis for the Cohoes Boulevard BOA Nomination Study. This report is intended to provide
context for discussion of redevelopment scenarios within the BOA by illustrating regional trends that
shape the commercial real estate market for the City of Cohoes and more specifically for the BOA. In
order to identify important issues and opportunities impacting the BOA, employment and industry trends
in the 8-county Capital Region (which includes Warren, Washington, Rensselaer, Columbia, Greene,
Albany, Schenectady, and Saratoga Counties, as defined by Empire State Development) were examined.
For public and private sector employment data, Camoin Associates relied on Economic Modeling
Specialists, Inc. (EMSI) (www.economicmodeling.com). EMSI combines covered employment data from
the Quarterly Census of Employment and Wages (QCEW) produced by the Department of Labor with
data from the Regional Economic Information System (REIS) published by the Bureau of Economic
Analysis (BEA) and augmented with County Business Patterns (CBP) and Nonemployer Statistics (NES)
published by the U.S. Census Bureau. Projections are based on the latest available EMSI industry data
combined with past trends in each industry, industry growth rates in national projections (Bureau of Labor
Statistics), and projections and data from the New York State Department of Labor.
The data includes all employment covered by unemployment insurance – only the self-employed, student
workers, unpaid family workers, and some agricultural workers are excluded. Unlike the decennial
Census, QCEW measures jobs by place of work, not place of residence, so it is a strong measure of
economic activity taking place in a particular region.
Most of the data presented in this report are broken down into industry sectors, organized using the North
American Industrial Classification System (NAICS). The analysis was performed primarily at the twodigit NAICS code level, which is the highest aggregated level available. A listing of the 2-digit NAICS
codes used for this analysis can be found below.

1

NAICS Code

Description

11

Agriculture, forestry, fishing and hunting

21

Mining

22

Utilities

23

Construction

31-33
42

Manufacturing
Wholesale trade

44-45

Retail trade

48-49

Transportation and warehousing

51

Information

52

Finance and insurance

53

Real estate and rental and leasing

54

Professional and technical services

55

Management of companies and enterprises

56

Administrative and waste services

61

Educational services

62

Health care and social assistance

71

Arts, entertainment, and recreation

72

Accommodation and food services

81

Other Services, Except Public Administration

90

Government

Source: EMSI Complete Employment - 1st Quarter 2010

Unemployment
The table below shows total current jobs and unemployment numbers in the Capital Region for the first
quarter of 2010 by two-digit NAICS code. The unemployment rate is shown as a percentage of total jobs
in that category for the Capital Region, New York State, and the US as a whole.
Unemployment is especially high in the following industries:
Mining
Construction
Accommodation and food services
Administrative and Waste Services
Manufacturing
Unemployment is relatively low in the following industries:
Utilities
Real Estate and Rental and Leasing
Management of Companies and Enterprises
Educational Services
2

Capitol Region Unemployment
NAICS
Code

Description

2009
Jobs

December
Unemployment

Percent of Total Jobs
Capitol
Region

NYS

USA

90

Government

121,712

5,936

4.9%

5.5%

3.7%

44-45

Retail trade

70,474

4,704

6.7%

9.2%

9.9%

72

Accommodation and food
services

37,985

4,233

11.1%

13.2%

12.4%

23

Construction

32,219

4,184

13.0%

17.1%

16.5%

Manufacturing

31,360

2,669

8.5%

10.5%

11.9%

25,932

2,345

9.0%

11.6%

11.2%

52,335

2,294

4.4%

4.8%

5.1%

81,101

1,971

2.4%

3.8%

4.7%

28,368

1,313

4.6%

6.6%

6.2%

31-33
56
54
62
81

Administrative and waste
services
Professional and technical
services
Health care and social
assistance
Other services, except public
administration

52

Finance and insurance

34,500

1,226

3.6%

3.9%

4.2%

71

Arts, entertainment, and
recreation

14,643

1,168

8.0%

9.1%

7.8%

51

Information

12,098

755

6.2%

6.1%

7.8%

42

Wholesale trade

15,986

744

4.7%

6.2%

6.8%

61

Educational services

23,058

513

2.2%

4.5%

6.4%

25,377

494

1.9%

2.6%

2.5%

17,993

476

2.6%

4.9%

6.8%

8,780

187

2.1%

2.1%

2.2%

53
48-49
55

Real estate and rental and
leasing
Transportation and
warehousing
Management of companies
and enterprises

21

Mining

1,001

182

18.2%

18.2%

7.2%

11

Agriculture, forestry, fishing
and hunting

6,157

146

2.4%

2.5%

4.8%

22

Utilities

1,937

20

1.0%

1.6%

4.2%

Source: EMSI Complete Employment - 1st Quarter 2010
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Employment Growth
The following table shows the projected change in total private sector employment in the Capital Region,
Upstate New York, New York State and the U.S. for the period 2010 - 2015. The ‘Upstate New York’
region is shown on the map below and includes all New York State counties except: Bronx, Dutchess,
Kings, Nassau, New York, Orange, Putnam, Queens, Richmond, Rockland, Suffolk and Westchester. The
data for Upstate New York is provided to allow comparison to the Capital Region without the data being
skewed by New York City statistics, which tend to be much different than the rest of New York State.
Upstate New York Region

Employment Growth Summary
Region

2010 Jobs

2015 Jobs

Change

Capital Region
Upstate NY
New York State
United States

451,608
3,121,311
7,563,697
126,202,764

470,955
3,204,958
7,872,884
134,320,791

19,347
83,647
309,187
8,118,027

% Change
4%
3%
4%
6%

Average Hourly
Earnings
$19.81
$19.54
$22.76
$19.24

Source: EMSI Complete Employment - 1st Quarter 2010

Employment in the Capital Region is projected to increase by 19,347 jobs (4%) over the next five years.
The Capital Region is adding jobs at the same rate as New York State, faster than Upstate NY, and slower
than the nation as a whole. Average hourly earnings is slightly higher in the Capital Region than in all of
Upstate NY.
4

Employment by Industry
The table below shows projected employment changes by industry and average annual earnings per
worker (EPW) from 2010 to 2015. The industries are listed from largest to smallest in terms of number of
workers.
The data below reflect healthy projected growth in the regional economy. Government is the largest
employment sector, which is not surprising given that the region hosts the bulk of state agency
employment. Filling out the top five industry sectors are a host of other service-oriented industries: health
care, retail, professional and technical services, and accommodation and food services. Of note is that the
health care sector, the professional and technical services sector, and the finance and insurance sector are
all projected to experience significant growth over the next five years.

NAICS
90
62
44-45
54
72
52
23
31-33
81
53
56
61
48-49
42
71
51
55
11
22
21

Capital Region Projected Employment Change by Industry
Change in
Number of
Description
2010 Jobs
2015 Jobs
Jobs 20102015
Government
Health care and social assistance
Retail trade
Professional and technical services
Accommodation and food services
Finance and insurance
Construction
Manufacturing
Other services, except public
administration
Real estate and rental and leasing
Administrative and waste services
Educational services
Transportation and warehousing
Wholesale trade
Arts, entertainment, and recreation
Information
Management of companies and
enterprises
Agriculture, forestry, fishing & hunting
Utilities
Mining
Total

Current
EPW

122,434
83,365
70,775
54,284
38,364
35,681
33,628
31,141

121,498
91,123
71,405
60,929
38,990
38,833
38,763
30,296

-936
7,758
630
6,645
626
3,152
5,135
-845

$65,197
$44,745
$30,129
$65,237
$19,470
$56,411
$55,569
$71,381

28,643
27,116
26,689
23,334
18,279
16,021
15,210
12,163

29,570
32,293
29,372
24,153
18,930
15,884
16,848
12,445

927
5,177
2,683
819
651
-137
1,638
282

$31,536
$15,909
$30,349
$40,303
$56,214
$72,693
$17,702
$64,462

8,988
6,078
1,906
1,056
655,155

9,533
5,882
1,819
1,200
689,765

545
-196
-87
144
34,610

$68,760
$29,406
$126,577
$57,141
$48,413

Source: EMSI Complete Employment - 1st Quarter 2010

Two industries that generally consist of “office” jobs, which might benefit from being located within a
downtown setting, include the professional and technical services industry and the finance and insurance
5

industry. As such, these industries were analyzed in more detail to determine the top occupations within
each industry and the expected change in the number of workers to be employed in these occupations
over the next five years. The following table illustrates the top occupations within these industries.
Occupations expected to increase by more than 500 jobs by 2015 include management analysts, personal
financial advisors, and securities, commodities, & financial services sales agents. Additionally,
accountant and auditor occupations are expected to increase by 12% with over 300 additional jobs.
Top Occupations within Select Industries
Technical and Professional Services Industry
Occupation
2010 Jobs 2015 Jobs
Change
Lawyers
3,456
3,658
202
Management analysts
3,364
4,034
670
Photographers
2,986
3,143
157
Accountants and auditors
2,747
3,085
338
Computer programmers
1,880
2,046
166
Bookkeeping, accounting, & auditing
clerks
1,473
1,635
162
Managers, all other
1,424
1,572
148
Finance and Insurance Industry
Occupation
2010 Jobs 2015 Jobs Change
Personal financial advisors
4,124
5,251
1,127
Insurance sales agents
3,017
3,146
129
Securities, commodities, & financial
services sales agents
2,999
3,682
683
Customer service representatives
2,150
2,184
34
Tellers
2,013
2,065
52
Claims adjusters, examiners, and
investigators
1,808
1,843
35
Insurance claims and policy processing
clerks
1,515
1,448
-67
Source: EMSI Complete Employment - 1st Quarter 201

6

% Change
6%
20%
5%
12%
9%
11%
10%
% Change
27%
4%
23%
2%
3%
2%
-4%

Economic Base
Another way of examining the regional economy is to look at which sectors and industries are responsible
for bringing income to the region. Industries generally do this by exporting products and services to
purchasers located outside the study region. This approach attempts to show which groups of industries
really drive a region’s economy; that is, which sectors bring the most dollars into a region, rather than
circulating dollars that are already present.
Economic base sectors are groupings of broadly related industries with no claims made about their interdependence. In contrast, NAICS sectors are grouped by similar products and production processes.
Economic base sectors are created for convenience to describe a broad type of activity that brings money
into a region, for example, "Manufacturing," or "Visitors."
The following chart and table show how much of the region’s earnings can be attributed to the activities
of regional establishments in each sector. Note that the size of each of these sectors depends more on each
one’s export orientation than on each one’s total employment.
2010 Economic Base - % of Capital Region’s Earnings Attributed to Each Sector

7

Capital Region – Economic Base
Sector
Jobs
Jobs %
Government
185,795
29%
Residents` Outside Income
145,374
23%
Services
127,111
20%
Manufacturing
55,274
9%
Finance
39,071
6%
Visitors
26,131
4%
Exogenous Investment
23,301
4%
All Other
18,534
3%
Communications
13,911
2%
Agriculture
4,060
1%
Construction
3,519
1%
Mining
937
0%

EPW(K)
$56
$39
$47
$57
$49
$34
$48
$57
$48
$33
$52
$50

Source: EMSI Complete Employment - 1st Quarter 2010

Government, residents’ outside income, and services make up the three largest income generating sectors
in the trade area. As stated previously, government is a major part of the Capital Region economy,
particularly state government. The pie graph shows that over 33% of the region’s earnings can be
attributed to this sector. This is because government operations located within the Capital Region attract
many visitors from outside the region. These visitors buy food, clothes, hotel rooms, entertainment, etc.,
which supports jobs in the industries that provide those goods and services. Those jobs are thus included
in the government sector of the region’s economic base because government is “responsible” for those
jobs through its jobs multiplier.
Residents’ outside income includes various sources of income from outside the region, which residents in
turn spend in the regional economy. Examples of outside income include outside earnings (e.g., income of
residents who commute or telecommute to an employer outside the region), capital or property income
(investment dividends, royalties, rents), and transfer payments (unemployment benefits, welfare, Social
Security payments, etc.). This sector accounts for 23% of the jobs and 18% of the earnings in the Capital
Region. This high percentage might reflect the workers who commute from adjacent communities outside
the region, such as Schoharie, Montgomery, and Fulton Counties, as well as western Vermont and
northwest Massachusetts. A portion of this sector might also reflect Capital Region residents who receive
transfer payments.
The services sector includes a variety of services including retail, personal care, and restaurants. This
sector contributes over 19% of the Region’s earnings. Services which generate the most earnings include
engineering services, college and university services, and local government services.
The manufacturing industry has historically been a major part of the Capital Region economy and this
remains true today. The pie graph shows that over 10% of the region’s earnings can be attributed to this
sector. Existing infrastructure, history, accessibility, and availability of fresh water make the region a
good location for manufacturing. It is also important to note that employees of the manufacturing industry
exhibit relatively high earnings per worker.
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Cluster Analysis
A group of industries closely connected by supply chains and/or similar labor pools is considered an
industry cluster. The following chart shows the projected change in number of jobs for the top 10 clusters
in the region over the next five years. In correlation with the Employment by Industry discussion provided
above, the businesses and financial services cluster is the largest employment cluster within the Capital
Region. This cluster is projected to add 12,472 jobs over the next five years.
The arts, entertainment, recreation, and visitor industries cluster is also one of the top clusters within the
Capital Region. Top occupations within this cluster include writers and authors, waiters and waitresses,
and musicians and singers. This cluster is expected to grow over the next five years, indicating that more
businesses within this cluster may move into the region.
It is also notable that several of the top industry clusters within the region provide technology related jobs.
Computer programmers, computer software engineers, computer support specialists, and network systems
analysis’s are occupations common within the energy, biomedical, information technology, defense and
security, and computer and electronic product manufacturing clusters.
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Best Industries to Meet Capital Region Requirements1
The table below shows the purchasing needs of existing regional industries at the most detailed level
available (6-digit NAICS code level), along with how much of those needs are satisfied inside and outside
the region. The difference between these is the “import gap.” For example, businesses and residents in the
Capital Region purchase $603 million each year from businesses in the Engineering Services industry.
However, only $155 million of that spending stays local in the Capital Region. The remaining $447
million leaks out of the region.
The ten industries with the largest import gaps in the Capital Region are shown in the table below. All of
the industries listed below are present in the Capital Region, with the exception of petroleum refineries
and light truck and utility vehicle manufacturing. Within each of these industries there is room to expand
current operations or target additional companies. Of note is the fact that many of the industries that are
projected to grow as pointed out above (finance, insurance, and banking) also appear here as industries
with existing import gaps. This serves as a strong indicator that more companies of these types will likely
be locating in the region in the near future.
Best Industries to Meet Regional Requirements
NAICS
Code

Description

$ Required
(K)

324110
522110
524210
221210
531210
541330
336112
551114
523110
523120

Petroleum refineries
Commercial banking
Insurance agencies and brokerages
Natural gas distribution
Offices of real estate agents and brokers
Engineering services
Light truck and utility vehicle manufacturing
Managing offices
Investment banking and securities dealing
Securities brokerage

$1,788,103
$1,123,772
$1,058,512
$499,746
$827,940
$603,218
$435,173
$1,031,775
$345,336
$459,110

$ Satisfied
in Region
(K)
$0
$387,445
$423,802
$42,279
$378,940
$155,380
$0
$675,078
$9,495
$125,970

Difference
(K)

In
Region

$1,788,103
$736,327
$634,711
$457,467
$449,000
$447,838
$435,173
$356,698
$335,841
$333,140

no
yes
yes
yes
yes
yes
no
yes
yes
yes

Source: EMSI Complete Employment - 1st Quarter 2010

1

The “Best Industries to Meet Regional Requirements” analysis is based on EMSI’s input-output model which uses the national input-output
matrix provided by the federal Bureau of Economic Analysis. This is combined with the national Total Gross Output, the regional Total Gross
Output, the land area of the subject region, regional dividends, interest, rent and transfers data and regional in/out commuter patterns in order to
calculate regional requirements, imports and exports. After using matrix algebra to calculate the regional multiplier, the resulting matrix is
multiplied by the sales vector and converted back to jobs or earnings. Specifically, this data comes from the U.S. Department of Commerce,
Bureau of Economic Analysis, and Industry Economic Accounts: Benchmark & Annual Input-Output (I-O) Accounts.
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