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Big Ideas 1





Change is underway in the Hollow. This report will help 
city leaders, city staff, the business community, non-
profit organizations and residents ensure that continued 
redevelopment and change in Sheridan Hollow remains true to 
the community’s vision.

Five “Big Ideas” form the key recommendations of this 
plan. These five ideas came from the Sheridan Hollow 
community. Although specific details may change as the plan is 
implemented, the “Big Ideas” should remain intact.  

This section provides short summaries of the Big Ideas. The 
report then describes the background, public process, plan 
details and a detailed implementation strategy for making the 
plan a reality.

The ideas began as notes presented to the public as part a 
public workshop. The notes are included below and the ideas 
are described in more detail throughout the report. 

Five Big Ideas

Design Better Connections & 
Gateways
Connect the Neighborhood to the Hill; Create Safe 
Crosswalks at All Intersections; Enhance Bikeway on Clinton

Encourage a Mix of Uses
Encourage Development of Both Housing & Jobs; 
Encourage Local Businesses; Locate Food Markets in the 
Neighborhood

Variety of Housing Options for a 
Variety of People
Generate a Greater Variety of Housing Types; Welcome All 
Incomes & Ages; Attract Homeowners; Continue to Work 
with Community Partners

Create More Usable Open Spaces
Expand & Enhance Existing Parks; Make the Hill an 
Accessible Park For All; Use Permeable Pavement; Re-green 
the Streets 

Improve Health & Safety  
Be More than a  Parking Lot for State Workers; Install More 
Lighting; Address Vacant & Unsound Buildings; Address 
Flooding; Locate Utilities Underground; Eliminate Dumping
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Connect the Neighborhood to the Hill
There are four stairways and an elevator that connect Sheridan 
Hollow to Capital Hill. Currently, only two of the four staircases 
(Swan Street and Dove Street) are maintained. During the 
winter, all the stairways close due to hazardous conditions 
created by snow and ice. Ideally, the City can find ways to 
reopen all of the staircases for use throughout the year. In the 
short-term, the City should look for ways to keep at least one 
stairway connection at either Swan Street or Dove Street open 
year-round.  

The plan describes how the stairs at Swan Street and Dove 
Street could be modified for daily use with bike ramps, planters, 
and shelters. These pathways could become a form of public 
art. The stairways could be adopted by local artists who could 
install rotating displays to keep the experience of these facilities 
varied and interesting. They could be well lit, play music, be 
designed with a fitness focus, or even potentially heated with 
solar panels for year-round use. 

The elevator in the parking garage is expected to continue to 
be an asset for people who need an accessible and year-long 
pedestrian option to reach the Hollow. However, access to the 
elevator at both the top and bottom should be made more 
inviting to a wider variety of users. The sidewalk that connects 
Swan Street to the garage should be made continuous so 
people would not have to walk through the street to access the 
garage from the top of the hill. 

 

Design Better Connections & Gateways

In the future: Visualizing upgraded Swan Street stairs
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Create Safe Crosswalks at All 
Intersections
If it takes someone more than three minutes to walk to a 
crosswalk, wait to cross the street and then resume their 
journey, then they are likely to cross along a more direct - 
though unsafe - route. 

Creating an environment throughout Sheridan Hollow where 
people can get across the street without being in physical 
danger should be a top priority for the neighborhood. To 
improve safety, crosswalks throughout the neighborhood 
should be assessed and improved. More should be added to 
key intersections. 

Many existing crosswalks have faded or do not appear to cross 
the entire street. These crosswalks should be repainted. The 
presence of a crosswalk does not in and of itself render a street 
safe, but it is a start. Based on the surrounding context, speed, 
and overall roadway width, crosswalks often require additional 
safety measures such as safety islands, signals, or traffic 
calming.

Frequent crossings reinforce walkability. Crosswalk spacing 
should be determined by the pedestrian network, built 
environment, and observed desire to cross a street - such as at 
parks or schools. Crosswalks should be made better and more 
prominent. Across the country, crosswalk design is becoming 
more creative than the standard white lines or zebra stripes. 
Although all intersections should have crosswalks, some key 
intersections may benefit from more prominent crosswalk 
markings. 

Sheridan Hollow has few streets that connect straight through 
the neighborhood. As a result, some intersections can be 
difficult to navigate. The intersection of Lark Street and Clinton 
Street is a prime example of an offset intersection in the 
neighborhood. 

Enhance Bikeways on Clinton
The City of Albany has come a long way toward creating and 
implementing its bike plan. Clinton Avenue was recently striped 
with bike lanes. But that does not mean that the planning 
and implementation of a complete and effective bike system 
in Sheridan Hollow is complete, even on Clinton Avenue. The 
City should strive to continue implementing bike infrastructure 
and look for enhanced options on key routes, even when some 
infrastructure has been implemented. 

At first only sharrows and bike lanes were considered when 
implementing bike networks. Today, there are many new tools 
available when constructing bike networks in the United States. 

Why does striving for better bike infrastructure matter? 
Academic research shows that the many people who would 
like to bike more are particularly concerned about both real 
and perceived safety issues. Having a subjective sense of safety 
throughout a network can change behaviors to increase bike 
ridership. There are numerous types of bikeways and each 
has their place in a complete bike network, although not all 
bikeways are equal. For example:

• Sharrows are better than unmarked Streets;
• Bike Lanes are better than Sharrows; 
• Buffered Bike Lanes are better than Bike Lanes;
• Protected Bike Lanes are better than Buffered Bike 

Lanes; and
• Cycle Tracks are better than Protected Bike Lanes.

1.3

06.08.18



Encourage Development of Both 
Housing & Jobs
A vibrant neighborhood is one that works on many levels 
for many reasons. This includes housing, jobs and retail. 
Sheridan Hollow is well positioned to be a diverse and vibrant 
neighborhood, but historically has lagged behind the rest of the 
city, even with its proximity to Capital Hill. 

This is beginning to change as new mixed use development 
is beginning to occur. New housing has been developed for 
renters and low income residents. This is a good start. But more 
housing for a variety of incomes is needed. 

Having housing is not enough to make a neighborhood. Good 
jobs within and around the neighborhood are also required. 
There are many jobs with the State up on Capital Hill, but more 
jobs should be added within the neighborhood. 

Existing businesses at the center of the neighborhood include 
the numerous non-profit housing organizations, as well as some 
industrial jobs at Flex Electrical Contractors, Sheridan Supply 
Company, R&J Sheetmetal. Along the eastern and western edges 
more businesses thrive. To the east numerous restaurants near 
the Palace Theatre, the Hampton Inn and Suites, and the family 
court bring people off of Pearl Street but not back into the 
neighborhood. To the west around Henry Johnson Boulevard a 
few restaurants and offices catch people as they come into the 
City. 

Good paying jobs in the neighborhood mixed with increases 
residency ensure the neighborhood is active throughout 
the day. This increases safety by having eyes on the street 
throughout the day. Increased safety in the neighborhood can 
make it more attractive to potential homeowners. 

Encourage Local Businesses
National chains are often too large to care about a single 
store or neighborhood while draining the community of their 
money and sending profits on to headquarters elsewhere. 
Local business proprietors have a stake in the neighborhood 
they choose to serve. The money they earn is reinvested in 
the neighborhood through improvements and sourcing local 
materials and good. Local businesses also typically provide 
better customer service. 

More local businesses should be encouraged. There is a 
cumulative effect to local businesses employing local residents 
in the community. Local businesses can also tailor products and 
services to the needs of the community and be responsive as 
those needs evolve. 

Encourage a Mix of Uses

“Sheridan Hollow is an incredible example of the power of housing 
and mixed-use development to turn struggling neighborhoods into 
strong community assets. With Sheridan Hollow we are not only 

building homes, storefronts, and a vibrant neighborhood—we are 
building a better future for Albany families.”

— James S. Rubin
NY State Homes & Community Renewal
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Locate Food Markets in the 
Neighborhood
There are a few small bodegas in Sheridan Hollow, but no 
reliable source of weekly food needs including healthy food 
options are present. This is often a problem in urban and poor 
environments. Sheridan Hollow is considered a Food Desert. For 
an urban neighborhood, that’s a mile or more to the nearest 
supermarket. The poverty rate also must be twenty percent or 
more of the population, or the median family income must be 
at or below eighty percent of the area median income. 

There are many obstacles to bringing a supermarket into a 
community like Sheridan Hollow.  A smaller, tight-sized food 
market or encouraging the existing bodegas to carry affordable 
healthy food options may be more possible.  

In the future: A small, walkable neighborhood center can contribute to the community of Sheridan Hollow.
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Build Greater Variety of Housing Types
The dominant and historic housing type in Sheridan Hollow is 
a three-and-a-half story rowhouse. New development at the 
market rate will need to be more varied and diverse while 
still fitting in with the existing structures.  A mix of housing 
types can help to attract prospective new homeowners with a 
product that is comparable to outside the City. 

A variety of housing types also makes it possible to 
accommodate a more vibrant and diverse population, including 
a full range of age groups. 

Housing types that could mix well into the existing 
neighborhood while attracting different buyers include small 
mixed-use buildings, smaller rowhouses, duplexes, single family 
homes, and cottage courts.  

Welcome All Incomes & Ages
The neighborhood is traditionally a low-income neighborhood 
with many services and non-profit organizations working 
together to build community and address residents’ needs. One 
such organization is the Interfaith Partnership for the Homeless. 
These partners are good and respectful neighbors that should 
continue to operate and help the City’s underrepresented 
population.  Options for loan programs and social networks 
that work to build home ownership among existing residents 
can be explored.

At the same time, the neighborhood can work to attract higher-
income individuals that can afford to buy renovated or new 
homes in the area. A sustainable community allows one the 
opportunity to buy a first home, then later move to a larger 
home as a family grows, and afterwards downsize as one 
ages - all without leaving the support of familiar neighborhood 
services and social connections behind.

Variety of Housing Options for a 
Variety of People

New development can include mixed-use buildings and single family homes in addition to various levels of Sheridan Hollow’s characteristic rowhouses.
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Attract Homeowners
One of the main desires of this effort is to find ways to make 
Sheridan Hollow an attractive neighborhood for City and 
State workers to live and own. Recent affordable housing 
improvements can be a start to creating a diverse portfolio to 
attract new homeowners. 

First time homeowners could be attracted to Sheridan Hollow. 
Sheridan Hollow could become the new popular neighborhood 
given its relatively low prices and proximity to Capital Hill. An 
active vibrant neighborhood will attract people. 

Housing trends are typically driven by the convergence of 
the two largest generations in the history of America: the 79 
million Baby Boomers, and the 77 million Millennials.  The 
baby boomer generation that drove the trend for single family 
homes outside the city centers are now aging and wishing 
to downsize at the same time that their children are leaving 
home and starting professional careers. Both of these groups of 
consumers are looking for smaller homes, with small yards or 
courtyards in areas close to amenities.   

A range of additional housing types such as small single family 
homes on small lots and rowhouses can accommodate the 
housing needs of both these demographics.   

Continue to Work with Community 
Partners
There are numerous non-profit organizations working in 
partnership with the City to develop and provide benefits to 
the local Sheridan Hollow community. These include the 

• Albany Housing Partnership Home Ownership Center,
• Housing Visions,
• New York State Homes and Community Renewal (HCR),
• Habitat for Humanity Capital District,
• Touhey Home Ownership Foundation,
• Albany Land Trust,
• Key Community Development Corporation and Key 

Bank,
• Albany Industrial Development Agency,
• NYS Housing Trust Fund Corporation,
• NYS Urban Initiatives, 
• City of Albany, 
• Capital Roots; and 
• Interfaith Partnership for the Homeless, among others. 

Development and turning around a neighborhood in both 
reality and perception is not an easy feat. It takes many 
partners working from many angles for even a single project 
to come together. The community should continue to work 
within existing partnerships and build new ones to further the 
redevelopment of Sheridan Hollow. 

The efforts in Sheridan Hollow are being recognized. For-profit 
developers are becoming interested in developing within 
the neighborhood at a price point that makes sense for this 
community. 

“The plan should include a strategy of using recent investment in 
affordable housing as a base to create a more diverse portfolio of 

housing available at all price points.”

— Darren Scott
NY State Homes & Community Renewal
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Expand & Enhance Existing Parks
Every city and neighborhood should ensure that they are 
utilizing what green space they have to its utmost potential 
while also looking for more opportunities to add attractive 
greenspace. The City of Albany is actively working on upgrades 
to three of the parks in and around Sheridan Hollow including 
Sheridan Park, Orange Street Park and Van Rensselaer Park. 

Sheridan Hollow Commons is a new community greenspace 
developed adjacent to the United Tenants of Albany. The space 
features a mural, flowers, community garden space and picnic 
tables. It is a safe place for members of the community to come 
together.  

Bayhill Park on the corner of Sheridan Avenue and Dove Street 
now has a new mixed-use building. The park is to be recreated 
on the other side of the intersection with a Veterans Memorial 
and will be an extension of Sheridan Park that will come up to 
the intersection. Although this park swap is still in transition, 
the park space will be added. 

Throughout the neighborhood, private greenspace has been 
made into gardens. Even when not open to the public, these 
beautify the neighborhood and make for an interesting walk. 

Make the Hill an Accessible Park for All
Making the hillside an asset instead of a barrier could transform 
Sheridan Hollow and connect it to Capitol Hill. The hillside 
could become an active park with the addition of ramps and 
walkways that weave up the hillside through the trees. An 
attractive park could make people want to visit this area and 
linger rather than pass through on the way to someplace else.

Create More Usable Open Spaces

A rendering shows the possibility of transforming the hillside into an accessible park with multiple pathways weaving through the trees.
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Use Permeable Pavement
Sheridan Hollow continues to face flooding concerns due to its 
topography and low-lying land, as well as insufficient mitigating 
infrastructure. Less pavement and more permeable surfaces 
can help to address this important obstacle.  

The east-west streets tend to have the need for wider 
sidewalks, but that should not eliminate greenspace or the 
planting strip. On these streets trees tend to be within planters. 
The space between the trees should be a surface people can 
walk on, but does not have to be solid concrete. These areas 
should utilize brick, as traditionally done throughout the City, or 
use other permeable surfaces.

The north-south streets are the short side of the block. These 
streets can have a full planting strip between the sidewalk and 
the street edge. These planting strips should receive trees, 
grass, and other plantings to beautify the street as well as 
percolate water during storms. 

Re-green the Streets
Many of the buildings in Sheridan Hollow are built directly 
up to the street. This eliminates front yards where many 
neighborhoods have greenspace. Sheridan Hollow must 
make full use of the street space to beautify and green the 
community. Although the streetspace may be limited, there is a 
lot that can be done. No opportunity for planting strips should 
be wasted. 

Street trees are one of the greatest assets a community can 
have. Neighborhoods with more mature and healthy street 
trees tend to have higher resale values and less crime. Trees 
provide shade for pedestrians and make sitting on your front 
steps with a friend more pleasant. 

Trees are just a start. Plantings, grass or flowers beautify while 
also making the area feel well-tended. Another way to green 
the street is to have flower baskets that hang from light poles. 

During the recent repaving of Dove Street and part of Sheridan 
Avenue, planting strips were filled in with asphalt. These 
planting strips should be reclaimed for vegetation and trees. 

Flowers and plantings go a long way to make a streetscape interesting, aesthetically pleasing and well-cared-for.
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Be More than a Parking Lot for 
State Workers
Most of the people that enter Sheridan Hollow use it as little 
more than a place to park on their way to work. These visitors 
already see the convenient connection between Sheridan 
Hollow and Capitol Hill. The next step is to capitalize on this 
built-in foot traffic by providing needed and/or desired assets 
to passersby. The conveniences found in the communities 
where potential new residents currently choose to live must be 
developed within Sheridan Hollow.

The benefits that need to become visible can begin with a place 
to get a meal or a visit to a park. From there, visitors can begin 
to see that living in the neighborhood could eliminate a long 
commute. This commute can be replaced by more time with 
family; the decision is made more appealing by dining options, 
an affordable home, a place to get quick groceries, a short walk 
to the theatre and an all around active and safe neighborhood. 

Install More Lighting
Where lighting is concerned, safety and security are two 
different issues. Safety issues are related to tripping and 
falling. Security is associated with seeing the face or body of a 
potentially threatening person. For safety, lights point vertically 
down onto a horizontal surface so that you can see a shiny 
patch of ice or a pothole. For security, horizontal light needs to 
reflect on a vertical surface. The compromise is to have light 
that shines down but also spreads out.

Low light levels are one of the key concerns people state when 
they feel unsafe. However, there is no clear evidence that more 
light deters crime. While more light can make people feel safer, 
just adding more light can actually reduce personal safety. A 
study conducted by the City of Chicago found a correlation 
between increased crime and brightly lit alleyways. 

Glare from bright lights create darker shadows where people 
can hide. Crimes like vandalism and graffiti thrive on lighting. 
Glare can also be dangerous to pedestrians and drivers. It 
shines into eyes, constricting pupils, which diminishes one’s 
ability to adapt to low-light conditions. 

The City of Albany owns the power company and light poles. 
The City is working to convert street lights to LED, which is 
more environmentally responsive and creates more consistent 
light with less glare. Lights should be shielded and directed 
down to where it is needed. 

Address Vacant & Unsound Buildings
Many buildings throughout Albany and Sheridan Hollow are 
marked with a red X. These signs indicate buildings that are 
unsafe or that owners are unreachable to ascertain if they are 
safe or not. When buildings are marked as unsafe, then police, 
fire, and other safety officials are forbidden from entering 
for their own safety. Especially in the case of fire, this can 
endanger neighboring structures. These hazardous buildings are 
a blight on the neighborhood and are a danger to neighboring 
structures. 

The City should actively work to eliminate unsafe and 
hazardous building conditions. There are three main courses of 
action: 

1. Work diligently to contact absentee owners so that safe 
structures can be inspected and the sign can be removed; 

2. Work with home owners to repair structures to make them 
habitable once again; and

3. Look for resources and ways to safely bring down 
structures that are beyond repair to  prevent damage to 
neighboring structures. 

Eliminating hazardous and vacant buildings clears the way for 
new structures and development in the neighborhood. 

Improve Health & Safety  

“Can the plan include retaining a few vacant lots for 
stormwater management that are maintained as 

flower gardens and playspace.”

 — Susan Cotner
AHP Homeownership Center
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Address Flooding
Sheridan Hollow is the last ravine in the City. Over time, the 
other ravines have been filled in and built upon. Although the 
creek running through Sheridan Hollow was piped many years 
ago, the hollow is still a low-lying area between two uplands. As 
such flooding remains an issue.  

As redevelopment occurs, best practice stormwater 
management systems should be utilized. Stormwater should be 
held and treated whenever possible before overflow is allowed 
to enter the city’s stormwater system. The City of Albany has 
been exploring best practice water management systems 
through permeable pavement and the installation of bio-
swales and retention areas on Quail Street and larger systems 
associated with parks. The use of these techniques should be 
explored in Sheridan Hollow. 

Rebuilding with less impervious area will have the largest 
benefit on the community’s ability to hold water and prevent 
future flooding. There should be a focus on creating more 
permeable area such as additional yard space, permeable tree 
planting areas, creating green or blue roofs, rain barrels, and 
small cisterns to hold water for yard use when redevelopment 
occurs.   

Underground Utilities
Overhead utility lines are unsightly and can be a liability in 
storms. They limit where trees can be planted and how high 
they can grow. Burying utility lines can be very costly, but this 
cost can be mitigated through partnerships and by burying 
them at the time of other redevelopment. Underground 
utilities are more reliable in the winter and during storms and 
allow a better urban tree canopy to be developed. 

Eliminate Dumping
Trash in the streets or on the side of the road or alley make 
places look neglected, and can contribute to the spread of 
disease. Dumping happens in neglected areas and enhance the 
sense of blight in the community. Efforts to prevent dumping 
trash in the neighborhood should be developed. A service to 
collect this illegal trash should also be developed as part of a 
partnership with the City. Neighborhood cleanups can bring 
a community together socially and spiritually while working 
together to pick up the trash and give the community a fresh 
start. 

A community garden and mosaic mural in Sheridan Hollow
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Existing Conditions

2017 - New homes on Sheridan Avenue

2013 - Buildings on Sheridan Avenue that could not be saved

Sheridan Hollow is located in a ravine north of Downtown. 
Capitol Hill to the south and Arbor Hill to the north flank the 
ravine. Sheridan Hollow is often considered as part of Arbor Hill. 
Being on undesirable land for development in colonial times, 
growth was slow in the Hollow and the neighborhood was 
populated through the centuries by a series of ethnic groups 
new to Albany, such as the Irish, Polish, and African Americans. 
It developed primarily with attached rowhouses with some 
industrial uses as well. 

As the population throughout Albany declined over time, so did 
Sheridan Hollow. While other neighborhoods adjacent to the 
downtown have had a mild renaissance, Sheridan Hollow has 
not followed suit. Many State and City workers park in Sheridan 
Hollow and walk up to Capitol Hill. 

Sheridan Hollow could become the new popular neighborhood 
given its relatively low prices and proximity to Capitol Hill.  

Sheridan Hollow Neighborhood Vision
An overall vision for the neighborhood was developed with 
significant community input during the pre-nomination study for 
declaration of a Brownfield Opportunity Area. 

“Our vision for Sheridan Hollow is 
for a great place to live and work 
and a community where people 

want to stay.”

The steering committee has laid a foundation for all future 
work that should adhere to the following set of core values and 
community goals. 

Core Values:   Community
  Environmental Stewardship   
  Economic Opportunity
  Social Equity

Key Goals

Neighborhood Housing 
Rehab/repair resources for existing home owners; quality, 
affordable housing for seniors; support a variety of high quality 
housing types; reduce vacancy

Economy/Employment
Quality job creation; construction jobs in community renewal; 
training & apprenticeships; support small local businesses; link 
to downtown businesses

Infrastructure/Environment
Reuse of vacant and underutilized buildings; better lighting; 
better trash cans; enhanced stairways/entrances; model green 
buildings; pedestrian-friendly streets

Quality of Life/Services/Recreation
Build social capital & opportunities for community connections; 
build community pride, involvement; community gardens; inter-
generational connections
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Sheridan Hollow Boundaries
Sheridan Hollow is a low-lying area between two uplands: Capitol 
Hill to the south and Arbor Hill to the north. Clinton Avenue runs 
along the northern edge and Columbia and Elk streets run along 
the southern rim. The Hollow gently slopes up along its western 
edge. The area includes Pearl Street to the east up to the lots 
facing Lexington Avenue to the west. The area was analyzed to 
help provide critical information about context and urban patterns.  

Sheridan Hollow is not easily accessed from Arbor Hill in the  
north or Capitol Hill to the south. From Capitol Hill there are no 
roads that can make the step decline into the ravine other than 
private access through a parking lot, however, several stairways 
allow for pedestrian access. 

There are four stairways but only two of them are maintained. 
The two main stairways connect  Elk Street to Sheridan Avenue 
at Dove Street and Swan Street. A third staircase would connect 
Columbia Street at Eagle Street and a fourth one connects 
Sherman Street to Central Avenue at Henry Johnson Boulevard. 
In addition pedestrian access with an elevator exists in the 
parking garage at the end of Hawk Street.  

On the north rim several streets connect to Clinton Avenue 
but only the streets at the ends of the neighborhood connect 
directly through. East of Chapel North Pearl Street is at the open 
end of the ravine and is relatively flat. Henry Johnson Boulevard 
at the western edge of the ravine crosses Sheridan Hollow on 
a viaduct. Clinton Avenue, Orange Street and Sheridan Avenue 
span the length of the neighborhood east and west. 

Analysis of Existing Conditions
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Analysis Maps
Existing Zoning
Sheridan Hollow is a primarily residential neighborhood with 
some commercial and industrial uses. Commercial uses in the 
neighborhood run along the top of the Hill and along Central 
Avenue, Washington Street, and Pearl Street around the edges. 
Henry Johnson Boulevard and Lexington Avenue are also lined 
with commercial uses. Swan Street has two blocks of commercial 
uses within the Arbor Hill neighborhood to the north. Industrial 
uses are located off Sheridan Avenue by the base of the stairs 
between Hawk Street and Swan Street. There is another enclave 
of industrial below Henry Johnson Boulevard along Elk and 
Spruce Street. 

Historically, the industrial uses in the neighborhood were a 
nuisance and hazardous to the community. Today, industrial uses 
tend to deal with clean energy generation, light manufacturing 
and car repair.  

Existing Parks
Sheridan Hollow is dotted with a few small neighborhood parks 
that serve the community with playgrounds, basketball courts, 
community gardens, a splash park, and places to rest. Larger 
parks that serve the broader community lay just outside the 
neighborhoods boundaries. These include Washington Park, 
Arbor Hill Park, Lafayette Park, and Jennings Landing on the river. 

Topography
Although Fox Creek has been piped, Sheridan Hollow remains 
one of the primary low-lying areas within Albany’s downtown. 
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Existing Conditions
Sheridan Hollow is a unique and historic neighborhood. It has 
a rich variety of building types, details, and greenspaces mixed 
with civic and industrial uses. The streets and pathways tie the 
community together with the rest of the city.    

Existing Rowhouses Under Renovation

Newly Constructed Mixed-use Building 

Some existing buildings have been marked as vacant and potentially unsafe. 

Existing Residential Rowhouses

New Rowhouses Under Construction 

Recently Constructed Rowhouses

Civic Building - New Covenant Christian Fellowship

Neighborhood Buildings
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OGS Steam Generating Facility

Sherman Street Industrial Buildings, Looking at the Henry Johnson Blvd Overpass 

The windows of this historic industrial building have been filled in.

Industrial Buildings and Parking Garage on Sheridan Avenue

Looking Down the Swan Street Stairs Pedestrian Walkway in the Parking Garage

Looking Up the Swan Street Stairs 

Pathways & Industrial Uses
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Sheridan Avenue, Looking EastSheridan Avenue, Looking West

Swan StreetLark Street

Clinton AvenueClinton Avenue

Neighborhood Streets
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Community Gardens on Hawk Street Basketball Court at the Intersection of Orange Street and Hawk Street

Private Garden on the Slope Along Orange Street Sheridan Park Splash Pad

Private Stairs and Garden on Sherman Street Townsend Park with New CDPHP Cycle! Station

Private & Public Greenspaces
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Studying the Past
Sheridan Hollow has been a neighborhood in transition since 
its settlement in the late 1700s. As Albany grew up around 
Sheridan Hollow, the steep topography in the valley made for 
difficult development. Economically disadvantaged populations 
of Dutch, Irish and Polish immigrants and free blacks did the 
hard work of building residences and infrastructure in the 
ravine; these occupants often waited decades past surrounding 
neighborhoods for City roads, water management, sewer lines 
and electricity. 

Early colonists in the region depended on fur trading with native 
Mohican and Mohawk tribes. Dutch settlers in the mid-1700s 
called the area now known as Sheridan Hollow “Vossenkill”, 

Capital 
Hill Sheridan 

Hollow

History

which roughly translated to Fox Creek. The valley formed by that 
creek has been referred to as Sheridan Hollow since the 1890s, in 
honor of General Philip Sheridan – a United States Army Officer 
and Union General in the Civil War. Both the Seven Years War 
and the American Revolutionary War contributed to the growth 
of the area; maps and historical documents from that time show 
pathways along Fox Creek through the valley. 

Notably, a 1794 map of Sheridan Hollow mentions “Negro Burial 
Mounds” at the edge of a sandy plateau overlooking the ravine. 
The indication highlights the importance of the some of the 
earliest occupants of the hollow: Albany’s free blacks. In 1779, 
Dinnah Jackson purchased a lot on Second Street, making her the 
first recorded African-American property owner in Albany.
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Sheridan Hollow industry throughout the 1800s was 
predominantly tanning and brickmaking, though there were 
also early malt-houses, breweries and a machine works factory. 
Brickmaking caused detriment to the unstable slopes of the 
ravine, as clay mining contributed to soil erosion. By 1840, 
Fox Creek was enclosed and buried in a culvert. Over the next 
several decades land grading and improved water management 
techniques mitigated some of the many flooding and land 
stability issues the community faced early on. 

At the turn of the 20th century, Irish and Polish immigrants often 
lived in densely populated rooming houses with high rates of 
turnover. Over time, the working-class neighborhood built some 
more resilient residential and commercial buildings; today, two 
historic districts within or partly within Sheridan Hollow are listed 
on the National Register: The Clinton Avenue Historic District and 
a portion of the Arbor Hill Historic District.

Construction of the Hawk Street Viaduct in 1887 provided 
passage from neighboring Arbor Hill over Sheridan Hollow to 
downtown Albany, and was the first cantilever arch bridge in 
the world. The bridge is featured prominently in photos of 
the community in the 1900s, although costly maintenance 
issues caused the bridge to fall into disrepair. It was limited to 
pedestrian use from 1968 until its complete removal in 1970. 

The slopes of Sheridan Hollow were one of Albany’s developing 
working-class neighborhoods. A history of steep topography, 
poor drainage, insufficient infrastructure and cheaply con-
structed housing made development particularly difficult for 
the many disadvantaged residents in this area.  While deferred 
maintenance and lack of resources continues to plague Sheridan 
Hollow, a diverse stock of historical rowhouses and interesting 
topographical views remains characteristic of the neighborhood. 

Starting in the mid-1990s the eastern edge of Sheridan Hollow 
began to develop as part of a revival of Downtown Albany.  
Today, a new commitment to investment in Sheridan Hollow 
marks a new era of development and restoration.

A Postcard of Albany, NY depicting Hawk Street Viaduct

Hawk Street Viaduct, spanning 1000 feet across Sheridan Hollow

Ornamental details of the Hawk Street Viaduct

Swan Street Stairs, Circa 1900
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The Challenge

How Much Does it Cost to Fix a Building?
Many of the buildings in Sheridan Hollow are in overwhelming 
disrepair. There is a real challenge to make the numbers work 
on rehabilitating these buildings for housing or any other uses. 
Often, the cost to rehabilitate these structures is beyond what 
could be recouped on the back end of investment.

As a hypothetical example for a 3 unit rehab. 

General Contractor Managed Model = $280,000
Volunteer Subsidized Model =   $160,000
Sale Price =     $125,000

The cost to rehabilitate a three unit structure for habitation 
could cost $280,000 with a general contractor managed model, 
or $160,000 volunteer subsidized model.  Rehabilitation would 
include foundation repairs, a new roof, heating, woodwork, 
and windows at a minimum. The typical selling rate in Sheridan 
Hollow is approximately $125,000, meaning a loss if the units 
are sold outright. 

Due to the discrepancy in rehabilitation versus sales price, units 
are often held over a period of time while collecting rent. If 
self-financed, this can produce a return, but by circumstance is 
limited to a small pool of individuals and may not be competitive 
with other available investments. At the same time, new 
construction of the same scale is only marginally cheaper and 
probably more expensive if demolition is involved. 

That said, creative developers, new residents and community 
partners should work identify buildings that are in the best 
condition for rehabilitation. There are some funding sources that 
can help close the gap on redevelopment costs. Buildings within 
a historic district or individually listed on the National Register 
of Historic Places may be eligible for Historic Preservation 
Tax Credits. Often, preservation grants or funding assistance 
differs for private owners and non-profits. Non-profits and 
municipalities that wish to rehabilitate a historic structure can 
look into preservation assistance from the New York State Parks, 
Recreation and Historic Preservation office. It is also possible 
that a rehabilitated structure in the right location in Sheridan 
Hollow could attract a new homebuyer that would pay more 
than the current market rate.
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Process 3





Introduction

The Sheridan Hollow Design Workshop is part of a series of 
workshops held throughout the City of Albany in connection 
with ReZone Albany to create Form-Based Codes for different 
sectors of the City. The City of Albany teamed with Albany 
Housing Partnership (AHP) to enhance the vision for Sheridan 
Hollow by bringing in Clarion Associates and Dover, Kohl & 
Partners to work with the community. 

The Sheridan Hollow Design Workshop was held over four 
days, August 7-10, 2017. Throughout this multi-day workshop, 
the planning team worked to gather and synthesize input and 
ideas from the general public, neighborhood organizations, 
and City officials. This collaborative effort helped establish the 
framework for the overall neighborhood vision.  

 

Previous Plans
Prior to the public design workshop, the planning team 
gathered base information and studied the existing physical, 
social and economic conditions of Sheridan Hollow. This 
included a review of previous plans and studies to help 
revitalize the neighborhood.  Some of the previous plans 
studied included the 2012 neighborhood charrette report 
completed by 3t architects, Albany 2030 Brownfield 
Opportunity Area Report, Arbor Hill Neighborhood Plan, 
Minding the Gap and Finding the Resources: Financing 
Housing and Redevelopment in Sheridan Hollow, Sheridan 
Hollow Brownfield Assessment Reports, A Survey of Mixed-
Use Buildings in Sheridan Hollow, Sheridan Hollow Creative 
Placemaking and Cottage Industry Opportunities, Sheridan 
Hollow: Steps Forward Making Redevelopment Work (UAlbany 
Fall 2010 Planning Studio Report), and most recently, Hope 
in the Hollow:  A Report on Opportunities for Planning and 
Redevelopment in Albany’s Sheridan Hollow Neighborhood. 

While there has been no lack of planning and thought 
concerning Sheridan Hollow, this plan attempts to synthesize 
and confirm the ideas presented by these numerous plans into 
realistic physical plans that can be implemented in both the 
near and long-term.

ALBANY 2030
The City of Albany  

Comprehensive Plan
Appendix A. Brownfield Opportunity Areas 

DRAFT

  Arbor Hill
               Neighborhood Plan

Prepared for the:
City of Albany

and the
Arbor Hill Neighborhood Advisory Committee

By:
The Community Builders, Inc.

and Behan Planning Associates, LLC

Funding provided by:  U.S. Department of Housing & Urban Development
Albany Local Development Corporation

July 2003

	 	 	
	

	 	 	
	

 
 

A Survey of Mixed-Use Buildings in 
Sheridan Hollow 

Survey	Results,	Analysis,	and	Recommendations	

	

	

By	Robert	Benoit,	Nasibah	Elmi,	Tanya	McGee,	Jeremy	Monte,	Bill	Mound,	and	Michaela	Sweeney	
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University	at	Albany,	State	University	of	New	York	
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Advertising the Charrette
The City took the lead in getting the word out and inviting the 
community to attend public meetings as well as the technical 
meeting to be held throughout the charrette week. Flyers were 
developed to explain the intent of the meetings and make 
meeting dates and times clear.

Top of the Swan Street steps

Parking Garage looking down over Sheridan Hollow 1st Street under Henry Johnson Boulevard

The team saw new businesses and residential in the neighborhood. 

Site Tour
The Dover-Kohl team met with representatives from the City’s 
Planning and Development Department to tour Sheridan 
Hollow by both foot and car on the morning of August 7. The 
tour allowed the team to discuss concerns and potential for 
the neighborhood along with recent developments within the 
neighborhood. Team members walked, photographed, and 
noted building forms and placement, street design, street 
connections, and stairway connections to Capitol Hill.  

The team observed how physically close destinations are, yet 
how far apart they often feel. The team took special notice of 
the stairways and parking garage that connects the Hollow to 
Capitol Hill, even though vehicular connections are not possible 
due to the topography. 

New homes and a new restaurant will hopefully spark new 
development in the Hollow and attract new homeowners. The 
team kept in mind that the tour occurred during the summer 
and conditions during the winter may not be as favorable.

What is the Sheridan Hollow
Design Workshop?
The Sheridan Hollow Design Workshop is a Þve-day visioning, 
zoning, and form-based coding discussion that will help further 
reÞne the zoning and land use regulations for the area. This 
workshop will focus on the Sheridan Hollow area, gathering 
input from members of the public in order to arrive at a 
collaborative solution. 

What is a Form-Based Code?
Form-Based Codes focus primarily on the physical form of 
development and can be used to realize a desired community 
vision. These differ from traditional zoning in that they prescribe 
speciÞc urban design standards and place less emphasis on 
the speciÞc use of the land. A form-based code approach will 
help to ensure that future inÞll buildings and improvements 
conform with the plan vision, getting the basic form and 
massing right while also incorporating the key elements that 
affect how well buildings respect and contribute to public space. 

Why is this planning effort being undertaken?
The City of Albany has a rich history and is poised for a bright 
and extraordinary future. However, there are also challenges to 
overcome and needs to be addressed before the CityÕs story 
of a renewed vision and progress can be written. This 
workshop will serve as a guide for long term preservation, 
revitalization, and growth so that we can maximize the 
revitalization efforts in this area. 

Who is involved?
The rezoning and visioning effort has been led by City of Albany 
Department of Planning, with participation by various other 
department, boards and commissions, and professional 
planning, design, and code consultants. Community 
stakeholders are also involved, ensuring a high level of 
representation and inclusiveness. Although the City, through itÕs 
ReZone initiative has enacted a new UniÞed Sustainable 
Development Ordinance, this is an opportunity to take a more 
in-depth look at this critical area of the city. 

Why should I participate in the process?
This is your community. You are the expert. Who know the 
community better than someone who lives and/or works here. 
This is an opportunity for you to be part of creating positive 
change, impacting the future of this historic area of the City. We 
need your ideas, input, and feedback to ensure that the vision 
reßects community values and aspirations.

ReZone Albany @ReZone Albany www.RezoneAlbany.com

d e s i g n  w o r k s h o p

get involved!
sheridan hollow

r e z o n e   

r e n e w  |  r e i n v e s t  |  r e i m a g i n e

August 7
(Monday)

6 pm – 8 pm

hands-on
design 
workshop
Come out and draw  
your vision!

August 8 – 9
(Tuesday – Wednesday)

9 am – 6 pm

open design
studio
Drop-in to talk with 
the planning team and 
see work in progress!

August 10
(Thursday)

6 pm– 8 pm

work
in-progress
presentation
See work completed 
during the week.

200 Henry Johnson Boulevard | Albany, New York 12207

     

A L B A N Y
A  V i b r a n t  C i t y  I n i t i a t i v e

WHERE: 200 Henry Johnson Boulevard 
      Albany, New York 12210 
WHEN…

Attend one or both public sessions at 6 pm on 
August 7 or 6 pm on August 10. You can also stop 
by during drop-in hours on August 8 – August 9.
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Public Kick-Off Presentation & Hands-on Design Workshop
The design team held a public Kick-off Presentation and Hands-
on Design Session on the evening of August 7, 2017 to meet 
and talk with members of the community. Over 30 residents, 
City officials, volunteers, and interested citizens gathered at the 
City building at 500 Henry Johnson Boulevard to participate in 
this public meeting.    

The evening began with an introduction by Mayor Kathy 
Sheehan who thanked everyone for coming and participating in 
this important community meeting. Christopher Spencer, City 
of Albany Director of Planning, provided an introduction and 
recalled the previous community planning sessions for ReZone 
Albany and other Form-Based Code areas.    

Participants then heard a brief presentation by Jason King, 
principal of Dover-Kohl and charrette leader for the project. The 
presentation outlined the challenges and opportunities facing 
the Sheridan Hollow neighborhood. During the presentation 
the audience was asked to respond to questions using keypad 
polling devices to find out more about who was in the room, 
about how they travelled through the study area, and their 
primary interest in Sheridan Hollow. Toward the end of the 
presentation goals for the table session were established, 
participants were introduced to the base maps, and ground 
rules for the evening were set.

Mayor Kathy Sheehan

Jason King, principal at Dover, Kohl & Partners presented during the Kick-off.
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Working in small groups, participants gathered around tables 
to draw and share their ideas for the future of Sheridan Hollow. 
Each table was equipped with markers, measuring tools, a base 
map, and a table facilitator from the Dover-Kohl team or City 
staff. Participants were asked to tell us: 

•	 What’s missing in the area? Where would it belong? 
•	 What scale of new development would you like to see? 

Or not like to see?
•	 What can we do to help existing businesses in the area?
•	 How can we build homes that are affordable to local 

people?
•	 How can we make the stairs between the hollow and 

downtown a better experience?
•	 Can the Henry Johnson underpass be enhanced?
•	 How can Sheridan Hollow stay on the City’s radar? 

During the table session, participants actively drew on the map 
to describe and illustrate how they might like to see the area 
develop and evolve by describing the design and placement of 
buildings, preferred uses, the location of open spaces, street 
and, streetscape improvements, and transportation concerns 
for the area. 

At the end of the session, a spokesperson from each table 
presented their table’s map and ideas to the entire assembly 
so everyone would be able to hear the results of conversations 
happening around the room.  
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now:

in the future:

The Word Cloud
In addition to the table maps and group presentations, 
participants were also asked think of ONE WORD that comes 
to mind about Sheridan Hollow NOW, and IN THE FUTURE. The 
results were tabulated and made into a word cloud. The more a 
word was repeated, the larger it appears in the word cloud. 

In one word, respondents described Sheridan Hollow NOW as 
transitioning, potential, hidden, overlooked, and developing. 
For the FUTURE people described Sheridan Hollow as better, 
community, neighborhood, strong, and thriving. Other words 
were used and they are all important but one can imagine a vision 
statement based on the words used the most often. 

If we put those words together, we can say: 

“Today Sheridan Hollow is a transitioning place with potential 
but that is often overlooked. It is an historic hidden gem where 
development is starting to occur but can still feel blighted at 
times.  

In the future, the plan shall endeavor to build on existing 
success to create a better neighborhood community that is 
bustling and thriving, that is better connected to the rest of 
the town, and participates better in the prosperity of the larger 
community.” 

Polling Results
During the Hands-On Session, a series of questions were asked of the 30+ people attending.

The primary 
way I get around 

is by: 

65%
PERSONAL 
CAR

10%
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Open Design Studio
Tuesday, August 8 and Wednesday, August 9 the design team 
worked in an open design studio setting. Members of the 
community were welcome to stop by and talk with the planners 
while they synthesized the information gathered at the Hands-
on Design session with previous studies and initiatives.  

The table drawings from Monday night’s Hands-on Design 
Session were placed around the room for easy review as new 
participants became involved and visited the studio. From the 
information provided during the public’s presentations and 
recorded on their maps the design team began with creating a 
synthesis plan combining the ideas of all the table groups. The 
synthesis plan became the foundation for the vision developed 
throughout the charrette. 

Don Elliott from Clarion Associates joined the team in the 
studio and a pathway to including Sheridan Hollow as a Form-
Based Code area within the Unified Development Ordinance 
was discussed.  

Some of the major items the team assessed was better stair 
connections between the neighborhood and Capitol Hill, 
alternative housing types to attract homebuyers, and enhancing 
multimodal streets such as Clinton Avenue. 

Synthesis Plan
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Technical Meetings
While in the open design studio, a series of technical meetings 
were held with community members, political leaders and 
institutional decision makers. Technical meetings included 
sessions with Mayor Kathy Sheehan, police and fire officials, 
business owners, neighborhood associations, housing authority, 
grants, transportation and parking, traffic engineering, 
stormwater management, and parks and recreation 
department. 

The meetings were used to answer design questions, discuss 
the draft plan, and to further gather input in regards to details 
associated with the redevelopment of Sheridan Hollow. The 
technical meetings helped to shape the concepts within 
the plan and to ensure that the ideas being processed were 
balanced by the awareness of many viewpoints. Possible steps 
toward implementation and funding options were identified 
and discussed.  

3.7

06.08.18



Work-In-Progress Presentation
The charrette ended with an evening “Work-in-Progress” 
presentation on Thursday August 10. Many of the citizens, 
officials, community organizers, and City staff that participated 
throughout the week were in attendance to see the draft plan 
developed during the charrette. Christopher Spencer, Director 
of Planning, welcomed the attendees and thanked everyone for 
their participation. 

Following Chris Spencer’s comments, Jason King presented a 
summary of the week’s events, followed by the five big ideas 
developed for Sheridan Hollows future. The big idea concepts 
were presented using drawings, sketches and computer 
visualizations illustrating the hypothetical build-out of the area. 
Renderings showed “before and after” illustrations of different 
redevelopment scenarios. Illustrations of transportation and 
streetscape improvements demonstrated how a balance can 
be reached to support multi-modal transportation options – 
walking, driving, cycling, and using transit. Implementation 
strategies were outlined including items for policy changes, 
marketing concepts, and working with other neighborhoods 
and agencies to meet common goals. 

At the end of the presentation, keypad polling was used to 
determine if the draft ideas presented were on the right track. 
85% felt that the plan was on the right track or probably on 
the right track and 15% felt they that could not tell yet. No 
participants felt the plan was not on the right track. 

Do	you	think	the	draft	ideas	presented	
tonight are on the right track?  

0% NO

15%
Can’t Tell Yet  

74% YES  

11%
Probably Yes  
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The Plan 4





Extended Alleys

Enhanced Stairways

Hillside as a Park

Road Street Development

Opened Stairways

Clinton Avenue Bike Lane 
Improvements

Enhanced Public Space

Improved Park Space

Townsend Park 
Improvements

Commercial Opportunity 
Sites

An Ideal Block with a Mix 
of Housing Types

The illustrative plan synthesizes the community’s ideas and 
depicts idealized conditions for the community including new 
paths up to Capitol Hill, street improvements, a new mix of 
housing, alleys, and open spaces for Sheridan Hollow. This map 
is for illustrative purposes and is not a regulating document. 

Understanding that complete change will not happen overnight, 
the plan is designed to be implementable one piece at a time, 
as opportunities arise. Although some plan details may change 
over time to meet physical, regulatory, or market constraints, the 
main concepts contained in the illustrative plan and this report 
are designed to be resilient.

Many of the Key Recommendations are illustrated in more detail 
throughout this chapter. 

Illustrative Plan
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Sheridan Hollow has numerous foundational reasons to become 
economically vibrant. It is located between several centers of 
light that can help to activate the neighborhood and become an 
attractive draw for new residents.  

Existing Centers of Light
Primary Centers
The Capitol Building brings hundreds of employees into the area 
everyday. Many of these employees park within the Sheridan 
Hollow neighborhood and walk the rest of the way to work. 

Washington Park is a world-class park that draws people 
for recreational purposes. Its relative close proximity to the 
neighborhood is a great draw. 

Secondary Center
The Palace Theatre is located within Sheridan Hollow, but at the 
very edge on Pearl Street. Events often bring people to this edge 
of the neighborhood and several restaurants are popular in this 
area. 

There is a large transit hub and numerous restaurants that 
surround Townsend Park. 

The Police Station on Henry Johnson Boulevard is outside of 
Sheridan Hollow, but helps to provide a sense of safety to the 
area. 

Existing Bike Share Locations
The City bike share program, CDPHP Cycle, has several stations 
in and around the neighborhood. These locations present a draw 
and can bring users to these locations regularly as part of their 
daily commutes.  Bike Share stations are located at: 

• Palace Theatre (Clinton Avenue & North Pearl Street),

• Clinton Avenue and Lark Street,

• Lark Street and Spring Street,

• Townsend Park,

• State Street and South Swan Street (heading southeast), and

• State Street and Lodge Street (heading northwest).
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New & Planned Centers of Light
Primary Center
A mixed-use building recently opened at the center of the 
neighborhood at the intersection of Dove Street and Sheridan 
Avenue. This building, along with the park across the street 
should be the epicenter of the neighborhood. A use such as 
a restaurant or a corner market will provide a place for the 
community to come together. The building was constructed as 
part of a larger project that has also brought new housing into 
the community as well. 

Secondary Centers
Outside the neighborhood, the University at Albany is expanding 
its downtown campus with the College of Engineering and 
Sciences. Although this will not bring new people within the 
neighborhood, its proximity could make the neighborhood an 
attractive location for students or faculty to live. 

There is an existing hotel in the neighborhood, but two 
additional hotels are planned on the other side of Pearl Street. 
These will bring visitors that will be passing by the edge of the 
neighborhood. 

Potential Additional Bike Share Locations
As CDPHP Cycle gains in popularity, new stations could be added 
based on community preference and ridership. A future phase 
could add additional bike share stations within the Sheridan 
Hollow community. One early map suggested the addition of 
stations at the following locations:  

• Lexington Avenue and Clinton Avenue,

• Henry Johnson Boulevard and Clinton Avenue,

• Swan Street and Clinton Avenue,

• Dove Street and Sheridan Avenue,

• Swan Street and Livingston Avenue, and 

• Hudson Avenue and Dove Street.

New & Planned Primary Centers
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Sheridan Hollow is located within a ravine where a historic creek, 
piped many years ago, used to run. The prevalent building type 
in the neighborhood of attached buildings set close to the street 
is great for walkability, but can leave little room for stormwater 
management or filtration by standard means. This area is known 
to experience stormwater flooding. 

Recent street improvements in Sheridan Hollow along Dove 
Street, Swan Street, and Sheridan Avenue filled what should 
be a swale, or planting strip, and street trees with asphalt. 
This causes water to flow into the sewers uncleaned and pool 
in areas that do not drain well. These strips of asphalt should 
be removed and one of the City’s more creative stormwater 
management solutions applied. 

Flooding Solutions in Albany
The City of Albany has been working diligently at creative and 
green solutions in stormwater management in various places 
throughout the City. Solutions can be as simple as a planted 
bio-swales like at Mariette Place and North Swan Street or 
as complex as the porous concrete infrastructure at Hansen/
Ryckman Park. The most universal treatment that should be 
used throughout the City is the porous concrete and pervious 
pavement along Quail Street. This solution works in a similar 
manner to areas throughout the City that use bricks along the 
planting strips that allows water to permeate to the earth below 
while not allowing the untreated water to flow into the sewers. 

North Swan Street Green Infrastructure Project

Bio-Swales at Mariette Place Porous Concrete on Quail Street

Porous Concrete at Hansen/Ryckman Park

Sheridan Avenue Planting Strip

Dove Street Planting Strip

Stormwater Alternatives
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Tree Well
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ReZone Albany Stormwater Options
Sheridan Hollow lies within the Combined Sewer Overlay (CS-O) 
within the ReZone Albany Unified Development Ordinance. Small 
lots (less than 1/4 acre) have methods to help mitigate the first 
inch of rainfall to reduce stormwater flows into the combined 
sewer system. These include: 

• Tree Well;

• Drainage Swale; 

• Rain Garden; 

• Underground Cistern; and 

• Green or Blue Roof. 

A green roof is covered with vegetation that helps absorb 
rainwater.  A blue roof is designed to store rainwater. The City 
may also approve alternative solutions to those listed above if it 
is determined that they achieve the same or greater affect. 

While considering the future of Sheridan Hollow, it was 
determined that although the zero lot line rowhouse has been 
the typical building type within the neighborhood, a greater mix 
of housing and building options would benefit the community. 
This means that some vacant lots can remain unbuilt, and could 
be utilized by adjacent lots to create yards, or to create more 
useful open space. Whatever the vacant lots are used for, there 
will be less impervious surfaces throughout the neighborhood. 
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Existing Streets
Existing Alleys
Proposed Alley Connections
Existing Pedestrian Paths
Proposed Pedestrian Connections

Existing Network
Street Network
Like much of Albany, the street network throughout Sheridan 
Hollow has long skinny blocks. Clinton Avenue, Orange 
Street, Sheridan Avenue and Elk Street span the length of the 
neighborhood east to west, however, connections to the north 
and south are more limited. There are a few offset connections 
to Arbor Hill to the north along Clinton Avenue. In addition, 
many of the east-west streets are one way, limiting ease of 
access around the neighborhood. 

Alleys
There are a few alleys in the neighborhood including Ludlow 
Alley and Road Street. These allow vehicular access to the rear 
of lots, thereby freeing up the on-street parking spaces. 

Pedestrian Network
The pedestrian network utilizes these streets and alleys, but also 
includes connections up the stairways that lead to Capitol Hill 
and through parks in the area.  

Connectivity Network Map

Connectivity Network
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Neighborhood Parking Barriers  
Sheridan Hollow is used as a parking lot for City and 
State workers on Capital Hill. This can cause issues for 
local residents trying to find on-street parking. In some 
communities, a solution is to restrict residential parking for 
nights and weekends while still allowing everyone to park 
during standard business hours.

However, this is not an option for Sheridan Hollow. Albany 
is the State Capital, and the State wants to protect parking 
for its employees. Therefore, the City of Albany is only 
permitted to restrict parking in a small number of parking 
spaces. It would take an act of the State Congress for any 
restriction on parking to be permitted in Sheridan Hollow. 

The State limits permit-only parking in the City to 2,750 
spaces, ¾ mile from Empire State Plaza. There are 6,000 
spaces within ¾ a mile. State worker unions advocate 
strongly for state worker parking around Empire State Plaza. 

Proposed Network
Alleys
Where possible, alleys should be expanded. The alleys are a 
place to locate trash, recycling, and parking. When alleys are 
present they provide a place for these back-of-house functions 
and leave the streets free and clear for pedestrians and visitor 
parking. There are some existing easements but it can be 
difficult to utilize these easements for common good if they 
have appeared as private land for generations. Where common 
driveways or easements exist, these areas should be made into 
common alleys. 

Some key areas for potential alley connections exist along most 
of the blocks between Clinton Avenue and 1st Street, extending 
Road Street, as well as a few other locations as shown on the 
Connectivity Network map.  

Pedestrian Connections
There is great potential in the addition of pedestrian connections 
up to Capitol Hill. The stairs at Henry Johnson Boulevard and 
Eagle Street could be cleared and reopened. The pedestrian 
connection through the parking garage that utilizes the elevator 
could be better marked, lit, and made to feel more inviting 
and accessible to individuals. This can provide accessible 
access. A ramp with multiple paths can link Sheridan Hollow to 
Capitol Hill which can provide not only additional access to the 
neighborhood but can make the natural sloping area into a park 
amenity for the neighborhood.  

Clinton Avenue

Orange Street
Ludlow Alley

Swan
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et

Haw
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Ten Broeck Street

1 st Street

Existing Alleys
Proposed Alley Connections

Proposed Alley Connections Map
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Swan Street Stairs - Existing Conditions

Swan Street Stairs 
The existing stairs at Swan Street are one of the direct connections 
between Capitol Hill and the Sheridan Hollow neighborhood. 
These stairs, however, are also one of the steepest connections to 
the Hollow, meaning that there use can be daunting to users. At 
its simplest, this connection up the stairs provide a path between 
parking and work. The stairs can be a benefit as a means to 
exercise but can also feel unsafe at times. The long stretch of stairs 
can be exhausting to walk all at once and during winter could 
become dangerous with icy conditions. 

The proposed improvements include additional pedestrian-scale 
lighting, new shade trees, and an expanded staircase worthy 
of its importance in the pedestrian network. Optional shade 
structures could also add protection from the elements, and 
potentially provide a place for solar panels.

The stairs can be more attractive and user friendly. They can be 
widened with slopes flanking each side. These slopes can be used 
to get a bike up or down the hill to help widen the commuting 
range and take advantage of the new bike share program. 

Terraced areas can have benches providing areas for people to 
rest as they traverse the steep slope. The stairs should be lit with 
pedestrian scaled lamps and beautified with new planters hanging 
from the lampposts. In an ideal situation there would also be 
shelters with solar panels to provide power for the lights. Perhaps 
they can even be used to provide heat to the stairs and pavement 
to reduce ice, allowing them to remain open in the winter months. Swan Street Stairs - Proposed stair improvements with lighting

Swan Street Stairs - Proposed stair improvements with shade trees, covered shelters, and benches

Swan Street Stairs & Park
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Swan Street Park
The slope between Capitol Hill and Sheridan Hollow is a state 
owned park, but one of the City’s greatest underused assets. A 
more gradual walk up the hill with a crisscrossing sloped path 
could make the hill more inviting as more than just a means of 
commuting, but also a place to relax. People working up on the 
Hill or in the Hollow could eat lunch on a nice day. It would be an 
experience of joy and delight to meander through a forest and 
garden in the center of the City. Ideally, it would also be ADA 
compliant so as to provide an alternative to the elevator in the 
parking garage. 

The pathway can be made even more interesting with a series 
of historic placards detailing the history of the Hollow and 
Albany. The pathway can also feature art in public places. An 
amphitheater for performances and events could also be built 
into the slope and provide a destination. 

The City would have to work collaboratively with the state in 
order to make this vision a reality. 

Rendering of  the Proposed Swan Street Park - showing pleasant pathways through the trees

Existing Conditions
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Who Will Pay For These Improvements?
Parks in themselves can be beneficial to a city, but this new 
park can do even more. If stairs are more than just stairs, then 
partnerships for financing and implementation may be possible. 
The stairs and the pathway will create a new park in the City. The 
park can be designated in a way to better assist in stormwater 
management and treatment. Historical markers and displays and 
incorporating art can make this park a destination.  The park 
includes ADA accessible facilities, providing an alternative to the 
garage elevator in good weather.

Stairs as a Destination
Albany knows well that stairs 
can be a destination with 
the three sets of Senate and 
Assembly Staircases in the 
Capitol Building. Whether it is 
movement through space or a 
work of art, stairs can attract 
people. Stairs can even be 
places for pilgrimages. 

If the proposed stair and park 
improvements are to be a 
destination, then multiple 
partners from the City, 
State, and community could 
be found to help with the 
transformation. 

Senate and Assembly staircase, Albany, NY

Queen’s Staircase, Nassau

16th Avenue Stairs, San Francisco

Spanish Steps, Rome

Escadaria Selarón, Rio de Janeiro

Monkey Temple, Kathmandu Pittsburgh StepsValparaiso, Chile
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Swan Street Stairs - Existing Conditions

Swan Street Stairs - Proposed stair improvements, trail system, and development at the base of the stairs

Road Street Development
Road Street is one of the oldest roads in the City which predates 
the Revolutionary War. It used to run 2/3 of a mile from Pearl 
Street to Lark Street and was travelled by soldiers of all kinds 
throughout history as they travelled into the City from the 
riverfront.  

Today, remnants of Road Street run less than two blocks from 
an offshoot on Sheridan Avenue to Dove Street. The road is 
easily lost within a sea of pavement resulting in an inefficient 
parking lot and then becomes a barely accessible alleyway. New 
development flanking Road Street at the base of the Swan Street 
stairs can reemphasize this historic path. Development should 
take the form of new industrial, office, and residential spaces. 

This development could fill a vacant parcel at the heart of 
Sheridan Hollow. It could bring attractive homes and jobs to 
the neighborhood that has easy access to Capital Hill. The new 
park and improved stairway up the slope would be an attractive 
amenity for this new development. New development in this 
area could also help pay for the implementation of the Swan 
Street stairs and park.

Spanish Steps, Rome

Escadaria Selarón, Rio de Janeiro

Pittsburgh Steps
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Henry Johnson Boulevard Underpass - Existing Conditions

Henry Johnson Boulevard Underpass - Existing Blank Columns

Henry Johnson Boulevard Underpass - Potential Short-Term Mural

Many members of the Sheridan Hollow community expressed 
their concerns about the area surrounding the Henry Johnson 
Boulevard underpass. Today, this underpass is dark, feels 
unsafe, is filled with litter, and is underutilized. Many of the 
lots surrounding it are empty or they have vacant or poorly 
maintained buildings. The public staircase that opens onto this 
underpass, connecting Central Avenue to Sherman Street, is now 
overgrown and unusable. 

When highways cut through once vibrant neighborhoods they 
rupture the existing fabric of the area. Beneath them dark and 
undesirable spaces often lead to undesirable activities that 
decrease the value of properties adjacent to them. The Henry 
Johnson Boulevard underpass is no exception. There is a great 
opportunity to use public art and creative placemaking to 
transform this forgotten piece of land into a place where people 
can gather and provide a unique connection from the Hollow to 
Downtown Albany.

Proposed Conditions
The future vision of the Henry Johnson Boulevard underpass is 
a vibrant, playful, and flexible public space that not only serves 
as a gateway into the neighborhood with the re-opening of the 
stairs, but also a one-of-a-kind public art gallery and community 
gathering space.

Henry Johnson Boulevard Underpass
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Reopen Stairs
Cleaning up and re-opening the stairs is the first step to reaching 
this new vision. Next murals can be painted by local artists 
on the highway columns and beams. High-impact and visible 
crosswalks can be added for pedestrian safety. Creative lighting 
can also be commissioned as both art and signage, all while 
helping to illuminate the underpass and provide a stronger sense 
of safety. 

Flexible Programming
The next step is programming the underpass. A plaza can be 
created to host farmers markets and movie screenings with 
upgraded pavers, seating, and bollards for safety. In another 
section, a basketball court can be drawn with neon paint in 
between the existing columns. The vacant lot next to the 
underpass can be converted into a community garden and the 
surrounding buildings can be revitalized to feature pop-up food 
counters and local shops in the short-term.

These improvements can be done all at once or one piece at a 
time. Each individual project can improve the area. Coordinated 
events will work best to bring people to the area. 

Henry Johnson Boulevard Underpass - Proposed Improvements

Henry Johnson Boulevard Underpass - Proposed Farmers Market

Henry Johnson Boulevard Underpass - Proposed Community Movie Nights
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Public Art
Today, public art is experiencing a renaissance in urban areas 
across the world. More and more cities are trading in traditional 
monumental art for more tactical and transient art. Several 
trends are converging, including the maker movement, creative 
placemaking, rapid prototyping, social media, and tactical 
urbanism, to allow for this rapid democratization and spread of 
art. Moreover, public art is fast becoming a cheap and effective 
catalyst in the revitalization of urban areas.

Creative Placemaking for Health & Safety
We often think of art as either paintings or sculptures, but 
when we talk about “creative placemaking”, spaces themselves 
can become art. Designing healthy neighborhoods includes 
using art to activate dead spaces and encourage healthy 
behavior. Putting unique recreational facilities in unexpected 
places, like underpasses, alleys, or parking deck rooftops while 
also incorporating creative lighting, murals, and urban design 
elements results in places that people actually want to use. 

The stairways can be more entertaining and inviting by using 
messaging that encourage people to walk. This could be in the 
form of art, amenities, or markers that tell how far you have 
gone or how many calories you are burning. 

One important element in addressing urban blight is safety. 
Often times spaces that are vacant and decaying do not feel 
safe. Creative placemaking and public art help create places that 
attract people to them, increasing community policing. Creative 
lighting can transform a dark and gloomy public space into a 
vibrant one.

Public Art & Community Engagement
Gone are the days of single-use public spaces and permanent 
monuments. Planners and designers are now embracing public 
spaces that are inherently flexible and art installations that are 
ever evolving. This approach creates parks, open spaces, and 
streets that are constantly changing to address community 
needs and reflect cultural preferences. Instead of concentrating 
art in a single “Arts District”, thinking about public art as a 
diffuse network of creative spaces will ensure that everyone gets 
to experience its positive benefits.

Sheridan Hollow is a neighborhood that understands the value 
of local art. The mosaic at 255 Orange Street, designed by local 
artist Jillian Hirsch and completed with the help of 3,000 local 
students, is a great example of getting the community involved 
in art. In addition to citizen-authored public art, the creation 
of more unique spaces where people can gather for movie 
nights, music performances, pick-up basketball games, a round 
of dominos, and local markets will also help to foster a greater 
sense of community and neighborhood identity.

A skate park at Toronto’s Underpass Park

Lit-up basketball courts at Toronto’s Underpass Park

A painted public staircase

Lit-up public stairs in Pittsburgh
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Art in The Hollow
Taking a walk around Sheridan Hollow quickly reveals that this 
is a community that values art. There are empty lots that have 
been converted into picturesque community gardens, artistic 
signage for local businesses, mosaic walls, and painted murals.

The unique “Dead Squirrel” mural by Belgian street artist ROA 
is both appreciated and disliked by some of the locals. The 
mosaic mural at 255 Orange Street is a wonderful and widely 
loved example of public art done by the community and for 
the community. At 241 Sheridan Avenue a series of blank 
walls facing empty lots have received murals thanks to Erik T. 
Burke, the street artist known as OverUnder.

Community Mosaic Mural at 255 Orange Street

Dead Squirrel Mural by ROA along Dove Street and Sheridan Avenue

Community Garden and Mosaic at 255 Orange Street

Mural by OverUnder at 241 Sheridan Avenue

Unique signage for AbsolutePromo Store at 56 Sheridan Avenue

Metal Wall Art in the NeighborhoodMural by OverUnder and Don Shore at 241 Sheridan Avenue
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The existing City of Albany bike plan has major bikeways on 
Clinton Avenue running east-west, and Lark Street and Pearl 
Street running north-south. Just outside of Sheridan Hollow 
additional major bikeways run along Washington Street, Central 
Avenue and Ten Broeck Street with a neighborhood bikeway 
along Livingston Avenue.  Although these streets are marked 
on the bikeway plan, only Clinton Avenue and Lark Street have 
marked bike facilities. Clinton Avenue has a dedicated bike lane 
and Lark Street is marked with sharrow markings. 

Proposed Network
The plan proposes new bikeways through the neighborhood 
down Sheridan Avenue. Also, new facilities should be planned 
on Swan and Hawk streets that include sloped facilities up the 
stairways. Improvements should be made to Clinton Avenue to 
create an improved bike facility. 

Major Bikeway
Neighborhood Bikeway
New Bikeways

Bike Network Map

Bike Network
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Clinton Avenue  
Existing Conditions
Clinton Avenue is an 
important connector street 
that runs along the northern 
edge of the Sheridan Hollow 
neighborhood. This corridor 
connects the northern edge 
of downtown and the Palace 
Theater to Swineburne 
Park and Manning Square. 
Although Clinton Avenue is 
a wide street, it only carries 
approximately 6,000 vehicles 
per day, which is well within 
the recommended thresholds 
for a two lane roadway.

The oversized roadway 
was recently restriped to 
include bike lanes in both 
directions. This is a welcome 
improvement that clarifies 
the width of the travel lanes 
and adds a dedicated space 
for cyclists. The dimensions 
used, however, provide the 
minimum space allowable for 
a bike facility and maintains 
extra room for travel and 
parking lanes. This has the 
unfortunate side effect of 
creating a space that is 
uncomfortable for all but the 
most experienced cyclists. 
The extra room given to the 
travel lanes also encourages 
speeding along this primarily 
residential corridor, creating 
potentially dangerous 
conflicts with bikes and 
pedestrians.

A minimal intervention would 
increase the size of the bike 
lanes from 4 feet to 6 feet, 
and add painted buffers on 
either side to create more of 
a separation from the travel 
and parking lanes. This can be 
achieved by right sizing the 
travel lanes from 12 feet to 
10 feet, and the parking lanes 
from 11 feet to 8 feet.

Rendering and Photograph: Existing Conditions

Existing Conditions
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Parking-Separated Bike Lanes
Parking-separated bike lanes 
are being used nationwide as 
a way of creating a safer and 
more comfortable space for 
bicyclists, and encouraging 
more people to use bikes for 
transportation. Modeled after 
Dutch and Danish designs, 
these types of bikeways 
use parked cars to create 
a physical separation from 
traffic. 

To install separated bike lanes 
on Clinton Avenue, the travel 
lanes are narrowed from 
12 feet to 10 feet, and the 
on-street parking is resized 
to 8 feet. By pushing the 
on-street parking toward the 
middle of the road, enough 
space is provided to create 
a 6 foot bike lane along the 
existing curb line, in addition 
to a 3 foot painted buffer that 
separates the bike lanes from 
parked vehicles. This buffer 
provides room for car doors 
to open without interfering 
with the bike lanes.

A more permanent 
installation can include 
new planting areas with 
shade trees in between the 
on-street parking spaces, and 
new curbs at the intersections 
to provide additional space 
for pedestrians waiting to 
cross the street. The new 
planting areas increase the 
amount of permeable surface 
that can be used for storm 
water filtration, thus reducing 
the need for more expensive 
storm water infrastructure.

Parking-Separated Bike Lanes

Parking-Separated Bike Lanes with New Planting Areas 
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Parking-Separated Two-Way 
Cycle Track 
Similar to the parking-
separated bike lanes, the two-
way cycle track is separated 
from moving traffic by a 
line of on-street parking. In 
this option, however, both 
directions of bike travel are 
together on one side of the 
roadway. By consolidating 
both bike lanes to one side 
of the road, a wider cycle 
track and buffer can be 
created with planters or other 
physical barriers added in 
addition to the painted buffer.

To install a two-way cycle 
track on Clinton Avenue, the 
travel lanes are once again 
narrowed from 12 feet to 
10 feet, and the on-street 
parking is resized to 8 feet. By 
shifting the roadway to one 
side, enough room is provided 
to create a 14 foot cycle 
track along the other side, in 
addition to a 4 foot painted 
buffer that separates the bike 
lanes from parked vehicles. 
This buffer provides room for 
car doors to open without 
interfering with the bike 
lanes. To minimize conflicts 
with bikes traveling in the 
opposite direction of traffic, 
it may be necessary to install 
dedicated traffic signals for 
the cycle track.

In a more permanent 
installation the painted buffer 
can be replaced with new 
curbs with planting areas for 
shade trees. The new planting 
areas increase the amount 
of permeable surface that 
can be used for storm water 
infiltration, thus reducing 
the need for more expensive 
storm water infrastructure.

Parking-Separated Two-Way Cycle Track

Parking-Separated Two-Way Cycle Track with Planted Tree Buffer
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Center-Running Cycle Track 
A center running cycle track 
is a variation on the two-way 
cycle track that moves the 
bikes to the center of the 
street, instead of to one side. 
In this scenario, there are 
fewer conflicts with moving 
against traffic, but special 
attention needs to be given to 
intersections where there are 
heavy volumes of left turning 
traffic. 

To install a center running 
cycle track on Clinton Avenue, 
the travel lanes are again 
narrowed from 12 feet to 
10 feet, and the on-street 
parking is resized to 8 feet. A 
10-foot cycle track is placed 
in the middle of the street 
with 4 foot buffers on either 
side. These buffers provide 
separation from adjacent 
traffic.

A more permanent 
installation can replace the 
cycle track and buffer with a 
raised median with a path in 
the center. Paired trees on 
either side of the pathway 
provide shade for bikes on the 
pathway. The new planting 
areas increase the amount 
of permeable surface that 
can be used for storm water 
filtration.

Center-Running Cycle Track 

Center-Running Cycle Track with Raised Median and Planted Tree Buffers 
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There are a few neighborhood parks in the neighborhood and 
even more around the edges, including Washington Park and 
Lafayette Park. There is a mix of community gardens, basketball 
courts, neighborhood parks, and memorials throughout the 
neighborhood. 

Park Improvements
Sheridan Park has a splash pad and will be extended to include 
the Veterans Memorial which is being moved from across 
the street where a mixed-use building now sits. Orange Park, 
Sheridan Park and Van Rensselaer Park (in Arbor Hill) have 
planned improvements to the playground equipment.  

Swan Street Park on the Hill can make a great improvement to the 
neighborhood. Townsend Park can also be enlarged and improved. 
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Existing Conditions - Townsend Park 

Townsend Park
Townsend Park is situated at the intersection of three important 
City thoroughfares: Washington Avenue, Central Avenue and 
Henry Johnson Boulevard. This results in a space with a high 
degree of visibility and activity.  

Today, however, the central triangular park space is a rather 
small island separated by thoroughfares from surrounding 
residents and businesses.  An opportunity exists to improve this 
space and make it an even stronger destination in the City.  

If the segment of Washington Avenue on the west side of the 
park were converted to pedestrian space, it would then be 
possible to directly connect the central triangular park with the 
sidewalk on that side.  Then, the park could be used for outdoor 
dining and other active uses.  

This change would also serve to simplify the street pattern 
around the park and make it easier to navigate by car. 

Townsend Park can be reconfigured to simplify the traffic pattern and connect the park space more directly to adjacent businesses and residences.

Central Ave
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Replacing Roads with Plazas
The transformation envisioned for Townsend Park is 
representative of a growing movement that seeks to rebalance 
the use of public space to serve a fuller array of uses.

While the previous several generations have seen a virtually 
exclusive prioritization of vehicular movement, today emphasis 
is shifting toward utilizing public space to create great places for 
people to enjoy. Emphasis is placed on broadening the range 
of transportation modes to include ample accommodation of 
pedestrians and cyclists.

In many cases, a portion of the right-of-way that was previously 
dedicated to automotive movement has been repurposed to 
create new parks or plazas, often filled with places to sit, linger 
and enjoy time spent outdoors.

Interestingly, some of the best examples of these pedestrian 
and cyclist-oriented street space transformations can be seen 
in places like Manhattan - densely populated locales with very 
high demands for movement of people and goods (see examples 
below). 

These implemented examples have demonstrated the substantial 
benefits that a transformation such as the one envisioned for 
Townsend Park could provide to the people of Albany.

Broadway at Union Square north, NYC; previous conditions Broadway at Union Square north, NYC; road diet & new pedestrian plaza

Broadway at Herald Square, NYC; previous conditions Broadway at Herald Square, NYC; road closure & new pedestrian plaza

BEFORE AFTER
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There are numerous opportunities within the neighborhood 
for improvements. The map of opportunity sites compiles 
sites that are owned by the Land Trust, the City of Albany and 
various non-profit organizations - or are vacant buildings. These 
sites mark areas where parcels can be amassed to make a 
marked improvement or bright spot and create real change in 
the neighborhood. Existing buildings can be repaired or torn 
down depending on their condition. Key intersections can be 
brought back to life with new commercial uses that cater to the 
neighborhood. New housing, perhaps of a less dense nature 
and without shared walls will provide a new type of housing in 
the neighborhood that does not leave owners reliant on their 
neighbors. 

New Commercial Development
Sheridan Avenue & Henry Johnson Boulevard
The intersection of Sheridan Avenue and Henry Johnson 
Boulevard presents an opportunity to develop a walkable center 
for the surrounding neighborhood. 

Henry Johnson Boulevard provides substantial visibility as 
a major artery in the City.  It connects from I-90 all the way 
to Washington Avenue, which leads directly to the heart of 
Downtown.  The cross street, Sheridan Avenue, is a quieter 
local street traversing the mostly residential surrounding 
neighborhood.  

Opportunity Sites Map

Opportunity Sites
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At the intersection of these two thoroughfares is a well-located 
vacant parcel abutted by several vacant structures in need of 
refurbishment.

With the addition of several well-coordinated elements, this 
intersection could be transformed into a small signature mixed-
use public space. This would be a valuable amenity for the many 
surrounding properties within walking and biking distance.

The intersection is also complicated and confusing to users, 
as it provides access to both the Henry Johnson overpass as 
well as the streets below. This intersection can be more clearly 
marked and pedestrian refuges added on the south side of the 
intersection to make it easier to cross. 

Proposed: A lively but intimate plaza shaded by trees and fronted by small mixed-use infill buildings

Existing: The view down Henry Johnson Boulevard at Sheridan Avenue  This 
location is well-suited for transformation into a small, walkable neighborhood 
center.

Existing: The intersection of Sheridan Avenue and Henry Johnson Boulevard

Sheridan Ave

Sheridan Ave

Henry Johnson Blvd

Henry Johnson Blvd

Proposed: The intersection is transformed into a walkable center for the 
surrounding neighborhood
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This Plan proposes a variety of housing types for infill in the 
neighborhood. Property values in and around Sheridan Hollow 
are relatively low in comparison to other areas of the City. 
Given the low values, those in the area who wish to renovate 
properties or build new will have difficulty achieving financing 
because the comparable properties are lower in value than the 
cost of renovation. This is a self-reinforcing situation in which 
poor properties are unable to be renovated and continue to 
exert downward pressure on pricing and valuation, thus reducing 
the value of good properties over time. 

There is a need for housing attractive to first-time buyers, young 
families, single young people, families at mid-life, households 
whose children have become independent, and for seniors who 
want to downsize or need assistance. Given the above, the 
existing life cycle of housing is not serving the community. New 
opportunities need to be created that will attract new residents. 

The availability of land to accomplish this is not in question. 
To address this issue, a variety of housing types to address 
affordability and housing preference are proposed. Renovation 
of existing units should be a first priority, if they can be salvaged. 
The housing types should include mixed-use housing, small lot 
infill housing, and courtyard housing in addition to the standard 
rowhouse building type found throughout the neighborhood.

Mixed-Use Housing
Mixed-use housing would include apartments and eventually 
loft-type units of up to three stories. Three story construction 
allows a lower construction cost while retaining the 
neighborhood scale.  Placing residential units above retail or 
restaurants provides multiple sources of income for a building 
owner, thus helping to cover the costs of construction. 

Infill Housing
One potential solution for housing in the neighborhood is infill 
housing on opportunity sites. Currently such projects may 
require alternate financing to overcome the issue of valuation, 
but the non-profit organizations already working in the 
neighborhood can assist with that concern. Once several new 
projects are completed, then better comparables will exist within 
the neighborhood. 

Infill housing does several things: it reinforces the value of 
existing assets, and it reinforces the sense of community. New 
infill will raise valuations and over time allow financing for 
renovation and additional new units. Filling in the gaps in the 
neighborhood brings more safety by having more eyes on the 
street and more people who are likely to be engaged with the 
appearance, quality and safety of the neighborhood.

Create a Lifecycle of Housing at a Range of Income Levels
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Source: www.mariannecusato.com

Courtyard Housing
Another way to assist the neighborhood is with courtyard 
housing: affordable, well-designed units on large lots or 
compiled lots that offer a diversity of models collected together 
around a common garden area. A courtyard housing model 
consists of a diversity of smaller single-family house models 
collected together and placed together.  The design and 
placement of the homes fits in with the neighborhood, and is 
of a density that approaches apartment or rowhouse densities. 
This is a solution that can bridge the gap between ownership 
and rental pricing and allow low-income residents an ownership 
opportunity. The units are small, but are separated from their 
neighbor reducing the reliance of neighbors up-keeping their 
units. It also provides units with more common space to allow 
stormwater filtration. 

Small Model Homes
For both small infill homes and courtyard housing options, costs 
can potentially be reduced by looking at models which exist for 
small lot housing. A number of architects have collaborated on 
the production of housing that would be affordable and that 
would offer a diversity of size and cost to assist with immediate 
housing needs. 

Homes can range from a one bedroom home at 308 square 
feet to a five bedroom home at 1,807 square feet. Although 
constructions costs and materials vary, the homes were designed 
to meet a relatively low cost point. 

There are a number of advantages of this kind of project:

• Re-uses undervalued properties;

• Preserves neighborhood values;

• Improves neighborhood property values and meets 
community needs;

• The designs correspond to housing types that are familiar 
and fit the neighborhood;

• Bite size projects are easier to fund than large 
developments;

• Adds another type of housing to the neighborhood; 

• Density replaces apartments and rowhouses; and

• Maintenance reserve included in payment.

One major advantage is the unit cost for a prototype project. For 
a non-profit, assisted project costs can be held to a minimum. 
For such a project, land cost is very low, there is no cost for 
developer profit that would be necessary for market-rate 
financing, and if administered by the non-profit, no brokerage 
costs and minimal closing costs. The pricing of such a project at 
a level that matches local incomes means that it would serve 
community need without forcing gentrification. 

KC 308: 308 SF Unit
1 bedroom / 1 Bath 
Building Footprint: 14’ X 30’
Estimated construction cost*: 
$38,000 - $46,000

KC 544: 544 SF Unit
2 bedroom / 1 Bath 
Building Footprint: 16’ X 42’
Estimated construction cost*: 
$65,280 - $76,000

KC 936: 936 SF Unit
2 bedroom / 1 Bath 
Building Footprint: 26’ X 46’
Estimated construction cost*: 
$110,000 - $126,000

KC 1200: 1200 SF Unit
3 bedroom / 2 Bath 
Building Footprint: 26’ X 41’
Estimated construction cost*: 
$138,000 - $162,000

Plan NEH 1.0: 1771 SF Unit
4 bedroom / 3.5 Bath 
Building Footprint: 26’ X 52’
Estimated construction cost*: 
$200,000 - $230,000

KC 1807: 1807 SF Unit
5 bedroom / 3 Bath 
Building Footprint: 26’ X 55.5’
Estimated construction cost*: 
$198,000 - $225,875
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A Mix of Housing Types
A mix of residential unit types creates neighborhoods which 
allow a diversity of ages and incomes, and permit residents to 
trade up or downsize their homes without having to move away.  
Multi-generational neighborhoods and life-cycle neighborhoods 
create strong social networks, avoid concentrations of poverty or 
wealth, and lead to safer communities. There is a wide array of 
unit and building types that are appropriate for Sheridan Hollow 
in addition to the three story rowhouse. 

Cottage  Duplex  

Apartment Building  House & Accessory Dwelling Unit
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Rowhouse Building  

Mixed-Use Building    

Live-Work Corner Store

Mixed-Use Corner Building

Park-Under Building  

Civic Building with Attached 
Residence
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There are several blocks within Sheridan Hollow that have 
many vacant parcels. These present a great opportunity for 
new development. One example is the block to the north of 
Orange Street between Swan Street and Hawk Street. Today, the 
Southern half of this block is entirely vacant. The Northern half 
along Clinton Avenue has some historic rowhouses and a few 
empty lots that can be used for infill housing.

The ‘Ideal Block’ exercise is a chance to visualize a future block in 
Sheridan Hollow that features improved open spaces, public art, 
connectivity, a variety of different housing options at different 
price points, and neighborhood commercial and retail space. 
The drawings on this page and the following page are not final 
plans, but rather a menu of options for how to revitalize the 
abandoned areas of the neighborhood.

Blocks that feature this amount of vacant property offer a 
unique chance for larger developments and better open spaces. 
There are already some examples in Sheridan Hollow of empty 
lots that have become community parks and gardens. These 
not only build a sense of community, but they also help with 
stormwater management. Instead of having these spaces facing 
the sides and backs of buildings, encourage development that 
faces onto the open space, such as with park front rowhouses.  
This will improve visibility and safety in the park and increase the 
value of adjacent properties.

Other housing types featured in the ideal block are detached 
and attached rowhouses, duplexes, courtyard cottages, mixed-
use and live-work buildings, and additional infill housing. Other 
important elements include parking and trash collection in the 
center of the block, a pedestrian crossing through the courtyard 
cottages and murals along blank walls. Notice also that the 
mixed-use building on the corner of Hawk and Orange streets 
relates more closely in character and scale to the industrial 
buildings across the street while the corner store on Swan Street 
is smaller.

The Ideal Block: Visualizing Housing Options in the Neighborhood

Swan Street and Orange Street - Existing Conditions

Swan Street and Orange Street Ideal Block - Proposed Infill Housing, Mixed Use Development, and New Residential Development
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Swan Street and Orange Street Ideal Block -  A

Swan Street and Orange Street Ideal Block -  B

Swan Street and Orange Street Ideal Block -  C

Corner Mixed-Use 
Industrial character relates to the 

building across the street

Corner Mixed-Use 
Corner stores with apartments above 

add community value and character 
to the neighborhood

Infill Housing 
Empty lots can be filled with new 

rowhouses that match the scale of 
adjacent houses

Side Yards
Adjacent lots can be purchased and 

converted into sideyards

New Housing
New developments should feature  

both attached and detached, single-
family and multi-family options

Parking and Alleys
Larger developments can provide 

parking, trash pickup, and other 
utilities in the center of the block 

Public Art
Blank walls are canvases for local artists

Public Art
Blank walls are canvases for local artists

Park Front Rowhouses
Instead of community parks that 

face the sides of buildings, consider 
rowhouses that open onto parks

Public Open Space
Vacant lots can become public parks 

that collect and filter stormwater and 
add value to surrounding properties

Courtyard Cottages
A few deep lots can be combined to 

create pocket courtyard cottages

Mid-Block Crossings 
Introduce stepped mid-block crossings 

to break up long blocks 
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Implementation 5





What Happens Next?
This chapter identifies the steps necessary to realize the plan 
vision. While talking to Sheridan Hollow residents about the 
vision, three questions arise again and again: 

Who is going to do this? 

When is it going to happen?

Is it really going to happen?

It is useful to begin the conversation about plan implementation 
by answering those questions. 

Who is Going to Build This?
Local residents, the City, community-oriented non-profit 
organizations, and private developers will all have a role in 
reviving the neighborhood.  This neighborhood is a key piece 
of the larger ReZone Albany zoning update and will be re-zoned 
utilizing the Form-Based Code section of the update. This new 
code will be an important tool for all of Stakeholders in Sheridan 
Hollow to implement their vision for the future.

When is it Going to Happen?
Change is already happening. It is not a question of how to make 
it happen, but rather: What will Sheridan Hollow be when it 
grows up? How can we sustain interest and investment in the 
neighborhood? New developments have been either recently 
completed or are  planned throughout the Hollow and the 
surrounding areas. Cleared land, visible throughout the area, will 
not stay empty forever.  

The City and numerous community-oriented non-profit 
organizations are already working to implement elements of the 
vision outlined in this plan. However, master plans take time to 
be fully realized. The revitalization of the historic Downtown took 
twenty years and is not yet complete. 

It is important to set realistic goals and time frames, as well as 
to complete short-term and smaller improvements as soon as 
possible. Small achievements build confidence in the larger plan. 
The Implementation Matrix in this Chapter outlines actions and 
policy changes and the potential time frame in which they may 
occur.  Some actions may be feasibly completed within a year. 
Others may take many years to complete.

Is it Really Going to Happen?
The success of this plan will depend on the continued support, 
cooperation, and effort of all parties involved.  The following 
steps address policy recommendations, regulatory changes, 
public-private partnerships, neighborhood revitalization 
mechanisms, economic development goals, and funding options.

Policy & Projects

Next Steps for Citizen-Planners:
Continue Community Building Activities 

Through the Churches, Schools, and 
Community-Oriented Non-profits

Stay Loyal to Area Businesses

Keep the Plan Moving                                              
(Attend meetings, get a copy of the plan, 

get the word out)

Partner for Change with Like-Minded Residents 
and Organizations

Stay Positive
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Policy & Planning Strategy
Sheridan Hollow is to be rezoned utilizing the Form-Based 
Code section of the City’s updated zoning ordinance, ReZone 
Albany.  Within ReZone Albany and the new Unified Sustainable 
Development Ordinance (USDO) there are a set of Frontage 
Standards that are determined by the Transect Plan and Street 
Hierarchy Plan for the area. The following are the boundaries as 
well as the designated transects and street hierarchy. For specific 
regulations consult the ReZone Albany standards. 

1. Adopt the Sheridan Hollow Transect Plan
Sheridan Hollow abuts the Central Avenue and UAlbany Form-
Based Code areas. The Transect Plan and Street Hierarchy Plan 
coordinate with these districts.
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2. Adopt the Street Hierarchy Plan
On each parcel that has multiple street frontages, the street 
hierarchy will determine the highest priority (primary) street 
frontage, where the Front Build-to Zone or Setback shall apply.  
Along the lower priority frontages, the side or rear (secondary) 
Build-to Zones or Setbacks shall apply. The designated street 
hierarchy for Form-Based Districts is as follows:

highest  Primary Street 

  Secondary Street

lowest  Tertiary Street
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3.  Streamline Development Procedures & 
Approvals Process 

Part of attracting quality development consists of making the 
process of approvals transparent, responsible, and reasonably 
expeditious. This is typically done through appointing a lead 
person for each application to guide it through the process.  It is 
recommended that the City undertake all appropriate methods for 
streamlining development procedures and the approvals process 
and that a Sheridan Hollow Development Coordinator position be 
created to oversee approvals and ensure successful reforms.

4.  Develop an Infill Development Strategy
A strategy should be developed to target vacant, under-utilized or 
“soft” properties that detract from the quality of neighborhood. 
Vacant land and derelict buildings offer opportunities for change 
and redevelopment.  In order to seize these opportunities it is 
necessary to inventory and map the locations of vacant land and 
derelict buildings and then target new users and promote the 
inventoried opportunities to new investors. The city can build upon 
and leverage the Opportunities Map in this plan, which compiles 
sites that are owned by the Land Trust, the City of Albany, and 
non-profit organizations, or are vacant buildings; this process can 
be done as a part of the annual inventory of land use.

5. Establish a Parcel Assembly Program
The City has the ability to consolidate parcels for the purposes 
of redevelopment and economic development. One strategy for 
encouraging new development is the identification of opportunity 
sites and the consolidation of parcels to allow development at a 
scale that offers feasibility to the type of use desired. 

Connectivity & Mobility Strategy
6. Create a System of Alleys
Where possible, alleys should be expanded. Where common 
driveways or easements exist, these areas should be made into 
common alleys. Some key areas for potential alley connections 
exist along most of the blocks between Clinton Avenue and 1st 
Street, extending Road Street, as well as a few other locations as 
shown on the Connectivity Network map.  

7. Improve Pedestrian Connections
Sidewalks can be improved with street trees and swales to 
increase comfort for pedestrians. Mid-block pedestrian walkways 
should be implemented wherever possible to break up the long 
blocks that characterize the Hollow.

More pedestrian connections up to Capitol Hill should be 
created and existing access points should be improved. The stairs 
at Henry Johnson Boulevard and Eagle Street should be cleared 
and reopened and the Swan Street and Dove Street Stairs should 
be upgraded with lighting and shelters.

8. Expand the Current Bicycle Network
New bikeways through the neighborhood down Sheridan Avenue 
as well as on Swan Street and Hawk Street should be considered 
and the existing Clinton Avenue bike lanes should be upgraded 
to feature either parking protected and buffered bike lanes or a 
protected two-way cycle track. 

New bike share locations should continue to be added as the 
popularity of CDPHP Cycle continues to grow.
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Economic Development Strategy
The primary strategy for Sheridan Hollow is to play to its strengths.  
The neighborhood has attributes that are not available in many 
places in the greater Albany region, including:

• Authenticity and diversity;
• Adjacency to the Capitol District and Downtown; 
• Unique historic assets; and
• A large number of affordable and vacant properties. 

The current assets of Sheridan Hollow can be enhanced by: 
improving the connections to and visibility of the neighborhood; 
exploring new parking solutions; creating new mixed-use areas 
of activity around Townsend Park, The Palace Theater and along 
Sheridan Avenue near Dove and Swan Street; assisting the private 
sector in obtaining funding; and by streamlining processes 
to encourage certainty and simplicity in approvals for new 
construction and renovations.   

Sheridan Hollow must fill in the gaps. Gaps between the cost of 
renovations and property value, gaps in the urban fabric, gaps 
in perception of crime and the reality, gaps in the scattered 
presentation of history and culture, and gaps in funding for the 
preservation and stabilization of the neighborhood. Addressing 
these gaps is the goal of the economic development strategy.

9. Encourage Public Art
The Sheridan Hollow community is one that already embraces 
personal expression and art, but there are still many opportunities 
to incorporate local art installations. The staircases between 
Capitol Hill and the Hollow are wonderful canvases to showcase 
art, along with several blank walls on older buildings. 

Creative placemaking, including temporary art galleries, pop-up 
parks, and unique lighting can help transform forgotten spaces - 
like the area under the Henry Johnson Blvd overpass - into spaces 
for community events, festivals, and markets. 

10. Capitalize on Underutilized Parks & Open 
Spaces

The slope between Capitol Hill and Sheridan Hollow is one of the 
City’s greatest underused assets. A new park can be created here 
with more gradual paths up the hill, places to relax, a potential 
amphitheater, and historic placards. It would be a unique place 
for those in the Capitol District and the Hollow to enjoy the 
forest and to interact.

Townsend Park is another public space that is greatly 
underutilized. Situated as an island between three important city 
thoroughfares, the park is cut-off from residents and businesses. 
If Washington Ave on the west side of the park were converted 
to pedestrian space, it would connect directly with the sidewalk 
and businesses along there and could serve several active uses.  

The intersection of Sheridan Ave & Henry Johnson Blvd presents 
an opportunity to develop a signature mixed-use public space 
for the neighborhood with great visibility along Henry Johnson, 
a major arterial of Albany, and a well-located vacant parcel 
abutted by several vacant structures in need of refurbishment.

11. Create New Centers of Activity
A future primary activity center for neighborhood commercial 
and dining is the area around the recently opened mixed-use 
building at the intersection of Dove Street and Sheridan Avenue. 
Built as part of a larger project that added new housing as well, 
this project serves as a key catalyst in adding more businesses 
along Sheridan Avenue, Swan Street, and Road Street.

Secondary centers of future activity include the University at 
Albany, which is expanding its downtown campus just outside of 
Sheridan Hollow and two new hotels planned on the other side 
of Pearl Street. The creation of new CDPHP Bike Share stations 
can also encourage additional development. 

12. Encourage New Diverse Housing Options 
Property values in and around Sheridan Hollow are relatively low 
in comparison to other areas of the City. Given the low values, 
those in the area who wish to renovate or build have difficulty 
financing because the comparable properties are lower in value 
than the cost of construction. Because of this there is a need 
for new and diverse housing options to attract first-time buyers, 
young families, single young people, families at mid-life, empty-
nesters, and seniors.

The housing types suggested within this Plan include mixed-
use housing, small lot infill housing, and courtyard housing 
in addition to the standard rowhouse building type found 
throughout the neighborhood.



Partnerships
13. Partner to Achieve Success
Sheridan Hollow has seen many plans in the last eight years 
including ‘Hope in the Hollow: Opportunities for Planning and 
Redevelopment in Albany’s Sheridan Hollow Neighborhood’ 
(2017), ‘Sheridan Hollow Steps Forward: Making Redevelopment 
Work’ (2010), ‘Minding the Gap and Finding the Resources’ 
(2016), and others. In the last couple of years some of those 
ideas have begun to be implemented. These planning and 
development efforts have relied heavily on partnership with the 
City of Albany, nonprofits, and other local institutions.

Continuing to cultivate profitable partnerships with local 
and national organizations is critical for the future success of 
Sheridan Hollow. Many of the following institutions are already 
key partners in current neighborhood revitalization projects, but 
there are many more than can be further leveraged. 

Some of these current and potential partners, many of which are 
located in the Hollow, include:

• Habitat for Humanity Capitol District

• Housing Visions

• Albany Housing Coalition

• Healthy Capital District Initiative

• Albany Community Action Partnership

• New York Parks & Trails

• Capitalize Albany Corporation

• Interfaith Partnership for the Homeless

• Community Loan Fund

• AHP Homeownership Center

• United Tenants of Albany

• University at Albany

• Albany County Opportunity

14. Work With Neighbors on Shared Goals
Sheridan Hollow would also benefit from attaching/ connecting/ 
associating with adjacent neighborhoods, while retaining its 
identity as a unique neighborhood.  

Some examples include: 

• Sheridan Hollow and Arbor Hill should work together on 
solving lower Clinton Avenue.  

• Sheridan Hollow and West Hill should work on upper Clinton 
and coordinate with Arbor Hill for consistency.  

• Work with the Lark Street BID and/or Central Avenue BID on 
the Freihofer site.  

• Work with Downtown BID on promoting itself as a 
community connected to the business district, but with their 
own neighborhood commercial zones.

Marketing
15. Promote the Sheridan Hollow 

Neighborhood Plan
Continuing to spread the word about this plan and successful initial 
projects is vital for implementation. A variety of media should be 
used: brochures, social media, websites, or television are some 
common methods.  Promote the plan so that it will take on a life 
of its own and continue to work for the Hollow for years to come.  

16. Establish a Compelling Marketing Strategy
Sheridan Hollow should decide who and what it wants to be and 
what advantages it can offer over other places competing for the 
same people and investment. With the vision established in this 
plan and the plans that came before it, an effective marketing 
campaign can be established that celebrates the neighborhoods 
unique assets to both existing residents, outsiders, and the City 
of Albany.  

17. Continue the Community Feedback Loop
The local community should continue to have an on-going role 
in the revitalization of Sheridan Hollow. The City has done an 
excellent job involving the community in the past, and while there 
is a certain level of “planning fatigue” due to the many different 
public planning projects that have occurred in the last couple of 
years, it is still critical to keep residents and stakeholder active. 

Typical community involvement measures such as newspaper 
articles and informational meetings sometimes fail to involve 
enough people. Regular updates should be given to community 
leaders and discussion groups should be created at local schools 
and churches. The discussion groups would help guide City actions 
and would help spread the commitment to revitalization through 
direct participation. 

18. Involve Local Kids
City programs for local schools to involve children and their parents 
can also be an effective way to get families involved. A program 
for school children to explain what is going on in the Hollow 
and why it is important can be integrated with civics courses. By 
giving children and teens a voice the City not only gives their busy 
parents a voice, but it also ensures that planning efforts reflect the 
goals and needs of those that will benefit the most.
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Funding Mechanisms
To achieve the goals of the Sheridan Hollow Neighborhood 
Plan, funding will be necessary. Public funding mechanisms for 
redevelopment include grants from public and private sources, 
general obligation bonds approved by the public, donations, 
and general fund expenditures. Funding assistance for private 
development and economic development includes New Market 
Tax Credits, Historic Preservation Tax Credits, federal matching 
funds for Small Business Investment Corporations, federal funding 
to assist local Community Development Corporations, revolving 
loan funds set up by local financing institutions for redevelopment 
and business creation (to help satisfy Community Reinvestment 
Act obligations), and, last but by no means least, standard 
financing for market rate development.  

19. Façade Improvement Programs 
Façade improvement programs can be funded through the 
Community Development Block Grant (CDBG) program. Typical 
façade improvement programs offer design assistance coupled 
with grants or low interest loans for construction that are matched 
by the building owner.  

20. Tax Credits
Tax credits can be very powerful funding incentives for private 
development. There are three basic credits available that have 
application in redevelopment: New Market Tax Credits; Federal 
Historic Preservation Tax Credits; and Low-Income Housing Tax 
Credits. The rules for tax credit investment are laid out in the 
U.S. Internal Revenue Code.  Tax credits allow a dollar for dollar 
reduction in tax (not income) and thus are of use to anyone with 
a need for tax reduction. Tax credits are often sold (securitized) to 
investors, allowing non-profits and project owners unable to use 
them to gain funding for construction and other allowable project 
costs. 

New Market Tax Credits 
These tax credits assist small developers and building owners 
because they can be sold (or syndicated) to investors who can use 
them. They also assist larger developers who can use the credits 
directly. These tax credits can bridge the current gap between 
the cost of construction and the lease rates available to support 
construction. 

New market tax credits can also be used for housing in the study 
area. When combined with HUD loan guarantees, new market tax 
credits can assist developers while HUD guarantees can lower the 
risk of local banks in issuing permanent loans. 
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Recommended Phasing: 

Short-term = 1-3 years;
Mid-term = 4-7 years; 
Long-term = 8-10+ years. 

Actions Big 5 Idea Description Partners 

Short-Term
Adopt the Sheridan Hollow 
Transect Plan

Encourage a Mix 
of Uses

Adopting the plan sends an important message to property 
owners and residents that the political decision makers support 
the plan.

City

Adopt the Sheridan Hollow 
Street Hierarchy Plan

Design Better 
Connections & 
Gateways; Improve 
Health & Safety

Adopting this plan will help define highest priority (primary) street 
frontages and lower priority (secondary) street frontages, which 
helps guide new development and sets street design standards to 
better accommodate pedestrian, bicycle, and vehicular needs.

City

Re-Open the Henry Johnson 
Blvd and Eagle St Staircases

Design Better 
Connections & 
Gateways; Improve 
Health & Safety

In accordance with many community members comments, 
increasing access points to Capitol Hill from The Hollow, and in 
particular re-opening the stairs on Eagle Street and Henry Johnson, 
is a key priority, and would take relatively little to accomplish.

City

Streamline Development 
Procedures & Approvals 
Process 

Encourage a Mix 
of Uses; Variety of 
Housing Options

Appointing a Sheridan Hollow Development Coordinator to 
oversee and expedite approvals and simplifying the current 
development procedures will help attract more development.

City

Begin Streetscape 
Improvements: Street Trees 
and Lighting

Improve Health & 
Safety

Safety, flooding, and comfort were key themes brought up by 
the community. Replacing the asphalted tree wells with street 
trees and permeable tree wells as well as proper lighting will help 
address these concerns.

City

Expand Bike Share Stations: 
Phase 2 of CDPHP

Improve Health & 
Safety

New Bike Share locations should also be added in accordance 
with Phase 2 of Albany’s bike share program, CDPHP Cycle. CDPHP / CDTC

Issue RFP for Swan Street Park Create More 
Usable Open 
Spaces; Improve 
Health & Safety

Submit a Request for Proposal for design services to create a new 
park on the hill between the Hollow and the Capital with more 
gradual paths, places to relax, a potential amphitheater, and 
historic placards.

State of New 
York, City, Private 

Developers

Begin Staircase Improvements Design Better 
Connections & 
Gateways; Improve 
Health & Safety

Improving the safety and beauty of the staircases between The 
Hollow and Capitol Hill with lighting, art and covered shelters 
will help encourage more people to use them and create a more 
inviting experience for those entering the neighborhood on foot.

State of New York, 
City, Local Property 

Owners, Community-
Oriented Organizations

Mid-Term
Develop an Infill Development 
Strategy

Encourage a Mix 
of Uses; Variety of 
Housing Options

Building upon the Opportunities Map in this plan, the City 
can create a strategy to target vacant, under-utilized or “soft” 
properties that detract from the quality of neighborhood. 

City, Local Property 
Owners

Establish a Parcel Assembly 
Program

Encourage a Mix 
of Uses;  Variety of 
Housing Options

To encourage growth in the neighborhood available parcels 
can be consolidated to allow development at a scale that offers 
feasibility to the type of use desired. 

City

Begin Townsend Park 
Improvements

Create More 
Usable Open 
Spaces; Improve 
Health & Safety

Townsend Park is underutilized and could benefit from a redesign 
that converts Washington Ave on the west side of the park into 
usable pedestrian space and connects the park directly to the 
sidewalk and businesses.  

City

The matrix below outlines many of the actions proposed by this 
plan. For each action, a brief description is provided along with the 
potential time frame in which they may occur, and the potential 
partners for implementation.

Implementation Matrix
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Actions Big 5 Idea Description Partners 
Begin Streetscape 
Improvements: Sidewalks

Improve Health & 
Safety

While some sidewalks have been recently constructed, there 
are still a number of them missing or in various degrees of 
disrepair that must be addressed.

City

Expand Bicycle Network to 
Sheridan Ave, Hawk St, and 
Swan St

Improve Health 
& Safety; Design 
Better Connections 
& Gateways

New bikeways through the neighborhood down Sheridan 
Avenue as well as on Swan Street and Hawk Street should be 
implemented to create a true network of safe bicycle routes. City

Upgrade Bicycle Facilities 
Along Clinton Ave

Improve Health & 
Safety

The existing Clinton Avenue bike lanes should be upgraded 
to feature protected bike lanes or a protected two-way cycle 
track. 

City

Issue RFP for Mixed-Use 
Development at Swan Street 
and Sheridan Ave

Encourage a Mix of 
Uses

Capitalizing on a new proposal for Swan Street Park and 
improvements to the Swan Street stairs, a Request for Proposal 
should be submitted for a mixed-use project with ground floor 
businesses at the corner of Swan St and Sheridan Ave.

City, Private Developers

Create A Pop-Up Urban Park 
and Artist Space at the Henry 
Johnson Blvd Underpass

Create More Usable 
Open Spaces

The Henry Johnson Blvd Underpass can be re-imagined as 
a creative urban park with commissioned murals, unique 
illumination, market space and basketball courts.

City, Local Property 
Owners

Long-Term
Issue RFP for Mixed-Use 
Development at Henry 
Johnson Blvd and Sheridan

Encourage a Mix of 
Uses

There is a unique opportunity for developers to create a 
signature neighborhood mixed-use address at the intersection 
of Sheridan Ave & Henry Johnson Blvd.

City, Private Developers

Expand & Improve Community 
Gardens

Create More Usable 
Open Spaces; 
Improve Health & 
Safety

Sheridan Hollow has already had success using vacant parcels 
to create community gardens. There is still a chance to 
improve and expand these garden to include more community 
gathering space and potential farmers markets.

City, Non-profits, 
Community 

Organizations

Create an Arts + Garage 
District in the Industrial Area 
Surrounding HJB Underpass

Create More Usable 
Open Spaces

Capitalizing on the pop-up urban park at the Henry Johnson 
Blvd Underpass, an Arts + Garage District can be created to 
make better use of the surrounding industrial buildings and 
attract more artists, makers, and visitors to the neighborhood.

City

Continue to Strengthen 
Partnerships with Local and 
National Institutions

Improve Health & 
Safety; Variety of 
Housing Options

Sheridan Hollow should continue to cultivate partnerships 
with local and national institutions, the City, community 
organizations, and adjacent neighborhoods.

City, Non-profits, Local 
& National Institutions

Establish a Compelling 
Marketing Strategy

All Creating awareness about this plan will help ensure its 
implementation.

City, Non-profits, 
Community 

Organizations

Continue to Engage 
Community Members of all 
Ages and Backgrounds

All This plan seeks to enact the community’s own vision for 
its future. In order to benefit all community members, all 
members need to be invited to stay engaged in the process.

City, Non-profits, 
Community 

Organizations

5.9

06.08.18


	SH_1_Big Ideas
	SH_2_Background
	SH_3_Process
	SH_4_Plan
	SH_5_implementation

