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INTRODUCTION 
The Newburgh Neighborhood Revitalization Plan culminates a year-long community planning process in 

which the Newburgh Community Land Bank (NCLB) evaluated opportunities for remediating distressed 

properties in the City of Newburgh. The product of extensive quantitative analysis and ongoing 

community input, the resulting plan consists of four key elements: (1) A Building Preservation Program 

(2) Cluster Development Projects (3) Community Open Space (4) Job Training Program.  

All four elements are concentrated within a five block area in the heart of the city’s historic downtown. 

While distressed properties are scattered throughout the City of Newburgh, the land bank is focusing on 

these five blocks because they are the most distressed part of the city and yet also proximate to its 

greatest assets – a large hospital, two colleges, and a historic main street. Through a combination of 

historic preservation, full block redevelopment, and community development strategies, we envision a 

downtown that in 10 years will not only serve as a model for urban revitalization but also as a key 

economic center within a growing region.   

As the first step toward developing a neighborhood revitalization plan, the NCLB enlisted a consulting 

firm to prepare the Newburgh Land Use and Market Analysis. This initiative resulted in the completion 

of six working papers that defined the city’s demographic and economic composition, synthesized prior 

planning initiatives, inventoried existing land uses at the parcel level, defined redevelopment objectives, 

calculated the demand for housing and office uses, and established a city wide strategy for reusing 

vacant land. The conclusions of each working paper were carefully reviewed by NCLB’s board and 

presented at monthly resident advisory meetings. 

The Newburgh Land Use and Market Analysis serves as the baseline for all of the revitalization proposals 

presented in this document. As such, all of the interventions presented here emerge from a thorough 

analysis of citywide and regional market demand trends, the physical conditions of both buildings and 

streets, and the legal status of individual properties including tax delinquencies, building violations and 

foreclosure actions.    

This plan is divided into four sections:  

 Section I presents the overall revitalization plan concept and provides a basic diagram of the 

planning concepts. Also included in this section are tables summarizing the various elements, 

requested funding amounts, implementation schedules, and a comprehensive discussion of the 

community based objectives undergirding the plan.    

 

 Section II presents the four planning elements and describes each of them in full detail with 

maps, sketches and diagrams explaining how and where they would be implemented. Detailed 

information about affected parcels is included within each project description.  
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 Section III includes the financial information for all four planning elements. An individual pro 

forma has been developed for each and every proposed intervention.  

SECTION 1: NEIGHBORHOOD REVITALIZATION CONCEPT  

THE PLANNING AREA 
NCLB’s revitalization concept is focused on four types of interventions targeting a five block area within 

the City of Newburgh’s downtown between Broadway, First Street, Dubois, and Chambers.  

This area was chosen mainly because of the high number of distressed parcels concentrated within this 

area. The distressed and vacant properties in this area are contiguous in many cases, thereby opening 

up the possibility for large scale redevelopment initiative affecting whole block footprints. In some 

cases, blighted buildings adjoin vacant land, furthering the possibility for land assembly and new 

construction.  

Besides the especially high concentration of vacant properties in the city’s core, another rationale for 

focusing the land use and market analysis in this area is to ensure that the revitalization plan aligns with 

smart growth principles including transit-oriented neighborhood development. In cooperation with 

Orange County, the City of Newburgh has been exploring the possibility of adopting complete streets 

improvements and a high-capacity transit service along Broadway, the city’s historic main street that 

offers a key east west connection from the Hudson River waterfront to Stewart Airport. Focusing on this 

downtown neighborhood ensures that any subsequent neighborhood stabilization strategies would be 

consistent with a long-term development objective of facilitating transit-oriented development. 

Also, the area is within walking distance of the city’s most critical economic assets: St. Luke’s Hospital 

and SUNY, as well as the waterfront.  These proximities open the door for integrating parcel-level reuse 

strategies with citywide economic development strategies and improving the overall connectivity 

between the city’s key activity nodes.   

In the aerial image below, the parcels outlined in red are included within the neighborhood planning 

area. The exact boundaries are the north side of Broadway on the south, the west side of Dubois on the 

west side, the north side of First on the north side and the east side of Chambers on the East Side. For a 

comprehensive inventory of these parcels including their occupancy, zoning classification, ownership 

status, and tax status, see Working Paper 4 of the Newburgh Land Use and Market Analysis.  
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Figure 1: Map of the Planning Area 

 

CONCEPT DIAGRAM 
The diagram below shows the location of the four types of interventions proposed by NCLB: (A) Building 

Preservation Program (B) Community Open Space (C) Cluster Development Projects and (D) Job Training 

Program. The area shaded in yellow is the high distressed planning area. 

Figure 2: Map of the Planning Area 
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SUMMARY OF INTERVENTIONS 
The table below describes each element of the neighborhood revitalization plan and presents the 

approximate amount of funding requested for each intervention. For full details of each element, see 

Section II of this document. For precise funding requests for each project, see Section III.  

Figure 2: Summary Description of Neighborhood Revitalization Plan Elements 
 

STRATEGIC ELEMENT   DESCRIPTION OF PROJECT  TOTAL COST 
OF PROJECT 

REQUESTED 
FUNDING  

[A] Building 
Preservation Program 
(Phase 1) 

 Phase 1 Acquisition and abatement of 20 distressed residential 
buildings scattered throughout the City of Newburgh; prioritization 
of vacant, foreclosed, tax delinquent, and physically deteriorated 
buildings in the city’s downtown;  disposition of abated buildings 
by NCLB to qualified housing developers skilled in the 
rehabilitation and preservation of both single family homes and 
multi-family rentals. Phase 2 includes 20 more buildings.  

3 Million 
(including 
1.5M for 
Phase 1 

and 1.5M 
for Phase 2) 

1.5M (with 
supplementary 

request for 
1.5M for Phase 

2) 
  

[B] Cluster Projects     

1. Johnston Street 
Workforce Housing  

 Acquisition, abatement, partial demolition, and partial 
rehabilitation of 4 vacant buildings (17, 19, 21, and 23 Lander) and 
their conversion into 16 units of 1,000 SF 2BR workforce 
apartment rentals owned and managed by the land bank. 
   

3.4 Million  400K 

2. Lander Street 
Workforce Housing  

 Acquisition and demolition of 6 vacant and severely deteriorated 
wood frame buildings (34, 36, 38, 40, 42, and 44 Lander); new 
construction of an affordable rental housing project including 10 
one-bedroom and 10 studio apartments.  
 

2.2 Million  400K  

3. Lander Street 
Single Family 
Homes 
Preservation 

 Acquisition and abatement of 5 vacant brick buildings; sale to 
developer skilled in rehabilitation of historic buildings and 
homeownership programs 

 

1.25 Million  230K 

4. Chambers Street 
Business Incubator 
Center  

 Acquisition of vacant buildings and land on Chambers; planning 
and evaluation of suitable uses; marketing to prospective 
developers; selection of developer skilled in business incubator 
development, commercial development, and lite industry.  
  

610K 610K 

5. Chambers Street 
Live Work Projects 

 Acquisition and demolition of 5 vacant parcels on east side of 
Chambers and conversion into 16 market rate live work lofts 
 

2.9 Million  600K 

[C] Community Open 
Space Program  

 Acquisition of unused open space between Landers and Chambers; 
conversion into open space, urban agricultural uses, dedicated 
recreation space, and neighborhood greenway for mid-block 
circulation  
 

300K 300K 

[D] Neighborhood Jobs 
Training Program 

 Integration of a jobs training program with the open space 
program and Chambers Street Business Incubator building 
  

200K 200K 

[E] Administration  Coordination of four strategies. Funds one full time dedicated 
project manager, partial funding for Director. Costs related to 
audit, legal and other professional services for project 
administration. 

-- 300K 

Total    4.55 Million  
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ESTIMATED TIMELINE  
Organized by quarter, the table below shows the period in which NCLB plans to be conducting specific 

stages of each element’s implementation.  

Figure 3: Estimated Timeline 

TASK 2014 (1) 
 

2014 (2) 
 

2014 (3) 
 

2014 (4) 
 

2015 (1) 
 

2015 (2) 
 

2015 (3) 
 

2015 (4) 
 

[A] Building Preservation Program          
Acquire Buildings         
Abate Buildings         
Sell Buildings to Developers         
         
[B] Cluster Development Projects         
Acquire Buildings          
Design and Engineering         
Demolition and Construction         
         
[C} Community Open Space Program          
Acquire Parcels         
Undertake Mitigations         
Develop Design and Use Plan         
Construction          
         
[D] Neighborhood Jobs Training Program          
Partner with community organization          
Establish job training center         
Coordinate with business incubator program         
Design and implement training program          

REVITALIZATION PLAN OBJECTIVES 
Summarized below are the key objectives that the NCLB hopes to achieve through the implementation 

of the revitalization plan over the next 24 months.  

Maintain Downtown Newburgh as the Scope of the Land Bank’s Area of Focus  

The Newburgh Land Use and Market Analysis focused primarily on Downtown Newburgh. This area was 

chosen for several reasons. First, it contained a high concentration of distressed properties and so 

presented a logical geographic unit appropriate for close analysis. Second, it placed Broadway as its 

central east west spine with all properties located ¼ mile north and ¼ mile south of the spine within the 

study area. Since ¼ mile is typically thought of as the maximum walking distance to a transit stop, the 

study boundaries ensured the possibility for the reuse plan to be framed as transit-oriented 

development should a high capacity transit service one day be introduced along Broadway in concert 

with complete streets interventions. The City of Newburgh and Orange County are currently in dialogue 

about advancing a transit-oriented development strategy for Newburgh. As the Land Bank moves 

forward with a comprehensive acquisition and implementation strategy, it will continue to focus on the 

high distressed area within the city’s downtown.  
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Build New Housing  

The construction of new housing, whether rental units or owner-occupied units within Downtown 

Newburgh, does not appear to be supported by market demand. As revealed in the land use and market 

analysis, the preliminary housing demand analysis suggests that there will be a surplus of housing in the 

City of Newburgh in 2020 if the market area is limited to the city itself.   

However, the marketability of new housing in Newburgh should be contemplated in the context of 

broader regional trends. The population and demographic data presented in the land use and market 

analysis underscores the continuing population growth occurring in Orange County and the surrounding 

Metropolitan Statistical Area.  

Moreover, the preliminary housing demand analysis conducted for the secondary trade area – the 

Greater Newburgh area comprised of the City of Newburgh, the Town of Newburgh, New Windsor, and 

Beacon – shows that there will actually be a demand for 1299 housing units by 2020. It might be 

possible for new housing construction in Newburgh to meet the demand for a growing regional housing 

population. Further market segmentation and competitive supply analysis may also reveal that 

Newburgh is uniquely situated to provide downtown multifamily housing to a degree that some its 

neighboring places are not able to provide.  

Also, the land use inventory revealed that some of the properties in Newburgh’s downtown are so 

distressed that they are beyond rehabilitation and require demolition. As such, the opportunities for 

new housing construction in Newburgh should remain a potential strategy for the purposes of 

neighborhood stabilization. NCLB believes that some new housing development, especially affordable 

workforce housing is essential for the stabilization of the high distressed area.  

Promote Homeownership  

Income levels are so low in Downtown Newburgh that market rate housing is unobtainable to most 

existing residents. Interviews with property managers and developers confirm this conclusion as well. 

Efforts at homeownership have often failed in downtown Newburgh for a variety of reasons including 

the financial challenge of maintaining homes, high property taxes, high utility rates, and the challenge of 

securing reliable tenants in the case of multi-family homes. Homeownership is especially challenging in 

Downtown Newburgh because of the high cost of rehabilitation. In most cases, the total cost for 

rehabilitating a distressed property and performing the environmental mediations will be significantly 

higher than a mortgage that a bank would be willing to give to an eligible homeowner.   

On the other hand, homeownership programs in downtown Newburgh remain appealing precisely 

because they enable residents to have a stake in the community and incentivize the rehabilitation and 

maintenance of historic properties. The Habitat for Humanity projects in Newburgh offer one example 

of a homeownership program with positive stabilization effects on their surrounding neighborhoods 

albeit with extensive subsidies required for each housing unit. The precise reason for the failure of 

previous homeownership programs needs to be carefully evaluated especially with regard to the overall 
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approach to financing, equity investment, rehabilitation and maintenance support. It may that 

Newburgh could explore variations of homeownership programs that could help stabilize some of the 

distressed properties in downtown Newburgh. Finally, it should be noted that home ownership 

programs could be marketed to prospective homebuyers from outside of Newburgh. The land use and 

market analysis did not reveal a sizeable population of second home owners. However, anecdotal 

evidence suggests that there is a market for historic Newburgh properties among the home buying 

population from the surrounding region including New York City.  

Support Rental Housing  

Rental housing provokes a variety of concerns about its impacts on the overall stability of the 

neighborhood. Finding tenants who can pay market rate rents is a challenge for landlords struggling with 

high rents and utility bills. As such, Section 8 housing is often necessary in order for landlords to support 

the operating costs of their buildings. In this context, the promotion of homeownership programs may 

be seen as a preferable approach to neighborhood stabilization. 

On the other hand, the market analysis reveals a high number of singles not only in the primary housing 

trade area (the City of Newburgh) but also in the secondary housing trade area (Greater Newburgh). The 

relatively young median age of Newburgh resident along with the lower median income levels for 

households are further demographic indicators that the rental housing market in Newburgh is more 

viable than the owner-occupied market. Census data underscores this reality for Census District 4, 

where the overwhelming majority of residents are renters. Under these circumstances, it would seem 

that that the continuation of rental housing on distressed properties needs to remain a key part of the 

reuse strategy.   

However, the approach to rental housing could be reconsidered as part of the reuse plan. The selection 

of tenants and property managers, for example, plays a key part of the overall outcome of rental 

housing. In making decisions about the reuse of distressed properties, the Land Bank not only has the 

opportunity to direct the physical rehabilitation of a building but also take steps to ensure that the 

buildings are managed in a way that minimizes the possibility for transience and deterioration.  

Stimulate Commercial Development 

The land use inventory focused mainly on the distressed housing properties in the area between Dubois 

and Lander and between First and Broadway. Given the historical residential nature of this area as well 

as adjoining blocks, maintenance of a residential fabric could be seen as a valuable policy goal.  

However, the market analysis shows that there may a demand for office space in downtown Newburgh 

due to projected commercial space needs for the Hudson valley. The anticipated growth of healthcare 

industries is a key driver behind the forecasted growth. In this context, it may be possible for some of 

the distressed residential properties to be reallocated to commercial uses including office space. There 

are physical challenges involved in this alteration of use because so many of the distressed properties 
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are residential homes unsuitable for commercial activities that may require larger floor plates or original 

construction.  

On the other hand, there are blocks within Downtown Newburgh where the level of distress is so severe 

that some level of demolition may be essential. Also, there are some greenfield sites interspersed on 

some of the most distressed blocks. In these cases, it may be advisable to repurpose these parcels for 

commercial uses through a process of demolition and new construction.  Lastly, Chambers Street has an 

extensive swat of formerly commercial land that is now vacant. This area would be especially ripe for 

redevelopment as a business incubator facility coordinated with a downtown job creation program. 
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ABOUT KEVIN DWARKA LLC  

 

Kevin Dwarka JD, PhD is a land use and economic consultant specializing in transit-oriented 

development. With over 15 years of experience in the United States and Israel, Dr. Dwarka provides 

expert regulatory guidance and quantitative analysis to real estate developers, municipalities, transit 

agencies, law firms, private planning firms, architects, and building contractors throughout the NY 

Metropolitan Region. In addition to running his own urban planning firm in Downtown Brooklyn, he also 

serves as a Senior Fellow at Pace Land Use Law Center.  

Land use services include zoning analysis, site selection, development approvals, environmental review, 

and right-of-way acquisition for transit infrastructure projects.   Versed in all aspects of the New York City 

land use approvals process, Dr. Dwarka helps builders navigate the complex web of land use regulations 

enforced by the New York City Department of City Planning, Board of Standards and Appeals, the 

Department of Buildings, and the Landmarks Preservation Commission.  

Economic consulting services include TOD market analysis, real estate and infrastructure financing, 

financial feasibility analysis, and economic impact studies. Current projects include the Newburgh Land 

Use and Market Analysis, the Newburgh Neighborhood Redevelopment Plan, the Poughkeepsie 

Downtown Revitalization Strategy, and the Ridgefield Economic Baseline Study. 

His consultancy also provides a full suite of litigation support services including expert testimony, real 

property valuation, and technical analysis of land use, traffic, and environmental impact documents.  

Since 2010, he has served as an Adjunct Professor at Baruch College, where he has taught land use, 

urban economic development, and environmental policy. He also teaches Israeli Politics at Yeshiva 

University. His dissertation at Hebrew University in Jerusalem, examined the use of global capital and 

public private partnerships for financing light rail projects in Israel, the United Kingdom, and the United 

States. He received his BA from Columbia University, JD from Pace Law School, MCP from UC Berkeley, 

and PhD from Hebrew University.  

 


