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Basic Information 
Regional Economic Development Council (REDC):   
Capital Region 
 

Municipality Name:   
City of Cohoes 
 

Downtown Name:  
Cohoes DRI District 
 

County:   
Albany 
 

 

Vision 
Centered on Remsen Street, and bounded by the Mohawk River, Historic Downtown Cohoes is a vibrant 

center for people of all ages. Given its central location, Cohoes is a destination of choice in the Capital Region. 

Cohoes residents and visitors to Downtown enjoy a unique mix of retail, restaurants, craft food and beverage 

venues, and everyday services, making Cohoes a Quality of Life City. 

Downtown Cohoes blends a deep, proud history with modern amenities that combine to offer a variety of 

entertainment, cultural, heritage, art, and recreation options. 

Within our walkable Downtown, new buildings and transformed historic structures produce an atmosphere 

of excitement, commerce, and social interaction.  
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Justification 
Much has happened in Cohoes over the past year: new luxury apartments are budding, store fronts are 

humming, restaurants are sprouting, the Cohoes Music Hall is flourishing, and a devastating fire ripped 

through and destroyed several buildings and damaged many more.  The fire has become a part of our 

community narrative. The past year has given us time to look back and remember, and to look ahead in hope.  

While the fire created a period of turmoil and distress for our community, it has also brought the community 

together and strengthened our belief in the purpose of downtown Cohoes: it is our symbolic center and the 

public face of Cohoes to the Capital Region.  

Cohoes is a resilient community – able to withstand difficulty, and recover quickly.  We are recognized as a 

strong and resourceful community.  And we have momentum. Since our last application we have experienced 

continued new investment, with even more on the horizon. We are community being sought out by young 

entrepreneurs and corporate investors alike, and we are growing into a community of choice within the 

Capital Region. Despite being a small urban community, we are a growing force with numerous positive 

attributes.  These include cultural and institutional assets, a relatively low cost of living, a beautiful 

waterfront, and, perhaps most importantly, a passionate local support for Downtown Cohoes and its role in 

strengthening the Capital Region. We believe that our Cohoes Downtown DRI District will have a significant 

impact in strengthening not only our community but the Capital Region as a whole.  

Cohoes is located at the heart of the Capital Region’s prosperity: the confluence of the Hudson and Mohawk 

Rivers, which provided the very foundation for the region’s early economy.  We recognize how important this 

proximity is and we are actively engaged in making the connection between Downtown Cohoes and the 

waterfront, further enhancing the attractiveness of the DRI District.  Cohoes also benefits from being located 

along the Empire State Trail and having an entranceway to Peebles Island State Park. In 2016 this 191-acre 

park experienced a 35.6 percent year-over increase in attendance, totaling 137,858, according to data from 

New York State Parks, Recreation and Historic Preservation.  Our DRI District has the potential to attract many 

of these Park visitors with our growing restaurants, cultural amenities and maturing shopping scene.  

Image  1 On November 30, 2017 Cohoes redevelopment efforts took a major setback when a fire destroyed 3 buildings on Remsen 
Street and damaged 28 others, causing millions of dollars in damages. 

https://data.ny.gov/Recreation/State-Park-Annual-Attendance-Figures-by-Facility-B/8f3n-xj78/data
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In today’s world, local governments need to learn how to compete and position themselves in order to 

provide the quality of life, jobs and services that attract businesses and people.  We believe that Cohoes is 

on that path and has great potential to contribute a catalytic impact in the Capital Region; creating jobs, 

speeding up regional investment, leveraging more collaboration and fueling future change.  Today, our efforts 

are focused on growing the Cohoes DRI District economy; using placemaking strategies to make it more 

inviting; expanding housing opportunities; and capitalizing on the District’s civic, cultural, and entertainment 

assets to further support the vibrant environment needed for a thriving city center in the Capital Region.  

A study by the Center for Economic Growth found that Cohoes realized more than two percent population 

growth in 2016, ranking the Spindle City as the fastest growing city in New York for a second consecutive 

year.   The city’s growth has been fueled in part by the development of several large luxury and affordable 

apartment and condominium complexes along the city’s waterfront, including the opening of the 72-unit Lion 

Heart Residences in the fall 2015 and the completion in early 2016 of the first phase of the 408-unit 

Residences at Lexington Hills, the city’s largest apartment project.  Another important factor in the city’s 

growth is its current downtown revitalization, led by the revival of the historic Cohoes Music Hall and a host 

of new restaurants and retail stores that are drawing people into the Downtown DRI District.  The Center for 

Economic Growth also expects the growth to continue, citing Bonacquisti Brothers Construction announcing 

plans in November 2016 to convert the historic Cohoes Hotel into a 26-unit market-rate apartment building, 

located at the heart of the DRI District.  This was followed a month later by Prime Companies breaking ground 

on the 165-unit Hudson Square apartment complex on Van Schaick Island. This new population base has in 

turn generated the establishment of twelve new business within the Cohoes DRI District, such Cake Street 

Sweets, Donnie Magoos, and Caskade Kitchen and Bar.  

 

Image  2  The Cohoes Hotel at 134 Remsen Street is currently being redeveloped at $2.7 million into 27 market-rate apartments. 
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The momentum is here, but there is still much work to be done to maintain this momentum. The City of 

Cohoes is the most innovative, dynamic, historically significant, unique four-square mile powerhouse of 

economic revitalization in the Capital Region, yet at the same time it is vulnerable, with its vacant or forgotten 

areas that need to be transformed into livable, walkable, dynamic neighborhoods.  The time has come for 

this community to attain the financial boost it needs to propel forward, and fully realize its Downtown 

Revitalization. The success of the reopening of Cohoes Music Hall is one of several examples that showcase 

the Downtown’s readiness to reach its potential. While one may still see some empty storefronts, 

underutilized lots, sidewalks that need rebuilding and fine historic housing ready to be restored, these are 

truly the key opportunities that when invested in will lead the City to realize its full potential. Cohoes’ 

downtown revitalization is seeded, and has begun to sprout. While the recent fire brought demoralizing 

results, it also brought the Cohoes community together and we now collectively see new opportunity for 

these properties to catapult Cohoes forward.  But we can’t do it alone, and the $10 million DRI funds will be 

the stimulus to propel us forward to rebuild for 21st Century needs and foster growth that will be felt across 

the entire Capital Region.  

Over a short amount of time the city has made mammoth strides in successfully attracting investors and new 

investment to the city. Without the infusion of public investment appropriated to implement select, strategic 

public infrastructure projects or to match investment in the private sector, Cohoes’ work to this point could 

be seriously compromised. It is well documented that for downtown revitalization to work, it takes a true 

partnership between public and private.  Poised and ready, Cohoes will soon achieve its long-envisioned 

position as a premier quality of life community that is contributing to the Capital Region’s success. 

 

   

Image  3  Today's Cohoes Music Hall is leading reason for the renaissance taking place in Cohoes today. 
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Downtown Identification 

1. BOUNDARIES OF THE PROPOSED DRI AREA 

The Cohoes DRI District is a dense, lively area in 

downtown Cohoes that encompasses the assets of 

Cohoes – a burgeoning cultural and commercial 

corridor on Remsen Street, walkable urban mixed-

use and residential streets outlying Remsen Street, 

centers of downtown employment, and waterfront 

property that is ripe for redevelopment. 

 

 
 
Land Use 
The table to the right illustrates that the DRI District 

truly is a mixed-use urban center, with nearly 25% 

of the land used as residential, 25% used as 

commercial, and the other 50% split between 

various uses. It is important to point out that nearly 

25% of the land in the district is either vacant, or 

currently used as a surface parking lot. This shows 

that there is still land available Downtown to 

accommodate for exciting new projects – room to 

grow. 

 

 
Boundaries 
The commercial and cultural heart of the Cohoes DRI District is the Remsen Street corridor, which runs in a 

north-south direction through the District. There are several other ancillary avenues that run parallel to 

Remsen Street within the Cohoes DRI District including Main Street to the west, and Mohawk Street, Saratoga 

Street (NYS Route 32), and NYS Route 787 to the east. Crossing the avenues are a number of side streets, 

principal of which is Ontario Street (NYS Route 470), which carries vehicular traffic across Van Schaick Island 

from Troy, through the center of Downtown Cohoes and into the Town of Colonie. Given the grid layout of 

the street, prominent corners are established all through the DRI District, providing opportunities to create 

a sense of place and commercial activity at these intersections.  

However, the transportation layout is not without challenges. For example, an active freight railroad line 

extends in a north-south direction through the center of the District. In addition, NYS Route 787, a heavily 

traveled, 4-lane commuter highway separates the Remsen Street area and the heart of Downtown from the 

Mohawk River waterfront at the east side of the District. Enhancing pedestrian connections between the 

Remsen Street corridor and the eastern Mohawk waterfront is an ongoing priority as the waterfront becomes 

more accessible and built-out. 

Land Use Acreage Percent of District 

Commercial 27.4 25.1% 

Industrial 8.2 7.5% 

Public & Community Services 11.0 10.1% 

Public & Community Services 0.5 0.5% 

Public Parks & Conservation 3.0 2.8% 

Recreation & Entertainment 0.4 0.4% 

Residential 13.6 12.5% 

Residential (Multi-Family) 13.2 12.1% 

Vacant Land 20.7 19.0% 

Vacant Land (Parking Lots) 5.8 5.3% 

Cohoes DRI District by the Numbers 

Size:  109 acres 

Dimensions:  

 east-west across the District: 0.45 miles; about a 10-

minute walk 

 north-south: 0.78 miles; about a 15-minute walk 
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The northern boundary of the Cohoes DRI District is the Mohawk River. This was chosen to include several 

waterfront properties, one of which is vacant and of substantial size. These waterfront properties are also in 

close proximity to the Harmony Mills Loft Apartments, which have established much of economic momentum 

that ought to transition downstream into Cohoes DRI District. 

The western boundary was chosen to include several key areas to the west of Remsen Street including the 

gateway to the Cohoes Heritage Trail on Cayuga Street, vacant parcels at the corner of Sargent Street and 

Ontario Street, Odgen Mills and Olmstead Street Housing, and the mixed-use parcels fronting the west side 

of Main Street. 

The southern boundary was chosen at Newark Street due to the terminus of Remsen Street, and its alignment 

to include Bridge Street, which is a key connection from Van Schaick Island to Cohoes High School and Middle 

School located west of Downtown. The southern boundary also encompasses the properties affected by the 

2017 Remsen Street fire. 

The eastern boundary of the Cohoes DRI 

District is the Mohawk River and its channel 

between Simmons Island and Downtown. This 

boundary encompasses key waterfront parcels 

that have immense development potential 

including the City of Cohoes DPW site, and 

other larger vacant parcels. Since Downtown 

Cohoes is bounded on two sides by the 

Mohawk River waterfront and has room to 

grow at its fringes, strengthening waterfront 

engagement connections is an important part 

to the long-term success of the Remsen Street 

core.  

The Cohoes DRI District is home to over 1,500 

residents, 1,300 employees and 220 

businesses, most locally-owned, and with more 

to come. The streets in the DRI District are 

lined with historic, large windowed storefronts 

at sidewalk level with apartments and offices 

at second and third levels. New development 

and investment in the Cohoes DRI District will 

blend old and new transitioning from the 

established Remsen Street core and the 

Historic District centered on Remsen Street, 

toward the frontier of Downtown at the 

Mohawk waterfront, which collectively hold an 

immense amount of potential investment in 

Cohoes.  Figure 1  Proposed Cohoes DRI District 
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2. DESCRIPTION OF THE CATCHMENT AREA 

The Cohoes DRI District has tremendous untapped potential to be the bustling activity, entertainment, and 

business core of the City and contribute to the vitality of the Capital District. Over 1,500 residents live directly 

within the Downtown DRI District providing immediate demand for retail and services. Many of these 

downtown residents are also concentrated in rental units compared to surrounding populations with greater 

rates of home ownership.  However, new projects like the Cohoes Hotel are beginning to change this trend. 

As more market-rate housing comes to the Cohoes DRI District, so too will more locally-owned businesses 

such as coffee shops, restaurants, bars and retail.  Demographic projections indicate that the per capita 

income levels will rise over the next five years and the average owner-occupied unit will jump 32% over this 

time frame.1 

While the DRI District represents approximately 8% of the city’s population, downtown is easily accessible by 

walking, biking, or public transportation for the remainder of the city’s 17,700 residents. For these city 

residents, downtown has the potential to serve as the primary shopping and entertainment destination. The 

city’s population has grown by approximately 9.4% since 2010 and is projected to continue growing at a 

similar pace – adding nearly 900 residents over the next five years. At the same time, housing values and 

income levels are also anticipated to increase indicating an enhanced consumer base for businesses.2  

The city’s consumer base is 

also attractive for business 

growth and private 

investment. The largest 

retail market segment in the 

city is “Rustbelt Traditions” 

which are households 

defined as “primarily white 

collar, with a higher 

concentration of skilled 

workers in manufacturing, 

retail trade, and health 

care.” These households are 

desirable for retail and 

business support 

representing a “large market 

of stable, hard-working 

consumers.” 3 As such, it is 

clear that the city’s existing 

and growing population base 

is capable of supporting new 

                                                           
1 ESRI Business Analyst.  
2 ESRI Business Analyst.  
3 ESRI Business Analyst.  

Figure 2 Immediate, local and regional influences 
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and expanded business venues in the DRI District. 

In addition to the city’s population, downtown is within a reasonable 15-minute drive of nearly 164,000 

people which represents a substantial regional market from which to draw visitors and for special events and 

destination retail and attractions. Overall, the local population characteristics indicate that downtown is well 

primed and positioned for a renaissance into a vibrant city center with new consumers, visitors, and 

residents.  

Commuting Patterns 
In addition to the local population, the City experiences a 

significant influx of people during the week that commute 

to jobs within Cohoes. Nearly 90% of jobs (approximately 

2,440) are filled by those commuting into the City. These 

workers represent significant market potential for 

existing and future businesses. Approximately 1 out of 5 

workers is under the age of 30 – a target demographic for 

many retailers as well as an indication of potential future 

housing demand within downtown for new apartments 

and loft-style living units. Many workers that commute 

into the city also have disposable income that translates 

to spending potential that can be captured within 

downtown. Approximately 40% earn over $40,000 

annually.  

 

 

 

 

 

 

 

 

 

 

 

 

 

  

Figure 3 Commuters are filling most local jobs 

Figure 4 Understanding where the commuters are coming from 
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3. PAST INVESTMENT, FUTURE INVESTMENT POTENTIAL  

Cohoes is a community on the rise as new growth and optimism has begun to take root in the last two years 

through a series of private and public investments resulting in new housing and commercial development 

along with enhanced streetscapes and other infrastructure improvements.  The city has seen over $250 

million in private investments in both housing and commercial development, while leveraging over $18 

million in grants and direct city investments. Just in the past 2 years, nearly $23 million has been invested in 

new residential development and nearly another $1 million in commercial investments, demonstrating that 

residents, business owners, developers and investors recognize the growth and continued potential the city 

has moving forward. 

Led by Mayor Shawn Morse and Community and Economic Development Director Michael Jacobson, the city 

partnered with local and state officials to create a land of opportunity along the northern gateway to Albany 

County. Buoyed by public investments in infrastructure, economic and waterfront development, and the 

announcement of the pending conversion of 787 into a boulevard, private investment in housing and 

commercial ventures has continued to rise in Cohoes. Currently, the city is in discussions with private 

developers to add another $5 million of investment in the coming year. 

Cohoes has been awarded over $24 million in local, state and federal grants to conduct targeted studies and 

complete capital projects, all key to improving the city. To date, the city has successfully completed projects 

worth over $18.5 million in funding, with the remaining projects underway. This funding has been critical for 

making necessary improvements to the city and the Downtown and is being successfully leveraged to attract 

future private investment in commercial and residential space. 

 
 

This on-going revitalization continues through focused city leadership which includes the city’s Office of 

Community and Economic Development and their ability to recognize key opportunities for partnering with 

other public agencies and the private sector. Partnerships include the Albany County Land Bank Corporation, 

Pioneer Bank, the Cohoes Music Hall, the Cohoes IDA and the Cohoes LDC; along with direct and indirect 

partnerships with local developers including a truly unique project, Mosaic Village, a mixed-use development 

which will include housing for people with developmental disabilities such as autism. 

Table 1 Public Investments 
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The redevelopment of the Cohoes Music Hall is a recent keystone project, which involved interior 

renovations, an updated sound system, new seats, stage lights and additional improvements. The renovated 

Music Hall reopened in the fall of 2016 and attendance figures have outpaced original expectations of 20,000 

people annually. Recognizing this success, the Music Hall hired an Executive Director in January 2018 to 

manage the city-owned venue. The Music Hall is now home to Comedy Works and recently established a 

partnership with Park Playhouse which will perform a series of shows there. The Cohoes Music Hall will play 

a key role in the city’s efforts to reposition downtown as a regional destination for arts and entertainment.  

The city recognizes how integral the success of the Cohoes Music Hall is for the continued enhancement of 

the Downtown. To that end, this DRI application recognizes the Cohoes Music Hall as a key project that would 

benefit from an infusion of DRI monies.   

Based upon the city’s direct efforts to repurpose vacant lots and deteriorating buildings to position 

downtown and its surrounding environs for new growth, several local developers recognize the Cohoes’ 

potential and continue to make significant investments, especially in housing and commercial properties. To 

date, over 1,600 new units have been built with an additional 404 units in the pipeline. Existing new and 

proposed units will include market-rate, workforce and lower income targeted units along with senior and 

assisted living and luxury apartments. The city has identified several properties that were destroyed as a 

result of the November 2017 fire at 228 Remsen Street as a key project that would benefit from DRI funding. 

The intent is for the city to consolidate the properties and make them available to one developer that shares 

its vision for a new vibrant, mixed-use structure to anchor the south end of Remsen Street.  

Significant improvements to the Remsen Street corridor have also occurred with more improvements in the 

works, including a full streetscape overhaul. In addition to the new road surface, new sidewalks will be 

provided along with a bike lane and new crosswalks. These streetscape improvements are key to setting the 

foundation for an attractive and welcoming district for continued investment by developers, business owners 

and residents.  

 

 

 

RECENT, ON-GOING AND PIPELINE PRIVATE INVESTMENTS

Property Address Amount Description Units

Residential

Cohoes Hotel 134 Remsen Street $2,900,000 Market Rate Housing 27

Mosaic Village 55 Sargent Street $18,000,000 Mixed-Income Housing 68

Cayuga Plaza Towers 100 Cayuga Plaza $20,000,000 Senior Living 116

Hudson Square 1000 Hudson Square $22,000,000 Market Rate Housing 167

Remsen Place 155 Remsen Street $3,600,000 Market rate rentals; 3,500 sf commercial 26

Dining & Commercial

Pioneer Bank 100 Mohawk Street $500,000 Bank renovation

Cake Street Sweets 190 Remsen Street $44,000 New designer cakes and desserts

Donnie Magoos 165 Remsen Street $200,000 American fare with craft cocktails and beer

Caskade Kitchen & Bar 182 Remsen Street $110,000 Small plate, urban hipster culinary aesthetic

Future of Talent 95 Remsen Street $50,000 Dance instruction and yoga 

Five confidential projects 

currently in discussions 

Throughout DRI $5,000,000 

Table 2 Private Investments 
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4. RECENT OR IMPENDING JOB GROWTH 

Downtown Cohoes is home to an estimated 220 businesses with nearly 1,300 employees. As the Central 

Business District and the location of City Hall and many community services, the downtown accounts for 

more than one-quarter of the employees in the City of Cohoes. The majority of downtown businesses employ 

fewer than 10 people, and with the exception of a handful of fast food establishments and retail stores, most 

are locally-owned. 

Cohoes has a strong history of businesses committed to the city.  Major employers in the downtown include 

Macaran Printing Products, a division of Van Alstine and Sons, with 75 full-time employees, which has been 

in business for nearly 70 years; and Shelter Enterprises with 50 employees. Marra’s Pharmacy has 35-40 

employees with deep roots in Downtown Cohoes and is one of the largest independent pharmacies in upstate 

New York, serving Cohoes and Capital Region 

residents since 1931. Located just outside the south 

of the DRI District is NH Kelman, which has been in 

Cohoes for 113 years, making it one of the oldest 

family-owned companies in the region.  Mohawk 

Paper is a family-owned company founded in 1931, 

and is headquartered in Cohoes. Mohawk Paper is 

one of the largest manufacturers in the Capital 

Region, with 330 employees locally and 620 

companywide.  In addition to its operations in Cohoes 

and production facilities in Ohio and Massachusetts, 

Mohawk Paper occupies a 200,000 square-foot 

distribution center at the Port of Albany, where it is 

considering a major expansion, allowing the company 

to accommodate its growing paper business. 

Although the project site is outside the City of 

Cohoes, it is anticipated that the expansion will 

contribute to Mohawk Paper’s continued efforts to 

diversify and thrive in an industry undergoing 

dramatic change.  

Three of the city’s largest employers are health sector-related companies: Northeast Health Rehabilitation 

Services (500 employees), Eddy Village Green Nursing Home (450 employees), and Eddy Village Green 

Physicians (350 employees).  Combined, the Aquatic Development Group and Aquatic Amusement Associates 

bring nearly 250 employees into Cohoes daily. Precision Valve & Automation employs an additional 50 

employees. All of the above jobs are professional office jobs that total about 1,600 employees. It is important 

to note that many of these job types often leave the office for lunch and occasionally gather together at the 

end of workdays for happy hour events. The Cohoes DRI District has the potential to tap into these activities 

with new restaurants, bars and retail. And some young, eager entrepreneurs have recognized this with the 

recent opening of new restaurants downtown such as Donnie Magoos and Caskade Kitchen & Bar. And more 

are currently in discussions with the city to come. 

All of the recent new investment and that which is under development in Cohoes has created an estimated 

395 construction jobs with an additional 289 spin-off jobs. Many of the new businesses that are sprouting up 

Image  4  Marra's Pharmacy, at 217 Remsen Street, has been serving 
Cohoes since 1931 and today employs 35-40 staff. 
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in the Downtown are creative economy-type entrepreneurs that bring young people into the Cohoes DRI 

District. All of this coupled with the additional improvements in streetscaping, green infrastructure, and 

alternative energy will only continue to make the Cohoes DRI District more desirable. Many of the young 

professionals that are currently working in and around the Cohoes DRI District are looking for affordable, 

walkable, architecturally interesting places to live. And today’s current businesses are following these young 

professionals and setting up shop to enhance recruiting. The fact that smaller companies are moving into 

Cohoes is important because this creates a sustainable business environment less subject to industry 

fluctuations. A key to continuing to attract new business into the Cohoes DRI District will involve recruitment 

of businesses with a regional presence that are considering opening additional establishments, especially 

bars, restaurants, and retail stores.   

 

 

Image  5 The Caskade Kitchen & Bar is a new restaurant that brings a small plate, urban hipster culinary aesthetic to the Cohoes DRI 
District, creating both entertainment and employment options along Remsen Street. 

  

5. ATTRACTIVENESS OF PHYSICAL ENVIRONMENT 

For the past several years, people have been rediscovering downtown Cohoes. The city’s historic character, 

seven miles of waterfront living, diverse housing options, affordability, cultural and recreation opportunities, 

and business-friendly policies make Cohoes an attractive community for people of all ages, income levels, 

abilities, and cultural backgrounds. Through DRI investment, the city hopes to identify projects that will build 

on these existing assets and transform downtown Cohoes into the place to raise a family, recreate, enjoy the 

waterfront, and build a business. 

To achieve this vision, Cohoes’ will build on its roots and invest back into its physical environment to 

strengthen the city as a quality place to live, work and play while promoting sustainable growth. Cohoes has 

adopted the “Smart Growth” principles identified below as part of its 2017 Comprehensive Plan and through 

DRI investment, the city will continue to promote compact growth, mixed land uses, a range of housing 

choices, a variety of transportation options, open space preservation, and a strong sense of place. These 

investments into the physical environment will help repopulate the city while enhancing its quality of life. 

It will contribute to the city’s tax base, connect jobs and services to public transit and housing, and more 

efficiently incorporate green infrastructure. Further, people will drive less as destinations become more 

accessible for everyone, regardless of age or income. This will reduce overall traffic congestion resulting in 

environmental benefits and enhanced neighborhood livability. 
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Promote Compact Growth. The proposed DRI district promotes compact growth to make efficient use of 

developed land. This generally means encouraging development to build upward rather than outward and 

encouraging infill development, and reuse of underutilized lots. Building within the city’s compact form can 

attract more people to the jobs, homes, and businesses already there while also making the most of public in- 

vestments in water and sewer lines, roads, emergency services, and the like. In this way, it helps promote 

sustainability. 

The City of Cohoes has a number of infill development opportunities located within the DRI District. The city 

has been working in concert with the Albany County Land Bank to facilitate the process of acquiring, improving 

and redistributing vacant and abandoned properties for redevelopment. The Cohoes DRI District also includes 

a number of properties with second-story vacancies, which can be filled as part of the revitalization process. 

In addition, the city has a number of brownfield sites and underutilized properties along its waterfront that 

can be repurposed. These sites were identified in previous plans and the city is actively working to redevelop 

them. DRI funding will expedite this process. 

 
Image  6 Two young entrepreneurs recently purchased 95 Remsen Street with the 
intent to rehab the building for mixed-use residential/commercial/retail space. 

Encourage Mixed-Use Spaces. Mixed-use development in the DRI District will foster a 24/7 vibrancy, and 

provide the influx of people necessary to support business development, improve safety, and bring liveliness 

to the area. It also makes it possible for people to live closer to work or to amenities like the corner drug 

store or café. This gives people the option of running errands by foot or by bike and leaving their cars at 

home. Because of these benefits, mixed-use neighborhoods are in demand nationwide. As such, with DRI 

into our DRI District, the city will see a boost in property values and the investment will contribute to the 

stability and attractiveness of our neighborhoods, which protects the investment of homeowners and raises 

revenues for the city. 

Waterfront Redevelopment. One of the city’s greatest physical assets is its seven miles of waterfront, which 

is adjacent to the DRI District. DRI funding will be used to enhance waterfront access and identify waterfront-

dependent uses for business, and compact mixed-use development along the Mohawk and Hudson 
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Riverfronts, which is very attractive to regional developers. DRI funding in our DRI District will increase lasting 

opportunities for waterfront tourism, enhance waterfront public access, and increase recreation and open 

space. 

Transit-Oriented Development (TOD). The newly launched Bus Rapid Transit (BRT) service along the Ontario 

St/SR 470 corridor provides Cohoes with an opportunity to create a successful transit-oriented district in the 

DRI District. Transit-Oriented Development (TOD) provides residents with a mix of housing, office and retail 

uses, and other amenities integrated into a walkable neighborhood located within a half-mile of quality public 

transportation. 

Focusing growth around the BRT corridor will capitalize on the city’s recent public investments in transit and 

provide many community benefits, including: 

 More affordable housing as living near transit allow people to spend less on transportation and 

devote more toward housing and other needs, 

 Improved access to jobs and economic opportunity for low-income people and working families, 

 Increased property values along the BRT corridor and within the TOD. 

 
Image  7  Recently completed TOD and streetscape improvements made at the north end of Remsen Street, near the Cohoes 
Music Hall. Plans have been developed to carry this theme from Howard Street to Columbia Street, then north on Columbia Street 
to connect with the Safe Streets to School corridor.  DRI funding will help make this connection. 
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Provide a Range of Housing Options. The DRI District already has a strong neighborhood base. Investment in 

the Cohoes DRI District will provide opportunities to building quality housing for households of different sizes 

and income levels, which will help Cohoes meet the city’s changing demographics. Housing constitutes a 

significant share of new construction and development in a city and as such, makes a significant economic 

impact. Adding housing in commercial districts can increase evening and weekend activity, thus reinvigorating 

those areas. More importantly, the housing options available in a community will influence families’ economic 

opportunities, costs of living, and daily commutes. Diversifying housing options within the city, therefore, can 

give everyone more choices about where to live. DRI funding will be most notable with homeowners. 

Homeowners in Cohoes are proud. They are ready to invest in their properties but want to be assured they will 

have a return on their investment.  DRI funding will be used to help redevelop the properties at the south end 

of Remsen Street affected by last year’s fire with new mixed-use development, including a combination of 

market-rate and mixed-income housing. 

Provide a Variety of Transportation Options. Providing a variety of transportation choices, including safe and 

convenient biking and walking infrastructure, and high-quality public transit, improves the quality of life for 

existing residents and helps attract new growth. People gravitate to neighborhoods which are walkable and 

bikeable. Walking and biking can be convenient, affordable, and healthy ways to get around. Further, high 

rates of pedestrian and bicycle activity contribute to an active street life. Having reliable and convenient public 

transit service gives people the mobility to get to work, go to school, visit friends, or make a doctor’s 

appointment. Further, it provides an affordable alternative to driving. With DRI funding, Cohoes intends to 

continue to enhance transportation options and connectivity throughout the DRI District with enhanced bike 

and pedestrian amenities. 

Adopted Complete Streets Policy.  “Complete Streets” are designed and operated to provide safe and 

convenient access for all roadway users, regardless of age, ability or mode of transportation. This includes 

pedestrians, bicyclists, transit users, and motorists, and considers the needs of children, the elderly, and 

persons with disabilities. Cohoes recently adopted a “Complete Streets” policy, which increases the 

attractiveness and livability and helps ensure safe, convenient access to schools, jobs, health services, and 

shops, thus supporting economic growth while providing environmental and public health benefits. 

Foster a Strong Sense of Place.  The city has a strong sense of place that drives and attracts people to live in 

Cohoes. DRI funding would allow the city to continue to implement projects and make neighborhood 

improvements that incorporate natural features, historic structures, public art, and place making that will 

further distinguish Cohoes as an All-American City, enriching it for those who live here and attracting new 

residents and visitors. 

Cohoes’ location at the confluence of the Mohawk and Hudson Rivers, its rich history and arts community 

provide the foundation for the city to emerge as a distinctive and attractive small city supporting Capital 

Region progress. Foremost amongst these are its historic architecture, its vestiges of the Erie Canal in the 

form of ten intact locks, and its historic sites like the Van Schaick Mansion and Matton Shipyard. The city also 

has local artists whom they can engage to develop public art such as memorials, installations, murals, 

sculptures and decorative features to reinforce the city’s sense of place. 

Establish Healthy and Affordable Food Markets. The need for access to healthy and affordable food markets 

in the Cohoes DRI District has been documented in several of the city’s adopted plans. Through the DRI 
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process, the city could advance plans to work with landowners and developers to counter the perennial 

problem of the urban food desert with a plan to integrate an urban market either in or adjacent to the 

downtown core.  Currently, the city is in discussion with a potential grocer interested in locating within the 

DRI District. DRI funding would help to secure this transaction. 

Participation in the DRI process could also advance the city’s efforts to establish a community garden in the 

DRI District. The city recently partnered with Capital Roots to develop a “Learning Garden” in the DRI 

District. The Community Garden, and associated teaching garden, will provide the Cohoes Housing Authority 

and Senior Apartments with access to freshly grown produce, educate residents about growing healthy foods, 

and provide the unique quality of life experiences that attract and retain residents.  DRI funding would help 

to expand this garden to residents in the DRI District.  

Promote Heritage Tourism. Heritage tourism is a growing industry not only in the United States but abroad. 

The City of Cohoes is the birthplace of the Erie Canal and is proud to honor its 200th birthday with a yearlong 

celebration. The Albany County Convention & Visitors Bureau reports that for every $1 invested in marketing 

and selling Albany County to visitors and conventions, it returns $53 in taxes to the local economy. In addition, 

travelers to Albany in 2014 spent $958 million on lodging, food and beverage, recreation, transportation, and 

other products. Further, Albany County represents 52% of tourism sales out of the six-county Capital-

Saratoga Region. 

The potential exists for the City of Cohoes to utilize the DRI process to enhance and leverage existing cultural 

resources including the Cohoes Music Hall, local Historic Districts, the Van Schaick Mansion, the locks of the 

Erie Canal, and redevelopment of the Matton Shipyard to grow the local economy. 

Preserve and Create Open Space. Preserving existing and creating new open spaces can allow future 

development in the DRI District to occur while protecting the city’s valued natural areas and providing 

enhanced amenities for residents and visitors alike. People across the country want access to natural 

recreation areas, and meeting that demand improves a city’s ability to attract new business and industry. 

Cohoes has a very unique opportunity as a small, compact highly walkable community to connect its residents 

with the natural beauty of the Mohawk River and the Cohoes Falls.  Preserving open spaces also makes 

communities more resilient, protecting them from natural disasters, combating air pollution, controlling wind 

and erosion, moderating temperatures, protecting water quality, and protecting animal and plant habitats. 

 

6. QUALITY OF LIFE POLICIES 

The City of Cohoes has a number of policies in place designed to increase the livability and quality of life 

within the Cohoes DRI District, including a successful land bank program, new Comprehensive Plan, adoption 

of a Complete Streets policy, and creation of a new Downtown Business Advisory Council. Cohoes seeks to 

use the DRI planning process to identify additional polices and projects that will ensure that the Cohoes DRI 

District is an attractive and desirable destination for residents, businesses, and visitors of all ages, income 

levels, and backgrounds.   

Land Bank.  Cohoes is an active participant in the Albany County Land Bank Program. Its strategy to buy, 

rehab and sell abandoned and disinvested properties to local developers is proving to bring new life to 
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Cohoes. Under the expert direction of the city’s Community and Economic Development Director, Cohoes 

has demonstrated the ability to achieve results that benefit a diverse range of people. The most recent 

success story, in partnership with the Albany County Land Bank and the State Attorney General, is Mosaic 

Village, a 68-unit downtown mixed-income housing project that will be located at the corner of Ontario and 

Sargent Streets. The site was formerly occupied by a building that sat vacant for over a decade. This unique 

project, which dedicates 25% of the units to housing autistic adults capable of independent living with some 

support, is the first of its kind in the nation. Upon completion in 2019, the project will have transformed an 

entire downtown block and will include offices for professional services including job training and placement. 

Modern Zoning Codes.  Future economic growth, neighborhood stability and natural resource preservation 

are directly impacted by zoning and development requirements. The city currently has a progressive zoning 

code in place that includes incentive zoning to allow for public improvements in exchange for higher density 

projects. As documented in the 2017 Comprehensive Plan, Cohoes Proud, the city’s goal is to encourage a 

mix of uses and to build densities that will increase the vitality of neighborhoods and bolster the success and 

increased revenues for both start-up and established businesses.   

Cohoes has recently updated its zoning regulations to include innovative form-based code for the Civic Core, 

Downtown Core, Neighborhood, and Transit Corridor districts. These standards will maintain the integrity of 

the public realm while allowing changes to the urban fabric that may occur as new mixed-use development 

and green urbanism projects are developed. Cohoes’ new form-based code provides standards for building 

requirements, sites, parking, signage and lighting. Form-based zoning places special emphasis on the physical 

configuration of the built environment and utilizes images to explain what the desired form and appearance 

of development should be—with an eye toward creating beautiful, highly livable places. 

Comprehensive Plan.  In 2017, the City adopted a new Comprehensive Plan, Cohoes Proud. The Plan includes 

a vision to grow in a more economically, environmentally, and socially sustainable way and revitalization 

principles and objectives for growth that build on the city’s many assets and the desire to bring housing and 

other development projects downtown and other targeted areas of the City that are poised for revitalization. 

Implementation of these downtown projects will create the critical mass needed to support the commercial, 

cultural and recreational amenities today’s workforce desires and will spur additional development across 

the city. 
Image  8  Sarah Stevens 
recently opened Zephyr 
Studios on Remsen Street 
because she believes in 
Cohoes! 
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Complete Streets.  In 2017, the City of Cohoes received a grant to prepare and adopt Complete Streets Policy 

Legislation. Complete Streets improve quality of life by ensuring that the safety and convenience of all users 

of the transportation system are accommodated, including pedestrians, bicyclists, users of mass transit, 

people of all ages and abilities, motorists, emergency responders, freight providers, and adjacent land users. 

 

In addition to adopting a Complete Streets Policy, the city has successfully demonstrated its commitment to 

healthy living, green urbanism, and walkability through implementation of a 2016 CDBG funded streetscape 

improvement project. Monies were used to reconstruct substandard sidewalks along both sides of Remsen 

Street, from Cayuga to Ontario Streets. These new sidewalks have increased pedestrian safety and 

accessibility for visitors to the popular Cohoes Music Hall, and residents/users of the nearby senior housing, 

low-income housing, and Cohoes Community Center. This DRI application recognizes the success of this 

project and is proposing to extend these principles with reconstruction of Remsen Street from Ontario Street 

to Columbia Street. 

Transit-Oriented Development.  Cohoes envisions itself as a multi-modal hub situated at the crossroads of 

three counties and two active class waterways, the Hudson and the Mohawk Rivers. The city is uniquely 

poised to build on existing assets such as proximity to regional bike paths, a dedicated bus stop on the CDTA 

BRT system, and incorporation of Smart Growth policies designed to increase mobility options for residents, 

businesses, and visitors. 

The city is located within 1.5 miles of three existing regional bike paths: the Mohawk-Hudson Bike Hike Trail, 

the Delaware Avenue Bikeway on Van Schaick Island, and the Uncle Sam Bikeway in Troy. Through the DRI 

planning process, the city seeks to explore options to increase access to existing multi-modal assets that will 

increase quality of life for residents and make downtown Cohoes a destination for recreation enthusiasts. 

Image  9  Recent “Complete Streets” investments made along Remsen Street between Ontario and Cayuga Streets.  The intent is 
to continue with these “Complete Street” improvements along Remsen Street to Columbia Street with the assistance of DRI 
funding. 
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In 2018, Cohoes was added to the CDTA Bus Rapid Transit (BRT) 

service route, known as BusPlus, that covers Albany, Rensselaer, 

Saratoga, and Schenectady Counties. Cohoes is located on the 

River Corridor Purple Line, which is the third busiest transit 

corridor in the Capital Region, and serves the high-volume 

transportation corridor along the Hudson River between the 

Village of Waterford and the South End of Albany and opens up 

transportation options to employment for Cohoes’ residents.   

Transit-Oriented Development is part of Cohoes’ Smart Growth 

Strategy and is closely tied to the city’s newly adopted Complete 

Streets policy designed to increase multiple mobility options. The 

city’s identified transit-oriented development goals include: 

• Make Cohoes more multimodal 
• Improve pedestrian safety on major roadways 
• Integrate land use with transportation 
• Efficiently manage parking in mixed-use centers 

Through the DRI process, the city seeks to increase connectivity 

to existing assets and implement strategies tied to these goals 

including installing bicycle racks near activity centers, making 

stronger and safer pedestrian connections between the Harmony 

Mills complex, downtown, neighborhoods, the waterfront, and other activity centers; and working with the 

school district to implement “walking buses” to and from school to provide school children with safe, healthy 

transportation alternatives. 

Age-Friendly Policies.  Cohoes has a number of polices and initiatives in place to support the safety and well-

being of the city’s elder population, including Smart Growth and Complete Streets Policies, Transit-Oriented 

Development, and Progressive Zoning. These policies encourage projects designed to provide people of all 

ages and abilities with safe pedestrian access to a variety of housing options, services, and recreation and 

cultural amenities.  

In 2016, the City utilized CDBG grant monies to increase the safety of Cohoes’ elder population through the 

implementation of streetscape enhancements. Improvements include the reconstruction of sidewalks along 

the northernmost segment of Remsen Street, the central path connecting public senior housing and the 

senior center to local restaurants, public services, and green spaces located in the downtown.   

Isolation is a growing concern when it comes to an aging population. The city’s incorporation of mixed-use 

and mixed-income housing in the downtown core gives empty nesters, retirees and seniors more options for 

living and easy access to services, culture, shopping, and restaurants, which encourages social interaction and 

an improved quality of life. 

As part of the adopted Complete Streets policy, the city is making it safer for people of all ages and abilities 

to access the city’s many downtown assets and amenities by incorporating ADA accessible design into all 

sidewalk replacement projects.  

Image  10  Bus Rapid Transit provides limited stop service 
along the busiest travel corridors in the Capital Region. 
The above bus shelter is located on Remsen Street on the 
River Corridor Route. 
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Downtown Management Structure.  In 2017, local business owners organized to form the Downtown 

Business Advisory Council. This leadership group has been tasked with creating a new environment to attract, 

retain, and expand business opportunities throughout the city. Current projects include coordination with 

the Capital Region Chamber of Commerce to focus on Economic Vitality, Promotion, Design, and 

Organization, known collectively as the Main Street Four Points. 

In addition to the newly created Advisory Council, the city works closely with two long-standing key 

development partners -- the Cohoes Industrial Development Agency (IDA) and the Cohoes Local Development 

Corporation (LDC). The IDA’s mission is to, “promote, develop, encourage and assist in acquiring, 

construction, improving, maintaining or equipping certain facilities thereby advancing the job opportunities, 

health, public safety, recreational opportunities, general prosperity and economic welfare of the people of 

the City of Cohoes.” Recent success stories include innovative programs designed to increase tourism and 

trade. 

 

Image  11  Cake Street Sweets, a specialty bakery shop operated by Culinary Institute of 

America-trained Kayla Renfroe, is a new downtown destination located at 190 Remsen 

Street. 

 

The Cohoes LDC was established to focus on job creation and retention, economic development and housing 

opportunities within the City of Cohoes. The Cohoes LDC administers Cohoes’ Business Loan Program, which 

provides low interest loans to businesses to foster economic development in the city and help local business 

expand. 

The effectiveness of these agencies is due to the city’s expert ability to partner. Each agency operates in 

concert with the other, effectively blending mission and resources with opportunity to assist the city in 

achieving the envisioned outcome. Most recently the Cohoes LDC and IDA partnered to bring four new 

businesses to Remsen Street, demolished an antiquated building that was a safety hazard to make way for 
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future opportunities, and in coordination with Pioneer Bank they have acquired a line of credit which will 

allow the city to continue strategically acquiring properties integral to the city’s vision before they go to 

market. 

 

7. PUBLIC SUPPORT 

Cohoes has experienced significant growth and positive momentum in the past two years being named the 

fastest growing city in the State by the Center for Economic Growth. The root of this growth is a direct result 

of the deep trust investors have in Cohoes’ ability to implement a strategic investment plan designed to 

create an environment where businesses and families can flourish.  With the amount of activity the city has 

been experiencing, to be awarded the $10 million DRI funding would be both catalytic and transformational 

in continuing this direction of growth.  

To gage public interest in some projects being considered for DRI funding, the City of Cohoes, with assistance 

from Elan Planning, Design, and Landscape Architecture, PLLC, hosted an open house on May 17, 2018 from 

4-7 pm at the historic Cohoes Music Hall. The purpose of the Open House was to introduce DRI Round 3 to 

the people of Cohoes, and give them an opportunity to view and provide input on the vision statement, the 

DRI boundary, and some of the proposed projects included in this application while also sharing new ideas. 

In addition to City of Cohoes officials and Mayor Shawn Morse, approximately 20 residents and/or business 

owners in Cohoes attended the Open House. Visitors to the Open House were able to express their opinion 

of the individual projects included in this application as high-priority, mid-priority and low-priority projects 

using colored dots placed on boards. 

The results of the dot census ranked by highest priority are shown below: 

 

PROJECT 
HIGH 

PRIORITY 
MID 

PRIORITY 
LOW 

PRIORITY 

Downtown Small Business Program 11 0 0 

Remsen Street Façade Program 10 1 1 

Remsen Street Streetscape Enhancements 9 1 0 

Public Art Initiative 8 1 0 

Remsen Street/Columbia Street Redevelopment 7 0 1 

Cohoes Music Hall Improvements 6 1 1 

Parking Garage 6 2 1 

Mixed-Use Waterfront Development 5 1 2 

Mohawk Street Gateway Improvements 5 2 1 

Canal Square Park Band Shell 4 2 1 

Smart City Investments 4 2 2 

 

 

Table 3  Public responses to proposed DRI projects 
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The results of the dot census show that over 20% of all priorities casted expressed a high priority for 

implementing a Downtown Small Business Program and a Facade Program on Remsen Street. These 

programs allow smaller projects that may not be of the magnitude of an independent DRI project to receive 

funding over a longer period of time. In addition, no proposed project received much opposition during this 

exercise. 

The Open House also provided the opportunity for participants to suggest ideas and projects outside of the 

proposed slate of project included in this application by placing sticky-notes on a board. 

The following are the proposed suggestions to improve Downtown Cohoes: 

 

“Waterfront access” 

“Visitor’s Center with gateway signage leasing to it and a commitment to 

staff it” 

“Suspension bridge over falls” 

“Extend White Street east of Mohawk Street at the two vacant lots 

connecting to OTB. Opens up that area of Saratoga St. to center of 

downtown” 

“Sidewalks, street lights, store fronts, street-side dining, more art in 

education” 

“Better viewing area of Cohoes Falls (and parking). Waterfront access” 

“Keep Cohoes Clean Initiative/ Equipment and labor” 

“Promotion of development in Cohoes. Develop business-friendly initiative” 

“Development of modern mixed-use community (see Birkdale Village, 

Charlotte, NC)” 

“Business incubator” 

“American flags along Remsen/Columbia Streets” 

“Speaker system capable of promoting locations of businesses while 

populated” 

“Have events of clothing and food drives for local churches” 

“Wheelchair access to all stores and shops” 

“Hydration station. USB charging. Free wifi center area of Remsen Street” 

“Important to recognize historical significance of City with visitor center, 

etc. and importance of library, which is very well used” 

“Lots of great art. Artists in city. Other cities have used this as a jumping-off 

point. Why not you?” 

Image  12 Post it notes provided at Open 
House event. 
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“Public wheelchair accessible bathroom that is permanent” 

“Star of Mayors in the sidewalk that have served our City” 

“Resting areas. Benches” 

“Signage at 787, Route 9 at Cohoes/Crescent Road, Route 9R at Route 9 

touting the business district” 

“Put poster photos with branch, years of service of our Cohoes veterans 

on the lamp posts along Remsen Street” 

“Pave Remsen Street and paint crosswalks” 

“A map board for locations of senior center businesses and offering of 

phone numbers” 

“Murals on buildings of American Hero’s” 

“Paint the light posts Americana. Red, white, and blue” 

 

As demonstrated in the letters of support provided at the end of this application, Cohoes has a broad support 

from a number of elected officials, local business owners, not-for-profit groups, and the local residents. The 

list of those that have provided letters of support include:  

 

 Senator Neil Breslin 

 Assemblyman John McDonald 

 County Executive Daniel McCoy 

 Cohoes Local Development Corporation  

 Cohoes Industrial Development Agency 

 Cohoes Music Hall 

 Park Playhouse 

 Capital Companies NY 

 Van Alstine & Sons, Inc. 

 Uri Kaufmann, The Lofts at Harmony Mills 

 The Foundry for Art Design + Culture 

 IKON Realty Group, LLC 

 Bilinski’s Sausage Company 

 Spendwood School of Dance & Gymnastics 

 Awards by Walsh’s and Creative Marketing, Inc. 

 Spindle City Vineyard  

 Zephyr Preservation Studio 

 Frederick J. Marra, D.M.D. 

 Ford Oxaal, President, Minds-Eye-View, Inc.

 

Cohoes has a broad level of support and is experiencing a resurgence because people and business believe 

in Cohoes’ future.  DRI funding will allow the city to capitalize on prior and current private and public 

investment that can attract workers to the downtown, support redevelopment, and make growth 

sustainable, enhancing the Capital Region’s economic, cultural and recreational base. 

  

Image  13 Open House participants sharing 
ideas. 



26  City of Cohoes 

8. PROJECT LIST TO DEMONSTRATE READINESS 

Readiness has become a strategic imperative for our current Cohoes administration. Economic and 

community development is no longer a ‘wait-and-see-what-happens’ approach in hopes that investors and 

developers find us. Rather, we see our city as a product which needs to be invested in, its assets identified 

and packaged and then aggressively marketed to customers who buy into our vision and see our potential. 

Along with the right “customer service” attitude, coupled with smart incentives, we are rapidly becoming a 

community of choice for a bevy of new investors, developers and private businesses. With that as a backdrop, 

the following catalytic and transformative projects reflect the advance planning and partnering that, with the 

right infusion of DRI funds, are ready to go. 

 

Remsen Street Fire Redevelopment 

On November 30, 2017, high winds whipped a porch fire on Remsen Street into a frenzy swallowing three 

buildings and affecting 28 others nearby. Today, the properties near the corner of Remsen and Columbia 

Streets sit vacant, surrounded by dilapidated and vacant buildings. The City of Cohoes can work to make 

these properties development ready by establishing a vision for the property, aligning zoning with the vision 

and making certain all infrastructure improvements are in place. Under the direction of the Cohoes Economic 

and Community Development Department, the city can work with a selected developer to achieve results 

that benefit all income types, creates new commercial space and incorporates Class A professional office 

space in the heart of the Cohoes DRI District.  

 

 

Image  14 Properties remain vacant and dilapidated at the scene of the November 2017 fire. 
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Cohoes Music Hall Improvements 

Since 1871, The Cohoes Music Hall has been a hub for entertainment and culture in the Spindle City. With its 

ornate style, brilliant acoustics and intimate house, the Music Hall is a wonderful venue. The city, which owns 

the building, invested about $30,000 into the Music Hall in 2015 including funding from the Cohoes Local 

Development to refinish the flooring, bringing the Music Hall back to life.  However, the Music Hall has even 

greater potential. With the hiring of a new Executive Director at the beginning of the year, the Music Hall is 

quickly building momentum as a first-rate destination in the Capital Region. Improvements such as additional 

seating, window replacement, an enhanced sound and lighting package, building uplighting, a new marquee, 

HVAC improvements, an orchestra bar build-out, and reconfiguration to expand the lobby will greatly 

enhance the ability to not only draw more patrons but also more high-quality performances.  

 

 

 

Smart City Network Investments 

The wave of automation is growing. Home systems currently exist to calibrate landscaping to weather 

conditions, to monitor energy use, to tighten security, and to communicate with light switches, locks, and 

other devices in a smart building via a remote tablet or smartphone app.  At the city level, computer 

automation can help first responders arrive faster, assist police in reducing crime, help decrease peak energy 

loads, incorporate energy-efficient street lighting coupled with wireless infrastructure, and schedule public 

transit arrival times. The advent of cloud computing makes it possible for millions of residents to be 

connected to “the internet of things” in their smart homes and for entire cities to be interconnected. 

Beginning now to integrate these technologies into Cohoes will help to position the city for the future. 

 

Parking Garage 

Over the years, several surface parking lots associated with past business were constructed. With the ebb 

and flow of growth in the city, these lots have become underutilized and poorly positioned in relation to the 

Cohoes DRI District’s key attractions and destinations. These lots also adversely impact the District’s 

character, creating a gap-toothed appearance. While surface lots are ideal for infill, their scattered nature 

and multitude of private owners has been impeding progress for quality infill development. The city’s goal 

was to find a location for a parking structure in close proximity to the Remsen Street thoroughfare and offer 

Image  15  Renderings of some exterior improvements proposed for the Cohoes Music Hall. 
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the existing lots for new mixed use or residential development. Cohoes is proud to have finally identified a 

location for the parking structure: directly behind 122, 130 and 134 Remsen Street sit three contiguous vacant 

lots. This preferred site is centrally located along the Remsen Street corridor and can be directly accessed via 

Remsen Street and Newcomb Street, and from the south can connect to White Street, while providing parking 

for residents and visitors to Remsen Street and the Cohoes Music Hall. 

 

Canal Square Band Shell 

Sitting only a few yards from the Music Hall and at the north gateway to the Cohoes DRI District, Canal Square 

Park has truly become Cohoes’ community meeting place.  Investments are currently being made in the park 

today that include installation of porous pavers, a bioretention area, new street trees and a rainwater harvest 

and reuse system. This project will revitalize a deteriorating city park by establishing the Remsen Street Arts 

and Heritage District. Continued investment with a new, innovative performance band shell that is being 

designed in partnership with Rensselaer Polytech Institute will be added to this park with DRI funding. 

 

 

Image  16  Cohoes is currently constructing Canal Square Park, a project identified in our 2017 DRI application. Working with RPI, we 
intend to use DRI funds to help construct a state-of-the-art bandshell as a centerpiece in the new park. 

 

Mixed-Use Waterfront Development 

Cohoes intends to work with a private developer to construct a mixed-use project with public access on the 

Mohawk River waterfront. This project could be located on several parcels to the east NYS Route 787, and to 

the north of Ontario Street. This land is economically underutilized, and does not provide public access to the 
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waterfront. This area is also a gateway to Downtown Cohoes to motorists traveling north using NYS Route 

787, south across the bridge from Waterford, and west across the bridge from Troy. The city will develop a 

public waterfront park as a part of this project.  

 

Remsen Street Façade Program 

The proposed Remsen Street Façade Improvement Program is intended to promote economic development 

and stimulate business along the Remsen Street corridor between Cayuga Street and Columbia Street 

through public-private partnerships.  The program will offer economic incentives for renovation, restoration, 

and preservation of privately-owned building exteriors within the defined corridor area.  Such a program has 

proven to increase economic vitality within downtown business districts, enhance properties, and restore 

and preserve historic character.  The intent of the program is to award matching funds to encourage the 

private sector to make façade improvements and contribute to the look and feel of the Remsen Street 

corridor. 

 

Remsen Street Streetscaping Improvements 

In the fall of 2017 the City started a streetscape improvement project along Remsen Street between Cayuga 

and Ontario streets.   The project resulted in new sidewalks, a bike lane, angled on-street parking on the east 

side of the street, a new CDTA Bus Rapid Transit station and repaved streets, all of which accommodate safe, 

welcoming downtown visits.  The city would like to continue these enhancements from Ontario Street to 

Columbia Street (about one-third of a mile), further enhancing the visitor’s experience throughout the 

Remsen Street corridor.   

 

 

Image  17  Rendering representative of improvements planned for Remsen Street. 
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Downtown Small Business Program 

The Cohoes Local Development Corporation is a private, non-profit corporation created by the City of Cohoes 

to promote economic development at the neighborhood level, focused on revitalizing the city. The Cohoes 

LDC possess valuable local development experience and a staff that is knowledgeable about real estate 

finance.  To achieve this end, a small business loan program can be administered by the Cohoes LDC to 

provide funding for a commercial rent assistance program to help attract small business owners to lease 

space within the Cohoes DRI District.  Under this program, the Cohoes LDC would provide 50% of rental costs 

to a new business (up to $1,000/month) in the first year of operation; 25% of rental costs in the second year 

of operation (up to $500/month); and 10% of rental costs in the third year of business. The program would 

require a business owner to sign a four-year lease in a building located within the Cohoes DRI District. 

 

Mohawk Street Gateway Improvements 

The city would like to undertake enhancements to the intersection of Mohawk Street and New Courtland 

Street to connect the Harmony Mills redevelopment projects to downtown.  Currently this intersection is a 

vast expanse of asphalt with old sidewalks and few street trees contributing to an unpleasant aesthetic and 

pedestrian environment. This project would redesign the intersection and the section of Mohawk Street to 

City Hall including a ‘complete street’ for pedestrian, bicyclists, vehicles, and public transit. Public Art will also 

be integrated to enliven the connection. 

 

Public Art Initiative  

Public art has proven to increase foot traffic, beautify blighted areas, and create places where people want 

to spend more time, thereby being a stimulant for economic growth. Cohoes has the bones in place with the 

Cohoes Music Theater to make a larger statement with public art, pulling visitors along Remsen Street, 

discovering new shops and restaurants along the way. Creative placemaking is an evolving field of practice 

that leverages the power of the arts, culture, and creativity within the context of community revitalization in 

ways that catalyze positive economic and social change, and enhances quality of life.  DRI funding will be used 

to articulate a basic public art program and place one public art installation to initiate the program, and 

further cementing an enhanced partnership between the city and the arts community. 

 

9. ADMINISTRATIVE CAPACITY 

The City of Cohoes is prepared with the experience, community support, and investor confidence to proceed 

with the planning and implementation of the DRI. This application details more than $67 million in both public 

and private investment that has recently been made in the City of Cohoes, is in the pipeline, or still in the 

negotiations stages. The City of Cohoes has a skilled and experienced full-time staff highly capable of 

overseeing the DRI planning process and implementing the DRI investment projects. Under Mayor Morse, 

the City of Cohoes has reorganized, redeployed and redesigned the resources available through the Cohoes 

Industrial Development Agency (IDA) and the Cohoes Local Development Corporation (CLDC), with a single 

focus to revitalize downtown Cohoes. This bold move was part of the City’s strategic revitalization plan with 

the aim to achieve its vision as a “Quality of Life Community.” This administrative transformation was 
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spearheaded by Director of Community and Economic Development Michael Jacobson, the former executive 

director of Habitat for Humanity and a founding Board Chairman of Albany County Land Bank. Under Mr. 

Jacobson’s leadership, a team of seven people working through the city’s Economic and Community 

Development office sprang into action to create partnerships with investors, banks and businesses. These co-

collaborators are making Cohoes’ downtown revitalization a reality. 

Cohoes has the leadership in place that knows how to make things happen.  This is important since 

municipalities often get disappointed with the outcomes, or the lack thereof, because they lack experience 

and knowledge in project management. Our approach to attracting investment in the community is based on 

an appreciation for an integrated method and the importance of building partnerships. This approach means 

that the DRI strategy will consider the coordination and cooperation of all sectors and related institutions, 

departments, and other relevant organizations, often bringing in the private sector as a real partner.  These 

partnerships, in turn, build effective networks and trust among different interest groups within Cohoes and 

is essential for dealing with the complex challenges local governments face. 

The Community and Economic Development Office, under the guidance of director Michael Jacobson, is 

charged with maintaining and creating a positive business climate in the City. As part of that charge, this 

Department aggressively seeks smart development projects that will attract a larger business base to Cohoes. 

Because of the success this office and it collaboration with the Cohoes Local Development Corporation and 

the Cohoes Industrial Development Corporation, the city recently added two new staff to help in the day-to-

day operations and attraction efforts. 

The Cohoes Local Development Corporation (LDC) will be a key partner in the administration of the DRI 

program. The Cohoes LDC is a 501(c)(3) organization focused on job creation, retention and advancing 

housing opportunities. The Cohoes LDC has completed and is currently engaged in many economic 

development initiatives including five confidential real estate development projects in discussions, 

administers a Building Façade Improvement Program, manages the First Time Homebuyer Program, provides 

small business loans, and sponsors the downtown Summer Concert Series.  The Cohoes LDC will partner with 

stakeholders from the City of Cohoes, the Cohoes School District, local chambers of commerce and the 

private sector to coordinate administration of DRI funds. 

The Cohoes Industrial Development Agency (IDA) is a City agency appointed by the Mayor and Common 

Council.  The Cohoes IDA is able to provide Payments in Lieu of Taxes (PILOTS), bonding assistance and sales 

and use tax exemption for new construction and business.  The Cohoes IDA has been a key partner in several 

projects throughout the city, perhaps the most recognizable being the Harmony Mills Loft Apartments, which 

has been a multi-phased project located at the edge of the Cohoes DRI District and has brought 340 luxury 

loft apartments since 2006.  
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May 25, 2018 

 

Ruth H. Mahoney and Havidan Rodriguez, Co-Chairs 
Capital Region REDC, Hedley Park Place 
433 River Street - Suite 1003  
Troy, NY 12180 
 

Dear Ms. Mahoney and Mr. Rodriguez: 

I would like to voice my support for the City of Cohoes Downtown Revitalization Initiative application. I 

am a life-long resident of Cohoes and a small business owner. Our family business has been here in Cohoes 

for over 50 years! In that time we have certainly seen some good time and some difficult times. Last year’s 

fire certainly represents some of the difficult times for downtown Cohoes. However with this additional 

support from something bad something good could emerge, an opportunity for some renewal on Remsen 

Street.  

The City of Cohoes has been working hard and put into pace well thought out and creative plans for 

economic development, however as in many cities in the Northeast the cost of these improvements 

simply exceeds capacity. With the DRI funding this obstacle can be overcome. 

I thank you for giving the City of Cohoes your every consideration. 

Sincerely, 

Ralph Pascale 

Spendwood School of Dance & Gymnastics 
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May 29, 2018 

Ruth H. Mahoney and Havidan Rodriguez, Co-Chairs 

Capital Region REDC 

Hedley Park Place 

433 River Street - Suite 1003  

Troy, NY 12180 

 

Re: Letter of Support for the City of Cohoes DRI Application 

Dear Ms. Mahoney and Mr. Rodriguez: 

Spindle City Vineyard Church would like to communicate our support for the City of Cohoes’ application for the 

Downtown Revitalization Initiative (DRI) funding assistance. As a part of this community, we are highly invested in 

the growth and transformation of our city. We believe in the projects that Cohoes has undertaken in the past few 

years and with the $10 million grant, the work of revitalizing our community will continue, benefiting everyone who 

works and resides here. 

As we are a small community, with limited resources, external support is crucial to our ongoing work. The DRI will 

all the community to continue rebuilding our downtown after being impacted by last year’s devastating fire. The city 

has already identified a few new transformative projects that will only be successful with the infusion of DRI 

funds.  Spindle City Vineyard Church strongly believes that these DRI funds will result in immediate and long-term 

revitalization and economic benefits that will span beyond the community and the City of Cohoes into the Capital 

Region. Your close and careful consideration to awarding the City of Cohoes with this year’s DRI is genuinely 

appreciated. 

Sincerely, 

Brittney Moore 

Lead Pastor 
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May 24, 2018 

 

Ruth H. Mahoney and Havidan Rodriguez 
Co-Chairs 
Capital Region REDC 
Hedley Park Place 
433 River Street - Suite 1003  
Troy, NY 12180 
 

Re: Letter of Support for the City of Cohoes DRI Application 

Dear Ms. Mahoney and Mr. Rodriguez: 

I am [Frederick J. Marra, D.M.D.] writing to communicate my strong support for the City of Cohoes’ application for the 

Downtown Revitalization Initiative (DRI) funding assistance.  Cohoes has been building momentum over the past year with the 

addition of new businesses in its downtown and new public-sector investments.  With this generous $10 million grant, Cohoes 

intends to develop plans for and implement transformational projects to catalyze continued investment in downtown. The 

DRI, which Governor Cuomo introduced in 2016, invests $100 million in ten downtown communities to ‘unlock dormant 

potential in ways that create and propose the resurgence of urban areas throughout the state’. Cohoes is already on a path to 

do just that, and this grant would provide tremendous opportunity to continue its revitalization. 

This project funding will help to support the city’s multi-faceted, multi-phase projects combining multiple properties, 

interested parties, and businesses and institutions that are crucial contributors to the regional economy.  Since last year’s 

devastating fire along Remsen Street, the community has come together stronger than ever to take control of the city’s destiny. 

Investment in filling the gap that was created by this tragedy is a key driver for this application. Further, Cohoes is a small 

community in the Capital Region with highly limited resources. This funding will have a significant impact in the renewing of 

Remsen Street in particular because the DRI District is compact and highly walkable.  The DRI finding will allow the city to 

capitalize on prior and current private and public investment that can attract workers to the downtown, support 

redevelopment and make growth sustainable.  

The city has identified transformative projects that will be ready for implementation with an infusion of DRI funds.  I 

[ F r e d e r i c k  J .  M a r r a ,  D . M . D . ]  strongly believe that these DRI funds will result in immediate and long-term 

revitalization and economic benefits that will span beyond the community and the City of Cohoes into the Capital Region. 

Your close and careful consideration to awarding the City of Cohoes with this year’s DRI is genuinely appreciated and is 

much deserved. 

Sincerely, 

 

Frederick J. Marra, D.M.D. 
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May 24, 2018 

 

Ruth H. Mahoney and Havidan Rodriguez 
Co-Chairs 
Capital Region REDC 
Hedley Park Place 
433 River Street - Suite 1003  
Troy, NY 12180 
 

Re: Letter of Support for the City of Cohoes DRI Application 

Dear Ms. Mahoney and Mr. Rodriguez: 

I am writing to communicate my strong support for the City of Cohoes’ application for the Downtown Revitalization Initiative 

(DRI) funding assistance.  Cohoes has been building momentum over the past year with the addition of new businesses in its 

downtown and new public-sector investments.  With this generous $10 million grant, Cohoes intends to develop plans for and 

implement transformational projects to catalyze continued investment in downtown. The DRI, which Governor Cuomo 

introduced in 2016, invests $100 million in ten downtown communities to ‘unlock dormant potential in ways that create and 

propose the resurgence of urban areas throughout the state’. Cohoes is already on a path to do just that, and this grant would 

provide tremendous opportunity to continue its revitalization. 

This project funding will help to support the city’s multi-faceted, multi-phase projects combining multiple properties, 

interested parties, and businesses and institutions that are crucial contributors to the regional economy.  Since last year’s  

devastating fire along Remsen Street, the community has come together stronger than ever to take control of the city’s destiny. 

Investment in filling the gap that was created by this tragedy is a key driver for this application. Further, Cohoes is a small 

community in the Capital Region with highly limited resources. This funding will have a significant impact in the renewing of 

Remsen Street in particular because the DRI District is compact and highly walkable.  The DRI finding will allow the city to 

capitalize on prior and current private and public investment that can attract workers to the downtown, support 

redevelopment and make growth sustainable.  

The city has identified transformative projects that will be ready for implementation with an infusion of DRI funds.  I strongly 

believe that these DRI funds will result in immediate and long-term revitalization and economic benefits that will span beyond 

the community and the City of Cohoes into the Capital Region. Your close and careful consideration to awarding the City of 

Cohoes with this year’s DRI is genuinely appreciated and is much deserved. 

Sincerely, 

 

Ford Oxaal, President 

Minds-Eye-View, Inc. 
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