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I.  EXECUTIVE SUMMARY 
 
A Main Street Revitalization Strategy for the Town of Cairo, NY 
 
 
 

A.  Introduction 
 
B.  Summary of Recommendations 
 
C.  List of Strategy Issues and Proposals 
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A.  Introduction 
 

The Town of Cairo Main Street Strategy has been prepared by Dadras Architects ς with MJB 
Consulting, under contract with the Town of Cairo and the Greene County Department of 
Economic Development, Tourism and Planning, in order to begin efforts to revitalization the 
Main Street area of 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-term, 
medium-term and long-term recommendations for actions that can be taken to enhance the 
economic and cultural vitality of CairoΩǎ ƛƳǇƻǊǘŀƴǘ aŀƛƴ {ǘǊŜŜǘ ŎƻǊǊƛŘƻǊΦ 
 

  
Historic Map of Town of Cairo 

 

 

The study 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 used as sub-sections in 
the report:  the Eastern Gateway, which Ŏƻƴǘŀƛƴǎ Ƴƻǎǘ ƻŦ ǘƘŜ άǎǘǊƛǇ ǊŜǘŀƛƭέ ƛƴ /ŀƛǊƻΣ ǘƘŜ άIƛǎǘƻǊƛŎ 
IŀƳƭŜǘέ ŀǊŜŀ (shown above), and the Western Gateway, which has a few commercial 
enterprises and significant parcels available for redevelopment. 
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The Town of Cairo is located in the center of Greene County, and has a 2000 Census population 
of 6,355.  The Town has been growing, with a change in population of 17.3% from 1990 to 
2000, and continued growth of 3.4% from 2000 to 2007.  The 2007 Census estimate for the 
¢ƻǿƴ ŀǎ ŀ ǿƘƻƭŜ ƛǎ сΣррфΦ  /ŀƛǊƻΩǎ ƘŀƳƭŜǘ ŀǊŜŀ όƛƴŎƭǳŘƛƴƎ ǘƘŜ aŀƛƴ {ǘǊŜŜǘ {ǘǊŀǘŜƎȅ ǎǘǳŘȅ ŀǊŜŀύ is 
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 and the State as a whole. 
 
While its population is older than the State and National averages at a median age of 40.2 
years, many of the TownΩǎ ƎŜƴŜǊŀƭ ŜŎƻƴƻƳƛŎ ŎƘŀǊŀŎǘŜǊƛǎǘƛŎǎ ǘǊŀŎƪ ǘƘŜ /ƻǳƴǘȅ ŀƴŘ {ǘŀǘŜ 
ŀǾŜǊŀƎŜǎ ŦŀƛǊƭȅ ŎƭƻǎŜƭȅΦ  ¢ƘŜ ¢ƻǿƴΩǎ ƳŜŘƛŀƴ ŦŀƳƛƭȅ ƛƴŎƻme in 1999 was $41,820, and only 6.1% 
of its families were below the poverty line, as opposed to 9.2% nationally.  Housing prices 
roughly track the Greene County averages, and have experienced a sharp spike since 2000 from 
approximately $90,000 to the current $160,000-$180,000 level. 
 
The Town commissioned the Main Street Strategy in an effort to revitalize its Main Street, 
which has experienced decline and disinvestment in recent years.  The decision of New York 
State to build άǘƘŜ ōȅǇŀǎǎΣέ ǊŜ-routing Route 23 around the Cairo Main Street area, diverted 
much of the traffic and potential for business expansion.  Many of the buildings on Main Street 
ƘŀǾŜ ōŜŜƴ ǾŀŎŀƴǘ ŦƻǊ Ƴŀƴȅ ȅŜŀǊǎΣ ŀƴŘ ǎƻƳŜ ƻŦ ǘƘŜ ƻŎŎǳǇƛŜŘ άǎǘƻǊŜŦǊƻƴǘsέ ŀǊŜ ƛƴ ǊŜǎƛŘŜƴǘƛŀƭ ƻǊ 
storage use.  The Town has worked with Catskill Mountain Housing Development Corporation 
and Greene County to implement several Main Street Revitalization projects in the hamlet, but 
a clear strategy providing a roadmap for revitalization was seen as critical to the future success 
of Main Street. 
 

In response to this need, the Town of Cairo, in conjunction with Greene County, commissioned 
Dadras Architects to complete the Town of Cairo Main Street Strategy.  The Strategy process 
included a detailed review of the existing conditions and relevant existing information, as well 
as numerous site visits, documentation, several meetings and consultations with the Greene 
County Department of Economic Development, Tourism and Planning and the Town of Cairo 
Revitalization Committee, and a Public Meeting with citizens of the Town of Cairo.    
 
The Town of Cairo Main Street Strategy contains a description of the current conditions in the 
Main Street study area, mapping and digital photography that documents the current 
conditions and makes recommendations for short, medium, and long-term quality 
ƛƳǇǊƻǾŜƳŜƴǘǎ ǘƻ ǘƘŜ ŦǳǘǳǊŜ ƻŦ /ŀƛǊƻΩǎ aŀƛƴ {ǘǊŜŜǘ area. The completion of the Strategy is a 
first, important step towards the realization of that goal. 
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B.  Summary of Recommendations 
 

We are recommending the following actions to be taken by 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 Commerce and local property owners to 
ensure that the recommendations are implemented.   
 
These recommendations are divided into three categories: immediate [first steps], short-term 
[next steps] and longer-term [long steps], and are required in order to immediately begin to 
improve the current physical and economic state of Cairo's Main Street into a positive, beautiful 
and successful place that supports an increasing level of commerce and residents with fewer 
vacancies and more successful buildings and enterprises.  Chapter IV of the Strategy, άIƻǿ ǘƻ 
Proceed,έ  provides more details on the recommendation with the specific implementation 
steps. 
 
 

 

Cairo Welcome Sign in the Eastern Gateway 
 

The Town of Cairo has existing significant assets: a unique and beautiful natural location (as a 
true gateway to the Catskill Mountain recreational areas), with an historic physical setting and 
infrastructure.  Cairo is also at a crossroads, with decisions needing to be made about shaping 
and absorbing growthΦ  ¢ƘŜǊŜ ƛǎ ƴƻ Řƻǳōǘ ǘƘŀǘ άŎƘŀƴƎŜΣέ in the form of future development, will 
be occurring throughout the Town including in its Main Street area.  The biggest issues are what 
shape and form (and uses) that new development will take, what type of physical environment 
it will preserve or create, and how successful the Town will be in absorbing those changes in a 
manner that most residents support. 
 

The best way to help ensure that the future development of Cairo's Main Street area is 
successful is to demonstrate that the Town has a strategy with a coherent vision for its future 
development, and then to take immediate and significant actions/steps towards the 
implementation of that strategy. 
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²ƘƛƭŜ ǘƘŜ /ŀƛǊƻ /ƘŀƳōŜǊ ƻŦ /ƻƳƳŜǊŎŜ Ƙŀǎ ǳǎŜŘ ŀ ŎƻǳǇƭŜ ŘƛŦŦŜǊŜƴǘ άǘŀƎ-ƭƛƴŜǎέ ŦƻǊ ǘƘŜ 
ŎƻƳƳǳƴƛǘȅΣ ǎǳŎƘ ŀǎ ά/ǊƻǎǎǊƻŀŘǎ ƻŦ ǘƘŜ /ŀǘǎƪƛƭƭǎέ ŀƴŘ άCome grow with us!Σέ ƛǘ ƛǎ ƴƻǘ ŎƭŜŀǊ ǘƘŀǘ 
there is a unifying theme for the community that will be effective in the medium and long-term 
in attracting businesses, residents and tourists.  Our recommendation is the following: 
 

"Welcome to Cairo: Recreational Gateway to the Catskill Mountains" 
 

¢Ƙƛǎ ƛǎ ƻƴŜ ƴŜǿ ŀƴŘ ǇƻǎƛǘƛǾŜ άƛƳŀƎŜέ ǘƘŀǘ /ŀƛǊƻΣ b¸ ǎƘƻǳƭŘ ŎƻƴǎƛŘŜǊ όōŀǎŜŘ ǳǇƻƴ ǘƘŜ ƛƴǇǳǘ of its 
citizens) as part of their vision for revitalization and redevelopment.  Several of the 
recommendations in the Strategy are oriented toward attracting more tourists to the 
community, and encouraging them to visit and spend money in the Main Street study area 
while they are in Cairo. 
 
 

 
Aerial Photo of Cairo, NY ς from Greene County Economic Development, Tourism and Planning 

(study area highlighted in yellow) 
 

The Town of Cairo Main Street Strategy contains many specific ideas and recommendations for 
actions to be taken in order to encourage and guide the future revitalization and 
ǊŜŘŜǾŜƭƻǇƳŜƴǘ ƻŦ /ŀƛǊƻΩǎ aŀƛƴ {ǘǊŜŜǘΦ  Lǘ ƛǎ ŎǊƛǘƛŎŀƭ ǘƻ ǘƘŜ ǎǳŎŎŜǎǎ ƻŦ ǘƘƛǎ ŜŦŦƻǊǘ ǘƘŀǘ the Strategy 
be implemented in a comprehensive manner.  Individual recommendations, while having merit, 
are intended to build upon each other and not to be considered in isolation.  The proper 
ǎŜǉǳŜƴŎƛƴƎ ƻŦ ǊŜǾƛǘŀƭƛȊŀǘƛƻƴ ŜŦŦƻǊǘǎ όŀǎ ŘŜǘŀƛƭŜŘ ƛƴ ǘƘŜ άIƻǿ ǘƻ tǊƻŎŜŜŘέ /ƘŀǇǘŜǊ L± ǎŜŎǘƛƻƴύ ƛǎ 
critical to getting the revitalization process underway, as well as to seeing it progress properly.  
Proceeding in a timely manner, with each of the steps described, is also of critical importance to 
the success of this effort.  Persevering during good and bad economic times is also critical to 
success. 
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This issue leads to 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 sections, as 
well as specific ideas in regards to funding. 
 
Moving forward with these Strategy recommendations, the Town of Cairo ς working closely 
with Greene County, must provide the capacity to implement each of these (sometimes 
intricate and complex) revitalization proposals, as well as maintenance of effort for a period of 
time, in order to be successful.  If there should be any lack of capacity or commitment to this 
effort, there cannot be a guarantee of success.  Consistent effort of local government, 
community and stakeholders promises the greatest chance for a truly successful revitalization 
of the Main Street area of the Town of Cairo, NY. 
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C.  List of Strategy Recommendations 
 

The list below contains the Strategy Issues and Proposals, which contains many positive and 
implementable ideas for the vision and direction of the Main Street area of the Town of Cairo, 
NY.  Following the List (in Section III of this Report) is a detailed description of each 
recommendation.  Finally, our "How to Proceed" section (IV) details the steps which should be 
taken to begin the revitalization process.  
 

Strategy issues include: Building on existing strengths 

1. Create Main Street Commercial Retail Clusters. 

2. Visitor Information Center/ Tourism Attraction Effort. 

3. A Cairo Main Street Bed and Breakfast and Small Inn District. 

4. Cairo Gateway Project: άA Recreational Gateway to the Catskills.έ 

5. The Angelo Canna Town Park 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 Parking/Streetscape Enhancements, with Better Access to Existing  

 Parking. 

10. Cairo Business and Retail Marketing/Branding Strategy. 
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II. EXISTING STUDY 

 
A.   Summary of Field Observations and Meetings. 
 
B.   Documentation of Existing Conditions: 
 

1. Summary of Analysis of Existing Conditions. 
2. Documentation of Existing Conditions, including Annotated  
 Photo Survey. 

 
a. Figure Ground Study 
b. Main Street District Identification Study 
c. Eastern Gateway Main Street District 
d. Historic Hamlet Main Street District 
e. Western Gateway Main Street District 

 
C.   Consultant review of previous information and reports. 
 
D.   Analysis of Existing Conditions in the Town of Cairo, NY: 
   
 1. Assets and Opportunities 
 2. Issues and Challenges  
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A. Summary of Field Observations and Meetings 
 

Dadras Architects ςwith MJB Consulting, began work on the Town of Cairo Main Street 
Strategy in April 2008.  Working closely with the Greene County Department of Economic 
Development, Tourism and Planning ŀǎ ǿŜƭƭ ŀǎ ǘƘŜ ¢ƻǿƴ ƻŦ /ŀƛǊƻΩǎ wŜǾƛǘŀƭƛȊŀǘƛƻƴ /ƻƳƳƛǘǘŜŜΣ 
ǿŜ ƘŀǾŜ ǊŜŎŜƛǾŜŘ Ƴŀƴȅ ŘƛŦŦŜǊŜƴǘ ǘȅǇŜǎ ƻŦ ƛƴŦƻǊƳŀǘƛƻƴΣ ŀƴŘ άƛƴǇǳǘέ ŘǳǊƛƴƎ ǘƘŜ ǇǊƻŎŜǎǎ.  This 
information included:  Revitalization Committee Meetings, on August 1, October 6 and 
December 1, 2008 (included initial presentation of Strategy ideas) and June 29, 2009; a Public 
Meeting, Presentation and Visioning Workshop, on October 27, 2008; numerous walking and 
driving tours of Cairo, and surrounding areas, as well as photo surveys of the entire Cairo 
Main Street study area and surrounding neighborhoods.  Meeting 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. 
 

 
Meeting of the Town of Cairo Revitalization Committee. 

 

We also received excellent information from the Town Historian (Robert Uzzilia), which is fully 
shown in the Appendix.  All of this input and information that we received was important in 
developing the Main Street Strategy.  
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Public Meeting, Presentation, and Visioning Workshop on October 27, 2008, 
ŀǘ DŀƭƭŀƎƘŜǊΩǎ on Main Street, Cairo, New York. 
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B.     Documentation of CairoΩǎ Existing Conditions 

 

1)  Summary of Analysis of Existing Conditions and Observations 
 
The Town of Cairo Main Street Strategy study area runs from Route 23 East, at the node where the 
local banks have located όŎŀƭƭŜŘ άǘƘŜ 9ŀǎǘŜǊƴ DŀǘŜǿŀȅέύ, through the Historic Hamlet area of Main 
Street, and through the ¢ƻǿƴ ōŀŎƪ ǘƻ wƻǳǘŜ но ²Ŝǎǘ ƘŜŀŘŜŘ ǘƻǿŀǊŘ !ŎǊŀ ŀƴŘ ²ƛƴŘƘŀƳ όŎŀƭƭŜŘ άǘƘŜ 
²ŜǎǘŜǊƴ DŀǘŜǿŀȅέύΦ  .ƻǘƘ DŀǘŜǿŀȅ ǎŜŎǘƛƻƴǎ ƘŀǾŜ ŀ ŎƻƴǎƛŘŜǊŀōƭŜ ŀƳƻǳƴǘ ƻŦ ƻǇŜƴ ƭŀƴŘ ǘƘŀǘ ŎƻǳƭŘ ōŜ 
developed with the provision of infrastructure and encouragement of appropriate business 
development. 
 
New commercial development (retail and service) is almost entirely focused on the strip in the 
Eastern Gateway, and is totally auto-oriented in its design, development, and current use. The 
Ƴƻǎǘ ǊŜŎŜƴǘ ŘŜǾŜƭƻǇƳŜƴǘǎ ƛƴ ǘƘƛǎ ǎŜŎǘƛƻƴ ƛƴŎƭǳŘŜ ǘƘŜ {ƭŀǘŜǊΩǎ Smart Shop, which houses a gas 
station, Subway restaurant, DunkinΩ 5ƻƴǳǘǎ ŀƴŘ ƛŎŜ ŎǊŜŀƳ ōǳǎƛƴŜǎǎ, and the two banks at the 
corner, The Bank of Greene County (which moved from a more interior spot on the Main 
Street) and the National Bank of Coxsackie, which was new to the market.  The development of 
the banks caused considerable local discussion on design and the appropriateness of buildings 
in the Main Street area, which the consultants believe is a very positive thing. 
 
The Eastern Gateway suffers from poor signage on Route 23.  The blue tourist signs are in 
disrepair and badly need updating, and the billboards and other signage could use refreshing.  
The billboard on Main Street in the Gateway also could use updated signage. 
 
As elaborated on by MJB Consulting later in the report, even the more heavily developed 
Eastern Gateway contains a number of άǎƻŦǘέ ǎƛǘŜǎ ǘƘŀǘ ǿƻǳƭŘ ōŜ ǊŜƭŀǘƛǾŜƭȅ Ŝŀǎȅ ǘƻ ǊŜŘŜǾŜƭƻǇΦ  
¢ƘŜǊŜŦƻǊŜΣ ƛǘ ƛǎ ƭƛƪŜƭȅ ǘƘŀǘ ŦƻǊ ǘƘŜ ŦƻǊŜǎŜŜŀōƭŜ ŦǳǘǳǊŜΣ άǎǘǊƛǇΣέ ŀǳǘƻ-oriented retail will continue to 
locate in this zone. 
 
Design/development guidelines ǿƻǳƭŘ ƘŜƭǇ ǘƻ ƛƴǎǳǊŜ ǘƘŀǘ άǎǇǊŀǿƭέ ŘƻŜǎ ƴƻǘ ƛƳǇŀŎǘ ǘƘƛǎ ǇŀǊǘ ƻŦ 
the undeveloped Main Street area, and 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 renewal, and 
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, sidewalks and property 
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 there is a gap 
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 
unlikely to travel through this section in order to reach the Historic Hamlet.  Sidewalking the 
area (the former Villa Napoli lodge is being converted to apartments in this area, which will 
create more pedestrians and foot traffic) will not only accommodate foot traffic; it will serve as 
a traffic calming measure for this area.   Finding ways, including potential State grants, to obtain 
outside funding to promote investment and support local property owners with properties in 
this zone, should be a major priority of the Town. 
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The Cairo Elementary School is the border between the Eastern Gateway and the Historic 
Hamlet, and is a critical resource for the Main Street.  Almost 600 students attend school here 
each day, and the grounds are used after-school 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 Elementary School lawn. The school also houses 
the Cairo-Durham School District administrative offices.  
 
Sidewalks connecting the Eastern Gateway to the school would likely encourage students, 
school district personnel and school visitors to walk down to the shops just down the street.  
Currently, people drive, and once they start driving, they leave town.   
 
Many properties in the Historic Hamlet portion of Main Street are also under-utilized (not 
necessarily vacant), or vacant/abandoned (out-of-business).   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 for less-than-desirable 
elements of the community to άƘŀƴƎ ƻǳǘέ ƻƴ ǘƘŜ aŀƛƴ {ǘǊŜŜǘΣ ǎŜǊǾƛƴƎ ŀǎ ŀ ŦǳǊǘƘŜǊ ŘŜǘǊƛƳŜƴǘ ǘƻ 
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 near-term that much additional service 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 
Greene County Youth Fair, and Cairo-Durham football games.  Youth baseball uses the Town 
Park as well, and a portion of the Greene County offices remain in the County-owned building 
adjacent to the Park.  The Cairo Chamber of Commerce also hosts well-attended weekly summer 
concerts and monthly car shows in the Town Park.  The Town Park also fronts on the Shinglekill 
Creek, an under-utilized water amenity. 
 
Creating new pedestrian-friendly linkages between the Town Park and the Main Street would 
encourage Town Park usage, as well as encouraging people to park their cars there in a central 
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location with considerable parking.  Better signage from Main Street would be a major asset to 
the Town Park.  Cairo has had some quality façade and interior restorations completed using 
Greene County Main Street Revitalization Program and New York Main Street funding, with the 
former Cairo Garage building shown below: 
 
 

 
The existing Cairo Garage project is an example of an excellent  

Façade Improvement project ƛƴ /ŀƛǊƻΩǎ IƛǎǘƻǊƛŎ IŀƳƭŜǘΦ 
 

More work of this quality is needed, though additional risk capital for business formation is 
critical for success here as well.  The right-side of the building was rented to Living Structures 
Realty until the real estate office moved to owner-occupied quarters down the street (exactly 
the kind of process ǘƘŀǘ ǎƘƻǳƭŘ ōŜ ŜƴŎƻǳǊŀƎŜŘ ƻƴ /ŀƛǊƻΩǎ aŀƛƴ {ǘǊŜŜǘύΣ ōǳǘ Ƙŀǎ ƴƻǘ ōŜŜƴ ǊŜ-
rented.  The left side has largely been used as a workshop.  The TownΩǎ ƭƻŎŀƭ ŜŦŦƻǊǘǎ ƴŜŜŘ ǘƻ 
assist this kind of property owner to fill his storefronts.  Otherwise, other owners will not invest 
and their properties will continue to deteriorate. 
 
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 to success.   
 
Sectors that are appropriate for CairoΩǎ ŘŜǾŜƭƻǇƳŜƴǘ ƛƴŎƭǳŘŜ ǊŜǎǘŀǳǊŀƴǘǎΣ ǿƘƛŎƘ can thrive as 
άǇƛƻƴŜŜǊέ ōǳǎƛƴŜǎǎŜǎ ŀƴŘ ǳǘƛƭƛȊŜ ǎƻƳŜ ƻŦ ǘƘŜ ǎǇŀŎŜǎ ǿƘƛŎƘ /ŀƛǊƻΩǎ IƛǎǘƻǊƛŎ IŀƳƭŜǘ ŀǊŜŀ, and 
lodging facilities, which can utilize some of the larger historic houses to create unique lodging 
environments with excellent Catskill views and close access to a variety of outdoor recreation 
points.  Underutilized historic buildings in the Historic Hamlet may provide an excellent 
opportunity for Bed and Breakfast-style development of overnight rooms. 
 
The quality of the streetscape and parking is quite varied, with some good examples of 
pedestrian areas.  All of these areas in need of improvements, particularly ones that create a 
unified aesthetic, and quality pedestrian environment for entire Main Street area.  Unified 
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signage, street trees, plantings, sidewalk paving, benches, and night lighting should be 
developed, incorporating /ŀƛǊƻΩǎ Ƴŀƛƴ ƳŀǊƪŜǘƛƴƎ ǘƘŜƳŜ ǿƘŜƴ ǇƻǎǎƛōƭŜΦ 
 

 
These kinds of historic houses are often re-utilized as Inns or Bed  

and Breakfasts in resort communities. 
 

Encouraging the arts community to expand their presence on Main Street Cairo is another 
important step to increasing the utilization of storefronts in the Historic Hamlet and increasing 
ǘƘŜ ƴǳƳōŜǊ ƻŦ ƘƻǳǊǎ ǘƘŀǘ ǘƘŜ ŀǊŜŀ ƛǎ άƻǇŜƴ ŦƻǊ ōǳǎƛƴŜǎǎΦέ  ¢ƘŜ DŀƭƭŀƎƘŜǊΩǎ .ŀƴǉǳŜǘ Iŀƭƭ ǎǇŀŎŜ 
across from the Town Hall has been beautifully restored and would be a natural venue for a 
coffeehouse or jazz/classical music seriesΣ ǇŜǊƘŀǇǎ άƛƴŎǳōŀǘƛƴƎέ ŀƴ ŀǊǘ ƎŀƭƭŜǊȅ ƻǊ ǘƘŜŀǘŜǊ ǘƘŀǘ 
can fill a stand-alone storefront on Main Street.  One of the Appendix items is an e-mail from 
the Greene County Council on the Arts that addresses CairoΩǎ ǇƻǘŜƴǘƛŀƭ ŀǎ ŀƴ ŀǊǘǎ ƭƻŎŀǘƛƻƴΦ 
 
9ƴŎƻǳǊŀƎƛƴƎ ǘƘŜ ǳǎŜ ƻŦ DŀƭƭŀƎƘŜǊΩǎ ŦƻǊ ŜǾŜƴǘǎ ǘƘŀǘ ŘƻƴΩǘ Ŧƛǘ ǿŜƭƭ ƛƴǘƻ ǘƘŜ ¢ƻǿƴ Iŀƭƭ/Town Library 
building across the street would also be a way to effectively use this venue, perhaps under a 
regular contract for the use of 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 street, are both substantial trip generators.  The Cozy Cup Deli 
located next to the Post Office, has been able to thrive in this location primarily by servicing this 
clientele.  Ongoing rumors that the Post Office may move to a location outside the Historic 
Hamlet should be explored by the Town, as losing the Post Office would be another detriment 
ǘƻ ǘƘŜ IƛǎǘƻǊƛŎ IŀƳƭŜǘΩǎ ǊŜǾƛǘŀƭƛȊŀǘƛƻƴΦ 
 
Once you pass the Post Office, traditional retail quickly dies out.  The True Value Hardware 
store remains in business just past the Post Office, primarily due to loyal clientele that have 
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been frequenting the business for many years.  Other retail businesses have totally abandoned 
the area in recent years, with the pet grooming/supply business moving up the street next to 
Bank of America, and ŀ ǘŀǘǘƻƻ ǇŀǊƭƻǊ ŀǘ ǘƘŜ άǇƻƛƴǘέ ǿƘŜǊŜ ǘƘŜ ǘǳǊƴƻŦŦ ŦƻǊ 9ŀǎǘ 5ǳǊƘŀƳ ƛǎ ƘŀǾƛƴƎ 
a very short run.  5ƻƳƛƴƛŎƪΩǎ .ŀǊōŜǊ {ƘƻǇ Ƴŀƛƴǘŀƛƴǎ ŀ ƭƻŎŀǘƛƻƴ ƛƴ ǘƘƛǎ ŀǊŜŀ ŀǎ ŘƻŜǎ hΩ.ǊƛŜƴΩǎ 
café, but neither use traditional Main Street storefronts. 
 
One other retail operation seems to exist as a Christmas season store, but other storefronts in 
this area are either vacant or άŎƻƴǾŜǊǘŜŘέ ǘƻ ƻŦŦƛŎŜ ǳǎŜΦ  DƛǾŜƴ ǘƘŜ ǎŜŜƳƛƴƎ Ŏŀƭƭ ƻŦ ǘƘŜ ƳŀǊƪŜǘ 
and coming decisions about land use in the Western Gateway, the Town might consider ways to 
allow re-conversion of some of these buildings into residential structures or office space that is 
more conducive to the environment.  If the area is to be maintained as commercial at least as 
far as the Cedar Terrace resort, specific efforts to fill storefronts in this area need to be made, 
and ǘƘŜ ¢ƻǿƴ ǎƘƻǳƭŘ ƴƻǘ ŀƭƭƻǿ άŎƻƴǾŜǊǎƛƻƴǎέ ǘƻ ǊŜǎƛŘŜƴǘƛŀƭ ƻǊ ƻŦŦƛŎŜ ǳǎŜ that cover the existing 
storefront. 
 
The Cedar Terrace resort is currently for sale, and offers the greatest number of rooms on Main 
Street Cairo.  A town priority should be to ensure that the property remains in lodging, and 
ƘƻǇŜŦǳƭƭȅ ƛƴ άǎǘǊƻƴƎŜǊ ƘŀƴŘǎέ that can reinvest in the property and improve it.  The Cedar 
Terrace restaurant has not been open in recent years, and the property has not been as actively 
marketed as possible.  When successfully operated, the Cedar Terrace has been a positive trip 
generator for Main Street Cairo. 
 
The Western Gateway area of the Cairo Main Street has commercial uses such as a small pizza 
and liquor store plaza (which also fronts on County Route 85), a garage, and a senior housing 
development owned and operated by Catskill Mountain Housing Development Corporation.  
The large former Fair Grounds property (approximately 100 acres) is in this section, and remains 
a prime development site or a business park or large-scale housing development.  The 
ǊŜǎƻƭǳǘƛƻƴ ƻŦ ǘƘŜ ¢ƻǿƴΩǎ ǿŀǘer and sewer issues and the provision of infrastructure to this site 
would greatly enhance its economic development potential, and be a natural growth center for 
the hamlet area. 
 
The edge of the Western Gateway Ƙŀǎ ¢ƻŀŘΩǎ {ǘŜǊŜƻΣ ŀƭƻƴƎ ǿƛǘƘ ǎƻƳŜ ƘƻǳǎŜǎ ŀƴd the former 
StingrayΩǎ .ŀǊ ŀƴŘ DǊƛƭƭΣ ǿƘƛŎƘ ōǳǊƴŜŘ Řƻǿƴ ǘǿƻ ȅŜŀǊǎ ŀƎƻ ŀƴŘ ƛǎ ŀƭǎƻ ŎƻƴǎƛŘŜǊŜŘ ŀ 
redevelopment site.  This Gateway would also benefit from better signage indicating Cairo is 
nearby.  Unlike the Eastern Gateway, there is no traffic light or other mechanism to alert traffic.  
Therefore it is easy to drive past this entrance and not be aware a town is there. 
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Part 2 ς Documentation of Existing Conditions, 
including annotated photo survey 

 

a. Figure Ground Study 
b. Main Street District Identification Study 
 
Dadras Architects performed several different field surveys in the development of the Town of 
Cairo Main Street Strategy, including walking tours; informal interviews with merchants; digital 
photography of existing buildings, streetscape, public spaces, properties, and existing 
conditions; and driving tours of the Main Street study area and surrounding areas.  We also 
prepared Analysis Drawings, contained throughout this Strategy, which describe, and formally 
document the Existing Conditions that we observed and interpreted during our analysis 
process. 
 
The Drawing of Existing Figure-Ground Study shows the existing buildings/structures and 
properties, throughout the Main Street study area.  This analysis reveals that the existing Main 
Street fabric is rather clearly formed in three distinct patterns.  The Historic Hamlet is distinctly 
characterized by numerous smaller buildings on smaller properties, grouped closely together, 
and surrounded by the Town Park and the Shinglekill Creek.  This area has Town water and 
sewer throughout. 
 
The Existing Figure-Ground Study also shows the clear contrast between the Eastern Gateway 
portion of the Main Street study area and the other two sections,  The Eastern Gateway is 
characterized by almost all of CŀƛǊƻΩǎ ƴŜǿŜǊ ŘŜǾŜƭƻǇƳŜƴǘǎ όŀƴŘ ŀƭǎƻ ǇƭŀƴƴŜŘ ƴŜǿ 
developments) and contains larger, and more individual buildings, generally on larger property 
sites, with a distinctly more modern and auto-oriented environment.  Built environment 
features include no sidewalks for pedestrians, buildings set back beyond parking lots, and 
parking in front of the buildings.  There is no on-street parking in this section   Not all of this 
area is serviced by Town infrastructure, but the portion up to Route 32 is. 
 
The Existing Figure-Ground Study also shows the different patterns of what we are calling the 
Western Gateway section,  ¢Ƙƛǎ ά²ŜǎǘŜǊƴ DŀǘŜǿŀȅέ ƛǎ ŎƘŀǊŀŎǘŜǊƛȊŜŘ ōȅ ƳƻǊŜ ƛƴŘƛǾƛŘǳŀƭ 
buildings and properties, on larger property sites, including several potentially large 
development sites.  The Fair Grounds site, and a former resort site stand out as potential 
redevelopment sites for large-scale projects. 
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Drawing One: Figure-Ground Study of Entire Main Street Study Area 
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Drawing Two:  Identifications of Three Main Street Sub-Districts  
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C. Eastern Gateway Main Street District 
 

The following aerial views and the drawing of the Eastern Gateway Main Street District,  followed by 
select annotated photographs, describe and document the ǎŜŎǘƛƻƴΩǎ existing conditions. 
 

 
Aerial view of Eastern Gateway Main Street District ς Retail / shopping (provided by Greene 
County Economic Development, Tourism and Planning) 
 

 
Aerial view of Eastern Gateway Main Street District ςat Route 23 ς Entry/Banks, & Alden 
Terrace Site (provided by Greene County Economic Development, Tourism and Planning). 
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Drawing Three:  Eastern Gateway Main Street District 
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a.  Entry to Cairo Main Street from the Eastern Gateway.  From the East, the 
landscape is dominated by new auto-oriented development such as the Bank of 
Greene County and the National Bank of Coxsackie buildings shown above.  
There are no sidewalks and this is not a pedestrian-friendly environment.  The 
two newly ŘŜǾŜƭƻǇŜŘ ōŀƴƪǎ ǎŜǘ ŀ ǇƻǎƛǘƛǾŜ ŜȄŀƳǇƭŜ ƻŦ άǉǳŀƭƛǘȅ ŘŜǾŜƭƻǇƳŜƴǘ.ά  

 

 

 

 
  

b.  Potential site for new Visitor Center Facility at the heavily-travelled Route 23/Route 
32 intersectionΦ  ¢Ƙƛǎ ƪŜȅ ƛƴǘŜǊǎŜŎǘƛƻƴ ƛǎ ŀǘ ǘƘŜ ŎŜƴǘŜǊ ƻŦ ǘƘŜ ά9ŀǎǘŜǊƴ DŀǘŜǿŀȅ aŀƛƴ 
{ǘǊŜŜǘέ ŀǊŜŀ, and is the current hub of existing service retail.  The landscape here is 
also currently auto-oriented and not a pedestrian-friendly environment. 
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c.  The Eastern Gateway is dominated by auto-oriented environment, contains 
many potential development sites (both vacant and under-utilized sites), and 
may require specific guidelines to achieve the desired future built environment.  
As this gateway is the primary entry point into Cairo, design guidelines that 
support  ǘƘŜ ŘŜǎƛǊŜŘ άƛƳŀƎŜέ ŀƴŘ Ǿƛǎƛƻƴ ƻŦ /ŀƛǊƻ aŀƛƴ {ǘǊŜŜǘΣ ŀƴŘ prevent 
άǎǇǊŀǿƭέκǳƴŘŜǎƛǊŀōƭŜ ŘŜǾŜƭƻǇƳŜƴǘ while promoting quality development would 
benefit the community. 
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D. Historic Hamlet Main Street District 
 

The following aerial photo provided by Greene County Economic Development, Tourism and 
Planning, the drawing of the Historic Hamlet Main Street District, followed by select annotated 
photographs, describe and document the existing conditions of this portion of the Strategy 
study area. 
 

 

 
Aerial view of Historic Hamlet Main Street District. 
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Drawing Four:  Historic Hamlet Main Street District 
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a.  Historic Hamlet Main Street District consists of historic buildings, sidewalks, and 
a pedestrian-friendly environment.  Many existing buildings have vacant retail 
storefronts, office space, and/or residential.  Streetscape and many of the 
fŀŎŀŘŜǎ ƴŜŜŘ ƛƳǇǊƻǾŜƳŜƴǘΣ ƛƴ ƪŜŜǇƛƴƎ ǿƛǘƘ ǘƘŜ ƴŜǿ /ŀƛǊƻ άƛƳŀƎŜέ ŀƴŘ Ǿƛǎƛƻƴ 
for Main Street. 

 

 

 

  
 

b.  Historic Hamlet Main Street District photo. Residential units with entries at 
street level do not enhance the Main Street environment because they cut up 
the retail/commercial environment.  The public streetscape, besides the historic 
lightpoles, needs much improvement with renovation and new fixtures where 
appropriate. A number of the commercial buildings are in need of façade 
improvements, and streetscape enhancement such as concrete curbed sidewalks 
instead of the asphalt sidewalks with no curbs. 
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c.  Center area of Historic Hamlet Main Street District: A very good example of a  
(previously completed) quality façade improvement project.  The use is 
professional office space for Kaaterskill Associates, an architectural and 
engineering firm based in Cairo. 

 

 
 

d. Center of Historic Hamlet Main Street District contains many historic buildings 
with quality architecture. The area is worth preserving, and a Historic District 
should be considered.  Uses compatible with the preservation and re-
development of these historic structures should be identified and promoted, 
including Bed & Breakfasts, lodging, and appropriate other uses. 
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e.  Uses compatible with the preservation and re-development of these historic structures 
include office space, restaurants and ŀǊǘƛǎǘǎΩ ƎŀƭƭŜǊƛŜǎ. DŀƭƭŀƎƘŜǊΩǎ (top right picture, tan 
building) is an example of an excellent restoration and preservation project that should 
seǊǾŜ ŀǎ ŀ ƳƻŘŜƭ ŦƻǊ /ŀƛǊƻΩǎ ǊŜǾƛǘŀƭƛȊŀǘƛƻƴΦ 

 

  
 

f.  Center area of the Historic Hamlet also contains many civic and cultural assets 
that should be reinforced and enhanced as the public space (and civic space) of 
Cairo Main Street. The existing Post Office is an asset, but improvements, 
including streetscape with a better-delineated cross-walk or other traffic-
calming measures, should be considered. 
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g.  Center area of proposed Main Street also contains many civic and cultural assets, 
which should be reinforced and enhanced as the public space (and civic place) of Cairo 
Main Street.  The existing Town Hall & Library is an asset, but in much need of 
upgrade and design improvements. 
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h. Intersection of Mountain Avenue and Main Street, where the commercial portion of 
the Historic Hamlet begins. The Town should develop Design Guidelines to create a 
standard for development in the area to help improve its physical appearance, and 
development of this area.  Historic service station at the intersection at Mountain 
Avenue, which is in need of improvement, marks the eastern entry point into the 
historic center of the hamlet. 

 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

i.  The western edge of the Historic Hamlet area of proposed Main Street District: 
ǘƘŜ ƘƛǎǘƻǊƛŎ άaŜƳƻǊƛŀƭ ¢ǊƛŀƴƎƭŜέ ƭƻŎŀǘƛƻƴΦ    
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E.  Western Gateway Main Street District 
 

The following aerial photos, and the drawing of Western Gateway Main Street District, 
followed by select annotated photographs, describe and document the existing conditions of 
this portion of the study area. 

 

 
Aerial view of Western Gateway Main Street District 

 

 

 

 

 

  
 

a. Western Gateway of Cairo Main Street, includes old resort properties such as the 
Cedar Terrace, which should be incorporated into the new vision and strategy for 
development of the entire Main Street.  Cedar Terrace could serve as an important 
source of upscale visitors for Main Street shops. 
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b.  Western Gateway of Cairo Main Street:  The old Fairgrounds is a major potential 
development site ǿƘƛŎƘ ǎƘƻǳƭŘ ōŜ ŀ ǇǊƛƳŜ ŦƻŎǳǎ ƻŦ /ŀƛǊƻΩǎ ǇƭŀƴƴƛƴƎ ŀƴŘ 
development efforts to ensure quality development in conformance with the 
needs of the Town.  

 

 

 

  
 
c.  Western Gateway of Cairo Main Street:  This is the intersection and entrance 

from New York State Route 23 into the Main Street district from the west.  
Signage, wayŦƛƴŘƛƴƎΣ ŀƴŘ ŀ ǇƘȅǎƛŎŀƭ ŘŜǎƛƎƴ άǇǊŜǎŜƴŎŜέ ƛǎ ǊŜǉǳƛǊŜŘ at this point to 
let motorists know there is a town here. 

 

 



 36 

Drawing 5:  Western Gateway Main Street District 
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C.  Review and Synopsis of Previous Information and Reports 
 

The following previously prepared information and reports, furnished by Greene County 
Economic Development, Tourism and Planning and the Town of Cairo,  were reviewed as part 
of the process of completing the Town of Cairo Main Street Strategy. These studies, combined 
with this Main Street Strategy, should be ŎƻƴǎǳƭǘŜŘ ŀǎ ŀ ōŀǎƛǎ ŦƻǊ ƳƻǾƛƴƎ ŦƻǊǿŀǊŘ ǿƛǘƘ /ŀƛǊƻΩǎ 
revitalization. 

 

 Town of Cairo Sidewalk Study, July 2007: 
An 18-page study, which examined the possibility of extending the pedestrian 
sidewalk from the existing area in the center of the hamlet along Main Street to 
the intersection of New York State Route 23 and Route 32. 

 

 9ȄŜŎǳǘƛǾŜ {ǳƳƳŀǊȅΥ άCƛǊǎǘ LƳǇǊŜǎǎƛƻƴǎέΣ ōȅ the Cornell Community and Rural 
Development Institute (CaRDI), 2004: 

A five-ǇŀƎŜ ǎǳƳƳŀǊȅ ƻŦ ŎƻƳƳǳƴƛǘȅ ŎƻƳƳŜƴǘǎ ŀōƻǳǘ ǘƘŜ άǇŜǊŎŜǇǘƛƻƴέ of Cairo,  
ōȅ άǇŀǊǘƴŜǊέ ¢ƻǿƴ ƻŦ {ƘŀǊƻƴ {ǇǊƛƴƎǎ ǾƻƭǳƴǘŜŜǊǎΦ 

 

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

 

 Cairo Build-out Analysis, 2003: 
A seven-page memo describing the process of creating a build-out analysis for 
ǘƘŜ ¢ƻǿƴ ƻŦ /ŀƛǊƻΩǎ ŎǳǊǊŜƴǘ ƭŀƴŘ ǳǎŜ ǊŜƎǳƭŀǘƛƻƴǎΦ 

 

 Town of Cairo Updated Comprehensive Plan ς DRAFT November 2003: 
A 51-page draft, of Town Comprehensive Plan, containing Summary of 
Strengths, Weaknesses, Opportunities, and ThreatsΣ /ŀƛǊƻΩǎ ±ƛǎƛƻƴΣ ŀƴŘ Dƻŀƭǎ 
and Recommendations.  

 

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

 

 Preliminary Market Analysis: Development Site Route 23 and 32, July 2007: 
A 38-page document prepared by the shopping center developer for the 
site. 
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D. Analysis of Existing Conditions- Cairo, NY 
/ŀƛǊƻΩǎ Assets and Opportunities/ Issues and Challenges 
 

/ŀƛǊƻΩǎ !ǎǎŜǘǎ ŀƴŘ hǇǇƻǊǘǳƴƛǘƛŜǎΥ 
The following is a list of observed assets that provide opportunities for existing and current 
ƛƳǇǊƻǾŜƳŜƴǘǎ ǘƻ ǘƘŜ ŎƘŀǊŀŎǘŜǊ ƻŦ /ŀƛǊƻΩǎ aŀƛƴ {ǘǊŜŜǘ Strategy study area. These assets have 
been identified through a series of meetings, interviews, and visioning sessions with the 
community and the Town Revitalization Committee. 

1. Existing Service Retail and Community Functions: Cairo does have successful service 
retail on its Main Street. Examples of successful service retail include the Cozy Cup 
Deli, the True Value Hardware, and several private business offices.  Many important 
community functions also take place on Main Street, with the Town Hall, Town 
Library, post office, and Cairo Elementary School all located directly on Main Street.  
The Angelo Canna Town Park is located directly behind Main Street. 

2. Tourism: Cairo does have an active tourism effort in place, with several successful 
nearby inns and resorts, as well as an active Chamber of Commerce that organizes and 
promotes several successful festivals and operates a Visitor Information Center. 

3.  Within the Town, there are existing accommodations and existing former 
hotel/motel sites:  Cairo has a successful Bed and Breakfast on its Main Street. The 
Cedar Terrace resort, also on Main Street, could benefit from renovation.   

4.  /ŀƛǊƻΩǎ ǎǳŎŎŜǎǎŦǳƭ ōǳǎƛƴŜǎǎŜǎ ŀǘ ƛǘǎ DŀǘŜǿŀȅǎΦ Cairo has successful businesses at its 
Gateways. The Eastern Gateway has a successful supermarket and pharmacy, and 
many successful smaller chain stores. There are also some successful locally owned 
businesses, such as the SlŀǘŜǊΩǎ {ƳŀǊǘ {ƘƻǇ in the Eastern Gateway, and ToadΩǎ {ǘŜǊŜƻ 
at the Western Gateway entrance. 

5.  The Angelo Canna Town Park has enormous potential, and the former Fair Grounds 
has potential for good development: The Angelo Canna Town Park is very well-sited 
behind the Main Street, providing enormous potential to attract visitors and 
accommodate additional recreational opportunities for Town residents and visitors 
alike ŀƴŘ ŎǊŜŀǘŜ ŀ άǎŜƴǎŜ ƻŦ ǇƭŀŎŜέ ŦƻǊ /ŀƛǊƻ. The former Fair Grounds has potential for 
good development, including commercial and residential possibilities.  

6.  /ŀƛǊƻΩǎ IƛǎǘƻǊƛŎ !ǊŎƘƛǘŜŎǘǳǊŜ: Cairo has historic architecture on its Main Street and also 
ƛƴ ŀŘƧƻƛƴƛƴƎ ǊŜǎƛŘŜƴǘƛŀƭ ŀǊŜŀǎΦ ¢ƘŜ ƻǇǇƻǊǘǳƴƛǘȅ ŜȄƛǎǘǎ ǘƻ ǇǊŜǎŜǊǾŜ /ŀƛǊƻΩǎ ƘƛǎǘƻǊƛŎ 
architecture, and the original historical context of those buildings. A Town-created 
Historic District, along with Design Guidelines for the Main Street District, is a step that 
can be taken to assist in their preservation. 
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7.  Civic and Cultural Spaces: The Town 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 that cannot be accommodated on the front lawn.  This 
ŎƛǾƛŎ ŎŜƴǘŜǊ ƻŦ ǎƻǊǘǎ ǊŜƛƴŦƻǊŎŜǎ ŀ άǎŜƴǎŜ ƻŦ ǇƭŀŎŜέ ƻƴ aŀƛƴ {ǘǊŜŜǘ /ŀƛǊƻΦ 

8.  Cairo has room for expansion to its Main Street district and its adjacent residential 
areas: /ŀƛǊƻΩǎ aŀƛƴ {ǘǊŜŜǘΣ while quite historically intact, also provides opportunities 
for future development without impacting the historic structures or the character of 
Cairo. The residential areas adjoining Main Street also have room for growth, 
providing opportunities for quality, smart development that support the Main Street 
commercial core.  

9.  Parking: Cairo has a good amount of existing parking, on and off Main Street. There 
are also opportunities to add to parking, and improved striping and signage for the 
existing parking would help the Main Street. 

10.  Existing Studies & Reports: Over the last five years Cairo has had many good, 
thoughtful reports written to develop and support issues related to redeveloping the 
town and its Main Street.  Prioritizing action steps is now critical for the Town. 
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/ŀƛǊƻΩǎ LǎǎǳŜǎ ŀƴŘ /ƘŀƭƭŜƴƎŜǎΥ 
 

The following list of current issues and challenges are ones that need to be addressed in order to 
improve ǘƘŜ ŎƘŀǊŀŎǘŜǊ ƻŦ /ŀƛǊƻΩǎ aŀƛƴ {ǘǊŜŜǘ.  These issues have been identified through a series 
ƻŦ ƳŜŜǘƛƴƎǎΣ ƛƴǘŜǊǾƛŜǿǎΣ ŀƴŘ ά±ƛǎƛƻƴƛƴƎ {Ŝǎǎƛƻƴǎέ ǿƛǘƘ ǘƘŜ ŎƻƳƳǳƴƛǘȅ ŀƴŘ the Town 
Revitalization Committee. 

1.  Retail struggling on Main Street: wŜǘŀƛƭ ƛǎ ǎǘǊǳƎƎƭƛƴƎ ƻƴ /ŀƛǊƻΩǎ aŀƛƴ {ǘǊŜŜǘ, with a 
high percentage of vacant retail storefronts, particularly in the Historic Hamlet. Some 
of the reasons given for the vacancies include: rents are reportedly too high, 
properties appear to be in poor condition with a large investment required to 
accommodate new businesses, there are property owners on the Main Street that do 
not appear invested in its success, businesses are scattered seemingly randomly about 
the Main Street, and there is no central idea-theme-direction to attract new visitors to 
Main Street.   While the scattering may be ōŜŎŀǳǎŜ ǘƘƻǎŜ ŀǊŜ ǘƘŜ άǊŜŀŘȅ-to-ǊŜƴǘέ 
storefronts on the Main Street, it does make it harder for businesses to survive and 
compete. ¢ƘŜǊŜ ƛǎ ŀ ƭŀŎƪ ƻŦ ǾŀǊƛŜǘȅΣ ǉǳŀƭƛǘȅΣ ŀƴŘ άŦŀƳƛƭȅ-ǎǘȅƭŜέ restaurants, as well as a 
lack of tourism-related items. 

2.  Main Street does not attract tourists spending money in large numbers: Cairo has no 
formal tourism strategy in place. People visiting the region pass by but mostly do not 
stop or travel through the Main Street areaΣ ǎǘƻǇǇƛƴƎ ƻƴƭȅ ŀǘ aŎ5ƻƴŀƭŘΩǎ ƻǊ ƻƴŜ ƻŦ ǘƘŜ 
gas stations.  Other issues include: there are relatively few places to stay, the Visitor 
Information Center is in a poor location, tourist signage on Route 23 is hard to read 
and in poor condition, and the Chamber of Commerce does not have the funding to 
pursue aggressive marketing of the Town. 

3.  Many accommodations need updating, and should integrate their recommendations 
to Main Street businesses: There is a lack of quality hotel rooms, motel rooms and 
bed and breakfasts in Cairo that connect to the Main Street and provide 
accommodation to the upscale traveler that is likely to support higher-end businesses 
of the type recommended in this report. 

4.  /ŀƛǊƻΩǎ ƎŀǘŜǿŀȅǎ are unattractive, particularly from Route 23 where a visitor would 
make a decision about stopping in town: /ŀƛǊƻΩǎ ƎŀǘŜǿŀȅǎ ŀǊŜ ǳƴŀǘǘǊŀŎǘƛǾŜΦ 
Contributing to this problem are the following: the shopping center buildings are 
unattractive, there are a number of un-utilized or poorly utilized spaces in the area 
between the Historic Hamlet and the Great American Plaza, and there are several 
other entrances to the Main Street with aesthetic challenges. 

5.  The Angelo Canna Town Park and former Fair Grounds properties are not engaged in 
attracting people to the community. The connection between the Angelo Canna 
Town Park and Main Street is poorly developed, and better signage to the Town Park 
from Main Street would be extremely helpful. The former Fair Grounds site is 
presently undeveloped, and its development could provide a major benefit to the 
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Main Street in residential or commercial use. There is also poor access to the 
Shinglekill Creek, which could be a significant tourist draw. 

6.  {ƻƳŜ ƻŦ /ŀƛǊƻΩǎ historic architecture is in poor condition: There are historic 
properties in Cairo that are in poor condition, both on Main Street and in adjoining 
residential areas. No Historic District designation exists, and neither does a systematic 
program to assist property owners with funding for rehabilitation. 

7. No Community Gathering Place on Main Street: No Cultural Center/ public gathering  
space exists in Cairo, particularly an indoor one for the winter months.  Such a location 
would ƘŜƭǇ ŎǊŜŀǘŜ ŀ άǎŜƴǎŜ ƻŦ ǇƭŀŎŜέ ŦƻǊ ǘƘŜ ŎƻƳƳǳƴƛǘȅ local residents, week-enders, 
and visitors, as well as potentially incubate a business or two. 

 

8. The Cairo hamlet is not fully built out, and there is no plan for further expansion  
of retail, institutional, and residential ǘƘŀǘ ƛǎ άǊŜŀŘȅ ǘƻ ƎƻΦέ: Cairo is in need of 
making itself a more walkable community with additional high-quality, dense housing 
to support the Main Street core that already exists . Planning is required for possible 
new residential neighborhoods with connections to Main Street consistent with the 
style that already exists and many upscale communities are trying to recreate. 

9.  There is a perception of a lack of parking, and no plan for parking in the future:  
There is the perception that there is not enough parking in and around Main Street. 
Pedestrian access from existing parking lots to Main Street is difficult and not well-
signed. Parking with safe access to the post office appears to be an issue, and 
congestion has been a consideration in the potential re-location of the Post Office, 
which would be a major negative for the Historic Hamlet.  

10.  No Cairo Business and Retail Strategy, or Effective Recruiting Tools: The town of 
Cairo currently has no business and retail strategy to help attract or recruit new 
businesses and development.   The 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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III.   MAIN STREET STRATEGY - ISSUES and PROPOSALS 

 
Detailed Descriptions of Ideas: 
 

A.   Retail Positioning Strategy for Main Street/Downtown Cairo   
  by MJB Consulting 

 
 

B.  Strategy Issues and Proposals: 
Main Street Revitalization Strategy ς 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 preliminary observations and recommendations on general 
retail positioning and strategy for Main Street/Downtown1 in Cairo, NY.   
 
Please note that this is not based on a full-length analytical effort, but rather, a far more 
abbreviated scope-of-work, involving just a one-day 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 discussions within DADRAS ARCHITECTS ςwith MJB 
Consulting, review of basic demographics from Richard J. Lampert Real Estate Consulting 
and Market Research's market study for the Alden Terrace site2.  A more definitive and 
detailed rendering of the retail potential in this case would require a much more 
extensive study and larger budget.  
 

 
 

 
 
 
1 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 between SR 23 and Mountain 
Avenue, characterized by automobile-oriented strip development.   
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Furthermore, as a general retail positioning/strategy piece, the following does not offer 
tenanting recommendations for specific spaces, estimates for the necessary build-out costs, 
suggestions for appropriate incentives, nor guidance on the recruitment process more 
generally.  We agree that, in order for the 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.   
 

 

 

 

 

 

 

 

 

 

 
 
2
 "Preliminary Market Analysis: Development Site, Route 23 and 32", July 2007, 

prepared by Richard J. Lampert Real Estate Market Research and Consulting, provided 
by Warren Hart and Karl Heck from Greene County's Economic Development, Tourism & 
Planning.   
 

Any strategy designed to enhance the retail mix on Main Street/Downtown must start 
from the understanding that the "Main Street" in Cairo today -- inasmuch as retail is 
concerned -- is the stretch at and near its intersection with SR 32.  With anchors that 
include Slater's Great American, CVS and Family Dollar, that is where most tenants 
interested in this sub-market will want to be.  And since there is no shortage of "soft" 
sites there, they should be able to find opportunities rather easily.  

²Ŝ ²ƻǳƭŘ bŜŜŘ aƻǊŜ .ǳŘƎŜǘ CƻǊΧ 
- A full-length market analysis. 
- Tenanting recommendations for specific spaces. 
- Estimates for the necessary build-out costs. 
- Suggestions for appropriate incentives. 
- Guidance on the recruitment process more generally. 
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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, and its larger traffic generators -- 
Cairo Town Hall, the United States Post Office, Angelo Canna Town Park and Cairo 
Elementary School -- are not true retail anchors.3  
 
One is not surprised, then, to find, with notable exceptions like Bank of America and 
strong operators such as Cozy Cop Delicatessen, a rather weak market for ground-floor 
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 mass-market retail.  
 
Finding a viable role for Main Street/Downtown can seem like a tall order.  However, to 
make the task more manageable, 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 Sculpture Tile Shop arrived as the pioneer, others followed, and now the 
street is a regional success-story. 
 
Main Street Catskill is instructive.  No doubt its revival owed something to locals, but 
like so many main streets across the Catskills, it also benefited greatly from an influx of a 
higher-income 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 newcomers behave very differently than the typical long-time 
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 up-market home 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 weekends but year-round.  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 architecture, 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 short-term strategy for Main Street/Downtown itself, comparison-goods 
concepts (e.g. clothing, shoes) are at this point simply not viable: they 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 mass-market).  But even then, the burden will still 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 outfitting their newly-purchased 
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 tenants.  Put simply, an aspiring home-
furnishings or kitchen-wares entrepreneur, ready to invest his life savings, would 
probably prefer to take that risk in Catskill versus Cairo.   
 
 

 

 

DADRAS ARCHITECTS ïwith MJB Consulting 

Cairo, NY ï Main Street Strategy: Final DRAFT ïfor Review only 

January 31, 2009   

Page 17 

Retail Site Location 101 
Retail site location is not just about what the consumer needs  (i.e. the "demand" 
side).  It is also about what the tenant wants, and what other alternatives are 
available (i.e. the "supply" side).  In other words, a retailer does not judge a given 
business district on its merits, but rather, vis-à-vis the others under consideration.   
Your main street might offer certain advantages, but the other corridors or centers 
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 viability if/once Cairo first establishes some sort of cultural anchor and 
thereby gains a foothold in the minds of the target customer/home-buyer.   
 
So what does that leave Main Street/Downtown?  Food and drink has often served as 
that initial, trail-blazing use in emergent business districts.  Partly this is because diners 
are often willing to travel significant distances -- to areas that are "off the beaten path" 
or even downright scary -- just for a unique and/or particularly high-caliber restaurant.  
Such a strategy makes particular sense given the virtual absence of sit-down restaurants 
in Cairo presently. 
 
The key words here are unique and high-caliber.  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. 9W: the cuisine must be distinctive, the quality first-rate, the 
atmosphere 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 Good Ideas  
It is not enough just to propose types of retail that Main Street/Downtown "needs" or 
"should have".  In the end, someone has to be found to run these stores; someone 
has to be willing to put their money on the line.  If this effort is to bear fruit, if it is to 
move from the realm of good ideas to the level of real possibilities, specific operators 
will need to be identified and approached, and they will have to be convinced of the 
opportunity.  Do any come to mind?    
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The next step, then, is to identify specific operators.  Often the best candidates are ones that 
are not national -- since they are very unlikely to be interested -- or first timers -- as they have 
no track record -- but rather, what the industry calls "multi-concept operators" (MCO), 
restaurateurs who already run eateries elsewhere 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 are the ones 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 for Cairo 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 restaurants in the Hudson Valley.  The 
challenge, of course, is that these often under-capitalized, unknown operators might be 
in even greater need of funding assistance.  
 

 

 

 

 

 

 

In the short-term, of course, the economic climate is bound to have an impact on all of 
this: less homebuyers, less spending among the ones already here, fewer fund-raising 
opportunities for cultural attractions, fewer restaurateurs able to find financing.  But the 
underlying dynamics have not changed, just slowed temporarily; the cultural crowd will 

Phase One Checklist for Re-branding Cairo 
- Cultural anchor 
- Buzz-generating restaurants 


