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1.1

SECTION 1 – PROJECT DESCRIPTION

Project Description
Introduction

The Brownfield Opportunity Area (BOA) program is administered by the New York State Department
of State (NYSDOS) in cooperation with the New York State Department of Environmental
Conservation (NYSDEC).
The program provides community-based organizations (CBO) and
municipalities with the planning and decision-making tools necessary to develop and implement
revitalization strategies for areas impacted by the presence of brownfields.
What is a Brownfield?
The New York State Department of Environmental Conservation (NYSDEC) defines a brownfield as
“any real property where development or reuse may be complicated by the presence or potential
presence of a hazardous waste, petroleum, pollutant, or contaminant.” Brownfields generally
comprise properties that historically included industrial or commercial operations that likely resulted
in environmental impairment. They can be anything from large-scale industrial uses to laundromats
or former gas stations.
How Brownfields Can Impact Your Community
Regardless of the use that created potential environmental concerns on a site, the impacts on a
neighborhood are often one in the same. The inability to redevelop these sites, without remediation,
can have a significant impact on neighborhood revitalization efforts. Often brownfields are left vacant
and, over time, they become deteriorated. This can create an obstacle for a neighborhood that sees
itself, and desires to portray itself as safe, attractive, and desirable. Brownfields are often a major
hindrance to revitalization efforts as they may actually discourage investment in an area. They can
also further facilitate neighborhood blight and negative perceptions.
Purpose and Intent of the BOA Program
The New York State BOA program was developed in 2003 specifically to address the growing
concern over the impact of brownfields on communities that are trying to identify opportunities for
reinvestment and economic development. The BOA program is intended to assist communities with
the development and implementation of area-wide revitalization plans for areas impacted by
multiple brownfield properties. The program is structured to be a community-led process thereby
resulting in a revitalization strategy that reflects the vision and goals of the community. The BOA
program is a three-step process that includes a pre-nomination study, a nomination study, and an
implementation strategy.
Phase 1: Pre-Nomination Study – The Pre-Nomination phase is the pre-planning phase that
allows a community to gain a better understanding of the opportunities and constraints
related to brownfields and revitalization efforts. The key objectives in completing a PreNomination Study are to identify a manageable and justifiable Study Area boundary, conduct
a preliminary analysis of existing conditions within the Study Area, identify preliminary
Bergmann Associates
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opportunities and constraints, and begin to engage the community and stakeholders in a
visioning and planning process.
Phase 2: Nomination Study – The Nomination phase includes a comprehensive and thorough
analysis of the Study Area. Existing conditions that may have some implication on
redevelopment, revitalization, and achieving the identified vision are inventoried and
assessed. Additional research and curbside assessments of potential brownfield sites are
completed. In addition to physical characteristics, an analysis of economic and market trends
is completed to assist in strategy development. Sites are identified as having potential to serve
as catalysts for further reinvestment based on a variety of environmental, community, and
economic factors. It is during this phase that specific recommendations for revitalization are
identified and targeted implementation strategies are drafted.
Phase 3: Implementation Strategy – The Implementation phase identifies a range of potential
projects and tasks that may be undertaken to achieve the study vision and goals. Projects
and implementation tasks are personalized to meet the specific needs of each BOA.
Individual Nomination (Phase II) site assessments of suspected brownfield properties can be
undertaken for targeted sites to better determine needs and remediation strategies.
Nomination assessments differ from Pre-Nomination assessments in that soil and ground
water and surface sampling in suspect areas are conducted for Phase II assessments. The
development of detailed reuse and redevelopment strategies for targeted sites and marketing
and branding efforts are also typical in this phase of the program.

Bergmann Associates
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Boundary Description and
Justification

Regional Context (Figures 1 and 2)
The Delaware Avenue BOA is located
along the eastern edge of the City of
Cohoes, New York. Situated in the
southwestern corner of where the
Mohawk River empties into Hudson
River, the City forms part of the
northeastern boundary of Albany
County (see Figure 1). As part of New
York State’s Capital District, the City of
Cohoes is a short distance from the
Cities
of
Albany
(12
miles),
Schenectady (20 miles), and Watervliet
(5 miles). Additionally, the City of Troy
is immediately across the Hudson River
from Cohoes.

Adirondack
Park
Rochester

Cohoes

Buffalo

Capital
District
Albany

Figure 1. The Capital District
in New York State

Catskill
Park
New York
City

In terms of transportation, three State
Routes traverse the City – SR 32, SR
470, and SR 787 – while Interstates 87
and 787 are less than four miles and
two miles from the City, respectively
(SR 787 becomes I-787 approximately
1.5 miles south of Cohoes). The
Delaware Avenue BOA Study Area
(Study Area, hereafter) is connected to
the rest of the City, as well as to the
City of Troy, by SR 470 (Ontario
Street), which runs east-west and
bisects the Study Area (see Figure 2).
Delaware Avenue, which runs northsouth along the Mohawk River,
provides the City’s only direct
connection to Peebles Island State
Park.
As part of recent planning initiatives,
the City of Cohoes has identified
waterfront development as a major
component of its revitalization effort.
In addition to its location at the
confluence of the Mohawk and
Bergmann Associates
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Hudson Rivers, the City has a rich
maritime heritage as it was traversed
by the original Erie Canal and was
home to the historic Matton
Shipyard. While many communities
within the Capital District are located
along the shores of these two rivers,
very few contain as much readily
developable land as does the City of
Cohoes, particularly within the Study
Area. Covering just over 375 acres,
the Study Area encompasses both
Van Schaick and Simmons Islands
and boasts more than 8,000 feet of
Hudson River waterfront and 18,000
feet of Mohawk River waterfront.
Given the Study Area’s waterfront
location, combined with the lack of
developable waterfront land in the
region, the Study Area represents a
unique opportunity for Cohoes to
capitalize on its natural assets.

Boundary Justification (Figure 3)
The Delaware Avenue BOA Study Area encompasses all of both Van Schaick and Simmons Islands,
which comprise the eastern boundary of the City of Cohoes. Bounding the Study Area on all sides,
the Mohawk and Hudson Rivers provide an intuitive demarcation for defining the project’s study
limits. Additionally, many of the potential brownfields are located along the waterfront that makes
up the boundary of the Study Area. With Van Schaick Island in particular, the definitive boundary
formed by the rivers enhances the sense that the neighborhoods and commercial areas share an
identity with the current brownfield and underutilized sites. This collective identity is such that the
dilapidated state of several highly visible sites has a direct impact on the perception of the
neighborhoods and commercial areas. The brownfield sites can serve as a deterrent to investment in
surrounding areas. Finally, as noted in Section 1.11, the City of Cohoes has implemented several
planning efforts specific to revitalizing these two islands. Taken together, these factors justify the
proposed project boundary.

1.3

Redevelopment Vision, Goals, and Objectives

Over the past several years, the City of Cohoes has completed several planning efforts that directly
relate to the revitalization of the Study Area (see Section 1.11). To build on these efforts, the City
has extracted from these efforts a vision and series of goals and objectives to help guide decisions and
future investments relevant to the BOA program. Each of the goals is supported by strategic
objectives [to be added] drawn from input generated by the public, steering committee, project
Bergmann Associates
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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.

VISION FOR THE COHOES BOULEVARD BOA STUDY AREA
To be developed.

Goal 1 – Improve Access to the Waterfront and Make it a Destination
Van Schaick and Simmons Islands together boast 5 miles of waterfront property. However,
significant stretches along the rivers, especially the east side of Van Schaick Island, are occupied by
vacant or active uses that are not necessarily the highest and best use of that land. A few residential
developments in recent years have started to reverse that trend, and more are planned. The City
needs to capitalize on this momentum and continue to revitalize underutilized sites. Future projects
should contain enhancements for public access to the river and should have spaces for a variety of
activities programmed into their design.
Goal 2 – Create More Open Space and Improve Access to Trails
In order to stand out as a unique destination within the region, the Delaware Ave BOA must
integrate private development with attractive recreation areas. This effort will build on the identity
established by Peebles Island State Park immediately north of the study area. There are additional
opportunities for small parks that will enhance the waterfront experience as well as provide
recreation opportunities for island residents. The study area also has an opportunity to expand its
network of multi-use trails. These corridors will connect important destinations and serve both locals
and the region, making Cohoes a premier destination and crossroads for trails.

Bergmann Associates
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Goal 3 – Encourage Context-Sensitive and Mixed-Use Development
The study area is home to numerous sites, some quite large, that have the potential for
redevelopment. This presents an opportunity for the City to ensure that future development is of a
high-quality design and is consistent with the vision and goals for the study area. A mix of uses,
including residential, retail, offices, and recreation will contribute to the vitality of the islands. These
uses should not be designed to operate in isolation, but rather complement one another and be
physically integrated. Additionally, the design of new buildings should respect the historic context
and natural setting of the islands.
Goal 4 – Promote Safe Pedestrian, Mass Transit and Automobile Transportation
The provision of balanced transportation choices is key to the study area’s successful revitalization.
Improving conditions for pedestrian and bicycle traffic will enhance the business environment and
encourage a slower pace for residents and visitors. In particular, the safety of pedestrians and
motorists on Ontario Street will contribute to the health of the business district. Future mixed-use
development along Delaware Avenue should similarly consider the needs of multiple modes of
transportation rather than just automobile access. Finally, the City should continue to work with the
CDTA to explore expanded bus service on the islands.
Goal 5 – Develop Improved Connections to the Downtown Business District
Although the islands have the opportunity to develop a unique waterfront identity, they should also
have a stronger physical connection to downtown. This entails improvements to Ontario Street and
Bridge Avenue, with streetscape enhancements to the Ontario Street bridges a high priority. The
recent replacement of the Bridge Avenue bridge will assist in this connection, as will the proposed
trail connection between the Mohawk-Hudson Bike-Hike Trail and the Delaware Avenue Trail. The
City should recognize that these corridors, along with the 112th Street bridge to Lansingburgh, are
important gateways to Cohoes from the surrounding region.
Goal 6 – Advance Environmental Clean-up
The presence of brownfields and underutilized sites on the islands has contributed to the negative
perceptions often associated with the study area. The BOA program will help position these sites,
and study area overall, to engage in environmental cleanup and redevelopment. This has already
occurred on some sites on Van Schaick Island, and the City should encourage this momentum to
build and spread throughout the study area.

Bergmann Associates
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Community Overview

This section provides a general overview of the Delaware Avenue BOA Study Area and describes
how it relates to both the City of Cohoes and Albany County. The community overview includes a
summary of key demographic, social, and economic characteristics, as well as a discussion of
historical trends and community features relevant to the planning process. An understanding of
existing conditions and trends within the Study Area and region will inform the planning process and
assist community leaders in making decisions concerning the neighborhood. 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. Specific to the Study Area, Block Groups 1, 2, and 3 of Census Tract 127
encompass the entirety of Van Schaick and Simmons Islands (see Figure 4). Given this information is
ten years old, some differences may exist between current, on-the-ground conditions and what is
provided in this document. Whenever possible, more recent data is used.
Cohoes – The “Spindle City”
The City of Cohoes was founded during the early
1700s as part of the Manor of Rensselaerswyck, a
Dutch colonial feudal system developed around
farming. The first part of Cohoes to be settled and
farmed was Van Schaick Island, formerly known as
Cohoes Island and Adam’s Island. During the mid18th century, Van Schaick Island became part of a
military transportation corridor extending north
from Albany during the French and Indian Wars.
The island was also the site of several military
encampments during the French and Indian Wars,
as well as during the Revolutionary War. In fact,
the Van Schaick Mansion (built during the 1730s)
was one of the sites used as a military headquarters
by the Americans under General Philip Schuyler
and General Horatio Gates.
Following the end of the Revolutionary War and the
declaration of our independence, Cohoes was
Figure 4. Three Block Groups are
transformed from a sleepy agricultural outpost to a
located in the Study Area
hub of industry. In 1817, construction began on
the Erie and Champlain Canals, with the Cohoes
sections completed in 1823.
Cohoes was
incorporated as a village within the town of Watervliet in 1848 and chartered as a city in 1869.
Given the City’s location at the confluence of the Mohawk and Hudson Rivers, as well as the junction
between the Erie and Champlain Canals, it was not long before Cohoes was an established
manufacturing center.
Taking advantage of the water power available in the City, the textile industry dominated the
manufacturing landscape, with the Harmony Mills complex producing more than 1.6 million square
Bergmann Associates
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yards of cloth per week during its peak. By 1870, Cohoes had become established as a leading
manufacturing center. In addition to the six large cotton mills running 203,000 spindles, the City was
home to eighteen knitting mills, two foundries, and three machine shops. With industry booming,
the City’s population rose from 150 in 1840 to 4,229 in 1850. The rest of the 19th century saw a
steady influx of residents to Cohoes to work at its many mills, including a large number of French
Canadian and Irish immigrants. The City’s population peaked at 24,709 in 1910.
During the early 20th century, with the advent of cheaper electricity combined with lower-cost labor
in the South, the textile industry in Cohoes began to diminish. This is best evidenced by the large
decline in population between 1910 and 2000, with the City shrinking by 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, many buildings have found new life (e.g., Harmony
Mills) as the City has actively sought to revitalize these historic structures. The City recognizes that
preservation of historic buildings and neighborhoods is a key part of their ongoing revitalization.
Life on the Islands
In addition to their attractive waterfronts, Van Schaick and Simmons Islands are characterized by a
unique blend of residential and commercial uses laid out in a traditional grid pattern (including a
pedestrian-oriented business district on Ontario Street), a diversity of housing types and architectural
styles, and a wide range of recreational opportunities. The small size of the islands, combined with
an extensive network of sidewalks and mix of uses, provide the foundation of a high-quality
neighborhood.
As Van Schaick Island was the first part of Cohoes to be settled and farmed by the Dutch, there are a
number of historic commercial and residential buildings scattered across the island. The Van Schaick
Mansion, a Dutch Colonial farmhouse, was built between 1735 and 1755 and is located in the
northwest corner of the Delaware
Avenue/ Van Schaick Avenue
intersection. Although it once served
as military headquarters during the
American Revolution, today the
mansion serves as a museum. The
Matton Shipyard, located along the
Hudson River waterfront towards the
north end of Van Schaick Island, was
built in 1916 and closed in 1966.
During its 50-year run, the shipyard
had the only floating dry-dock
between Kingston and Buffalo and, in
addition to ship repair, made some
of the finest wooden boats ever built
for the Erie Canal. The shipyard is
Figure 5. Traditional grid pattern of streets on Van Schaick Island
now under New York State Office of
Parks, Recreation, and Historic
Bergmann Associates
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Preservation management and is scheduled to be transformed into an educational and interpretive
center and a home for historic vessels. Currently the Day Peckinpaugh, the first self-propelled
motorship designed for transport on the newly opened Erie Barge Canal, is docked at the Matton
Shipyard and is functioning as a floating museum.
As with any area, local institutions are vital for neighborhood stability and building healthy
communities. These institutions include local volunteer organizations, churches, rotary clubs,
schools, and other neighborhood associations. Specific to Van Schaick and Simmons Islands, there
are two elementary schools and several churches that fill this role and help to keep the Study Area an
attractive and vibrant place to live.
In addition to these assets, Van Schaick and Simmons Islands offer a wide variety of recreational
facilities and opportunities. Van Schaick Island, the larger of the two islands, offers a private ninehole golf course (the Van Schaick Country Club), two baseball diamonds, a city-owned park with a
small pond that can be used for ice skating during the winter (the pond is used occasionally by the
RPI hockey team to celebrate the school’s first ever game on Ship Street in 1902), the Van Schaick
Elementary School playground, and a network of pedestrian and bicycle trails including a multi-use
trail with direct connection to Peebles Island. Although considerably smaller, Simmons Island is
home to a social club (the Ukrainian American Club) with a picnic and recreation area.
More information to be added based on meetings with the Steering Committee and the public.

1.5

Population

Population change has a direct impact on services required at both the local and regional levels.
Rapid population growth may indicate the need for additional infrastructure, increased housing
demands, and additional community resources, such as schools or libraries. Likewise, population
decline may indicate that certain community needs are not being met, causing residents to relocate
elsewhere. Understanding the changing nature of population characteristics enables a community to
better prepare to meet the needs of residents and sustain neighborhoods. This section examines
several local and regional population trends, including overall population change and population
breakdown by age.
City and the Regional Trends
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
confluence of several factors resulted in a population decline of almost 40 percent by 2000.
According to the I-787 Brownfield Opportunity Area Pre-Nomination Study, the major factors
contributing to this decline included:
The loss of manufacturing jobs;
The relocation of people to newer suburbs; and
The dislocation of housing due to urban renewal projects and the construction of SR 787.

Bergmann Associates
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Accompanying this decline in population was the City’s transition from a manufacturing center to
more of a bedroom community in the Capital District. This transition was experienced by the other
small cities and villages in the region. Despite the population loss, the City must embrace the
challenges and opportunities inherent in any transitional period.
For all communities, 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. As a point of comparison, neighboring Saratoga County grew by 10.6 percent
during this same time period.
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. For example, a community with a large proportion of
young families, 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. The age breakdown
of the current population also has implications for the community’s vision and goals. As an example,
an area may offer services sufficient for their current demographic makeup of mostly retired
residents. If, however, the vision of the community is to attract more young people and new families
to the area, the community may need to be proactive in developing those services and amenities that
would help to achieve that goal.
Figure 6. Population Breakdown by Age, 2000
Source: U.S. Census Bureau
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As is depicted in Figure 6, 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.
Study Area Population Trends
Unlike the rest of the City, the Delaware Avenue BOA Study Area actually gained residents from
1990 to 2000. Much of this growth is likely attributable to the Riverwalk on the Hudson apartment
complex, which was built during the late 1990s. Increasing its population by 50 residents (from
2,293 to 2,343), the Study Area grew at a rate of 2.2 percent, more than three times that of Albany
County (see Figure 8). While the Study Area grew and the City shrank from 1990 to 2000, the age
composition of Study Area residents tends to mirror that of City residents in most age categories.
There are, however, a few notable differences:
The Study Area has a lower proportion of residents under the age of 18 years (18.8 percent)
than does either the City (22.5 percent) or County (22.4 percent);
The Study Area has a higher proportion of residents between the ages of 18 and 40 years
(35.1 percent) than does either the City (30.5 percent) or County (32.5 percent); and
The proportion of residents between the ages of 18 and 40 years in the Study Area did not
change from 1990 to 2000, while both the City’s and County’s proportion of residents in that
age group declined.
Figure 8. Population Change, 1990 to 2000
Source: U.S. Census Bureau
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School-aged children and children under five years old account for a fairly sizable portion of the
population within the Study Area (18.8 percent). This, however, represents an actual decrease in
number since 1990, when this age group represented 23.5 percent of the Study Area population.
The needs of school-aged children differ from other age groups. Even though the proportion of this
age group has decreased, safe streets, maintained playgrounds or play areas, and community
organizations that encourage personal development (e.g., Boys and Girls Club) should be supported
through the planning process. As a point of comparison, this age group comprises a larger proportion
of the City’s population, accounting for 22.5 percent of residents.
Residents ages 65 years and older also represent a fairly sizable portion of the overall Study Area
(16.1 percent). The City as a whole also has a high proportion of residents opting to age in place,
with approximately 17.4 percent of the population ages 65 years or older. This has important
implications for planning as older residents in the Study Area may not have easy access to necessary
resources as they age, including supermarkets, medical care, and social opportunities. Although not
located within the Study Area, the Cohoes Multi-Service Senior Citizen Center provides a wide array
of activities and services for all of the City’s older residents, including AARP driving classes, exercise
classes, sports and games, art classes, transportation, caregiver support, medical services and
assistance with social services. A goal of the study will be to identify ways to make the Study Area an
attractive location to age in place. In addition, consideration will need to be given to the resources
necessary to assist with an aging population’s transportation needs.
Key Findings: Population
Locations with growing populations are often attractive places for businesses to locate. Likewise,
residents are typically attracted to locations that are rich in urban amenities (e.g., small shops,
restaurants, and grocery stores), provide access to parks and open space, and have quality schools.
The Delaware Avenue BOA Study Area has the opportunity to build on the unique character of its
urban space to attract additional, diverse businesses to support area residents. Key findings from the
population analysis are described below.
In recent years, the neighborhood has gradually been gaining residents, while the rest of the
City has been in decline. The BOA process should identify ways to continue to encourage
residency within the neighborhood as well as the viability of existing and potential businesses.
As vacancy rates are low in the Study Area (see Section 1.7), this will likely focus on new infill
opportunities and not filling existing housing stock.
The Study Area has a relatively high proportion of residents between the ages of 18 and 40
years (young singles and families). Additionally the number of residents in this age group in
the Study Area has remained fairly constant over time. It is likely that these young singles and
families are drawn to the Study Area by its unique mix of residential and commercial uses,
proximity to the rivers, and its overall walkability. Recent conversions of single-family
housing to multi-family housing could also play a role. The BOA process should identify
those actions necessary to ensure the preservation and expansion of those features that make
this area attractive to this age group.
The study is home to a fairly large proportion of people over the age of 65. As such, the
neighborhood will need to attract the goods, services and resources needed by older
residents to encourage them to age in place. Communities benefit from having each age
Bergmann Associates
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category well-represented, as each resident contributes different knowledge, experiences and
skill sets to the community.

1.6

Race & Ethnicity

The racial and ethnic composition of neighborhoods is an important consideration during the
planning process. Information regarding changing demographic characteristics, including race and
ethnicity, helps to guide policy decisions and revitalization strategies within the neighborhood. Over
the past several decades, many cities have experienced changes in racial and ethnic composition; the
City of Cohoes is no different. Revitalization strategies need to acknowledge these trends and be
formulated within the context of the neighborhood.
Regional Trends
While overall the City of Cohoes has experienced a loss of almost 1,500 residents (7.8 percent) from
1990 to 2000, it has also realized an increase in the racial and ethnic diversity of its population
(Table 1). Since 1990, the most notable increases in the City’s racial and ethnic diversity is a 123
percent increase in the black population and an 82 percent increase in the Asian or Pacific Islander
population; the City also realized a decrease of almost 11 percent in the white population and a 38
percent decrease in the number of American Indians, Eskimos, or Aleuts.
Table 1. Race & Ethnicity Population Change, 1990 to 2000
Source: U.S. Census Bureau

Despite these trends, the majority of residents within the City are white (95.2 percent), with Black or
African Americans (alone) comprising 1.6 percent of the population. The County’s population is
slightly more diverse, although the majority of residents are white (83.2 percent); Black or African
American (alone) residents make up 10.7 percent of Albany County, while Asians (alone) comprise
2.7 percent of residents.
Study Area Trends
As noted earlier, while the City of Cohoes as a whole has been experiencing an outmigration of its
residents, the Study Area has actually realized a slight increase in its population between 1990 and
2000. Much of this growth is the result of a slight increase in diversity on Van Schaick and Simmons
Islands. In 1990, approximately 99.4 percent of residents within the Study Area identified
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themselves as white, 0.3 percent identified themselves as Black or African American and 0.3 percent
identified themselves as Asians or Pacific Islanders. By 2000, the proportion of white residents
dropped slightly to 95.0 percent, while the proportion that identified as Black or African American
increased to 2.6 percent.
Key Findings: Race and Ethnicity
Local racial and ethnic changes reflect larger trends occurring both regionally and nationally.
Although the Study Area remains relatively homogenous in terms of race and ethnicity, the
neighborhood is becoming home to a more diverse population. In addition, the trend of population
loss is beginning to reverse. This provides the Study Area with an opportunity to:
Identify the amenities needed to continue to attract and sustain residents to the area.
Identify niche businesses needed and desired by the local community.
Celebrate the existing heritage of the area by identifying opportunities for expanded
community programming.

1.7

Housing Characteristics

As it has transitioned from its industrial past, the character of the City of Cohoes has gone from that
of an industrial, blue-collar city to that of a residential bedroom community serving the Capital
District area. This transition has resulted in the City’s housing stock being characterized by a variety
of architectural styles and a diversity of housing types. Thus, while homes in the City can be dated
back to the 1830s or earlier (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 single family homes in the western portion of the City, new
loft-style apartments in the Harmony Mills complex, condominiums, and townhouses along portions
of the Hudson River waterfront. Riverfront housing developments include the Riverwalk on the
Hudson and Admiral’s Walk which are in the Delaware Avenue BOA study area.
Housing Values
According to the 2000 U.S. Census, the average median value for owner-occupied housing in the
Delaware Avenue BOA Study Area is $78,067. Comparisons with the City of Cohoes indicates that
Study Area housing values are only slightly lower than the City as a whole, with one census block
group actually realizing a higher median value than the City (see Figure 9). More importantly,
median housing values in both the Study Area and the City of Cohoes were considerably lower than
reported for the whole of Albany County.
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Figure 9. Median Values for Owner-Occupied Housing, 2000
Source: U.S. Census Bureau
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Ownership
Housing values in the Study Area are slightly more affordable than the City as a whole. However, the
rate of owner-occupied units in the Study Area (34.2 percent) is 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
Ontario Street on both Van Schaick and Simmons Islands (44.6 percent and 51.3 percent,
respectively).
Table 2. Housing Occupancy Characteristics, 2000
Source: U.S. Census Bureau
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Conversely, the highest rates of rental-occupancy occur along Jackson Avenue, Ontario Street, and
Breslin Avenue on Van Schaick Island, with just over 55 percent of the total housing units being
occupied by renters. The availability of affordable and rental housing within the Study Area provides
an opportunity to attract young families and singles who may be just starting out. Additionally, many
of the rental units in the Study Area are occupied by long-term renters, with 25 percent of renters
having occupied their current units since before 1990. Long-term renters have a vested interest in
both their residences and their community and therefore may act more like homeowners, taking care
to maintain their units. This value is likely skewed by the presence of the Riverwalk on the Hudson
apartment complex, which did not begin renting until the late 1990s; excluding this census block
from the analysis of rental units by year results in almost 33 percent of renters having occupied their
current units since before 1990. In other words, the addition of these units in the late 1990s
resulted in many new renting tenants in the Study Area just before the 2000 census, reducing the
proportion of people living in their same rental unit since before 1990.
It is important to note, however, absentee landlords frequently facilitate the presence of nuisance
properties. Additionally, many short-term renters have less incentive to make improvements to
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.
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.
Fortunately, vacant units within the Study Area comprise less than ten percent of the area’s housing
units (see Table 1). Although slightly higher than that for Albany County, the vacancy rate within the
Study Area matches that of the City of Cohoes as a whole. There is, however, a small concentration
of vacant units near the intersection of Ontario Street and Park Avenue – approximately 25 percent
of the housing units in the census blocks around this intersection were reported as vacant in 2000.
Given the low rate of vacancy in the Study Area, it is likely that any new residential development will
occur as infill. Infill and other re-urbanization efforts not only benefit area residents, but also
discourage sprawl and greenfield development by guiding investment into the urban core.
Key Findings: Housing
The Study Area should capitalize on its low vacancy rate and use it as an opportunity to focus on
those amenities necessary to ensure that the area retains its unique charm such as context-sensitive
infill development, property maintenance, and waterfront development.
Key findings are
summarized below.

Bergmann Associates

Page 16

City of Cohoes
Delaware Avenue BOA Pre- Nomination Study

SECTION 1 – PROJECT DESCRIPTION

As vacant housing is not widespread throughout the Study Area, opportunities exist for infill
development, particularly along the Ontario Street corridor. The BOA process should
identify context sensitive infill development opportunities. Such infill development would
likely be in the form of single-family homes or larger parcels with multiple housing units
mixed with other commercial uses.
The Delaware Avenue BOA Study Area is strategically located on two islands comprising
more than 26,000 linear feet of waterfront in a region that has little developable waterfront
remaining. Although portions of waterfront are not usable or accessible, the BOA process
should identify how the Study Area can expand its role as both a residential and destination
community in the region.
The City has been proactive in attracting housing development in the Study Area, as
evidenced by Riverwalk on the Hudson and Admiral’s Walk. The City has also placed a
priority on improvements to public spaces, trails, and other complementary amenities. This
trend should continue and be enhanced by this BOA process.
Vacant housing and housing affordability are not major problems within the Study Area when
compared to other similar communities and even the rest of Cohoes. As such, the City
should focus its efforts on new housing, property maintenance, and absentee landlord issues.

1.8

Educational Status

Compared to the City as a whole, individuals residing within the Delaware Avenue BOA Study Area
have realized a greater level of educational attainment, with more than 65 percent of people over
the age of 25 having received a high school diploma (or equivalent). In total, residents of the
Delaware Avenue BOA Study Area outperformed the City as a whole in each of the four categories
of educational attainment presented in Figure 10.
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Figure 10. Educational Attainment, 2000
Source: U.S. Census Bureau
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Key Findings: Educational Status
The Delaware Avenue BOA Study Area benefits from having an educated population, which is an
undeniable asset in the new knowledge-based economy. As such, the BOA process should:
Leverage the intellectual capital of the Study Area during the BOA planning and
implementation process by ensuring high local participation.
Continue to increase the critical mass of educated residents, which can benefit the local
economy and stability of the neighborhood. This could be accomplished by offering the
desired housing types, access to recreational resources, quality schools, and other amenities
preferred by this age group.

1.9

Employment & Income Characteristics

An area’s economic well-being is in part measured by employment and income characteristics.
Individuals and households that are able to invest time, energy, and money in their surroundings
contribute to the overall stability and health of a community. This ability is in part linked to earnings
and job security. Low incomes may be indicative of a community in need of additional resources,
including job training or financial mentoring, or services such as affordable daycare for children to
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help escape poverty. Higher incomes often result in preservation of historic structures, quality
property maintenance, and thriving local businesses. Perhaps more importantly, the presence of
income diversity within a community promotes vibrancy and character and can help reduce the
apathy typically associated with homogenous places.
Employment
In 2000, approximately 66.0 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 31.9
percent of the Study Area is considered not to be in the labor force due to age or military service; of
those individuals in the labor force, 96.8 were employed in 2000. This rate is higher than both the
City of Cohoes (95.8 percent) and Albany County (93.2 percent) (see Figure 9). 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 on employment, wages, and the cost of
living throughout the United States, and presumably within the Study Area. While this data was not
available for the City of Cohoes or the Study Area, the county-level data provides an indication as to
what could be occurring.
Figure 11. Labor Force Employment Status (16 years and older), 2000
Source: U.S. Census Bureau
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Individuals within the Study Area who are employed are primarily employed in Education, Health
and Social Services (21.4 percent, 273 individuals) according to the 2000 U.S. Census. The following
sectors also comprise a large number of Study Area employees:
Public Administration (14.3 percent, 183 individuals);
Manufacturing (10.6 percent, 135 individuals); and
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Professional, Scientific, Management, Administrative, and Waste Management
Services (9.9 percent, 126 individuals).
While Education, Health and Social Services is also the largest sector for the City of Cohoes (and
Albany County), Retail Trade is the second largest industry in the City, employing approximately 14.1
percent of the population over the age of 16; only 7.2 percent of employed individuals residing in
the Delaware Avenue BOA Study Area are classified as working in the Retail Trade industry.
Income Levels
According to the 2000 Census, the average median household income in the Delaware Avenue BOA
Study Area was $41,736, which was more than 25 percent higher than the median household
income for the City of Cohoes as a whole (see Table 2).
Table 3. Median Income, 2000
Source: U.S. Census Bureau

Given the relatively high median incomes within the Study Area, it should come as no surprise that
poverty rates were well below those for the City of Cohoes and Albany County. In fact, the percent
of individuals residing in the Delaware Avenue BOA Study Area living below the poverty line in 2000
(4.6 percent) was almost one-third of that of the City (13.1 percent) and one-half of that of the
County (10.1 percent). Worth additional note is that no individuals residing in Block Group 3,
located in the southwest corner of Van Schaick Island, were living below the poverty line as of the
2000 U.S. census (see Figure 10).
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Figure 12. Poverty Statistics, 2000
Source: U.S. Census Bureau
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Key Findings: Employment and Income Characteristics
For the Delaware Avenue BOA Study Area, residents generally have higher economic indicators than
are found at the City and County level, with higher incomes, lower rates of unemployment and fewer
individuals living in poverty.
The City currently serves as a bedroom community in the Capital District region and, with
almost one-half the working population employed more than 20 minutes away, the Study
Area mirrors this. As such, the BOA process should identify gaps in the goods and services
currently offered in the Study Area and encourage these gaps to be filled by local
entrepreneurs.
The City should use the BOA process to explore opportunities for expanding the employment
base within the Study Area.
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1.10 Neighborhood Mobility and Proximity
Access to goods, services and employment, either
within the neighborhood or within the City of
Cohoes, needs to be considered in conjunction
with the future of the Study Area. Transportation
networks, today and in the future, must facilitate
accessibility to the islands and connect them to
surrounding locations. The unique character of
Van Schaick and Simmons Islands is highlighted
by a historic, pedestrian-friendly commercial
corridor (Ontario Street) and a diverse mix of
housing stock, all laid out in a traditional urban
grid pattern.
The small size of the islands,
combined with the grid pattern of development
and its pedestrian orientation and walkability
allows the population of the islands to be in close
proximity to commercial development.

PHOTO
OF
EXAMPLE
PEDESTRIAN
ENVIRONMENT IN STUDY AREA

Building on this foundation of walkability, the Urban Waterfront Rediscovery Plan (2005) identified
several redevelopment opportunities for those waterfront areas along the southern portions of
Delaware Avenue. These opportunities included a mixed-use waterfront destination with a “village
atmosphere” that would include small boutique shops and quaint eating and drinking places, a
public event area that would accommodate cultural festivals, including music and other live
performances, and an attractive trail with public amenities including a look-out platform, benches,
pedestrian scale lighting and attractive landscaping.
Roadways
The primary thoroughfare that connects Van Schaick and Simmons Islands to the City of Cohoes (and
the City of Troy) is SR 470 (Ontario Street), which runs from east-to-west. This roadway also provides
direct access to NY Route 787, a major commuter route to the south. The portion of the Ontario
Street corridor that traverses the Study Area is best described as a mixed-use neighborhood
containing an assortment of retail and residential uses. Retail in the corridor is characterized by
small, local, walk-up businesses such as restaurants, hair salons, and convenience stores, while both
single- and multifamily-housing comprise the corridor’s residential uses.
According to the Van Schaick Island Transportation and Revitalization Plan (2008), while there exists
on-street parking on both sides of Ontario Street within the Study Area, there are no pavement
markings to define the parking areas. This revitalization plan also found that:
The streetscape lacks amenities such as benches or bike racks;
Few street trees are present and the maintenance strip is inconsistent in type and condition;
Street sign mountings are inconsistent and difficult to see throughout the corridor; and
There are numerous driveways, both residential and commercial that lack necessary
channelization and delineation.
Bergmann Associates

Page 22

City of Cohoes
Delaware Avenue BOA Pre- Nomination Study

SECTION 1 – PROJECT DESCRIPTION

The primary north-south roadway in the Study Area is Delaware Avenue, which runs along the
Hudson River and connects Van Schaick Island to Peebles Island State Park and the Village of
Waterford to the north. Delaware Avenue does not extend south across the Mohawk River to the
Village of Green Island. Bridge Avenue is located in the southern portion of Van Schaick Island and
provides an additional connection to the mainland portions of the City of Cohoes and SR 787
(Cohoes Boulevard). Traffic volumes can be high on Delaware Avenue due to the residential
neighborhoods on the northern and southern ends of the island with direct access to this roadway.
Public Transportation
The primary provider of transit service in the region is the Capital District Transportation Authority
(CDTA). Currently, the CDTA does not provide bus service to either Van Schaick Island or Simmons
Island. The closest CDTA bus routes are Routes 29 and 82 in the City of Cohoes and Routes 85 and
80 in the City of Troy (see Figure 11). From the western edge of the Study Area, stops associated
Routes 29 and 82 are approximately 0.3 miles along Ontario Street; stops associated with Routes 85
and 80 are approximately 0.4 miles from the eastern edge of the Study Area.

Figure 13. Bus stops in the vicinity of the Study Area

Pedestrian and Bicycle Transportation
Although many traditional pedestrian-oriented environments have been compromised by sprawl and
emphasis on auto transport, the trend is beginning to shift. Increasingly, redefining the pedestrian
experience and providing recreational opportunities have become priorities in many communities.
Fortunately, the neighborhoods comprising the Delaware Avenue BOA Study Area still maintain the
traditional urban grid patterns and have retained their pedestrian orientation.
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According to the Van Schaick
Island
Transportation
and
Revitalization
Plan
(2008),
owing to both the size of the
islands and an extensive
network of sidewalks, all of
Simmons
Island
and
approximately two-thirds of
Van Schaick Island are within a
five-minute walk of the Ontario
Street corridor (see earlier
discussion and Figure 12).
Additionally, the only portions
of Van Schaick Island without
sidewalks on at least one side of
the street are limited to eastern
Van Schaick Avenue, the
northern and southern ends of
Delaware Avenue, and around
the pond and playground.
While the sidewalk network
Figure 14. Residential Parcels (white) within ¼ mile
within the Delaware Avenue
of the Ontario Street Corridor
BOA Study Area provides for a
very walkable environment, portions are in need of either repair or the addition of amenities (e.g.,
benches, street trees, and good lighting) or both to improve upon the experience.
In addition to the extensive sidewalk network within the Study Area, the Delaware Avenue multi-use
trail (construction begins in fall 2010) runs along the west side of Delaware Avenue in the old railroad
grade. This trail runs the length of Delaware Avenue and connects Van Schaick Island to Peebles
Island to the north. Additionally, the Delaware Avenue Bridge, connecting Van Schaick Island to the
Village of Green Island to the south, will be converted from a railroad bridge to a multi-use bridge for
non-vehicular traffic (construction scheduled for 2011).
Currently in the design phase is the Erie Canal Heritage Trail that will connect the Delaware Avenue
multi-use trail to downtown Cohoes and to Harmony Mills and the Cohoes Falls Overlook Park. The
Erie Canal Heritage Trail will start on Delaware Avenue near Van Schaick Park and travel west along
Bridge Avenue over the Mohawk River. The trail will continue west along Columbia Street and tie
into the Mohawk Hudson Bike-Hike Trail at the abandoned railroad corridor. Construction of this
trail is currently scheduled for 2010/2011.
There are also several regional biking/hiking trails located near the Islands, including:
The Mohawk Hudson Bike-Hike Trail – this trail extends through the City of Cohoes west of
the downtown core in a general north-south direction, connecting to Green Island via Dyke
Avenue. It connects to Albany and Schenectady, and ultimately travels west all the way to
the Niagara River near Buffalo.
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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 SR 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.
Rail
As noted above, an old railroad grade exists along Delaware Avenue on Van Schaick Island. Within
the last few years, the Delaware Avenue multi-use trail has been constructed along its length and the
associated railroad bridge has been converted to a multi-use bridge for non-vehicular traffic. There is
no additional railroad infrastructure located within the Study Area.
Travel to Work
Understanding the mode of travel, as well as the amount of time individuals spend commuting to
and from their place of employment can provide additional insight into geographic distribution of
employment centers in a given region. Using travel to work data provided by the U.S. Census
Bureau, the vast majority of Study Area commuters used private vehicles to commute to work (95.1
percent), with only a very small fraction carpooling (10.8 percent). Although public transportation is
available and somewhat accessible to residents of the Study Area, less than one percent used the bus
as their primary method for commuting. In fact, a larger proportion of Study Area workers walked to
work (2.4 percent).
In terms of commuting times, just over one-half of Study Area workers spent less than 20 minutes
commuting to work in each direction (see Figure 13). Further, approximately 76 percent of Study
Area workers commute less than 25 minutes in each direction.
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Figure 15. Travel to Work Times, 2000
Source: U.S. Census Bureau
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Based on both the travel mode of commuting and the amount of time commuters spend traveling to
work, it is apparent that while the Study Area does provide some job opportunities for residents,
most actually work outside of Van Schaick and Simmons Islands, and likely outside of Cohoes.
Key Findings: Neighborhood Mobility and Proximity
Residents of the Study Area are all within walking distance to commercial development and
recreation opportunities thanks to an extensive network of sidewalks located on the islands. Study
Area residents are also within reasonable walking distance of Downtown Cohoes and businesses
located across the Hudson River in Lansingburgh (Troy). As such, the BOA process should:
As the primary commercial and transportation corridor in the Study Area, efforts to improve
the pedestrian environment and general mobility should first focus on Ontario Street (SR
470).
Develop a branding program for Van Schaick and Simmons Islands that incorporates
wayfinding signage, consistent street signing and landscaping. Additionally, new pedestrian
amenities and parking spaces, as well as the delineation of existing driveways, should be
provided for. Promotional efforts for specific developments, such as Riverwalk on the
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Hudson, should incorporate this new brand so as to reinforce the islands as a cohesive and
well-integrated community.
Encourage the development of multi-use trails that connect the islands to the larger, regional
network of trails.
Consider new bus stops should within the Study Area as the closest access to the Capital
District Transportation Authority system is 0.3 miles from both Van Schaick and Simmons
Islands.

1.11 Current Revitalization Initiatives
The City of Cohoes has taken a proactive approach to revitalization and, as such, has conducted
several planning efforts that directly relate to the proposed BOA. These efforts include:
The Route 470 Corridor Study;
The Urban Waterfront Rediscovery Plan;
The Van Schaick Island Transportation and Revitalization Plan; and
The Cohoes Downtown Redevelopment Plan.
Specific to the Study Area, the Route 470 Corridor Study included all of Simmons Island, the Ontario
Street Corridor on Van Schaick Island (Breslin Avenue to Jackson Avenue), and Delaware Avenue
south of Ontario Street. Included in the Urban Waterfront Rediscovery Plan were 22 parcels
covering 109 acres and 2,300 feet of Hudson River waterfront along Delaware Avenue south of
Ontario Street. The primary study area for the Van Schaick Island Transportation and Revitalization
Plan is the section of Ontario Street (SR 470) spanning Van Schaick and Simmons Islands, with the
remainder of both islands considered a secondary study area. Although the Cohoes Downtown
Redevelopment Plan focused on the City’s downtown business district and did not include portions
of this BOA Study Area, revitalization activities in the downtown business district will impact the
Study Area. A brief description of each of these planning efforts can be found below.
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 following items specific to the Study Area:
Draft and adopt design guidelines for the CBD and Route 470 Neighborhood Business Areas.
Develop an Economic Development Organization Plan for the Corridor and the City.
Organize a promotion campaign for infill and reuse sites in the Corridor and downtown
Cohoes.
Develop a riverfront trail system along the Hudson River.
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Identify funding resources to supplement local investments for capital improvements to the
pedestrian areas of Route 470 east of the Route 470 and SR 787 intersection.
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. In a continuing effort towards
revitalization, Cohoes took a proactive look at the appearance, functionality and economic mix of its
central business district. The plan is one of the recommended implementation items identified as
part of the Route 470 Corridor Study, completed in 2000.
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 one site within the Study Area – the
Hudson River site (see Figure 14). 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.
According to this study, the Hudson
River waterfront is arguably the most
important redevelopment site in the
City of Cohoes. Specific to this site,
the Waterfront Rediscovery Plan
recommended
the
following
development scenario:
Single family residential – 16
units
Multi-family residential – 65
town
houses
and
80
condominiums
Bergmann Associates
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Mixed-use structures – 85,000 SF
Retail/Office areas – 90,000 SF
Waterfront Inn/Spa – 40,000 SF
The primary limitations to realizing this development scenario include transportation access, potential
environmental contamination and the number of individual landowners.
Van Schaick Island Transportation and Revitalization Plan (2008)
The Van Schaick Island Transportation and Revitalization Plan focused on the Ontario Street corridor
on Van Schaick and Simmons Islands with the purpose of ensuring that growth along the corridor
reflects the unique character of the pedestrian-oriented main street, while also maintaining Ontario
Street’s functionality as a regional traffic conduit. Through a series of public workshops and
meetings, the high density scenario was selected as the preferred option. This preferred
development plan included the construction of approximately 180,000 square feet of commercial
space and 215 residential units and 489 parking spaces along the Ontario Street corridor from
Delaware Avenue through the existing Public Works Site. The preferred plan also incorporated
several features of the Transportation Management and Multi-Modal/Transit Plans developed during
this effort.

1.12 Community Involvement
Involvement with the BOA program provides the community an opportunity to formulate policies
and recommendations that address the complex issues the Study Area currently faces, and equip it to
address future challenges. Community engagement and buy-in is imperative to the long-term
successful implementation of the BOA Plan. 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.
The community involvement effort is intended to initiate targeted community dialogue and
encourage synergy between existing grassroots organizations to work towards tangible outcomes. As
the City of Cohoes has already reached out to the community as part of its overall revitalization
strategy, the community involvement effort for the Delaware Avenue BOA program will build on
these efforts. At the onset of this BOA planning process, a Community Participation Plan 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 inperson 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 Community Involvement Plan included the following methods for engaging the community:
Steering committee meetings (4)
Public meetings (2)
Neighborhood meetings (2)
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A brief description of each method can be found below, while the entire Community Participation
Plan can be found in Appendix A.
Steering Committee Meetings
The purpose of the Steering Committee is to direct the overall vision of the plan and its
recommendations. The Steering Committee is the primary group guiding the preparation of the
project, and will have the greatest contact with and oversight of the consulting team. A total of four
Steering Committee meetings will be held during completion of this Pre-Nomination Study. These
meetings are intended to provide opportunity for the presentation of materials and discussion of
project specifics, will also allowing for a discussion of comments received from the DOS, Steering
Committee members, and the public upon review of project documents.
Public Meetings
The purpose of the public meetings is to promote active citizen participation throughout the BOA
Pre-Nomination Study process. These meetings are intended to provide a forum for public
participation in the planning process. A total of two public meetings will be held during this project –
one in July 2010 and one in October 2010.
Neighborhood Meetings
Two neighborhood meetings will be held during completion of this Pre-Nomination Study. The
purpose of neighborhood meetings is to provide neighborhood stakeholders with updates on the
planning process and allow them the opportunity to share their knowledge with the project team.
The meetings will focus on gaining insight into the desired goals of the project site as well as any
obstacles that may affect redevelopment.
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Preliminary Inventory & Analysis
Existing Land Use (Map 1)

Understanding the pattern of existing land uses, as well as the zoning regulations that are currently
guiding development, are important factors when considering potential redevelopment scenarios for
the Study Area. A thorough examination of this information can assist in identifying how new
development can best fit into the existing urban fabric and can indicate where potential zoning
changes might be required to realize the shared vision for the Study Area.
According to parcel data obtained from the City of Cohoes, the Study Area comprises 722 parcels
encompassing approximately 310 acres of land (lands committed to public road rights-of-way are not
designated land uses and thus not included in these totals).
The land uses within the Study Area are depicted in Map 1. The land use classification system used
for this analysis is from the New York State Office of Real Property Services (NYSORPS) and is based
on property assessments conducted by the local municipality. NYSORPS has identified nine land use
categories that are used to classify lands within New York State. Eight of the nine land use categories
are present within the Study Area, with the Agriculture land use category not represented. It should
be noted that because the land use data from NYSORPS is based on assessments (assessments may
not be updated on a regular basis) there is the possibility for a small margin of error associated with
land use information.
Table 4. Current Land Use

As is provided in Table 3, the largest land use category in terms of parcel numbers is Residential,
comprising 506 of the Study Area’s 722 parcels (70.1 percent). The vast majority of these residential
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parcels are located on Van Schaick Island, although a small residential neighborhood is established
on Simmons Island, as well. Detached, single-family homes typify the older housing stock on these
residential parcels. Newer developments in the Study Area that include multi-family apartments,
condominiums, and town houses are classified as commercial. Other commercial properties are
scattered throughout the Study Area, with the largest concentration located along Ontario Street.
Although residential parcels are the most numerous, the land use covering the most amount of land is
Recreation & Entertainment. This category of lands encompasses a total of 73 acres, or almost 24
percent of the Study Area. Much of this land is part of the Van Schaick Island Country Club, a
private nine-hole championship golf course located on the southern end of Van Schaick Island.

2.2

Zoning (Map 2)

The City of Cohoes is divided into nine zoning districts, of which four are present in the Delaware
Avenue BOA 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:
MU-1: Mixed-Use – 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 all of Simmons Island, as well as the Ontario Street corridor on Van Schaick
Island.
MU-2: Waterfront Mixed-Use – provides 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 include the northern and southern portions of Van Schaick Island and all lands located
along the Hudson River.
R-2: Residential – to encourage the long-term stability of existing traditional neighborhoods
where a diverse mix of single-family, duplex, and multi-family housing currently exists in the
City of Cohoes; and to protect the health, safety and general welfare of those residing within
the district. The R-2 Residential district is confined to Van Schaick Island between the
Mohawk River, the Van Schaick Island Country Club, Gansevoort Avenue, Delaware Avenue,
and Continental Avenue.
Parks – existing neighborhood and regional parks, including Van Schaick Island Park, two
baseball diamonds located at Park Avenue and 3rd Street, and a small waterfront park with
open space and a basketball court located between Heartt Avenue and the Mohawk River.
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The distribution of zoning districts within the Study Area lines up well with the pattern of existing
land uses and also reflects the results of recent planning efforts and initiatives. The residential and
mixed-use districts present in the Study Area seek to preserve the traditional neighborhood character
by allowing for a mix of commercial and residential uses, as well as a variety of housing types (e.g.,
single-family, duplex, multi-family). The waterfront district also promotes a wide range of possible
uses, such as shops, offices, and residences, which are central to the City’s waterfront.
Table 5. Current Zoning
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Sites of Environmental Concern (Map 3)

The presence of brownfields within a community
can have widespread impact, lowering property
values, discouraging redevelopment, and potentially
imposing health threats on the neighborhood.
Redevelopment of these properties may be
complicated due to the real or perceived presence
of contamination. One of the main objectives of the
NYS Brownfield Opportunity Area program is to
address the presence of blighted, contaminated or
vacant properties that may be impacting the
surrounding community and efforts for revitalization.
Existing brownfields may provide redevelopment
opportunities that can spur area-wide revitalization.
These sites are often former commercial or industrial
properties that have had environmental impacts. A
brownfield site may have an active commercial or
industrial operation, or may be a vacant or
abandoned property. A total of 31 properties were
identified as known or potential brownfield sites
within the Delaware Avenue Study Area.
Methodology
Each property located within the Delaware Avenue
study area was researched to identify past and
present property use.
The purpose of this
evaluation was to develop an inventory of sites that
may have previously had environmental impact.
Some of these sites may be active and viable
businesses, new developments, or vacant and
derelict properties. This inventory will be used
during the BOA Nomination Phase to develop site
specific recommendations that will help the City to
determine
next
steps
for
properties
as
redevelopment opportunities are presented. Next
steps may include additional environmental
investigations to enable developers to obtain
financing and protect themselves from potential
liabilities associated with prior site use. Funding is
available through the BOA program for Phase II
Environmental Site Assessments (ESA’s, see sidebar
at right), an investigation that utilizes environmental
sampling to better identify the amount and extent of
potential contamination on a site.
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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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 Delaware Avenue 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 and type 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.
Each database was researched for information pertaining to all of the properties located within the
study area. Data was then downloaded to a database designed specifically for the project. A total of
28 properties were identified as candidates for visual curbside assessments based on information
contained within the environmental databases. Curbside assessments were intended to better
identify the types of activities taking place on each property. Each property was then ranked
according to the likelihood to contain levels of contamination that might hinder redevelopment.
Consideration was given to whether or not known environmental contamination had occurred (i.e. a
documented spill of chemical or petroleum products) and to the media impacted (i.e. groundwater).
Properties were broken into three categories, as described further in the following sections.
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Sites of Low Environmental Concern
Properties were considered sites of low environmental concern if they are not hazardous waste
generators, do not have historic use of petroleum or chemical tanks, or if recorded environmental
history (i.e. spill events) is determined to be minor in nature. Sites that were classified in this
category are primarily located along Continental Avenue and comprise 25 percent of land area (8
parcels) of the 31 properties evaluated. The nature of the environmental history of each of these
sites is minor, and no further environmental investigation will be warranted prior to any
redevelopment efforts.
Sites of Moderate Environmental Concern
Sites of moderate environmental concern include sites that have unknown prior use, history of spill
events that have subsequently been closed, evidence of abandoned drums, surface staining, debris
piles or fill, or have other environmental impacts described in one of the environmental databases.
Of the 31 parcels assessed, 18 were identified to be sites of moderate environmental concern,
comprising 62 percent of the land area of properties that received curbside assessments. Each of the
18 sites may have a combination of environmental threats, including historic spill events or listing as a
bulk storage facility. These sites will likely require a full Phase I Environmental Site Assessment to

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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better identify present and historic use of the property. Phase I ESAs are voluntary, non-invasive
investigations that use a variety of information sources to identify whether there is a recognized
environmental condition.
Five of the 18 sites were classified as moderate because of past or present listing as a Petroleum Bulk
Storage Facility (PBS). Bulk storage facilities are those with a combined storage that exceeds 1,100
gallons. Such sites may warrant additional attention because the volume of material being handled
increases the risk for environmental contamination. If storage tanks are not properly maintained,
leaks or spills may occur that have the potential to impact area soil or groundwater. Sites that are
classified as PBS facilities include:
Delaware Ave (street number unlisted)
216 Delaware Ave
21 Page Ave
Delaware Ave (street number not listed)
169 Ontario St
Additionally, many of these sites have historic spill events that impacted area soil or groundwater.
The NYS DEC coordinates a Spill Response program that includes maintaining a database of Spill
Incident Reports. These reports detail information pertaining to reported spills across New York State
as well as the cleanup status of each spill. The NYS DEC may close a spill once it determines that
remedial actions have been completed, or for administrative reasons (i.e. multiple reports of the
same spill). Ten of the 18 sites have a spill history, primarily related to petroleum products that have
impacted surrounding soil. All spills have subsequently been closed, and each site with a history of
spill events is listed below:
102 Bridge Ave
126 Ontario St
122 Ontario St
Jackson Ave (street number unlisted)
121 Ontario St
125 Ontario St
201 Continental Ave
Delaware Ave (street number unlisted)
216 Delaware Ave
In addition to sites identified through database research, the community identified three additional
sites to receive curbside assessments. Each of these sites would likely require a Phase I ESA to better
identify prior use and potential for reuse.
Heartt Street
Two of the properties identified for curbside assessments are contiguous properties located at
107 Heartt Street. One of the properties is a vacant lot, and the other is currently utilized as
a public park. The vacant property, located at 107 Heartt Street, is identified by City staff as
a former industrial facility that was used to manufacture palettes and formica, the byproducts
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of which may have impacted the property. It is unclear whether the adjacent park was also
part of this industrial operation.
20 Ontario Street
The property located at 20 Ontario Street is an existing industry, identified by a business sign
as “CF Wertime Building Materials.” Visibility from the road was poor, so it was not possible
to determine whether or not petroleum or chemical materials are being handled, or if
environmental concerns are currently being addressed. A Phase I ESA would be
recommended to better establish historic use of the property and classify environmental
conditions.
Sites of High Environmental Concern
Sites were considered to be of High Environmental Concern if they had any combination of
environmental threats that would indicate site remediation may be necessary. Such factors included
listing as an existing brownfield, active spill site, hazardous waste generator, or having unregistered or
abandoned tanks observed during site visits. Within the Delaware Avenue Study Area, only five sites
were identified to fall within this category. These sites are primarily located along Ontario Street and
Delaware Avenue. Three of the sites have multiple spill events that impacted both soil and
groundwater. These same sites are listed as bulk storage facilities with multiple tanks present.
The remaining two sites qualify as sites of high environmental concern due to their status as active
gasoline service stations, one of which is also a small quantity hazardous waste generator. Facilities
that generate hazardous waste have specific disposal requirements and are subject to stringent
federal regulations. It would be recommended that both sites have a Phase I Environmental Site
Assessment and most likely a Phase II Environmental Site Assessment, which is a more extensive
environmental evaluation to determine the levels of contaminants that may be present. Table X,
below, summarizes sites of high environmental concern that are located within the Delaware Avenue
Study Area.

2.4

Vacant Sites

As with brownfield sites, the presence of vacant sites can be problematic in communities as they
often discourage redevelopment opportunities, impact surrounding property values, or impose safety
or health threats on the neighborhood. These properties, however, also present an opportunity for
targeted redevelopment.
According to data obtained from the New York State Office of Real Property Services, 89 vacant
properties are located within the Study Area (see Section 2.1). Vacant sites are determined by real
property classifications through the City’s assessor, and include vacant commercial, residential, and
industrial lands. Of these 89 properties, 12 are in commercial or industrial areas, while 77 are vacant
residential properties. Only one of the 89 are identified as potential brownfields – on the east side of
Delaware Ave at the end of Van Schaick Avenue. Vacant properties are spread fairly evenly
throughout the study area, with some larger properties in the Delaware Avenue corridor.
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Land Ownership (Map 4)

Redevelopment of the Study Area is likely to include the rehabilitation and development of
individual parcels, but may also include some larger-scale redevelopment that crosses parcel lines.
Land assembly is a challenge to many redevelopment activities as parcelization (i.e., contiguous
properties with several different owners) can result in the need for a developer to work with many
different land owners before a proposed development can occur. Understanding land ownership
patterns within the Study Area is thus an important step in formulating future development scenarios.
Based on an analysis of real property data provided by the City of Cohoes, approximately 81 percent
of the land area within the Study Area (96 percent of the parcels) is currently held in private
ownership. Of the 26 parcels held in public ownership, 65 percent (17 parcels) are owned by the
City of Cohoes. The largest landowner in terms of land area, however, is the State of New York,
owning almost 41 acres of the 59 acres held in public ownership. All of the lands owned by the State
of New York are located along Delaware Avenue and the Hudson River, north of Ontario Street to
Peebles Island State Park. The historic Matton Shipyard is located on these lands.
Table 5 provides a more detailed breakdown of ownership patterns, while Map 3 identifies the
public and private lands within the Study Area.
Table 6. Parcel Ownership

2.6

Natural Resources

Topography (Map 5)
Situated in the northern portion of the Hudson River Valley, a great glacial valley that extends from
Lake Champlain to New York City, Van Schaick and Simmons Island were formed at the confluence
of the Mohawk and Hudson Rivers. Exhibiting a relief of approximately 64 feet, these islands rise
only slightly from the surrounding watercourses. In terms of actual elevations, the Delaware Avenue
BOA Study Area ranges from approximately 9.8 feet above mean sea level (msl) to 73.5 feet msl,
with an average elevation close to 42 feet msl.
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Table 7. 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 8 percent are considered to be steep; slopes greater than 15 percent are considered to
be very steep, limiting their development potential. Table 6 summarizes the relative presence of
steep slopes within the Study Area (see Map 4). Given the limited amount of topographic relief
exhibited on the islands, it should come as no surprise that just over 80 percent of the Study Area is
characterized by slopes less than 8 percent (the average slope for the entire Delaware Avenue BOA
Study Area is 5.4 percent). As is depicted in Map 4, the majority of areas characterized by slopes
greater than 8 percent are found along the shores of the Mohawk and Hudson Rivers.
Wetlands (Map 6)
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 Delaware Avenue BOA 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. Based on the results of an analysis of
the NYSDEC wetland data, the NYSDEC does not regulate any wetlands within the Delaware Avenue
BOA 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
Bergmann Associates

Page 40

City of Cohoes
Delaware Avenue BOA Pre- Nomination Study

SECTION 2 – PRELIMINARY INVENTORY & ANALYSIS

surveys. Additionally, NWI wetlands are classified according to cover type and hydrologic condition
(e.g., semi-permanently flooded, palustrine forested wetland).
Table 8. NWI Wetlands

Based on an analysis of NWI data (see Table 7 and Map 5), almost 30 acres of wetlands are located
within the Study Area. The predominant wetland type within the watershed is forested/scrub-shrub
wetlands, comprising 66.4 percent (19.7 acres) of all NWI wetlands. As is depicted on Map 5, the
majority of wetlands are located along the floodplains of the Mohawk and Hudson Rivers.
Floodplains (Map 6)
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.
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Table 9. Floodplains

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.
Based on an analysis of the Federal
Emergency Management Agency’s (FEMA)
Q3 flood data, approximately 38 percent of
Van Schaick and Simmons Islands are within
a mapped floodplain. As is depicted in Map
5 and Table 8, 100-year floodplains
comprise the vast majority of floodplains
within the Delaware Avenue BOA Study
Area. The majority of these floodplains are
located along the Hudson River, between
Delaware Avenue and the shoreline. Only a
very small portion of the residential
neighborhoods located in the center of Van
Schaick Island are within a mapped
floodplain.
Geology
An analysis of surface geology was also
conducted for the 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
Bergmann Associates
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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 bedrock (see Table 9 and Figure 15). 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” and identifies bedrock as “exposed or
generally [exposed] within 1 meter of surface, in some areas saprolite is preserved”. As was
expected, the bedrock areas comprise the heart of the two islands, while recent alluvium makes up
the peripheries of the islands along the Mohawk and Hudson Rivers. As the vast majority of the
Study Area is already fully developed, it is likely that much of the redevelopment activities that occur
as a result of this BOA process will be unaffected by the presence of shallow bedrock. Most of the
waterfront area containing shallow bedrock is already developed, including the golf course on the
south end of Van Schaick Island.
Table 10. Surface Geology

2.7

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 Delaware Avenue 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
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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.
Strategic Development Sites
To be completed.
Strategic Enhancement Sites
To be completed.
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Summary Analysis & Recommendations

3.1

Summary Analysis and Key Opportunities for Revitalization

3.2

Preliminary Recommendations for the Delaware Avenue BOA

3.3

Recommendations for Further Study and Analysis
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APPENDIX A – COMMUNITY PARTICIPATION PLAN

Community Participation Plan

To be added.
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Applicant:
Funding Request:

City of Cohoes
Step 2 Nomination Study

Delaware Avenue Brownfield Opportunity Area

Part B.1 APPLICATION INFORMATION
5.

PUBLIC MEETING SUMMARY

Please note that a Public Meeting for the draft BOA application will be held on October 12th, 2010.
After the meeting, a summary of comments will be forwarded to the BOA Program in the Bureau
of Fiscal Management to complete this portion of the application.

Part B – Applicant Information

Page 1 of 1

Applicant:
Funding Request:

City of Cohoes
Step 2 Nomination Study

Delaware Avenue Brownfield Opportunity Area

Part B.3 APPLICATION INFORMATION
3.

BOA STANDARD RESOLUTION

Please note that a Public BOA Standard Resolution is on the agenda for the City of Cohoes
Common Council meeting on October 26th, 2010. After the meeting, a completed resolution will be
forwarded to the BOA Program in the Bureau of Fiscal Management to complete this portion of the
application.
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Part C. PROJECT DESCRIPTION AND OTHER CRITERIA
1. SUMMARY PROJECT DESCRIPTION
The City of Cohoes intends to complete a Step 2, Nomination Strategy for an approximate 375 acre
area characterized with 31 potential brownfield sites that are located on Van Schaick and Simmons
Islands in the eastern portion of the City of Cohoes. The primary community goals identified as
part of this project include:
Improving access to the waterfront;
Creating more open space and improving access to trails;
Encouraging context sensitive mixed- use development;
Promoting safe pedestrian, mass transit and automobile transportation;
Developing improved connections to the downtown business district; and
Advancing environmental clean-up of impacted sites.
Anticipated benefits from the project include enhanced quality of life (in particular, reducing the
impacts that brownfield sites may have on the quality of life of nearby residents), expanded
recreational opportunities, increased business and job opportunities, better access to goods and
services, safe and attractive neighborhoods, and marketing and promotion of the area as a
desirable location to live, work and recreate within the City of Cohoes.
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2. IN-DEPTH PROJECT DESCRIPTION
PROJECT OVERVIEW
Over the past several years, the City of Cohoes has completed several planning efforts to revitalize
portions of the City. As part of those efforts, the city recognized a need for a holistic and
overarching planning strategy aimed to tie together these initiatives and address distressed
corridors, revitalize commercial areas, and address vacant, brownfield or underutilized sites. In
2010, the City of Cohoes commenced efforts to develop a Pre-Nomination Study for the defined
study area to better understand the opportunities and constraints associated with redevelopment
on Van Schaick and Simmons Islands. The draft Pre-Nomination study developed on behalf of the
community identifies land use, economic, environmental and infrastructure issues and
opportunities that have the potential to impact successful redevelopment in the Delaware Avenue
study area.
Van Schaick and Simmons Islands are characterized by a blend of residential and commercial uses
that are testament to the past industrial prosperity of the City. Many of the study area’s
commercial properties have since been neglected and impact area redevelopment. The study area
is characterized by affordable housing and a relatively homogenous population that is gradually
becoming more diverse. The Delaware Avenue plan will provide direction for the community to
address the remediation of targeted sites in a manner that supports the successful redevelopment
initiatives occurring elsewhere throughout the study area.
Specifically, the Nomination Study for the Delaware Avenue BOA, as well as the subsequent
Implementation Strategy, will help direct efforts of the City of Cohoes to:
Confirm and investigate potential brownfields located within the study area boundary;
Evaluate land use recommendations against community vision and the economic and
market realities of the study area;
Develop conceptual schematics for the study area’s waterfront and other key sites based on
community input;
Develop schematics for the design of parks, open space and trails located within the study
area;
Conduct a Phase I Archaeological Study;
Develop a marketing and branding strategy that highlights the potential for redevelopment
to public and private parties to spur additional investment within the study area.
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Specific tasks to be accomplished are identified in Part F of this funding request. A full copy of the
Draft Pre-Nomination Study, as completed to date, is included in Part A of this funding request.

FUNDING PREFERENCES
PRESENCE OF BROWNFIELDS AND VACANT PROPERTIES
The Pre-Nomination Study identified 89 vacant parcels encompassing 66.2 acres. In addition, 31
potential brownfield sites are located within the BOA study area, half of which are located in
proximity to strategic corridors, such as Delaware Avenue and Ontario Street. The redevelopment
potential of these sites will contribute to city-wide redevelopment by strengthening these corridors
and linking to ongoing redevelopment initiatives elsewhere on the islands and throughout the City
of Cohoes. Additional investigation of these sites and understanding of environmental conditions
relative to the redevelopment potential will be identified during the Nomination Study. Potential
brownfield sites within the BOA include former and existing industrial or commercial properties,
petroleum or chemical spill sites, sites with underground storage tanks and sites that generate
hazardous waste. Some of these sites have already been redeveloped, demonstrating the viability
of investment in the area. The City’s goal is to capture that momentum and expand investment
through the BOA process.
STRATEGIC OPPORTUNITIES
The Delaware Avenue Brownfield Opportunity Area presents strategic opportunities to stimulate
economic development, community revitalization opportunities for expanded recreational
resources, opportunities for increased tourism, and opportunities for further environmental
cleanup efforts. Tasks identified as part of this request will enable the City of Cohoes to capitalize
on existing opportunities and overcome obstacles associated with redevelopment. Strategic
opportunities identified to date are summarized below. Additional opportunities are expected to
be identified throughout the remainder of the Pre-Nomination study and throughout subsequent
stages of the planning process.
Location and Development Patterns.
The Mohawk and Hudson Rivers delineate the boundaries of the study area. Together the
islands boast 5 miles of waterfront property. The city has the opportunity to incorporate
enhancements for public access into future projects involving the waterfront. In addition to
the attractive waterfronts, the islands are characterized by a blend of residential and
commercial uses that developed in a traditional grid pattern. This development pattern
equips the study area with the physical foundation to be a walkable, mixed-use
neighborhood. Supporting ongoing and future residential development on the islands will
help to create the demand for commercial uses to realize this vision.
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Current Redevelopment Initiatives.
Several projects associated with the long-term redevelopment of the islands are in progress
or have been completed, including Riverwalk on the Hudson, Captain’s Lookout,
Sherwood Forest, Admiral’s Walk and the Water’s View Condominiums. Many of these
sites are former commercial or industrial sites with historic environmental impact. The
commencement of these projects is an indicator of community progress towards area-wide
revitalization goals. These efforts may further benefit the community-at-large by spurring
other remediation and redevelopment initiatives and creating demand for more goods and
services. The City has the opportunity to capitalize on the momentum created by these
successes to continue revitalization of underutilized sites.
Recreational Resources.
Peebles Island State Park, an area located directly north of the study area, is an established
open space and recreational area that offers visitors spectacular views of the rivers and
rapids for recreational users. The Delaware Avenue study area has the opportunity to
build on this identity by capitalizing on opportunities for small parks to enhance the
waterfront experience and provide recreational opportunities for island residents. In
addition, the study area’s network of multi-use trails could be expanded to connect
important destinations, thus making the City of Cohoes a premier recreational destination
at the crossroads of the Capital District.
Proximity to Downtown Business District, Albany, and Troy.
The islands have the opportunity to develop a stronger physical connection to downtown
Cohoes and downtown Albany. Improvements to Ontario Street, the Ontario Street bridges
and Bridge Avenue would support this objective. Bridge Avenue, Ontario Street, and the
112th Street bridge to Lansingburgh (Troy) are all important gateways to Cohoes from the
surrounding region. Improvement of these corridors would further economic growth by
attracting visitors from the Capital Region into the City. Redevelopment of key sites will
help to create the demand necessary for the City, and its downtown in particular, to
revitalize.
Economic Redevelopment.
The City of Cohoes currently serves as a bedroom community for nearby Albany, New
York. A significant portion of the population travels outside of the City for employment,
goods and services. Recent housing initiatives and a growing population provide the City
with the opportunity to identify gaps in the goods and services currently offered within the
study area and to encourage these gaps to be filled by local entrepreneurs. In addition, the
study area has numerous sites that are available for redevelopment. A mix of uses
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including residential, retail, office and recreation that are physically integrated will
contribute to the vitality of the islands and the City and support ongoing residential
redevelopment initiatives.
Multi-Modal Transportation.
Delaware Avenue and Ontario Street are two key corridors that link the study area to
outlying areas. The islands are characterized by pedestrian-friendly development that
permits commercial development in proximity to residences. However, much of the island
lacks amenities to support alternate modes of transportation, such as walking or biking.
Subsequent phases of the BOA process could be utilized to develop a branding program for
the islands that incorporates wayfinding signage, identifies locations for pedestrian
amenities, and evaluates ways to improve access to public transportation options.
INDICATORS OF ECONOMIC DISTRESS
Van Schaick and Simmons islands are located in the City of Cohoes, which is known as the
“Spindle City.” Following several decades of industrial prosperity in the late 19th century, cheaper
electricity and low-cost labor lured the textile industry out of the City of Cohoes.
Deindustrialization left its mark, leading to disinvestment and some abandonment as the City
transitioned from an industrial center to a bedroom community for the Capital District. While
portions of the City have been experiencing slow rebirth, many sites remain in need of
reinvestment to achieve area-wide revitalization goals.
The City of Cohoes has also been experiencing slow population loss to outlying areas. Between
1990 and 2000 the City’s population decreased by 7.8 percent, to 15,521 residents. By comparison,
the county’s population increased by 0.7 percent during the same timeframe. The employment
rate for the City was slightly lower than the county, with 59.6 percent of the City employed
compared to 61.3 percent in the County. As of the 2000 census, the median household income in
Albany County was approximately $42,935, which was 30.7 percent higher than the median
income of the City of Cohoes ($32,856). Income and employment data indicate that economic
conditions within the City of Cohoes lag other areas in the region. While other neighborhoods in
the City are more economically distressed than the islands, the study area represents a tremendous
opportunity to rehabilitate brownfield sites, build on the momentum of recent development and
spur the investment needed for revitalization of the entire City.
COMMUNITY PARTNERS
The City of Cohoes has received support from state, regional and local partners as it has
undertaken planning and implementation efforts aimed at area-wide revitalization. The project
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steering committee consists of representatives from the City of Cohoes, New York State Parks, area
organizations, and Ward representatives. In addition, the New York State Department of State and
Department of Environmental Conservation provided financial and technical support throughout
the project.
The BOA project will serve to strengthen existing partnerships and establish participants as
community leaders. As the project progresses, partners at all levels will be asked to participate in
the steering committee to oversee the development of the plan, solicit community input, and guide
recommendations.
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SECONDARY RATING CRITERIA
ECONOMIC VALUE
Planning efforts undertaken by the City of Cohoes underscore the potential for mixed-use
development on the islands to provide incoming residents with access to daily goods, services and
employment opportunities. The Delaware Avenue Brownfield Opportunity Area (Pre-Nomination
Study) will explore such opportunities and identify preliminary recommendations. Additional
planning level studies and analyses will need to be completed during the Nomination Study phase
of the program, including an understanding of the market realities on the islands, and a strategy
for marketing and branding the islands to attract the appropriate businesses. Enhancing the
business environment on the islands will have widespread impacts, strengthening the region as a
whole.
The economic benefits associated with the BOA will not only be felt by the City but by community
groups and social organizations, business owners and industries, developers, property owners,
and most importantly, area residents. As new businesses are created, placemaking techniques
employed, and as urban amenities are introduced, the quality of life of residents, visitors, and
employees will be greatly enhanced. These types of improvements have the ability to prompt
spin-off investments, such as façade or streetscape improvements. The Nomination Study for the
Delaware Avenue BOA will be a significant step towards understanding how various land uses,
ongoing initiatives, and the presence of brownfields, vacant and underutilized properties can
impact economic development opportunities.

PARTNERSHIP VALUE
The Delaware Avenue BOA will be administered and implemented through the City of Cohoes.
The City will build on its existing relationships with area organizations, state entities, and area
developers to leverage available resources and identify additional opportunities before this
planning process is commenced. Steps 2 and 3 will build off current efforts to engage local
citizens, area businesses, and existing stakeholders to further refine the recommendations
developed as part of the Pre-Nomination Plan. A comprehensive community outreach strategy
will be developed to engage stakeholders and community members at all levels, including private
property owners and business representatives, who may benefit from the outcomes of the
planning process.
As the BOA progresses into subsequent stages, the involvement of state agencies and
organizations will be vital to the success of the project through their technical and financial
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contributions. In addition to the current support received from the NYS Department of State and
Department of Environmental Conservation, the City of Cohoes will seek collaborative
relationships with other entities, such as the NYS Department of Economic Development and the
NYS Department of Transportation.
ENVIRONMENTAL VALUE
The Delaware Avenue BOA supports “Smart Growth” redevelopment of urbanized lands as
opposed to greenfield development in outlying suburban and rural areas. The islands present the
City with an opportunity for infill development that capitalizes on the study area’s waterfront
location. Encouraging development within the study area capitalizes on existing infrastructure
while maintaining density and supporting the walkability of the neighborhood.
Development on the islands will not only capitalize on its important natural features but can
additionally help to redefine the islands through a sustainable lens. The City of Cohoes has the
opportunity to embrace green infrastructure initiatives that will provide aesthetic relief in an urban
environment, increase the lifespan of existing infrastructure, provide recreational opportunities to
residents and visitors, and mitigate air and water pollution.
In addition, the study area has the opportunity to encourage alternate forms of transportation to
and from the islands. Increasing pedestrian amenities, introducing bike racks and bike lanes,
identifying ways to improve access to public transportation and encouraging utilization of
alternate forms of transportation may help to decrease the number of vehicles on the road and
further reduce localized emissions. Additionally, encouraging walking and biking as alternate
modes of travel, as well as trail development can serve to rebrand the City of Cohoes as a “Healthy
City.”
Potential non-remediated brownfield sites within the study area have been identified as part of the
first phase of environmental investigations, completed as part of the Pre-Nomination Study. As
more information is compiled on each of the sites, eligibility for site assessment funding and other
remediation assistance opportunities through the BOA and other state and federal resources will
be identified. Remediation of these sites will improve the feasibility of current redevelopment
initiatives, improve environmental conditions on the islands, and enhance the general health and
well-being for residents and visitors of the BOA study area.
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3. COMPLEMENTARY PROJECTS
The proposed Brownfield Opportunity Area Program for the Delaware Avenue study area aims to
directly complement, tie into and expand upon completed and on-going planning initiatives that
have been prepared for the study area or will directly impact the study area. These planning
efforts provided a framework for the Pre-Nomination Study with regards to understanding what
efforts have been completed and what preliminary recommendations may be.
Specific to the Study Area, the Route 470 Corridor Study included all of Simmons Island, the
Ontario Street Corridor on Van Schaick Island (Breslin Avenue to Jackson Avenue), and Delaware
Avenue south of Ontario Street. Included in the Urban Waterfront Rediscovery Plan were 22
parcels covering 109 acres and 2,300 feet of Hudson River waterfront along Delaware Avenue
south of Ontario Street. The primary study area for the Van Schaick Island Transportation and
Revitalization Plan is the section of Ontario Street (SR 470) spanning Van Schaick and Simmons
Islands, with the remainder of both islands considered a secondary study area. The Cohoes
Downtown Redevelopment Plan focused primarily on the City’s downtown business district,
however revitalization activities in the downtown business district directly impact the Study Area.
Finally, the City of Cohoes is in the process of completing the Cohoes Boulevard Nomination
Study, a complementary project that assesses the presence and impact of brownfields surrounding
the nearby Cohoes Boulevard, including the City’s central business district. A brief description of
each of these planning efforts is provided below.
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. A list of implementation items was developed as part of this effort,
which is intended to serve as the foundation for subsequent BOA efforts.
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. In a continuing effort towards
revitalization, Cohoes took a proactive look at the appearance, functionality and economic mix of
its central business district. The plan is one of the recommended implementation items identified
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as part of the Route 470 Corridor Study, completed in 2000. Recommendations stemming from the
BOA process will be formulated in the context of the downtown redevelopment plan.
Urban Waterfront Rediscovery Plan (2005)
The Waterfront Rediscovery Plan examined development possibilities at four underutilized
waterfront sites that border the Hudson and Mohawk Rivers. Redevelopment scenarios for each of
the sites were created to assist the City in its efforts to attract interest and investment in its
waterfront from public and private partnerships. The study identifies the Hudson River
waterfront as the most important redevelopment site within the City of Cohoes. The most recent
results from this Plan include the newly constructed townhouse units along the Hudson River
waterfront within the study area. Subsequent stages of the BOA can be utilized to formulate
recommendations to overcome obstacles for redevelopment including transportation access,
potential environmental contamination, and address the disparate agendas of individual property
owners.
Van Schaick Island Transportation and Revitalization Plan (2008)
The Van Schaick Island Transportation and Revitalization Plan focused on the Ontario Street
corridor on Van Schaick and Simmons Islands with the purpose of ensuring that growth along the
corridor reflects the unique character of the pedestrian-oriented main street, while also
maintaining Ontario Street’s functionality as a regional traffic conduit. Through a series of public
workshops and meetings, the high density scenario was selected as the preferred option. This
preferred development plan included the construction of approximately 180,000 square feet of
commercial space and 215 residential units and 489 parking spaces along the Ontario Street
corridor from Delaware Avenue through the existing Public Works Site. The preferred plan also
incorporated several features of the Transportation Management and Multi-Modal/Transit Plans
developed during this effort. The recommendations associated with this plan directly tie into the
primary objectives of the Delaware Avenue BOA and will serve as a foundation for subsequent
phases of the BOA.
Cohoes Boulevard Nomination Study (Ongoing)
The Cohoes Boulevard Nomination Study is a complementary study that is being administered by
the New York State Department of State with technical assistance provided by the New York State
Department of Environmental Conservation. The study aims to increase the vitality of the City’s
downtown, promote land use diversity, celebrate the history and culture of the area and promote
multi-modal transportation options. The objectives of the study are closely aligned with those of
the Delaware Avenue study, providing the opportunity to link planning efforts to achieve larger
scale redevelopment goals.
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INVOLVEMENT BY THE PUBLIC AND GOVERNMENT AGENCIES
BOA STEERING COMMITTEE
The steering committee which is currently involved in the preparation of the Pre-Nomination
Study will be retained, with additional representatives asked to participate in the Nomination
Phase based on specific areas of expertise and knowledge of the local community. The Steering
Committee is currently comprised of representatives from the City of Cohoes, various local
organizations, state agencies, and Ward representatives.
Six meetings are scheduled to be held over the course of the Pre-Nomination Study, with
additional meetings identified for the Nomination Phase (see Scope of Work).
PUBLIC AND STAKEHOLDER MEETINGS
A series of meetings open to the local community and public are proposed to solicit feedback and
generate public involvement in the establishment of a vision and goals for the Delaware Avenue
study area. These meetings are valuable opportunities to get local knowledge of issues and
concerns facing community members.
To date, a stakeholder meeting was held on June 9, 2010. The purpose of the meeting was to
provide an overview of the purpose of the BOA program, as well as to discuss the various
challenges and opportunities associated with redevelopment. Preliminary objectives were
identified as a result of this discussion. In addition to targeting key stakeholders, two public
meetings will be held in November 2010 and February 2011. The purpose of the public meetings is
to provide information regarding the BOA process, as well as to engage the public in an open
discussion of their vision for the future of the community and to identify the opportunities and
constraints associated with redevelopment.
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Part D. LEVEL OF SUPPORT
The City of Cohoes application for Step 2 funding is fully supported by local businesses and
property owners, residents, and regional and state officials. The City of Cohoes and its officials are
fully dedicated and supportive of the BOA planning effort.
Local business representatives, agencies, City departments, and state agencies, have been actively
involved in the Pre-Nomination Study as part of the local Steering Committee. These individuals
have expressed their willingness to remain involved in the process. The City expects to engage
additional stakeholders and members of the local community in the Step 2 planning process.
The widespread support for the Delaware Avenue BOA demonstrates both the commitment and
need of the City of Cohoes to undertake and participate in the New York State Brownfield
Opportunity Area program.
Cohoes’ success to date in developing a comprehensive plan to redevelop the Delaware Avenue
Corridor is due to the City’s extensive efforts to partner with local stakeholders. In particular,
Cohoes has been a long time member of the Riverspark Heritage Area, the Erie Canal National
Park, the Mohawk Valley Greenway and the Hudson River Valley National Greenway. The City
of Cohoes is also partnering with the Office of Parks, Recreation and Historic Places on building a
trail system through the Corridor. In addition, Cohoes is actively meeting with the Daughters of
the American Revolution, Open Space Institute, Business Council of Cohoes, local developers, and
Cohoes Neighborhood Watch groups to present plans and seek input from the community.
The following organization are involved in the revitalization efforts in this corridor:
Open Space Institute: Purchase, design and construction of public recreational walking
trails on the former Delaware and Hudson track and bridge.
Business Council of Cohoes: This group is a part of the Albany Colonie Regional Chamber
of Commerce and is represented on the steering committee.
Daughters of the American Revolution: Owners of the Historic Van Schaick Mansion and a
part of the tourism component in the City of Cohoes.
Van Schaick Island Neighborhood Watch: Servers as a forum for community input for the
City of Cohoes. Also participates in economic development activities in the Van Schaick
Island Neighborhoods, which includes the Delaware Ave Corridor.
Please note that letters of support may be forthcoming from interested parties, and will be forwarded to the
BOA Program in the Bureau of Fiscal Management.
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Part E. APPLICANTS’ PROJECT PERSONNEL AND MANAGEMENT
TEAM
The City of Cohoes will be responsible for administering, managing, and providing direction
associated with the Nomination Phase of the Delaware Avenue BOA. Roles and responsibilities
will include coordination and general management, oversight of the consultant team, and
coordination of the Steering Committee. The Project Personnel and the Management Team
structure are discussed in further detail below:

ED TREMBLAY, Director of Community and Economic Development
Ed is the Director of Community and Economic Development, a position he filled in May of 2004.
He is a former member of the City Planning Commission and has served on several steering
committees for the City of Cohoes. Ed was a member of the Albany County Brownfield Committee
that worked on the Brownfield demonstration grant in 2003. Ed received his Bachelor of Arts
Degree in Business Administration from the College of Saint Rose in 1985. He worked in the
Financial Services Industry for over 28 years. Thirteen years of that experience was in a senior
management position with ALBANK. From 2001 until 2004 Ed served as the Executive Director of
the Cohoes Chamber of Commerce. Ed has extensive experience in project management and in
financial controls. He has run his own consulting business and has done work for the Village of
Waterford and the Capital District Transportation Authority.

MELISSA ASHLINE-HEIL, City Planner
As Planner, Melissa is responsible for community development activities including, but not limited
to, long- and short-range planning, land use controls, development and redevelopment projects,
property acquisition and disposition, demolition and clearance, relocation, environmental matters,
the construction and reconstruction of various public facilities, code enforcement and
rehabilitation and citizen participation. Melissa will be an important resource of the BOA
program. She will be responsible for presenting information on the goals for these areas and her
sharing her knowledge of current zoning in these areas. Melissa will also be a member of the
Steering Committee.

CAROL SHUFELT, Grants Administrator
A Grants Administrator/Administrative Assistant for the City of Cohoes, Carol Shufelt has been
responsible for administering the HOME program for the City as well as assisting in the
administration of over 18 million dollars in grant funding for the Community and Economic
Development office. Carol also has experience in grant writing. She attended Hudson Valley
Community College where she studied Business Administration. Her work experience includes
working as an administrative assistant for Laberge Engineering, working hand in hand in the
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Grants Department with formatting and proof reading of all grants putting together
Environmental Review Records.

GARRY NATHAN, City Engineer
The Engineering Department coordinates a variety of activities and services, including the
preparation of plans and specifications for public works construction, and is responsible for the
design approval and inspection of public facilities for the City. They are also responsible for
engineering of city projects, checking design work of private developers for public improvements,
inspection of these improvements, maintenance of city maps, engineering records and preparation
of special reports. As City Engineer, Gary will work with the Steering Committee and the
consultants to identify known issues with parcels within the study area. He will be responsible for
reviewing all materials and providing background information that address engineering issues of
the study.

EMILY SHOVER, Public Information Specialist
The Public Information Specialist assists in all grant applications and is responsible for
coordination of all information disseminated to the public for the City of Cohoes. Emily works
with the Community Development Department in posting information to the City of Cohoes web
site and setting up sites for public meetings. Emily will work with the consultant to coordinate all
steering committee meetings and workshops.

CONSULTANT TEAM
The City of Cohoes anticipates that they will continue to utilize the same consultant team for the
Step 2 Nomination Study as completed their Pre-Nomination Study. Additional sub-consultant
team members will be added that have expertise in specific projects identified in the Scope of Work
(Part F). The benefit of this sole-source arrangement is project continuity, understanding of
existing conditions and neighborhood vision, and the continuation of a positive working
relationship. The identified consultant team for Step 2 will strive to meet the M/WBE goals
established for New York State. The proposed consultant team will continue to be led by
Bergmann Associates who will be responsible for project management, public outreach, planning,
environmental analysis, urban design, engineering, and landscape architecture scope elements.
Additional sub-consultant team members will be identified that specialize in economic and market
analysis, housing, marketing and branding, and sustainable design.
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Part F: PROJECT SCOPE OF WORK AND SCHEDULE
1. STANDARD WORK PLAN ELEMENTS
The proposed scope of work associated with the City of Cohoes Delaware Avenue BOA, Step 2
Nomination is summarized below. Specific tasks identified will help to City to achieve its overall
vision for revitalization of the study area. In order to complete all tasks identified below, the City
anticipates an 18-month project schedule would be required. Estimated months for each task are
identified in parentheses. Many of the tasks will involve multiple phases and may require an
extended period of time to complete in their entirety.

TASK 1: PUBLIC PARTICIPATION AND COMMUNITY OUTREACH
EFFORTS (Months 1-18)
The City of Cohoes understands and supports community involvement and participation in the
planning process. To encourage continued and on-going involvement by the local community, the
City is proposing a range of community outreach efforts be incorporated into the Step 2,
Nomination Study planning process. Community outreach efforts will be led by a designated
steering committee (Cohoes Brownfields Project Team) that will meet on a regular basis to review
planning products, provide guidance into the planning process, and serve as liaisons and
promoters of the planning process. In addition, the City is proposing three public meetings
including an informational presentation, an interactive design workshop and an open house.
The City would also like to be able to share information and receive comments from those
interested residents and stakeholders that may not be available to attend one of the public
meetings. In order to achieve this, the City will develop a project specific website that will be
linked directly from the official City website. The website will enable visitors to learn more about
the project, review draft documents, and provide comments.
The City will also begin to reach out to individual property owners who own potential brownfield
and strategic sites to gauge their interest and level of commitment in achieving the City’s vision for
revitalization. Buy-in and support from individual property owners will be critical to the longterm success of the BOA plan.

TASK 2: DRAFT NOMINATION STUDY (Months 1-18)
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The City of Cohoes will prepare a draft Nomination Study that includes all required work plan
elements as defined by the NYS Department of State in an effort to ensure an understanding of the
proposed BOA study area. This will include, at a minimum, the following:
Project Overview and Description
Vision, Goals, and Objectives
Boundary Description
Analysis of the Proposed Brownfield Opportunity Area
Brownfield Site Confirmation
Economic and Market Trends Analysis (See Task 3 below for additional information)
Summary Analysis
Due to the diversity of land uses and districts within the Delaware Avenue BOA, the City expects
to have a focused visioning process that includes the identification of area specific plans for key
target areas. Within each target area, catalyst redevelopment sites will be identified and
prioritized. Catalyst sites may be a single underutilized or brownfield property, or several
properties that, if assembled, would create an exceptional development opportunity in the Study
area. Specific redevelopment scenarios will be advanced for high priority catalyst sites as
described in Task Nine below.
Completion of the tasks noted above will allow the City to better identify existing conditions,
trends, and emerging markets. The second phase of the Nomination Study will focus on the
identification of potential brownfield and strategic sites that can serve as catalysts for
neighborhood revitalization.
Specific recommendations for these sites, which take into consideration community feedback,
market realities and site conditions, will be identified. The City will also consider land use and
master planning elements as part of the Summary Analysis of the BOA, with the intention of
presenting a clear framework for subsequent Implementation Strategy tasks.

TASK 3: ECONOMIC AND MARKET TRENDS ANALYSIS (Months 2-6)
The City of Cohoes will conduct an Economic and Market Trends Analysis that includes the
following:
An overview of the local real estate market, with a special focus on residential, tourism and
entertainment retail. This will be done through demographic and retail market data
analysis, Internet research of existing residential and tourism offerings in the Capital
District, and interviews with regional real estate professionals, developers and tourism and
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economic development officials. The goal is to describe existing supply and demand in the
region and learn about the perspectives of the development community toward the City.
A market assessment of up to six specific catalyst redevelopment scenarios to inform the
work described in Tasks Eight and Nine below. This will be done by measuring the market
opportunities identified in the previous step against the goals of each redevelopment
scenario.
A financial feasibility analysis for six catalyst redevelopment sites. The purpose of this
analysis is to determine which proposed projects are most financially viable and identify
ways in which the financial feasibility of each can be enhanced through existing incentive
programs or creative local financing options.

TASK 4: SEQR AND GENERIC ENVIRONMENTAL IMPACT STATEMENT
(Months 10-18)
As required, the City will complete all steps necessary to comply with the State Environmental
Quality Review Act (SEQR). This will include the preparation of a scoping document to facilitate
the preparation of a Generic Environmental Impact Statement in Step 3 of the program. Many of
the additional scope work elements identified below will inform the SEQRA Scoping process.

2. ADDITIONAL SCOPE OF WORK ELEMENTS
In addition to the standard Nomination Study components, the City has identified the following
tasks that will assist in better understanding opportunities and potentials within the proposed
BOA, and capitalizing on these opportunities to support the short- and long-term revitalization of
the City. Specific tasks identified below are based on an understanding of existing conditions, site
specific concerns, and the overall goal of achieving community revitalization.

TASK 5: CULTURAL AND ARCHEOLOGICAL RESOURCE ANALYSIS
(Months 6-8)
The City will complete full Phase One archeological resource studies for up to six catalyst sites
within the BOA. This process will help inform the GEIS Scoping process, Task Five, provide the
Planning Board with a greater understanding of archeological resources within the study area and
help to streamline approvals and permitting for future developers. Additionally, this information
will be used to identify an appropriate strategy for redevelopment during Task Nine, Build Out
Analysis and Schematic Plans.

TASK 6: PROPERTY APPRAISALS (Months 8-10)
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Several properties within the BOA study area are thought to have short-term redevelopment
potential. In an effort to help facilitate this process, the City will have independent property
appraisals prepared for up to six catalyst sites. This information will be used to help inform the
Land Assemblage Recommendations, Task Eight.

TASK 7: PHASE ONE ENVIRONMENTAL ASSESSMENTS (Months 8-10)
The City will prepare Phase 1 Environmental Site Assessments for up to four catalyst properties in
the study area. This information will be used to identify an appropriate strategy for
redevelopment during Task Nine, Build Out Analysis and Schematic Plans.

TASK 8: LAND ASSEMBLAGE RECOMMENDATIONS (Months 12-14)
As identified in Step One, the study area includes several privately held properties essential to the
future economic development of the BOA. The City desires a report that explores all options for
land assemblage strategies and recommends an approach for catalyst development sites within the
BOA. The study will explore the full range of options including direct acquisition, public-private
partnerships, Article 15 Urban Renewal districts, and private incentive programs. This task will
inform the Task Nine, Build Out Analysis and Schematic Plans.

TASK 9: BUILD OUT ANALYSIS AND SCHEMATIC PLANS (Months 12-14)
A build out analysis will be prepared for each target area based upon the vision of the community,
physical constraints and market trends. Redevelopment scenarios, advanced to a master plan level
of detail, will be prepared using the build out analysis. This will include plan view and
axonometric renderings of short, intermediate and long term build out. Up to six specific
schematic plans will be prepared for catalyst sites. Schematic plans may include recommended
private development projects such as mixed-use waterfront areas or public benefit projects such as
a park. This will include a parking impact and trip generation analysis to understand how
development build out will influence the transportation and parking infrastructure. Additionally,
this process will help to inform the zoning updates prepared in Task Ten, Zoning Code Update.

TASK 10: ZONING CODE UPDATE (Months 14-16)
The City of Cohoes will complete zoning updates to ensure consistency with the land use
recommendations and development scenarios prepared as part of the Step Two process.
Regulatory updates will be comprehensive for the BOA study area, resulting in new districts, form
based codes and design standards, sustainable design including USGBC LEED standards, parking
standards, signage standards, map revisions, updates to universal regulations and the definitions
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section of the Zoning Chapter. Additionally, training will be provided to the Planning and Zoning
Boards on how to utilize the new code and standards.

TASK 11: DELAWARE AVENUE BOA WAYFINDING PLAN (Months 12-14)
Safe and efficient movement of pedestrian, bicycle and automobile traffic within the BOA Study
area is critically important to ensure an attractive and accessible development environment.
Current changes in street alignments, coupled with new housing developments on the Hudson
River, are resulting in a complex set of traffic movements. The future installation of Delaware
Avenue Trail and the Canal Heritage Trail will introduce a large number of pedestrian and
bicyclists to an already complex system. Therefore, a well considered system of wayfinding will
need to be prepared for the BOA Study area to ensure an orderly and safe approach to navigation
and traffic management. The wayfinding study will identify appropriate locations for wayfinding
signage and landscape treatments within the BOA designed to improve navigation in the study
area. Additionally, signage types and landscape treatments will be presented to ensure a
consistent theme for all transportation systems in the BOA including street signage, trail signage
and markers, parking and gateways.
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Part G. APPLICANT SHARE
The applicants’ required share and project match of $35,875.00 will be met using a combination of
cash ($16,951.60) and in-kind services from City staff ($18,923.40). The total funding request from
the NYS DOS for the proposed scope of work is $322,875 which will cover consultant expenses to
complete the various studies identified in Part F.
It is estimated that the Director of Community and Economic Development for the City will devote an
average of 15 hours per month during the 18-month planning process for project management,
including facilitating committee meetings, coordination with the consultant team, steering
committee correspondence, review of Nomination Study materials, obtaining background
materials, and coordinating public meetings, workshops, and other outreach efforts. The Director
of Community and Economic Development will attend and direct all Steering Committee meetings,
public meetings, and other community outreach.
The City Planner will assist the Director with general project management, oversight, and review of
consultant project deliverables. The City Planner will assist in organizing meetings and will
oversee publication and announcements of all meetings. It is estimated that the City Planner will
devote an average of 8 hours per month during the 18-month planning process. It is estimated the
Grants Administrator will devote an average of 8 hours per month to assist the Director with the
administrative elements associated with the grant, including monthly invoicing and payments to
the consultant, monthly invoicing and paperwork to the Department of State, and general
maintenance of project reporting and progress paperwork.
The City Engineer, who will assist with reviewing all materials and providing background
information that address engineering issues of the study, will devote an average of 8 hours per
month on the project. It is estimated that the Public Information Specialist will devote an average of
6 hours per month to the project. This person will assist with coordination of steering committee
meetings and public workshops.
Breakdown Of In-Kind Share and Services
Director: $25.66 / hour x 15 hours x 18 months =
City Planner: $25.75 / hour x 8 hours x 18 months =
Grants Administrator: $17.98 / hour x 8 hours x 18 months =
City Engineer: $26.85 / hour x 8 hours x 18 months =

$6,928.20
$3,708.00
$2,589.12
$3,866.40

Public Information Specialist: $16.96 / hour x 6 hours x 18 months =

$1,831.68

Total Salaries and Wages to be applied to in-kind match =
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Part H. PROJECT BUDGET
The City of Cohoes has determined the proposed budget for the project based on discussion with
representatives from the New York Department of State and consultation with professionals that
have relevant New York State experience in completing tasks as defined in the Scope of Work (Part
F). All proposed costs are consistent with standard planning and design services in Upstate New
York.
The City certifies that all components of the requested Total Eligible Project Budget are eligible,
reasonable, and relevant based on their knowledge of the NYS Brownfield Opportunity Area
Program.
A detailed breakdown of costs by project task is identified below. Further information associated
with applicant share of project cost can be found in Part G and on the enclosed budget worksheet.
TASK
Task 1:
Task 2:
Task 3:
Task 4:
Task 5:
Task 6:
Task 7:
Task 8:
Task 9:
Task 10:
Task 11:

Public Participation and Community Outreach Efforts
Draft Nomination Study
Economic and Market Trends Analysis
SEQR and GEIS Scoping
Cultural and Archeological Resource Analysis
Property Appraisals
Phase One Environmental Assessments
Land Assemblage Recommendations
Build Out Analysis and Schematic Plans
Zoning Code Update
Delaware Avenue BOA Wayfinding Plan
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COST
$25,000
$70,000
$32,500
$10,000
$50,000
$24,000
$30,000
$18,500
$50,000
$20,000
$28,750

TOTAL PROJECT COST

$358,750

Applicant Share (10%)
Request from NYS DOS (90%)

$ 35,875
$322,875
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