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. EXECUTIVE SUMMARY

A Main Street Revitalization Strategy féhe Town ofCairo, NY

A.  Introduction
B. Summary of Recommendations

C  List of Strategy Issues and Proposals



A. Introduction

The Town of CairMain Stre¢ Strategyhas been preparetty Dadras Architectg with MJB
Consulting, under contract with the Town of Cairo and the Greene County Department of

Economic Development, Tourism and Plagnim order to begin efforts to rewlization the
Main Street areaof the Town, which remains its commercial

, Civic and cultural center. The
Town appointed a Revitalization Committee to work with the consultants, review its
recommendations and initiate the revitalization process. This Strategy contains -short,

medum-term and longterm recommendations for actions that can be taken to enhance the
economic and cultural vitality of Cafdada A Y LJ2 NI I y
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Historic Map of Town of Cairo

Thestudy area for the Town of Cairo Main Street Strategy is the area on Main Street between
Route 23 East and Route 23 West. There are three distinct segments usedsastsuis in

the report: the Eastern Gateway, which2 y (i F Ay a Y2aid 27T I KEKSS adINAAD
| I Yt S gshownNabve), and the Western Gateway, which has a few commercial
enterprises and significant parcels available for redevelopment
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The Towrof Cairois locatedin the center of Greene County, and has a 2000 Cqnsosiation

of 6,355. The Town has been growing, with a change in population of 17.3% from 1990 to
2000, and continued growth d.4% from 2000 to 2007. The 2007 Census estimatéhéor

¢tc26y a || ¢gK2fS A& cIppgpd I FANRQ&a KIYBSG N
also tracked as a Census Designated Place, and that area grew from 1,273 residents in 1990 to
1,390 in 2000 Cairo is growing faster than the County dahd State as a whole.

While its population is older than the State and Nationarages at a median age of.20

years, many of the Tomda 3ISYSNIt SO2y2YAO OKIF NI OGSNRaAI
F @SN 3Sa FlLANI & Of 234Sft éndin 1909%as $4320 gh@aénly 1SR A | Y
of its families were below the poverty line, as opposed to 9.2% nationdflgusing prices

roughly track the Greene County averages, and have experienced a sharp spike since 2000 from
approximately $90,000 to the cuant $160,0065180,000 level.

The Town commissioned the Main Street Strategy in an effort to revitalize its Main Street,
which has experiencedecline and disinvestment in recent years. The decision of New York
State to buildd G KS 0 &-foiitidg &REue 23Nddund the Cairo Main Street area, diverted

much of the traffic and potential for business expansidany of the buildings on Main Street

KFEgS 6SSy @O0yl FT2N YIye &SI NAZI NB RA va 2NBa 2R
storage use.TheTown has worked with Catskill Mountain Housing Development Corporation

and Greene County to implement several Main Street Revitalization prafettie hamlet but

a clear strategy providingraadmap for revitalization was seen as critical to the futswecess

of Main Street.

In response to this need, the Town of Cairogonjunction with Greene County, commissioned
Dadras Architects to complete the Town of Cairo Main Street Stratégg. Strategy process
includeda detailed review of the existg conditionsand relevant existing information, as well
as numeroussite visits, documentation, severaheetingsand consultations with the Greene
CountyDepartment of Economic Development, Tourism and Planamdythe Townof Cairo
Revitalization Committee, and a Public Meeting with citizens of the Town of Cairo

The Town of Cairbain Street Strateggontains a dscription of the current conditions in the

Main Street study areamapping and digital photography that documents the current
conditions and makes recommendations fahort, medium and longterm quality
AYLINR@SYSyGa (02 0KS 7T dradd%Rompldtion/of the \SRatRgis aa | A Y
first, important step towards the realization of that goal.



B. Summary of Recommendations

We arerecommendngthe following actioisto be takenby the appropriate entity in the Town.

The Town Board will have to take ownership of the recommendations assigned to the Town,
and work with other entities such as the Chamber of Commaraklocal property owners to
ensure that therecommendations are implemented

Theserecommendations are divided into three categorieemediate [first steps], shofterm

[next steps] and longeterm [long steps]and are required in order to immediately begin to
improve thecurrent physicahnd economic state of Cairo's Main Stragb a positive, beautiful

and successful pladbat supports an increasing level of commerce and residents with fewer
vacancies and more successful buildiagd enterprises Chapter I\of the Strategyd | 2 ¢ (1 2
Proceec€ provides more details on the recommendation with the specific implementation
steps.

CAIRO
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Cairo Welcome Sn in the Eastern Gateway

The Town of Cairbasexistingsignificant assetsa uniqueand beautiul natural location (as

true gateway to the Catskill Mountain recreational areas), with an historic physical setting and
infrastructure. Cairo is also at erossroadswith decisions needing to be made about shaping
andabsorbinggrowth® ¢ KSNBE Aa vy Zihhefdah of fuilirk dedelogment, il 3 S
be occurring throughout the Town includimgits Main Street area. The biggest issaee what
shape and form (and uses) that new development will takeat type of physial environment

it will preserve or createand how successfiihe Town will be in absorbing thosdanges in a
manner that most residents support.

The best way d help ensure thatthe future development of Cairo's Main Street area is
successfuls to demonstrate that the Town hass&rategywith a coherent visiorfor its future
development, and then to take immediate and significant actions/steps tdsvathe
implementation of thatstrategy.



2 KAES GKS [ FANR [ KFEYOSNI 2F /2YYBNBWSaKI &2 M1
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there isa unifying theme fothe community that will be effective in the medium and letegm

in attracting businesses, residents and tourists. Our recommendation is the following:

"Welcome to Cairo: Recreational Gateway to ti@gatskill Mountains”

CKAA Aad 2yS YVOWISYRIKRAALAKSRBE b, aK2disR O2y
citizens) as part of their vision for revitalization and redevelopmentSeveral of the
recommendations in the Strategy are orientddward attracting more tourists to the
community, andencouraging them to visit and spend money in the Main Street study area
while they are in Cairo.
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Aerial Photo of Cairo, NY from Greere CountyEconomic Development, Tourism and Planning
(study area highlighted in yellow)

The Town of Cairdlain Street Strategy contains many specific id@ad recommendations for

actions to be takenin order to encourage ad guide the future revitalization and
NERS@OSt2LIYSyd 2F /FTANRQA al Ay { 0NBkedwategyL & A &
be implementedn a comprehensive manner. Individuetommendationswhile having merit,

are intended to build upon each other and not to be considered in isolation. The proper
4S8l dz2SyOAy3a 2F NBOAGIEATFGA2Yy STF2NIa 61L& RS
critical to getting therevitalizationprocess underway, as well as tefng it progress properly.
Proceeding in a timely manner, with each of the steps described, is also of critical importance to

the success of this effartPerseveringluring good and bad economic times is also critical to
success.



Thisissueleads b perhaps the most important issue of this entire revitalization effort: the
capacity of the Town of Cairo to properly implement the Strategy, and all of its elements.
Dadras Architects identifies potential sources of funding in the recommendations rsg et

well as specific ideas in regards to funding.

Moving forward with these Strategy recommendations, the Town of Gainmrking clsely

with Greene County, must provide the capacity to implement each of these (sometimes
intricate and complex) revitalization proposats well asnaintenance of effort for a period of
time, in order to be succehul. If there should be any lack of capaatty commitment to this
effort, there cannot be aguarantee of success. Consistent effort of localegoment,
community and stakeholdensromises the greatest chance for a truly successful revitalization
of the Main Street area of the Town G&iro,NY.

10



C List of StrategyRecommendatios

Thelist below contains theStrategy Issues and Proposaiich contains manyositive and
implementableideas for the vision and direction tfe Main Street area of the Town Gfairo,
NY. Following the List (in Section Il of this Repisrtp detailed description of each
recommendation Finally, our "How to Proceed" section (IV) details the stdpsh should be
taken to begin the reitalization process

Strategy issues include&uilding on existing strengths

1. Create Main Street Commercial Retail Clusters

2. Visitor Information Center/ Tourism Attracti&fort.

3. A Cairo Main Street Bed and Breakfast and Small Inn District
4. Cairo Gateway ProjedA RecreationalGateway to the Catskillsé
5. The Angelo CanAawnPark and former Fair Grounds property

6. The Historic Architecture of Cairo

7.A Community Gathering Place on Main Street

8. Main Street Urbanism in Cairo

9. New Parkingdtreetscape Enha@ements, withBetter Accesdo Existing
Parking

10. Cairo Business and Retail Marketing/Branding Strategy

11



EXISTING STUDY

Summary ofFHeld Observations and/ieetings
Documentation ofExistingConditions

1. Summary of Analysis of Existing Conditions
2.  Documentation of Existing ConditigmscludingAnnotated

Photo Survey.

a. Figure Ground Study

b. Main Streetistrict Identification Study
c. Eastern Gateway Mn Sreet District

d. HistoricHamlet Main Sreet District

e. Western Gateway Mdin Sreet District

Consultant eview of prevous informationand reports
Analysis of Existing Conditioimsthe Town ofCairo, NY:

1. Assets and Opportunities
2. Issues and Challenges

12



A. Summary ofHeld Observations andMeetings

Dadras Architectxwith MJB Consulting, began work dne Town of Cairo Main Street

Strategyin April 2008. Working closely with the Greene County Department of Economic
Development, Tourism and Plannihgg ¢St f Fa (GKS ¢2gy 2F /| ANRC
S KI @S NBOSAOSR YIye RAFTFSNBYy(H GeLISahs2T Ay1T
information included: Revitalization Committee Meetingsr August 1, October @&nd

December 1, 2008 (included initial presentation of Strategy id@ad)June 29, 200@ Public

Meeting, Presentationand Visioning Workshopon October 272008;numerous walking and

driving tours of Cairo, and surrounding aseas well aphoto surveys of the entire Cairo

Main Street studyarea and surrounding neighborhoodsMeeting minutes and detailed
information appear in the Appendix.

The County, along with providing considerable staff support, also provided all of the aerial
photos and base maps for this Strategy.

m 8 “-

Y

Meeting of theTown of Cairo Revitalization Committee.

We also received excellent information from the Town Historian (Robert Uzadhach is fully
shown in the AppendixAll of thisinput and information that we received was importaint
developing the Main Street Strategy

13



Public Meeting, Preentation, and Visioning Workshop on October 27, 2008,
G DI f oniMAIKSBréer) Gairo, New York.
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B. Documentation of CaroQ Bxisting Conditions

1)  Summary ofAnalysis of Existing Conditior@ad Observations

The Town of Cairo Main Street Strategy study area runs from Route 23 East, at the node where the
local banks have located OF £ £ SR & (0 KS , trbughitteNigforicHaniled arda &fdviain
Street, and throughthé 2 6y o6 O1 (2 w2dziS Ho 2Said KSIFRSR i
2 SA0SNY DFGSgleevod . 20K DFGS¢l & aSOlAz2ya KI
developed with the progion of infrastructure aneéncouragement of appropriate business
development.

New commercial development (retail and sere) is almost entirely focused on tls&ip in the

Eastern Gatewayand is totally autebriented in its design, development, and current ushe

Y2ald NBOSyl RS@St2LIYSyida Biyart GHop, which kbasésiahgs A Y (
station, Subway restaurant, Dunkin 52 ydzia | YR Adddthe@wadanks atdheza Ay S
corner, The Bank of Greene County (which moved from a more interior spot on the Main
Street) and the National Bank of Coxsackie, vialas new to the marketThe development of

the banks caused considerable local discussion on design and the appropriateness of buildings

in the Main Streetirea which the consultants believe is a very positive thing.

The Eastern Gateway suffers fromgpasignageon Route 23. The blue tourist signs are in
disrepair and badly need updating, and the billboards and osiggragecould use refreshing.
The billboard orMain Street in the Gateway also could use updated signage.

As elaborated on by MJB Cotigg later in the report, even the more heavily developed
Eastern Gateway contains anumbercofi 2 F¢ aAdSa GKIFIG ¢g2dzZ R 65 |
CKSNBEF2NBZ Al Aa fA1Ste K Fkodentdzehil villl kddtinde® NS & S S
locate in this zone.

Design/development guidelings2 dzf R KSf LJ (42 Ayadz2NB GKFG &aLINY
the undeveloped Main Street areand also can be used to raise the quality of development
within this area. Several of the buildings in the Eastern Gateway are in need of reaadal

the Town should encourage improvements in this area as well as the other two areas of the
Main Street. Linkages to the Historic Hamlet area through signage, sidewatkpaperty
improvements, are also critically needed and should be encouraged.

In the transition zone between the Eastern Gateway and the Historic Hamlet sections of Main
Street are several commercial areas where disinvestment is occurring, and thergais a
between the commercial node near the intersection of Route 23 and 32 and the Historic
Hamlet. Tourists and visitors to the community who are not familiar with the area are quite
unlikelyto travel through this section in order to reach the Historiavthet. Sidewalking the
area (the former Villa Napoli lodge is being converted to apartments in this area, which will
create more pedestrianand foot traffic) will not only accommodate foot traffic; it vskrve as

a traffic calming measure for this are&inding ways, including potential State grants, to obtain
outside funding to promote investmergnd support local property ownemsith properties in

this zone, should be a major priority of the Town.

15



The Cairo Elementary School is the border between the Eastern Gatewatheandistoric
Hamlet, and is a critical resource for the Main Stre&imost 600 studerst attend school here
each day, and the grounds are used aiehool and on weekends by the Northern Catskill
Youth Association soccer programs and other community groups. During the summer, the
successful Cairo Market Days are held on the ElementaryoBSielwen. The school also houses

the CaireDurham School District administrative offices.

Sidewalks connecting the Eastern Gatewaythe school would likely encourage students,
school district personnel and school visitors to walk down to the shopsigsh the street.
Currently, people drive, and once they start driving, they leave town.

Many properties in theHistoric Hamletportion of Main Street are also undetilized (not
necessarily vacant), or vacant/abandoned (otibusiness) Many buildings have storefronts
being utilized for office and residential uses that disrupt pedestrian traffic, and detract from the
ambience of the street. The vacant buildings also provide places fethksslesirable
elements of the coomunitytod K+ y3 2dzié 2y GKS alAy {GNBSi=z
the area. There is little service retail on this section of Main Street, and as MJB Consulting
points out in its report, it is unlikely in the nerm that much additional serge retail will be
attracted here. Other uses will have to be created to bring growth and investment to this
section.

Existing streetscape has not been improved or enhanced.

One major asset in the Historic Hamlet is the Angela Canna Town Park, one of whose two
entrance points is actually on Main Street. The Town Park is highly utilized for events such as the
Greee County Youth Faiand CaireDurham football games.Youth baseball uses the Town

Park as well, and a portion of the Greene County offices remain in the Gonngd building
adjacent to the ParkThe Cairo Chamber of Commerce also hostsatielhdedweekly summer
concerts and monthly car shows in the Town Parke Town Park also fronts on the Shinglekill
Creek, an undeutilized water amenity.

Creating new pedestriafriendly linkages between the Town Park and the Main Street would
encourage Townd&k usage, as well as encouraging people to park their cars there in a central

16



location with considerable parkingBetter signage from Main Street would be a major asset to
the Town Park Cairo has had somguality facadeand interiorrestorationscompletedusing
Greene County Main Street Revitalization Program and NetvMain Street funding, with the
former Cairo Garage building shown below:

The existing Cairo Garage project is an example of an exdellen
Facade Improvementprojedt y / I ANR Q& | A&ai02NRO | I Yf

More work of this gality is needed, though additional risk capital for business formation is
critical for success here as well. The Agidie of the building was rented to Living Structures

Realty until the real estate office moved to owrmrcupied quarters down the streg¢exactly

the kind of processl KI i aK2dzZ R 6S Sy O02dz2N} 3SR 2y /- ANRQ
rented. The left side has largely been used as a workshop. TheQfownt 2 O £ ST T2 NI
assist this kind of property owner to fill his storefrontStherwise, other owners will not invest

and their properties will continue to detmrate.

Expanding the role of the local Chamber of Commerce to include more recruitment or
nourishment of entrepreneurs to invest in the historic hamlet is critical tcssg:

Sectors that are appropriate for Cadéa RS @St 2 LIYSy & Ay ChrdiRige aNS & G |
GLA2YSSNE odzaAySaasSa FyR dziAfAl S &az2ySand?2¥ (K
lodging facilities, which can utilize some of the largerdnisthousedo create unique lodging
environments with excellent Catskill views and close access to a variety of outdoor recreation
points. Underutilized historic buildings in the Historic Hamletmay provide an excellent
opportunity for Bed and Breakfastyle development of overnight rooms.

The quality of the streetscape and parking is quite varied, with some good examples of
pedestrian areas. Adif these areasn need ofimprovements particularly ones thatreate a
unified aesthetic, and quality pedt&ian environment for entire Main Street areaUnified

17



sighage, eet trees, plantings, sidewalk paving, benchesd night lighting should be
developedincorporating F ANRPQa YIAY YINJ]SGAYy3a GKSYS gKSy

M~
These kinds of lsitoric houses are often reitilized as Inns or Bed
and Breakfasts in resort communities

Encouraging the ris communityto expand their presence on Main Street Cairo is another
important stepto increasing the utilization of storefronts in the Historic Hamlet armateasing

0KS ydzYoSN) 2F K2dzNAR GKIFG GKS ONBI. FAyE) deSAILIS Vi £+
across from the Town Hall has been beautifully restored and would be a natural f@anae
coffeehouseor jazz/classical music sef®es LISNK I LJA GAy Odzo | GAy3IE Ly |
can fill a stanehlone storefront on Main Street. One of the Appendix items is-amai from

w

the Greene County Council on the Arts that addresses@diro LI2 G Sy G ALt +a +y |

9y 02dzNF 3AYy3I (KS dzaS 27F DIFf f I IKSNIDAowWR RddryS @Sy i
building across the street would also be a way to effectively use this ygraunbaps under a
regular contract for the usef the space.

The area around the Cairo Post Office toward the end of the Historic Hamlet is one of the few
congested locations along this Main Street. The Post Office, combined with the Town
Hall/Town Library, just up the streeare both substantial ip generators. The Cozy Cup Deli
located next to the Postflice, has been able to thrive in this location primarily by servicing this
clientele. Ongoing rumors that the Post Office magvento a location outside the Historic
Hamlet should be explored lilie Town, as losing the Post Office would be another detriment
G2 GKS 1 AaG2NRO 1 IYESiQa NBGAGIEATFGAZ2Y @

Once you pass the Post Offidgeaditional retail quickly dies out. The True Value Hardware
store remains in business just past the Post Office, primarily due to loyal clientele that have

18



been frequenting the business for many yea@®ther retail bisinesses have totally abandoned

the area in recent years, with the pet grooming/supply business moving up the street next to
Bank of America, anld G GG22 LI NI 2N 0G0 GKS aLRAYydé BKSN
averyshortrun.52 YAYAONDY K2LNIE Ay ldlFAya | €t20FGA2Yy A
cafg but neither use traditional Main Street storefronts.

One other retail operation seems to exist astai€lmas season store, but other storefronts in

this area are either vacant ér O2 Y ZS NS R2 FFAOS dza S o DA@GSY G(GKS
and coming decisions about land use in Western Gateway, thedlvn might consideways to

allow recconversionof some of these buildings into residential structures or office space that is

more condwive to the environment. If the area is to be maintained as commercial at least as

far as the Cedar Terrace resospecific efforts to fill storefronts in this area need to be made,

andi KS ¢2¢y akKz2dzZ R y2id fft2g¢ aOBRyDENER axBIANG ¢ (2
storefront.

The Cedar Terracegert is currently for sale, and offers the greatest number of room#/ain

Street Cairo A town priority should be to ensure that the property remains in lodging, and
K2LISTdz £ @ Ay thaticAnN@inye3tSriNthe Fptopeaack improve it. The Cedar
Terrace restaurant has not been open in recent years, and the property has not been as actively
marketed as possibleWhen successfully operated, the Cedar Terrace has been a paospive
gengator for Main Street Cairo.

The Western Gateway area of the Cairo Main Stheet commercial uses such as a small pizza
and liquor store plaza (which also fronts on County Route @8%)arageand a senior housing
development owned and operated by Caliskilountain Housing Development Corporation

The large former Fair Grounds property (approximately 100 acres) is in this section, and remains
a prime development siteor a business park or largeale housing development. The
NBaz2fdziA2y 26Fand seler igssdes gh@ theouvisibriiof infrastructure to this site
would greatly enhance its economic development potentald be a natural growth center for

the hamlet area.

The edge of the Western Gatewlyl & ¢ 2 RQa { GSNB23 dtheon@r o A (i K
Sting.aRad . FNJ YR DNAffX GKAOK o0dz2NYSR R2gy (9
redevelopment site. This Gateway would also benefit from better sigivatjeating Cairo is

nearby. Unlike the Eastern Gateway, there is no traffic lighttigranechanism to alert traffic.
Therefore it is easy tdrive past this entrance and not be aware a town is there.

19



Part2 ¢ Documentation of Existing Conditions
Including annotated photo survey

a. Figure Ground Study
b. Main StreetDistict Identification Study

Dadras Architects performed several differdieid surveysn the development of the Town of
CairoMain Street Strategyncludingwalking tours;jnformal interviews with merchants; digital
photography of existingbuildings, streetscape public spaces, properties, and existing
conditions;and driving tours othe Main Streetstudy areaand surrounding areas. We also
preparedAnalysis Drawigs contained throughout this &tegy, which describe, and formally
document the Existing Conditionghat we observedand interpreted during our analysis
process.

The Drawing ofExisting Figuré&round Studyshows the eisting buildings/structuresand
properties, throughout the Main Streetudy area. This analysis reveals that the existing Main
Street fabric is rather clearly formed in three distinct patterns. Historic Hamlets distinctly
characterized by numerous smaller buildirags smaller properties, grouped closely together,
and surrounded by the Town Park and the Shinglekill Cr8é¢is area has Town water and
sewer throughout.

TheExisting Figur&Sround Studwlso shows the clear contrabetween theEastern Gateway

portion of the Main Streesstudy area and the other two sectionsThe Eastern Gateways
characterized by almost all of IO NP Qa Y S6SN) RSOSt2LIVSyida ol
developments) and contains larger, and more individual buildiggeerallyon larger property

sites, with a distinctly more modern and awariented environment Built environment

features includeno sidewalks for pedestrians, buildings set back beyond parking dois,

parking in front of the buildings. There is no-gireet parking in this sectionNot all of this

area is serviced by Town infrastructure, but fi@tion up to Route 32 is.

The Existing Figuré&round Studwylso shows the different patterns of what we are calling the
Western Gatewaysection ¢ KA & a2 SAGSNY DFaGaSglee¢ Aa OKIF NI
buildings and properties, on larger property siteincluding several potentially large
development sites The FaiiGrounds site, and a former resort site stand @# potential
redevelopment sites for largscale projects.

20



DrawingOne FigureGround Study ofntire Main Street StudyArea
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DrawingTwo: Identificationsof ThreeMain StreetSubDistricts
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C.Eastern Gateway Main Street District

The following aerial viewandthe drawing ofthe Eastern Gateway Main Street Distri¢ollowed by
select annotatedphotographs, describe and document theS O (i exigtiggaditions

Aerial view of Eastern Gateway &inh Sreet District ¢ Retail / shopping(provided by Greene
County Economic Development, Tourisamd Planning)

Aerial view of Eastern Gateway &ih Sreet District cat Route 23¢ Entry/Banks, & Alden
Terrace Sitéprovided by Greene County Economic Development, Tourism and Planning)
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