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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

M
oaee L
BN T
| R
\

1

. Fhieith &

N

N\ DSteai?/ @
X [
by
n//u/,>

Vi
‘(\ /,,4, % ,,,07 )p 3

/ MEtLennron

I Kells

q Vurﬂ

wE.Wells
AkripB
L] Clarypy

—
W Miss £, 13 ed

Shin r/l"
e

sort & Seriver
I'/r(:;r"” Hotel

e | | w1k
g Bk St
) A ;{R{) arhitenfl| ‘R srets
Jte
70»'" of Catre, Greene (0. NY --, i s
nuLkin, /‘ Koont.
- ,,{urt

WiekesSETT B8

: WBosler A I‘,
fﬁg‘ = "””e Ao
dri

TR ﬂﬁi1

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

alAy {GNBSG O2 NN



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 taeS O (i ekigtiggaditions

i
A 2
. :‘i

Aerial view of Eastern Gateway &in Sreet District ¢ Retail / shopping(provided by Greene
County Economic Development, Tourisand 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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DrawingThree Eastern Gateway Main Street District
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Entry to Cairo Min Streetfrom the Eastern Gateway. Fom the East,the

landscape iglominated by newauto-oriented developmentsuch aghe Bank of

Greene County and the National Bank of Coxsackie buildings shown above.

There are o sidewalksand this is nota pedestrianfriendly environment. The
twonewlyRS @St 2 LISR o6tyla 4SS0 || LRaAG.adS SEI YL

Potential site for new Visitor Center Facilitat the heavilytravelled Route 23/Route

32 intersectiorb CKA& 1Se& AYGSNRSOUA2Y Aa i GKS
{ G NB S {iand i$ theBukrent hub of existing service retail. The landscape here is

also currently auteoriented and nota pedestrianfriendly environment.
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The Eastern Gateway idominated by autcoriented environment, contains
many potential development sitegboth vacant and undeutilized sites) and
may require specific guidelines to achiewiee desired future built environment

As this gateway is the primary entry point into Cairo, design guidelines that
support 1 KS RS&ANBR dGAYIF3IASE | YR Qhrévdne y
GaLINT gf ¢ kdzy RS a A WdledpforSotirig §ualiBy fded/dldgnsnt Wiould
benefit the community.
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D. HistoricHamlet Main Street District

The folbwing aerialphoto provided by Greene County Economic Development, Tourism and
Planningthe drawing ofthe HistoricHamlet Main Street Districfollowed by select annotated
photographs, describe and document thiging conditions of this portion of theStrategy

studyarea.

Aerial view ofHistoricHamlet Main Sreet District.
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DrawingFour. HistoricHamlet Main Street District
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a. Historic HamletMain Sreet District consists ohistoric buildings, sidewalks, and
a pedestrianfriendly environment. Many existing buildingbave vacant retal
storefronts, office space,and/or residential. Streetscape ananany of the
fr- Ol RS4 ySSR AYLNRBOSYSyidz Ay {(SSLAyYy3a GAGK
for Main Street.

b. Historic HamletMain Street Distret photo. Residential units with entries at
street level do not enhance the Main Street environmebtcause they cut up
the retail/commercial environment. Theublic streetscap, besides the historic
lightpoles, needs much improvemenwith renovation ard new fixtures where
appropriate. A number of the ommercial buildings are in need of facade
improvements, and streetscape enhancemesuch as concrete curbed sidewalks
instead of the asphalt sidewalks with no curbs.
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Center area oHistoric HamletMain Street District A verygood example of a
(previously caonpleted) quality facade improvement project. The use is
professional office spacefor Kaaterskill Associates, an architectural and
engineering firm based in Cairo.

Centerof Historic HamletMain Street District catains many historic buildings
with quality architecture The area isvorth preserving, and aHistoric District
should be considered. Uses compatible with the preservation and- re
development of these historic structures should be identiéid and promoted,
includingBed & Breakfass, lodging,and appropriate other uses.
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e. Uses compatible with the preservation and 4@evelopment of thesehistoric structures
include office space, restaurantandl NI A a G a QI 8¢ | @F MyABicure, tan
building) is an example of an excellent restoration and preservation projéeat should
sNIS +a | Y2RSE F2NJ/FANRBQAa NBOAGEEATFGAZ2

f. Center area otthe Historic Hamletalso contains many civiand cultural assets
that should be reinforcedand enhanced as the public space (and civic space) of
Cairo Main 8eet. The existing Post Office is an asset, but improvengnt
including streetscapewith a better-delineated crosswalk or other traffic-
calmingmeasuresshould be considered.
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g. Center area of proposed Main Street also contains many camel cultural assets,
which should be reinforce@nd enhanced as the public space (and civic place) of Cairo
Main Street. The esting Town Hall & Libraris an asset, but in much need of
upgradeand design improvemers.
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Intersection of Mountain Avenue and Main Street, where tlemmmercial portion of
the Historic Hamlet beginsThe Town should evelop Design Gdelinesto create a
standard for development in the are# help improveits physical appearance, and
development of this area Historic service statiorat the intersection at Mountain
Avenue which isin need of improvement, marks the eastern entry point into the

historic center ofthe hamlet.

The western edge of theHistoric Hamletarea of proposed Main Street District:
0KS KAAYGZNRIOE at@aNsh | yIt Sé¢ f20FGA2y @
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E. Western Gateway Min Sreet District

The following aerialphotos, and the drawing of Western Gateway Main Street DistriGt
followed by select annotateghotographs, describe and document tlegisting conditions of
this portion of thestudy area.

Aerial view of Western Gatewalylain Sreet District

a. Western Gateway of Cairo Main Streetincludes old resort propertiesuch as the
Cedar Terrace, which should be incorporated into the nevwgion and strategy for
developmentof the entire Main Street. Cedar Terrace could serve as an important
source of upscale visitors for Main Street shops.
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b.

WesternGatewayof Cairo Main Street The old Fairgroundss a major potential

development siteg KA OK aK2dz R 06S I LINAYS F20dza 2
development effats to ensure quality development irconformance with the

needs of the Town.

Western Gateway of Cairo MainStreet: This is thentersection and entrance

from New York StateRoute B into the Main Street distrit from the west.

Signage,waf A Y RAY A | yR | LIKe&aAOldtthiR®iatlody & LINS 2
let motorists know there is a town here.
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Drawing 5:

Western Gateway Main Street District
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C. Reviewand Snopsis ofPreviousiInformation and Reports

The following previously prepareshformation and reports, furnished by GreeneCounty

Economic Development, Tourism and Planrangd the Town of Cairowere reviewed as part

of the process of completing éhTown of Cairo Main Stre8trategy. These studiesombined

with this Main Street Strategyshould beO2 yadzf 6 SR & | o6l aia F2NJ Y?
revitalization

e Town of Cairo Sidewalk Study, July 2007:
An 18page studywhich examinedhe possibility of extending the pedestrian
sidewalkfrom the existing arean the center ofthe hamletalongMain Streetto
the intersectionof New York State Route 23 and Route 32.

9ESOdzi A BS {dzY Yl NBY tideGChrheHGomnhuivity B Rutal 2 Y 8 € =
Development Institute CaRD| 2004:
Afive-LJr 3S adzYYI NE 2F O2YYdzyAleée ORCEGMSYyla
08 ALINIYSNE ¢26y 2F {KIFENRBY {LINAy3Ia @2

e The Town of Cairo Zoning Commission:
A two-page memoannouncing the establishment of a Zoning Commission, to
review and draft newegulations to implement the Comprehensive Rlahe
Comprehensive Plan was adopted in 2004, but zoning was not adopted at that
time.

e Cairo Buildout Analysis, 2003:
A sevenpage memadescribing the procss of creating a buitdut analysis for
GKS ¢2¢6y 2F /I ANRBQa OdaNNByld flyR dzaS N

e Town of Cairo Updated Comprehensive PBDRAFT November 2003:
A 5l-page draft, of Town Comprehensive Plan, containblgmmary of
Srengths, Weaknesses, Opparhities, and Threals [/ | ANRQa A aAzZ2y
and Recommendations.

e Appendix: A Profile of the Town of Cairo:
A 68-page appendixo the Comprehensive Plan, containing detailed data used to
prepare the Comprehensive Plan document.

e PreliminaryMarket Analysis: Development Site Route 23 and 32, July 2007:

A 38page documenprepared by the shopping center develogder the
site.
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D. Analysis of Existing Condition€airo, NY
/ | A NBe@Bandpportunities/ Issues and Challenges

/

The following is a list of obsexd asses that provide opportunities for existing and current
AYLINR@SYSyiGa G2 0KS OKIStdegystdylaréifhesé asdetd Palai
been identified through a series of meetings, interviews, a#gloning sessiors with the
community andhe Town Revitalization Committee

1.

Existing Service Retail and CommunRynctions: Cairo does haveuccessful service

retail on its Main Street. Examples sdiccessful service retail include the Cozp Cu
Deli the True Value Hardwayeand several private business officddany important
community functions also take place on Main Streefith the Town Hall, Town

Library, post office, andCairo Elementary School all located directly on Main Street.

The Angelo Canribown Park is located directly behind Main Street.

Tourism: Cairo does have an actiteurism effort in place with several successful

nearby ims and resorts, as well as an active Chamber of Comntiesit@rganizes and
promotesseveral successful festivalad operates a Visitor Information Center

Within _the Town there are existing accommodations and existing former

hotel/motel sites: Cairo has auccessful Bed and Breakfast its Main Street The
Cedar Terrace resqralso on Main Street, could benefit from renovation.

[ P ANPQAa &dz00SaaTFdzZ oG MhasSdcéesSstul blsinessksiadiits D |- {

Gateways. Thdmastern Gateway has a successful supermarket and pharmacy, and

I ANPQOAa 1 33aSG& YR hLILRNIdzyAlGASay

al

many successful smaller chain stores. There are also some successful locally owned

busineses such as the $1 4 S N &  {irvtheEdisterh &&telagnd Toad { § SNB 2

at the Western Gateway entrance.

The Angelo Canna TowRark has enormous potentiabnd the former Fair Grounds

has potential for good developmentThe Angelo Canna Ten Park is very welited
behind the Main Street, providingenormous potential to attract visitorsand

accommodate additional recreational opportunities for Town residents and visitors

alikel YR ONXBI S ¢ oFaR2SNTReErmeNBir Glounds 8as potential for
good developmentincluding commercial and residential possibilities

[ FANR QA | A& Zaih lahistoNIaRchitécti® dndeMEn Sreet and also

AY FTR22AYAy3a NBaAaARSYyGAlf INBlFad ¢KS
architectue, and the original historical context of those buildingsTdéwncreated
Historic District, Bbng with Design Guidelinesrfthe Main Street Districis astep that
can be taken to assist in their preservation.
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Civic and Cultural Spaceshe Dwn Hall building, along with its front lawn, provide

public gathering spaces for Cairo right on its Main Street. The Christmas parade and
events are held here, for instance. The nearby Angelo Canna Town Park provides a
nearby venue for larger events theannot be accommodated on the front lawn. This
OAPGAO OSYGSNI2F a2Nla NBAYF2NOSa | daaSyas

Cairo has room for expansion to its Main Street district aitd adjacent esidential

areas:/ I A NB Q& awhilke guite{ histdtiBaylinfactalso provides opportunities
for future developmentwithout impacting the historic structures or the character of
Cairo. The residential areas adjoining Main Streé&fo have room for growth
providing opportunitiesfor quality, smart developmenthat support the Main Street
commercial core

Parking:Cairo has a good amount of existing parking, on andvigiin Street.There

are alsoopportunities to add to parking, and improved striping and signage for the
existing parking would help the Main Street.

Existing Studies & ReportsOver the last five years Cairo has had marpody

thoughtful reports writtento develop and support issues related riedeveloping the
town and its Main StreetPrioritizing action steps is now critical for the Town.
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I ANPQa L&aaddzSa FyR [/ KIffSy3asa,

The followindist of currentissues and challengese ones that need to be addressed in order to
improvedl KS OK I NJ O SNJ 2 FThede issudsPaReibeen Idéntified hiohgB Ssiries

2F YSSUiAy3as AYyUSNBASGas: yR aGtheATOwn2y Ay 3 { Saa
Revitalization Committee.

1.

Retail struggling on Main Streeww SGF Af A& a0 NHZAIt AvWihazy /|

high percentage of vacant retail storefronts, particularly in the Historic HarSleme

of the reasos given for the vacancies includeents are repeotedly too high,
properties appear to be in poor condition with large investment required to
accommodate new businessdbgre are property owners on the Main Street that do

not appear invested in its succednisinesseare scattered seemingly randomly about

the Main Street, and there is no central idg@me-direction to attract new visitors to

Main Street. While the scattering may bé SOl dz&a S § K2 & Sto-MBIgB i ¢ K S
storefronts on the Main Street, it does makehiarder for businesses to survive and
compete.t KSNBE A& | O] 27 -3 aks@Rifadtas Wellzast A (&
lack of tourisrrelated items.

Main Street does not attract tourists spending money in large numhetsiro has a

formal tourism strategy in place. People visiting the regiass by but mostly do not

stop or travel through the Main StreetarBa &4 12 LILJAYy 3 2yf & |G a052
gas statims. Other issues include: therare relativelyfew places to stay, th&/isitor
Information Center is in a poor locatiortpurist signage on Route 23 is kato read

and in poor conditionand the @amber of Commerce does not have the funding to
pursue aggressive marketing of the Tawn

Many accommodationsieed updating, and should integrate their recommendations

to Main_Street businessesThere is dack ofquality hotel rooms, motel rooms and

bed and breakfasts in Cairthat connect to the Main Street and provide
accommodation to the upscale traveltdrat is likely to support higheend businesses

of the type recommended in this report.

/ I A NP Q& ard bnétiBadivedparticularly from Route 23 where a visitor would

make a decisionabout stopping in town / F ANR Q& Il GSgl &a | NE
Contributing to this problem arghe following: the shopping center buildings are
unattractive, there area number of urutilized or poorly utilized spaces in the area
between the Historic Hamlet and the Great American Plazad there are several

other entrances tahe Main Streewith aesthetic challenges

TheAngdo Canna TowrPark and former Fair Groundsroperties arenot engaged in

attracting people to the community.The o©nnection between the Angelo Canna
TownPark and Main Street is poorly developeahd better signage to the Town Park
from Main Streetwould be extremely helpful The formerFair Gounds site is

presently undevelopedand its development could provide a major benefit to the
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Main Streetin residential or commercial useThere is also poor access to the
Shinglekill Creekvhich could be significant tourist draw.

{2YS 2 T higtdrid\ &ddRi@diure is in_poor condition Thae are historic

properties in Cairo that aren poor condition both on Main Street and in adjoining
residential aeas.No Historic District designation exisend neither does a systematic
program to assist property ownewgith funding for rehabilitation.

No Community Gathering Place on Main StreBio Cultural Center/ public gathering

space exists in Cairparticularly an indoor one for the winter months. Such a location
wouldK St LI ONBIFGS | daaSyasS loeafresidéntsOvBekendd2 NJ (0 K ¢
and visitors as well as potentially incubate a business or two.

The Cairo bmletis not fully built out, and there isno planfor further expansion

of retail, institutional, and residential(l K I & A & IR NiSHirdRs2in rieed of
making itself a more wadlble communitywith additional highquality, dense housing
to support the Main Street corthat already exists Planning is required for possible
new residential neighborhoods with connections to Maime8t consistent with the
style that already exists and many upscale communities are trying to recreate.

There is a perception of a lack gfarking, and no plan for parking in the future:

10.

There is the perception that there ishenough parkingn and around Main Street.
Pedestrian access from existing parking lots to Main Street is difacalinot well
signed Parking with safe access to the post office appears to be an ,issné
congestion has been a consideration in the potentialosation of the Post Office,
which would be a major negative for the Historic Hamlet

No Cairo Business and Retail Strategqy Effective Recrtiing Tools The town of

Cairo currentlyhas nobusiness andetail strategy to help attractor recruit new
businesses and developmentThe Town also does not have a loan fund for business
development, or a systematic database of properties for sale with their condition and
potential uses.
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MAIN STREET STRATEIGBUES arfdROPOSALS

Detailed Descriptions ofldeas:

A.

Retail Positioning Strategy for MaiStred¢/Downtown Cairo
by MJB Consulting

Strategy Issues and Proposals
Main Street Revitalization Strategy Final Report
by Dadras Architects
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A. Retail Positioning Strategy for Main Street/Downtown Cairo
by MJB Consulting

The following offers our prelimimg observations and recommendations @eneral
retail positioning and strategy for Main Street/Downtotin Cairo, NY.

Please note that this isot based on a fullength analytical effort, but rather, a far more
abbreviated scop@f-work, involving jusa oneday site visit that included a walk of the
study area, a brief survey of the nearby competition and a meeting with the Steering
Committee, as well as internal discussionghin DADRAS ARCHITEGth MJB
Consulting review of basic demographiceom Richard J. Lampert Real Estate Consulting
and Market Research's market study for the Alden Terracé. skemore definitive and
detailed rendering of the retail potential in this case would require a much more
extensive study and larger budget.

! For the purposes of this study, "Main Street/Downtown" is to refer to the stretch of Main
Street roughly between Mountain Avenue and the SR 23B / CR 41 fork, corresponding to the
Town's historic core, as contrasted to the stretch of Main Street betvw&er23 and Mountain
Avenue, characterized by automobibteiented strip development.
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Furthermore, as a general retail positioning/strgte piece, the following doegot offer
tenanting recommendations for specific spaces, estimates for the necessaryobtitmsts,
suggestions for appropriate incentives, nor guidance on the recruitment process more
generally. We agree that, in order fure study to prove useful, further detail is needed in
this regard, but again, that would require a far larger budget than has been made available.

28§ 22dAd R bSSR a2NB . dzRIST C2NX
- A fulHength market analysis

- Tenanting recommendations for specific spaces

- Estimates for the necessary ildtout costs

- Suggestions for appropriate incentives

- Guidance on the recruitment process more generally

2 "Preliminary Market Analysis: Development Site, Route 23 and 32", July 2007,
prepared by Rhard J. Lampert Real Estate Market Research and Consulting, provided
by Warren Hart and Karl Heck from Greene County's Economic Develgphoamnism &
Planning

Any strategy designed to enhance the retail mix on Main Street/Downtown must start
from the understanding that the "Main Street" in Cairo todaynasmuch as retail is
concerned-- is the stretch at and near its intersectiavith SR 32. With anchors that
include Slater's Great American, CVS and Family Dollar, that is where most tenants
interested in this submarket will want to be. And since there is no shortage of "soft"
sites there, they should be able to find opportuagirather easily.
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Main Street/Downtown, on the other hand, has little to no relevance today as a retail
location. Among other problems, it is, in contrast to its chief competitor (above), too
far removed from the SR 23 and SR 32 traffic flows, andriger traffic generators-

Cairo Town Hall, the United States Post Office, Angelo Canna Town Park and Cairo
Elementary Schoet are not true retail anchors.

One is not surprised, then, to find, with notable exceptions like Bank of America and
strongoperators such as Cozy Cop Delicatessen, a rather weak market for gtoond
space. The challenge, of course, is to identify a niche or "positioning” that can help to
make Main Street/Downtown relevant once again, something that puts it (back) on the
radar screen. And given what already exists at and near Main Street/SR 32, that niche
must focus on something other conventional masarket retail.

Finding a viable role for Main Street/Downtown can seem like a tall order. However, to
make the task morenanageable, it helps to think just in terms of starting with a few
tenants, a few concepts that can create some buzz. It undoubtedly felt the same way to
many of those who were working to reinvigorate Main Street Catskill, but then
Functional Sculptureil@ Shop arrived as the pioneer, others followed, and now the
street is a regional succestory.

Main Street Catskill is instructive. No doubt its revival owed something to locals, but
like so many main streets across the Catskills, it also benefigadlgifrom an influx of a
higherincome contingent, largely from downstate, buying second homes and primary
residences, many priced out of East Bank communities like Hudson that had already
traced the same arc of gentrification.

As consumers, these nemmers behave very differently than the typical letigne
Greene County resident, with a particular focus on arts and culture and a willingness to
spend on the home. The tenant mix on Catskill's Main Street, with its numerous art
galleries and ugnarket hane stores, is a reflection of these tastes and sensibilities.

Judging from an assessment of the merchandise mix at Slater's, these kinds of
consumers can already be found in significant numbers within the catchment area, and
not just on summer weekendbut yearround. Furthermore, anecdotal evidence
suggests that rents on Catskill's Main Street might be rising to the point where
prospective tenants could be looking for a less expensive alternative. Athens, with its
riverfront setting and historic ardtecture, presents some competition in this regard,
but it has yet to "pop".

3 The True Value Hardware is more of a traditional retail anchor, yet discussions with the
proprietor indicate that the store is struggling mightily
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In terms of a shorterm strategy for Main Street/Downtown itself, comparisgnods
concepts (e.g. clothing, shoes) are at this point simply not eidbky would not have

the foot traffic needed to survive. Once the momentum starts to build, these sorts of
categories might become more plausible, assuming the operators think in terms of niche
(rather than massnarket). But even then, the burden witill be very much on the
individual entrepreneur to create exposure and generate traffic for herself.

The home category is often an exception, able to survive even in the pioneering early
stages because of the expenditures of those who are outfitthmgjrtnewlypurchased
residences. But while it played a pioneering role in the case of Catskill's Main Street, the
strategy might not be so sensible here, just because the cluster already nearby in Catskill
would exert such a pull on any prospective termntPut simply, an aspiring home
furnishings or kitcheswares entrepreneur, ready to invest his life savings, would
probably prefer to take that risk in Catskill versus Cairo.

Retail Site Location 101

Retail site location is not just about what the consumer needs (i.e. the "dem
side). It is also about what the tenant wants, and what other alternatives
available (i.e. the "supply" side). In other words, aailer does not judge a give
business district on its merits, but rather, \@sis the others under consideratiorn
Your main street might offer certain advantages, but the other corridors or cer

might be still more compelling.
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Art galleries have also played a significant role in other resurgent upstate main streets,
like, for instance, Beacon and Catskill, although they too stand a far better chance of
commercial viabilig iffonce Cairo first establishes some sort of cultural anchor and
thereby gains a foothold in the minds of the target customer/hemsgyer.

So what does that leave Main Street/Downtown? Food and drink has often served as
that initial, traitblazing usen emergent business districts. Partly this is because diners
are often willing to travel significant distancedo areas that are "off the beaten path”

or even downright scary just for a unique and/or particularly higtaliber restaurant.
Such asategy makes particular sense given the virtual absence -ofosiin restaurants

in Cairo presently.

The key words here are unique and Hrgpliber. A restaurant opening on Main
Street/Downtown cannot be a "commodity”, offering a dining concept that could just as
easily be found on U.S. QWthe cuisine must be distinctive, the quality firsite, the
atmosplere different. Otherwise, the diner will simply choose the one with the
superior visibility, the easier access, the cheapest prices, etc., or might just eat at home.

More Than Just Goodleas

It is not enough just to propose types of retail that Main Street/Downtown "needs
"should have". In the end, someone has to be found to run these stores; som
has to be willing to put their money on the line. If this effort is to bear frlit,is to
move from the realm of good ideas to the level of real possibilities, specific oper
will need to be identified and approached, and they will have to be convinced o
opportunity. Do any come to mind?
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The next step, then, is to identify specific operators. Often the bastidates are ones that
are not national- since they are very unlikely to be interestear first timers-- as they have
no track record-- but rather, what the industry calls "multdoncept operators” (MCO),
restaurateurs who already run eateriesseWhere and who would be intrigued by the
opportunity to open a new concept here.

The Catskills, with its many gentrified main streets, would seem to offer no shortage of MCO
possibilities. The restaurateurs of particular interest in this case areriee who have been
willing to take chances in the early stages of revitalization. Incentives might be necessary, yet
top chefs and dining impresarios can immediately make the expenditure worthwhile just with
the free publicity that they can generate foai in key periodicals.

If unable to attract an MCO, the next place to search, just an hour away in Hyde Park, is
the Culinary Institute of America. Upon completion of the program, many CIA graduates
look for opportunities to open their own restaurtsin the Hudson Valley. The
challenge, of course, is that these often unaapitalized, unknown operators might be

in even greater need of funding assistance.

Phase One Checklist for Beanding Cairo
- Cultural anchor
- Buzzgenerating restaurants

In the shortterm, of course, the economic climate is bound to have an impact on all of
this: less homebuyers, less spending among the ones already here, fewerafaimg)
opportunities for cultural attractions, fewer restaurateurs able to find financing. But the
underlying dynamics have not changed, just slowed temporarily; the culturaldcvaiiv
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