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Overview: A Vision for the Future 

This Smart Growth Comprehensive Plan outlines a vision for the future of Glens Falls and 

provides a framework to guide decision-making by elected and appointed officials on 

development, conservation, and public investment in the city.   

The development of the plan was guided by a Comprehensive Planning Committee (CPC) 

composed of stakeholders and city officials. The plan incorporates smart growth principles and 

significant input from the public and key stakeholders who were engaged throughout the 

planning process to inform the vision, goals, and recommendations.  
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Vision for the City of Glens Falls 

 

Goals and Recommendations  

This Plan outlines a series of goals and recommendations to achieve the vision. These are 

organized by policy area and were developed to align with public input, data analysis, and smart 

growth principles. Together, they provide a framework for addressing the cityõs most pressing 

challenges while building on Glens Fallsõ strengths. Additional information on the vision, goals, 

and recommendations is provided in Section 4. 

Policy Area 1: Administration and Government (AG) Recommendations 

Goal 1: Implement the recommendations identified in the Glens Falls Smart Growth 

Comprehensive Plan. 

AG.1 Establish a Planning and Development Committee to oversee the implementation of the 

plan in cooperation with municipal officials. 

Goal 2: Enhance the overall quality and efficiency of municipal services in the City of Glens 

Falls. 

AG.2 Increase the staff capacity of the Code Enforcement, Community Development, and 

Economic Development offices. 

 Glens Falls is a vibrant, inclusive, and welcoming community that embodies the 

best of "Hometown USA." A city where residents feel a deep sense of belonging, 

where economic growth thrives, and where affordability ensures that families and 

businesses can flourish. A dynamic downtown that blends cultural and commercial 

spaces, offers diverse dining, shopping, and recreational opportunities while 

maintaining its status as the cultural and economic hub of the Adirondacks. Our 

city is a model for sustainable development, preserving green spaces, multi-modal 

infrastructure, and accessibility. Glens Falls will continue to be a safe and connected 

community, fostering strong civic engagement, supporting local businesses, and 

providing opportunities for arts, culture, and wellness, enabling residents to enjoy a 

rich quality of life for all ages, backgrounds, and income levels. Glens Falls remains 

a haven where history is embraced through innovation, and where future residents 

can cherish for generations to come. 
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AG.3 Ensure that members of boards with discretionary powers, such as the Glens Falls 

Planning Board, receive ongoing, required training that includes technical information to 

support informed and consistent decision-making. 

Goal 3: Continue to enjoy and foster a high level of civic engagement. 

AG.4 Improve and broaden communication systems, including the cityõs website and social 

media platforms, to ensure all residents have access to regular government 

business/processes.  

 

Policy Area 2: Built Environment (BE) Recommendations 

Goal 1: Encourage the most desirable and efficient use of land while enhancing the 

physical and economic environment of the City of Glens Falls. 

BE.1 Review and update city code using innovative approaches, such as form-based code, to 

ensure that zoning and building codes support recommendations identified in this Plan. 

BE.2 Develop Design Guidelines and Standards to strengthen Architectural Review 

Regulations. 

Goal 2: Continue to embrace òSmart Growthó principles. 

BE.3 Support infill, rehabilitation, and redevelopment through Smart Growth policies that 

support higher-density development and open space preservation. 

BE.4 Encourage development where residents can easily and safely walk or bike from their 

homes to various businesses and services. 

 

Policy Area 3: Economic Development (ED) Recommendations 

Goal 1: Implement programs and recommendations that support existing businesses' 

vitality, retention, and expansion, and attract new businesses to the City of Glens Falls. 

ED.1 Focus on attracting and retaining key industries such as Healthcare & Social Services, 

Light Manufacturing/Advanced Manufacturing, Technology, Retail, Arts, Entertainment, 

and Accommodation & Food Services (including sports tourism) as economic drivers of 

Glens Fallsõ economy. 
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ED.2 Create a business resource page on the City of Glens Falls website with links to business 

assistance resources to help local businesses navigate city regulations. 

ED.3 Continue collaborating with regional partners, including the Warren County Economic 

Development Corporation (WCEDC), Adirondack Regional Chamber of Commerce 

(ARCC), and SUNY Adirondack (SUNY ADK) to support coordinated business recruitment, 

retention, small business assistance, and workforce development initiatives. 

Goal 2: Continue revitalizing abandoned, vacant, and brownfield sites to support 

economic growth. 

ED.4 Secure funding assistance from the NYS Brownfield Opportunity Areas (BOA) program, 

federal EPA, and other organizations (e.g., NYSDEC) to identify and assess brownfields in 

Glens Falls and develop strategies for redevelopment and remediation. 

ED.5 Develop an ôaction-orientedõ marketing plan and annual budget to develop abandoned, 

vacant, and brownfield properties. 

Goal 3: Capitalize on the Hudson River and other natural, cultural, and recreational assets 

to drive economic opportunity. 

ED.6 Continue to implement the recommendations of the 2008 Hudson River and Champlain 

Feeder Canal Regional Waterfront Plan and the 2020 Upper Hudson River Watershed 

Revitalization Plan.  

ED.7 Secure funding and prepare a NYS DOS Local Waterfront Revitalization Program (LWRP) 

to increase connections and public access to the Hudson River and support waterfront-

related economic development, including tourism and small business growth. 

ED.8 Review, update if necessary, and implement the 2013 Redevelopment and Connection 

Plan Recommendations for Pruynõs Island. 

ED.9 Continue to implement improvements to Haviland's Cove. 

ED.10 Design and install wayfinding and directional signage to the Hudson River. 

ED.11 Improve access points to the Glens Falls Feeder Canal Trail from downtown. 

Goal 4: Establish the City of Glens Falls as a destination for arts and culture. 

ED.12 Collaborate with existing organizations like LARAC to grow the arts in the City of Glens 

Falls, including programming and renovating existing assets. 
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Goal 5: Maintain and enhance regional cooperation relationships for tourism 

development. 

ED.13 Maintain and enhance regional cooperation relationships, including but not limited to 

Warren County Tourism and I Love NY for Tourism. 

 

Policy Area 4: Housing (H) Recommendations 

Goal 1: Increase the variety and affordability of housing choices for all ages, abilities, and 

incomes. 

H.1 Review and update zoning to address housing trends. 

H.2 Continue to market the existing housing programs available within the city, such as 

Community Development Block Grant (CDBG), Access to Home grant, Housing 

rehabilitation grants and loans, and ADK Gateway Homeownership Program. 

H.3 Support the development of a variety of housing opportunities to accommodate the 

needs of seniors, young families, caretakers, and the local workforce. 

H.4 Continue to maintain an up-to-date housing conditions report and inventory and seek 

out funding opportunities to rehabilitate blighted properties. 

H.5 Continue to provide housing programs that provide technical and financial assistance to 

support a variety of housing opportunities that are accessible to all.  

 

Policy Area 5: Infrastructure (I) Recommendations 

Goal 1: Ensure adequate municipal services and infrastructure (water, sewer, utilities, 

energy, telecommunication, etc.) are in place to support economic growth in the City of 

Glens Falls.  

I.1 Develop a Capital Improvement Plan to guide strategic investment in public 

infrastructure, facilities, and equipment. 

I.2  Develop a Water and Sewer Infrastructure and Facilities Plan to guide the development, 

maintenance, and funding of the cityõs physical assets and services. 

I.3 Continue to maintain and improve the cityõs pedestrian facilities geodatabase to manage 

conditions of roads, sidewalks, and curbs.  
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I.4 Develop and implement a master streetscape improvement plan that prioritizes 

pedestrian and bicycle safety, accessibility, and visual appeal. 

 

Policy Area 6: Mobility and Connection (MC) Recommendations 

Goal 1: Encourage alternative modes of transportation to enable access to commercial, 

cultural, and recreational areas. 

MC.1 Continue to incorporate the adopted Complete Streets Policy (2023) in all public and 

private projects. 

MC.2 Implement the bicycle and pedestrian enhancements/amenities outlined in the 

Adirondack/Glens Falls Transportation Council (A/GFTC) Regional Bike Plan (2021) to 

improve connections that link wards, parks, and other destinations to downtown. 

MC.3 Support development of a multimodal mobility hub that integrates public transit, shared 

mobility services, pedestrian and bicycle infrastructure, and real-time information 

systems. 

Goal 2: Improve parking and transportation circulation in the City of Glens Falls. 

MC.4 Develop a right-sized parking and signage plan that aligns supply with current and 

future demand, supports walkability, and encourages efficient land use. 

MC.5 Enhance bicycle and pedestrian connectivity between neighborhoods, commercial 

centers, and recreational amenities through consistent infrastructure, signage, and 

wayfinding in accordance with standards. 

MC.6 Continue to work towards connecting the Feeder Canal Trail with the Warren County 

Bikeway. 

MC.7 Implement recommendations of the AGFTC Glens Falls Middle and High School 

Circulation Study, and other related circulation studies, to work with the schools to 

enhance bicycle and pedestrian safety around the schools. 

MC.8 Collaborate with civic organizations, not-for-profits, volunteer organizations, and other 

municipalities to design and implement gateway enhancements along the main streets 

coming into the City of Glens Falls. 
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Policy Area 7: Parks and Recreation (PR) Recommendations 

Goal 1: Create great public spaces and amenities that activate the public realm and 

enhance the cityõs character and livability. 

PR.1  Develop and implement a detailed parks inventory and a city-wide Parks Master Plan. 

PR.2 Prioritize funding for the continued maintenance and improvement of parks and 

operations. 

Goal 2: Cultivate and enhance parks and recreation spaces that celebrate Glens Fallsõ 

historic character, support vibrant cultural programming, and strengthen community 

identity and livability. 

PR.3 Design and implement park facilities and streetscape elements that reflect the cityõs well-

crafted historic architecture and community òfeel,ó ensuring new pavilions, benches, 

signage, lighting, and other amenities honor local character. 

PR.4 Leverage and promote existing recreation assets and natural resources to enhance the 

quality of life for residents and enrich the visitor experience, including sports tourism.  

 

Policy Area 8: Arts, Culture, and History (ACH) Recommendations 

Goal 1: Continue to expand the public art landscape in Glens Falls, enhancing the quality 

of life for residents and attracting visitors. 

ACH.1 Continue partnering with local arts organizations, including but not limited to the Lower 

Adirondack Regional Arts Council (LARAC), the Hyde Collection, the Chapman Museum, 

the Shirt Factory, theatres, and the World Awareness Children's Museum, to promote and 

support public art across the city through expanded programming, community events, 

and investment in the renovation and reuse of existing cultural spaces. 

ACH.2 Collaborate with developers, businesses, and arts organizations to fund and support 

public art initiatives. 

Goal 2: Preserve and promote the cityõs historic and cultural resources. 

ACH.3 Manage growth and development in a manner that coexists with the protection and/or 

preservation of historic resources. 

ACH.4 Encourage initiatives that elevate the visibility and accessibility of cultural and historic 

places throughout the City of Glens Falls. 
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ACH.5 Support property owners interested in nominating their properties to the National and 

State Register of Historic Properties. 

ACH.6 Continue to value historic properties, promoting their protection, preservation, 

restoration, and potential for adaptive reuse. 

 

Policy Area 9: Sustainability (S) Recommendations 

Goal 1: Improve the City of Glens Fallsõ efforts to encourage a sustainable environment. 

S.1 Continue to pursue sustainability efforts to advance Climate Smart Community 

Certification from Bronze to Silver through the NYS Department of Environmental 

Conservation (NYS DEC). 

S.2 Continue participating in the Clean Energy Communities program administered by the 

New York State Energy Research and Development Authority (NYSERDA).  

S.3 Implement the recommendations of the 2025 City of Glens Falls Climate Action Plan 

(CAP), such as climate resiliency in planning and mitigation of environmental concerns, 

including flooding and aging infrastructure. 

S.4 Explore how sustainability, green infrastructure techniques, and environmental health 

policies can be codified and become standard practice.  

S.5 Work with the Glens Falls Tree Commission to keep the tree inventory current and 

develop a tree maintenance plan. 

Goal 2: Reduce the cityõs vulnerability to flooding and other hazard events to protect 

residents' and visitorsõ lives, health, safety, and welfare. 

S.6 Continue to participate in developing and supporting the goals and actions of the 

Warren County All Hazards Mitigation Plan. 

S.7 Promote approaches that improve stormwater management, reduce impervious surfaces, 

and enhance natural systems as part of public and private development. 

Goal 3: Reduce dependence on fossil fuels and lower greenhouse gas emissions within the 

city. 

S.8 Continue to pursue and install public electric vehicle (EV) charging stations in the city 

and encourage private and not-for-profit entities to establish EV charging stations for 

public use. 
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S.9 Explore vehicles and infrastructure that use alternative fuels to replace the cityõs current 

fleet of vehicles. 

S.10 Conduct a comprehensive municipal energy audit to identify long-range 

energy/greenhouse gas emission reduction goals and strategies. 

 

Policy Area 10: Downtown (D) Recommendations 

Goal 1: Build new opportunities in downtown Glens Falls. 

D.1 Continue to redevelop the main thoroughfares within the downtown area. 

D.2 Consider creating additional safe pedestrian-only areas and inviting public spaces. 

D.3 Continue to explore redevelopment of vacant, abandoned, underutilized, and brownfield 

properties, as well as strategic and priority sites identified in BOA Nomination studies 

and EPA Brownfield Community-Wide Assessment plans.  

 

Comprehensive Plan Background 

In 2024, the City of Glens Falls received funding from the New York State (NYS) Department of 

State to prepare a Smart Growth Comprehensive Plan. The NYS Smart Growth Community 

Planning Program provides state funding to New York communities to guide future sustainable 

growth.  

This Smart Growth Comprehensive Plan builds on the cityõs 1999 Master Plan. The Master Plan 

outlined specific and general recommended actions regarding traffic infrastructure, water 

quality, housing, economic development, and historic preservation. It included city-wide 

recommendations and recommendations specific to the Central Business District. Public opinion 

was gathered through a series of public meetings held in the spring and summer of 1999. 

Despite the plan never being officially adopted, the city has made several improvements in 

accordance with the draft plan over the past two decades. 

What is a Comprehensive Plan? 

Comprehensive plans are just that: ôComprehensive.õ They are intended to examine a broad 

range of aspects, including housing, parks and recreation, economic development, 
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infrastructure, transportation, and others. Key steps that are integrated into the plan-making 

process include:  

§ Taking stock and building on previous planning efforts (e.g., 1999 Master Plan, Downtown 

Revitalization Initiative (DRI) Strategic Investment Plan, U.S. Department of Housing and 

Urban Development Consolidated Plan). 

§ Inviting public engagement to help determine assets, opportunities, and needs. 

§ Producing a shared vision for the future. 

§ Developing recommendations for implementing policies and objectives. 

§ Creating a future land use plan that exhibits a sustainable approach for growth. 

§ Outlining a specific implementation plan to achieve the vision. 

What is Smart Growth? 

Smart growth is a community development strategy that aims to guide future growth in a way 

that prioritizes sustainability, equity, and economic prosperity in order to create more livable, 

environmentally friendly communities. Smart Growth Plans incorporate principles such as mixed 

land use, diverse housing options, accessible transportation, and preservation of natural areas 

within a comprehensive document that outlines goals and actions to achieve them.  

The smart growth principles listed in Table 1 guided the development of this plan. 

Why Prepare a Smart Growth Comprehensive Plan? 

Smart Growth Comprehensive Plans help guide communities toward their desired future. They 

articulate a communityõs long-term goals and provide a vision and conceptual roadmap for 

achieving them. Comprehensive plans provide guidance to municipal leaders, community 

organizations, and residents, and offer a process for asking and answering questions such as 

òWho are we?ó òWho do we want to be?ó, and òHow can we accomplish our goals?ó  

In addition, Comprehensive Plans serve as the legal basis for local development regulations. In 

New York State, zoning and subdivision laws must conform to an adopted comprehensive plan. 

Specific benefits of the Smart Growth Comprehensive Plan include:  

§ Establishes a shared vision and goals to direct resources and development. 

§ Creates a blueprint for local decision-making and provides a legal foundation for future 

zoning regulations. 

§ Informs the types and densities of housing needed to support future population 

stabilization. 
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Table 1. Smart Growth Principles 

 
Promote mixed land uses in focus areas. 

 
Create an adequate range of housing opportunities and choices.  

 

Promote development and redevelopment where infrastructure is adequate and 

sustainable. 

 

Build on traits that make a distinctive and attractive community with a strong 

sense of place. 

 
Promote well-planned and well-placed public spaces. 

 
Promote sustainable compact neighborhoods. 

 

Increase mobility and circulation within jurisdictional lines and improve 

connectivity with areas outside jurisdictional lines. 

 

Promote sustainable mass transit that reduces the local levels of greenhouse gas 

emissions. 

 
Promote walkable/bikeable neighborhood designs.  

 
Promote and integrate clean energy resources and related incentives 

 
Improve green infrastructure and residentsõ participation in this effort. 

 
Increase resiliency to extreme weather events.  

 
Encourage social diversity and integration.  

 

Expand planning and implementation efforts across jurisdictional lines to increase 

effectiveness, sustainability, and resiliency. 

 
Promote community and stakeholder collaboration in planning.  
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§ Helps shape a framework for desired development that recognizes and maintains 

neighborhoods. 

§ Incentivizes private investment by providing confidence in the marketplace. 

§ Moves grant applications to the òTop of the Pile.ó 

Whatõs in this Plan? 

The Comprehensive Plan contains six sections: 

1. Introduction - provides background information on smart growth and the importance 

of comprehensive planning. 

 

2. Community Profile - provides a snapshot of the City of Glens Falls' existing 

demographic, physical, housing, and economic conditions. The section also reviews 

previous planning efforts in the city and Warren County.  

 

3. Public Engagement ð summarizes the methods and findings of the extensive public 

engagement process that informed the development of this plan. 

 

4. Vision, Goals, and Recommendations - outlines the communityõs vision for the future, 

along with a series of goals and recommendations to achieve that vision.  

 

5. Future Land Use - illustrates Glens Fallsõ collective vision through a Future Land Use 

Map that will serve as an important building block for realizing the cityõs future. The map 

displays generalized land uses, or Character Areas, as they are recommended to evolve 

over the next 10 to 15 years. The city will utilize the map as a guiding framework as it 

proceeds with a formal review of the zoning ordinance. 

 

6. Implementation Plan - outlines a framework for transitioning the process from plan to 

reality, illustrating how goals and recommendations are interconnected through 

sustainable planning and development efforts in Glens Falls. 

The plan concludes with next steps to implement the recommendations contained herein over 

the next 5-15 years. It is important to recognize that this plan will require revision over time due 

to changing circumstances and events. The of the recommendations will be periodically 

reviewed to ensure their continued relevance and suitability to the community.  
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Introduction 

The community profile provides an overview of current conditions and community assets in the 

City of Glens Falls. The analysis considers the cityõs historical background, local government 

structure and services, demographics, land use and zoning, infrastructure, transportation 

systems, natural resources, parks and public spaces, and historic and cultural resources. This 

information, combined with the feedback gathered during the public engagement process, 

informed the Planõs vision, goals, and recommendations (Section 4).  
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Community Overview 

Regional Context 

As illustrated in Map 1, the City of 

Glens Falls is located along the 

Hudson River in the southeastern 

portion of Warren County, New York. 

The Town of Queensbury surrounds 

the city to the north, east, and west, 

and Saratoga County lies to the 

south.  

Due to its proximity to the mountains 

and Adirondack Park, Glens Falls is 

often referred to as the southern 

gateway to the Adirondacks.  

The city is accessible via exits 18-20 

of the Adirondack Northway (I-87). As 

illustrated in Table 1, it is conveniently 

located within driving distance of several 

population centers, including Saratoga 

Springs, Albany, Schenectady, and Lake George.  

Table 2. Distance from Major Population Centers 

Place Driving Distance (miles) Drive Time 

Lake George, NY 12.0 20 min 

Saratoga Springs, NY 18.8 27 min 

Clifton Park, NY 35.4 38 min 

Schenectady, NY 41.8 54 min 

Albany, NY 52.3 56 min 

New York, NY 203 3 hr. 11 min 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 1. Regional Location Map 

Map 1: Regional Location Map 
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Historical Background 

Glens Falls grew from a small pre-Revolutionary settlement at the meeting of the Hudson River 

and the Adirondack foothills into a thriving industrial city. Abundant waterpower, natural 

resources, and access to key transportation routes shaped its early development. Incorporated 

as a village in 1839 and as a city in 1908, Glens Falls evolved through cycles of growth tied to its 

industries, including paper, logging, and tanning. 

Before European settlement in the mid-eighteenth century, the area was home to Native 

American tribes, notably the Mohawks of the Iroquois Confederacy. European settlers soon 

recognized the siteõs strategic advantages and harnessed the Hudson Riverõs power to fuel 

industry. The surrounding Town of Queensbury, established in 1762, provided the broader 

agricultural and natural resource base that supported Glens Fallsõ early growth. 

The completion of the Glens Falls Feeder Canal in 1829, followed by its expansion by 1832, 

connected the city to the Champlain Canal system, enabling the efficient movement of raw 

materials and goods. Lined with mills and factories, the Feeder Canal became a vital link in the 

regionõs industrial network. The later expansion of the Erie Canal further strengthened Glens 

Fallsõ role as a commercial and manufacturing hub. 

Remnants of the cityõs industrious past remain visible along the Hudson River and Feeder Canal. 

The paper industry, anchored by Finch Paper since 1904, remains a significant contributor to the 

cityõs economy and environmental stewardship. Finchõs operations emphasize sustainability 

through the use of renewable energy, water-quality monitoring, and certified forestry practices, 

demonstrating how traditional industries can adapt to modern environmental standards. 

Today, the cityõs historic waterways serve new purposes as scenic and recreational amenities. The 

Feeder Canal Trail, riverfront parks, and public access points invite residents and visitors to 

experience the same natural features that have long powered Glens Fallsõ prosperity. Over time, 

the city has transitioned from an industrial hub to a mixed-use center of government, culture, 

retail, and tourism, serving as the urban heart of 

the greater Glens FallsðQueensbury region. 

Public engagement during this planning process 

reaffirmed that Glens Fallsõ historic character is 

one of its greatest assets. Preserving its 

architecture, heritage, and small-town charm 

while encouraging thoughtful, sustainable 

development will ensure that the cityõs unique 

identity continues to define its future. 
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Municipal Boundaries 

The Village of Glens Falls was officially incorporated in 1839 and its boundaries first established 

as the settlement expanded within the area that would later become the city. In 1908, Glens Falls 

separated from the Town of Queensbury and incorporated as a city. The municipal boundaries 

were redefined at this time to include the larger urban center that had developed around the 

original settlement. Throughout the 20th century, Glens Falls expanded through various land 

annexations in its surrounding areas. Most recently, the city annexed 49 acres of then-vacant 

land along Veterans Road in 2003. These changes helped consolidate its growth as a dense 

urban center surrounded by the broader Town of Queensbury.  

Today, the City of Glens Falls covers approximately 3.98 square miles, including 3.85 square miles 

of land and 0.14 square miles of water. The city has over three miles of Hudson River waterfront. 

Wards 

The City of Glens Falls is divided into five election wards (Map 2). Voters elect a Common Council 

member from each ward and an at-large member for four-year terms. They also elect the mayor.  

In 2021, the city was notified that its ward boundaries no longer reflected the nationõs òone-

person, one-voteó principle. The òone-person, one-voteó principle enforces the Fifth Amendment 

guarantee of due process and the Fourteenth Amendment guarantee of equal protection 

because each ward boundary did not include the same number of people. Under the principle, 

each voting district or ward should be no smaller or larger than any other by a margin of 10 

percent. At the time, the cityõs most populous ward was Ward 2, with more than 3,800 residents. 

Its least populous was Ward 4, with more than 1,800 residents. The population growth in Ward 2 

prompted redistricting to ensure that each cityõs Common Council member represented the 

same number of people (within 10 percent).   

The Common Council appointed a seven-member independent Redistricting Task Force, led by a 

former City Clerk, to address the issue in April 2022. Various versions of the ward boundaries 

were discussed and debated. A new district map submitted by the Task Force revealed a 1.55 

percent difference between the most and least populated wards. The process concluded in 2023 

with the approval of the final new ward map. 

From the early stages of the public engagement process, residents of the City of Glens Falls 

expressed great pride in their wards. Many individuals indicated that the wards also comprise 

distinct neighborhoods with strong identities, deep-rooted history, and a sense of community. 

The city can build on this pride by supporting grassroots efforts and ensuring balanced growth 

to create a more connected and thriving community. 
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Map 2. City of Glens Falls Wards Map  
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Existing Plans, Studies, and Initiatives  

City of Glens Falls 

City of Glens Falls Master Plan (1999) 

Although it was never formally adopted, the City of Glens 

Falls Master Plan provided a long-range framework for 

guiding growth, revitalization, and quality-of-life 

improvements across the city. Developed through extensive 

community engagement, the Plan addressed challenges 

such as aging infrastructure, limited housing diversity, 

economic shifts, and the need for coordinated land-use and 

transportation strategies.  

The Plan emphasized strengthening the cityõs traditional 

neighborhoods, revitalizing downtown, enhancing parks and 

the waterfront, and expanding multimodal connections to 

support walkability and reduce congestion. The Plan also prioritized economic development 

through adaptive reuse, business retention, and redevelopment of underutilized properties, 

while preserving Glens Fallsõ historic character and environmental resources. Overall, the Master 

Plan established a vision of Glens Falls as a vibrant, connected, and sustainable small city that 

builds upon its cultural assets, natural setting, and strong community identity.  

In terms of smart growth, the plan advanced many smart growth objectives related to housing, 

transportation, and preservation, while opportunities remained to strengthen sustainability and 

equity components. 

Glens Falls Downtown Vision & Development Strategy (2012) 

The Glens Falls Downtown Vision and 

Development Strategy was prepared as part of 

a U.S. Department of Housing and Urban 

Development (HUD) Community Challenge 

Grant to create a roadmap for downtown 

revitalization, guided by the principles of 

livability, sustainability, and economic growth.  

The Strategy aimed to capitalize on Glens Fallsõ 

strong arts, culture, and historic character to 
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attract new residents, businesses, and visitors. It identified distinct downtown districts and 

proposed targeted redevelopment, infill housing, and adaptive reuse projects within each. Key 

goals included expanding the workforce and market-rate housing, enhancing walkability and 

connectivity, revitalizing vacant and underused buildings, and positioning the city as the òArts 

and Culture Hub of the Adirondacks.ó The Strategy emphasized streetscape beautification, 

zoning updates to promote mixed-use development, the creation of an arts district, and the 

implementation of òquick winó projects, such as green infrastructure and improved signage, to 

build momentum for long-term downtown renewal.  

This plan aligns closely with New York Stateõs Smart Growth Principles through its emphasis on 

compact, mixed-use, infill development and pedestrian-oriented development. 

Warren Street Brownfield Opportunity Area (BOA) Revitalization Plan (2019) 

The City of Glens Falls Warren Street Brownfield Opportunity 

Area (BOA) Revitalization Plan was developed to guide the 

revitalization of the cityõs East End neighborhood and its 

primary gateway corridor along Warren Street. Funded 

through the NYS Department of Stateõs BOA program, the 

622-acre study area identified 26 underutilized or potentially 

contaminated properties that have constrained 

reinvestment.  

The Planõs purpose was to assess environmental, economic, 

and land-use conditions, build community consensus, and 

propose reuse strategies to attract new jobs, mixed-use 

development, and neighborhood improvements. Core goals 

included enhancing vacant and underutilized buildings, fostering business growth through 

workforce and entrepreneurship initiatives, and strengthening the corridorõs identity as a 

desirable mixed-use neighborhood. The Plan recommended adaptive reuse of historic 

structures, infill development, public realm upgrades, trail and streetscape improvements, and 

partnerships with local institutions to leverage momentum from the cityõs Downtown 

Revitalization Initiative (DRI) and regional òhealth-techó investments.  

The BOA Revitalization Plan supports smart growth principles by promoting infill and adaptive 

reuse of underutilized sites, mixed-use development, and compact, walkable neighborhoods. 

Glens Falls Middle School and High School Circulation Study (2024) 

The Glens Falls Middle School and High School Circulation Study was prepared to assess 

pedestrian, bicycle, and vehicle circulation around the school campus and develop strategies to 
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improve safety and reduce congestion. The Study analyzed arrival and dismissal operations, 

parking, traffic flow, and non-motorized travel patterns through direct observation, data 

collection, and public input. The analysis revealed frequent pedestrianðvehicle conflicts, unclear 

signage, missing sidewalk connections, and double-parking issues along Quade Street and 

adjacent roads. 

The Study recommended converting Quade Street to one-way 

southbound traffic, adding raised crosswalks and pedestrian 

bump-outs, improving Americans with Disabilities Act (ADA) 

compliant sidewalks, updating signage, and enforcing consistent 

parking rules. Additional strategies included promoting biking, 

staggering school start times, and improving coordination 

between the City of Glens Falls and the City of Glens Falls School 

District. Collectively, these improvements aim to enhance 

multimodal safety, relieve congestion, and create a safer, more 

efficient circulation system for students and residents.  

The Study aligns with several smart growth principles by 

promoting safe, efficient, and sustainable transportation choices. 

It also encourages public participation through surveys and community meetings, allowing 

residents to shape transportation solutions.  

City of Glens Falls South Street-Broad Street Corridor Brownfield Opportunity Area Nomination 

(2020) 

The City of Glens Falls South StreetðBroad Street Corridor 

BOA Nomination was prepared to guide revitalization along 

one of the cityõs most important gateways. Building on 

earlier planning efforts, the study identified 482 parcels 

spanning 218 acres that link the downtown core to the 

Adirondack Northway, including commercial corridors along 

South, Broad, and Hudson Streets. The Nomination aimed 

to extend the success of the Downtown Revitalization 

Initiative (DRI) through new housing, mixed-use infill, 

expanded greenspace, and the adaptive reuse of 

underutilized or vacant sites. It emphasized the corridorõs 

transformation into a walkable, live-work district supporting 

Glens Falls Hospital and the cityõs growing health and 

wellness economy.  
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Six òOpportunity Clustersó were established, each with a distinct vision focusing on connectivity, 

complete streets, and reinvestment in existing assets. Through coordinated public and private 

actions, the BOA Nomination positioned Glens Falls to pursue state designation and funding, 

thereby advancing sustainable redevelopment, economic opportunities, and quality-of-life 

improvements.  

The BOA Nomination supports smart growth principles by focusing redevelopment within 

existing urban areas, promoting mixed-use and walkable neighborhoods, and preserving historic 

character. 

Warren County  

Warren County Tourism Study (2022) 

The Tourism Study was prepared to evaluate 

Warren Countyõs overall economic 

competitiveness and identify opportunities 

for targeted growth across its cities, towns, 

and villages. The Study analyzed market 

conditions across hospitality, retail, 

residential, and entertainment sectors to 

guide long-term economic development and 

tourism strategies. It found that Warren County benefits from strong tourism assets, such as 

Lake George and the Adirondacks, but faces challenges with housing availability, workforce 

retention, and seasonal economic fluctuations. The Study emphasized Glens Fallsõ pivotal role as 

the countyõs year-round cultural, medical, and economic hub, highlighting its potential for 

mixed-use redevelopment, event programming, and downtown investment. 

Countywide recommendations focused on strengthening the visitor economy, expanding 

lodging and housing options, diversifying employment opportunities, and improving marketing 

and infrastructure to enhance Warren Countyõs position as a vibrant, sustainable destination for 

residents and visitors alike.  

While informative for tourism growth, the plan only loosely aligns with smart growth objectives, 

emphasizing economic vitality and leveraging existing year-round assets. 
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Warren County Housing Needs Study and Market Demand Analysis (2023) 

The report was prepared to assess the current state of 

housing in Warren County and to identify strategies to 

address housing shortages, affordability challenges, and 

demographic shifts. Conducted between January and May 

2023, the study analyzed demographic trends, market data, 

and stakeholder input to gain a deeper understanding of 

conditions in both ownership and rental markets.  

The findings revealed a severe shortage of affordable and 

workforce housing, particularly for seniors and lower-income 

residents, alongside rising home prices, constrained rental 

supply, and increased competition from short-term rentals. 

Much of Warren Countyõs housing stock is aging, with nearly 

one-third of the units built before 1950, and limited options for òmissing middleó housing types, 

such as duplexes and townhomes.  

The report emphasized the need for new housing construction, adaptive reuse, and 

rehabilitation programs, as well as zoning reforms to encourage infill and mixed-use 

development. Recommendations also called for better management of seasonal housing 

demand, expanded partnerships to leverage state and local funding, and strategies to attract 

younger residents and families. Collectively, the Study outlined a comprehensive roadmap to 

stabilize housing costs, diversify the housing stock, and ensure that Warren County remains an 

affordable and livable place for year-round residents.  

The Housing Needs Study and Market Demand Analysis partially aligns with smart growth 

principles by supporting mixed-use, walkable housing development and adaptive reuse of 

existing buildings, particularly in Glens Falls. 

Warren County 2040 Comprehensive Plan (2025) 

The Plan serves as the first county-wide strategic framework to guide growth, policy, and 

investment decisions. Developed over a two-year period with input from more than 1,000 

residents, stakeholders, and municipal representatives, the plan establishes a long-range vision 

for sustainable development, environmental stewardship, and intergovernmental collaboration. 

The document addresses major challenges, including an aging population, workforce shortages, 

limited housing availability, and the impacts of climate change. It outlines coordinated goals 

across seven focus areas: housing, infrastructure, economy, environment, governance, 

community health, and cultural vitality. 9 
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Key objectives include attracting younger residents while supporting an aging population, 

expanding affordable and workforce housing, fostering vibrant hamlets and downtowns, 

strengthening local industries and tourism, maintaining environmental quality, and improving 

government transparency.  

The Plan consolidates and aligns prior studiesñincluding 

Warren Countyõs Hazard Mitigation Plan, Housing Needs 

Study, and Outdoor Recreation Economy Strategyñinto a 

unified framework for policy and budget alignment. It 

positions Glens Falls and other population centers as anchors 

of economic and cultural life while promoting balanced 

growth across rural and resort communities. Ultimately, 

Warren County 2040 establishes a shared vision for a resilient, 

inclusive, and well-connected county that leverages its natural 

and human resources to ensure long-term prosperity for all 

residents.  

The Plan generally aligns with New York State's smart growth principles by focusing on 

sustainable development, infrastructure coordination, and community resilience. 

 

Demographic Characteristics and Trends 

Demographic composition refers to the collection of population characteristics that define a 

community. They provide a snapshot of current conditions and emerging trends that can drive 

future planning and community priorities.  

Data Analysis Approach 

The data below present several points in time to illustrate trends in the City of Glens Falls. Other 

geographies including Warren County and New York State are also included to provide context 

regarding regional dynamics affecting Glens Falls.  

This section uses data from the 2010 and 2020 Decennial Census, 5-year estimates from the 

Census Bureauõs American Community Survey (ACS), and 2024 demographic estimates from 
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Environmental Systems Research Institute (Esri), a GIS Software for Mapping and Spatial 

Analytics.1  

Population 

As illustrated in Figure 1, Glens Falls experienced modest growth between 2010 and 2024 

despite a decreasing population at the county level. The surrounding Town of Queensbury, 

which encircles the city, has expanded more substantially and continues to serve as a key 

residential and commercial hub within the region.  Similar growth patterns have also occurred 

just to the south in northern Saratoga County, suggesting a broader regional correlation in 

development and population trends across the greater Glens FallsðSaratoga Springs area, even 

as Warren County and New York State overall have experienced population declines. 

 

Figure 1. Total Population, 2010 -2024 

 
Source: Esri, 2024 

 

 

1 The Decennial Census provides official population counts, offering the most accurate population 

snapshot. ACS data is averaged across a 5-year period to improve statistical reliability, and this section 

compares 2010 data with the latest available ACS estimates from 2022, 2023, and 2024 to identify trends. 

In addition to ACS data, Esriõs 2024 demographic estimates provide updated population and household 

forecasts. Esri utilizes ACS data and proprietary modeling techniques to produce current-year estimates 

and future projections for various geographies, helping fill gaps between official Census releases. While all 

data sources have margins of error, they are widely used for planning, policy development, and market 

analysis, making them valuable for understanding demographic trends in Glens Falls. By combining 

Decennial Census counts, ACS trends, and Esri projections, this section provides a comprehensive view of 

demographic shifts in the city to inform future planning efforts. 



 

Glens Falls Smart Growth Comprehensive Plan  |  29   

Age Distribution 

Age cohort data can help identify future community needs and issues, including the provision of 

appropriate housing, recreation, public services, and transportation options. As shown in Table 3, 

Glens Falls has a younger population than Warren County as a whole, with a higher proportion 

of residents in their 20s and 30s and a lower proportion over 60. This means the city tends to 

attract young adults and families who value its walkable neighborhoods, job opportunities, and 

community amenities, while still supporting many long-term residents who have chosen to stay. 

The result is a well-balanced community that combines youthful energy with a strong sense of 

stability. 

Table 3. Age Cohorts, 2023 

 Warren County City of Glens Falls 

Under 5 years 4.2% 4.8% 

5 to 14 years 10.4% 11.7% 

15 to 19 years 5.0% 4.1% 

20 to 24 years 5.0% 7.7% 

25 to 34 years 11.8% 18.3% 

35 to 44 years 11.5% 11.7% 

45 to 59 years 19.9% 19.6% 

60 years and over 32.1% 22.2% 

Source: 2023 ACS Five-Year Estimates 

 

Approximately 63% of Glens Falls residents are of working age (20ð64), a share thatõs on par 

with New York State and higher than the county's overall share. This indicates that Glens Falls 

continues to attract and retain individuals in their prime working years, those who fuel the local 

economy, support local businesses, and contribute to community life. A steady base of working-

age residents helps keep the city vibrant and economically resilient, ensuring that services, 

housing, and amenities remain in demand. 
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Figure 2. Age Dependency, 2023 

 

Source: Esri, 2024 

Regarding age trends, the median age in Glens Falls has risen from 37.4 in 2010 to 39.9 in 2024. 

However, Glens Falls remains the youngest community in Warren County, which is one of oldest 

counties in New York State by median age. 

Figure 3. Median Age Comparisons, 2010-2024 

 

Source: Esri, 2024 

Between 2000 and 2024, the Glens Falls City School District's enrollment declined by 28%, a 

sharper drop than most neighboring districts, except for the Town of Queensbury, which saw a 

17% decrease. This trend reflects the cityõs smaller share of school-aged children and 

underscores the need to attract and retain young families through affordable housing, childcare, 

and employment opportunities.  
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A growing share of older adults and a decreasing number of children reflect broader regional 

trends. These shifts suggest the need to plan for aging residents while continuing to attract 

young families and workers to maintain a balanced, vibrant city.  

Race and Ethnicity 

While the City of Glens Falls remains predominantly White (88%), racial and ethnic diversity has 

increased slightly since 2010. The Hispanic population now represents 4% of residents, and 

those who identify as two or more races have increased to 7%.  

Figure 4. Population by Race, 2024 

 

Source: 2023 ACS 5-Year Estimates 

Although Glens Falls remains less racially diverse than other similarly sized municipalities in New 

York State, its growing mix of cultures and perspectives creates opportunities to strengthen 

inclusion at the local level. The cityõs emerging arts scene, active downtown business community, 

and civic organizations, such as the Charles R. Wood Theater and other grassroots advocacy and 

cultural groups, provide opportunities for dialogue, collaboration, and visibility. By supporting 

equitable access to housing, entrepreneurship, and community engagement, Glens Falls can 

continue to build a reputation as a welcoming, connected, and inclusive small city within the 

greater southern Adirondack region. 
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Households and Family Size 

Household and family size are important characteristics to consider in planning efforts because 

households of various sizes have different needs for housing, public services, transportation, and 

recreation. 

As illustrated in Table 4, the average size of households and families in Glens Falls are slightly 

lower than in NYS, as is the percentage of households with their own children. Among 

households with children, Glens Falls has a higher percentage of older children (66.4%) than 

Warren County (60.2%) and NYS (59.5%). Older households with grown children could 

contribute to the smaller average household size in Glens Falls. 

Table 4. Households and Families, 2023 

 New York 

State 

Warren  

County 

City of  

Glens Falls 

Total households 7,668,956 30,041 6,808 

Average household size 2.51 2.15 2.10 

Total families 4,739,175 17,776 3,641 

Average family size 3.18 2.69 2.74 

Households with children of the 

householder under 18 years 

1,888,354  

(24.6%) 

5,848  

(19.5%) 

1,480  

(21.7%) 

With children under 6 years only 5.4% 4.7% 4.8% 

With children under 6 years and 

children 6 to 17 years 
4.5% 3.1% 2.5% 

With children 6 to 17 years only 14.7% 11.7% 14.4% 

Source: 2023 ACS 5-Year Estimates 

 

As shown in Figure 5, the average household size in Glens Falls decreased slightly from 2.22 in 

2010 to 2.10 in 2020, remaining below county and state averages.  
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Figure 5. Average Household Size, 2010-2020 

 
Source: 2023 ACS 5-Year Estimates 

As local, regional, and statewide trends continue to show a decline in average household size, 

retaining young people and families will become increasingly important for maintaining 

community and economic vitality. Applying smart growth principles, such as creating a diverse 

range of housing opportunities, promoting well-planned parks and public spaces, and 

enhancing multimodal connections, will make Glens Falls more desirable to young professionals. 

Educational Attainment 

Education levels are crucial for understanding the communityõs population more deeply, as they 

have significant implications for income, poverty, employment, and quality of life.  

Figure 6 compares educational attainment for Glens Falls residents with that of Warren County 

and New York State residents. Educational attainment in the city is relatively high, with 12.8% of 

residents (age 25+) holding an associateõs degree. This is higher than Warren County (12.5%) 

and New York State (8.9%).  

In 2023, the total number of city residents who have a bachelorõs degree (19%) was slightly 

higher than the county (18.7%) and lower than the state (22.0%). The city's population has a 

somewhat lower percentage of individuals with graduate or professional degrees (14.3%) than 

the county (15.9%) or the state (17.5%).  

Education-related issues can be addressed in the comprehensive plan through strategies that 

provide residents with resources and job skills, such as workforce training programs.  
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Figure 6. Educational Attainment, 2022 

Source: 2022 ACS 5-Year Estimates 

Income 

Household income is a socio-economic indicator that provides essential data for developing 

policies related to affordable housing, economic development, infrastructure needs, and overall 

social equity. 

As illustrated in Figure 7, the 2022 median household income for Glens Falls was $64,433, which 

was lower than that of Warren County and New York State; however, it remains within a healthy 

range given the cityõs relatively affordable cost of living and housing market. 

Table 5 shows that between 2010 and 2022, residents of the city, the county, and New York State 

experienced a steady increase in median household income.  

As illustrated in Figure 8, approximately 12% of Glens Falls residents live below the poverty line, 

a rate higher than Warren Countyõs (9%) but lower than the New York State average (14%). 

It is important to note that the count of people below the poverty level does not include the 

unhoused population, as the census focuses on those living in a housing unit. The census 

attempts to count individuals living in shelters, but data is inconsistent. Qualitative data suggest 

the unhoused population in the city is growing, which may be due to either more individuals in 

the city losing or leaving their homes or to individuals migrating to the city from other areas.   
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Figure 7. Median Household Income, 2022 

 

 

 

 

 

 

Source: 2022 ACS 5-Year Estimates 

 

Table 5. Median Household Income, 2010-2022 

 2010 2020 2022 

New York State $55,603 $71,117 $80,633 

Warren County $51,619 $64,658 $74,543 

City of Glens Falls $41,950 $55,496 $64,433 

Source: U.S. Census Bureau, 2022 ACS 5-Year Estimates 

 

Figure 8. Population with Income Below Poverty Level, 2022 

 

 

 

 

 

 

Source: 2022 ACS 5-Year Estimates 
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In addition, portions of the city are designated as òdisadvantaged communities.ó As part of the 

Climate Act, the Climate Justice Working Group (CJWG) developed criteria to identify 

disadvantaged communities, ensuring that frontline and otherwise underserved communities 

benefit from the stateõs historic transition to cleaner, greener energy sources, reduced pollution, 

cleaner air, and economic opportunities.2 Based on CJWG criteria, two census tracts 

(36113070200 with a population of 1,950 people and 36113070500 with a population of 2,266 

people) in the City of Glens Falls have been identified as disadvantaged communities (DACs).  

 

Figure 9. Disadvantaged Communities in the City of Glens Falls 

 

 

The income data indicate that while Glens Falls serves as a regional employment and service hub 

(next section), some residents continue to face economic hardship, including individuals with 

disabilities, seniors on fixed incomes, and others who are unable to work. These challenges 

underscore that reducing poverty in Glens Falls requires more than job creationñit necessitates 

expanded access to affordable housing, transportation, social services, and disability support 

programs that foster stability, inclusion, and a higher quality of life. Strengthening these 

supports will help ensure that all residents can share in the cityõs growth and economic 

opportunity.  

 

2 https://www.nyserda.ny.gov/ny/Disadvantaged-Communities 
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Labor Force 

Employment data is significant to a community because it impacts residentsõ ability to pay for 

housing, support local businesses, raise families, and improve their overall quality of life. In 

addition to population growth, a community's success and viability are tied to the various types 

of employment opportunities and industry available in the area. Industry refers to the business 

conducted by an employing organization, while occupations describe the kind of work a person 

performs on the job.  

Employment by Industry 

Glens Falls is an urban center located in largely rural Warren County. It has been transitioning 

from an industrial hub to a more service-oriented economy. Understanding employment 

industry data, organized by North American Industry Classification System (NAICS) Sector code 

(a six-digit number used to classify businesses by industry), can provide insight into current local 

and regional economic trends, industry performance, and employment statistics, helping identify 

sectors that are growing or declining. 

As illustrated in Table 6, Health Care and Social Assistance was the city's dominant industry in 

2022, accounting for more than 30% of all employment. The Glens Falls Hospital, Hudson 

Headwaters Health Network, multiple medical practices, and many nonprofit service 

organizations support thousands of jobs that benefit the community's health and well-being. 

Other top industry sectors include manufacturing (13%), driven by one of the cityõs biggest 

employers, the Finch Paper mill, situated on the Hudson River. Downtown retail and commercial 

businesses, cafes, taverns, and restaurants collectively fuel the local economy, accounting for 

12% of industry-sector employment. 

Glens Falls Hospital 
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Table 6. Top 5 Employment Industries by NAICS Sectors, 2022 

Warren County  City of Glens Falls 

1 
Health Care and Social 

Assistance 
17.8% 

 
1 

Health Care and Social 

Assistance 
30.8% 

2 Retail Trade 13.4% 

 

2 

Administration & Support, 

Waste Management and 

Remediation 

15.2% 

3 
Accommodation and 

Food Services 
11.9% 

 
3 Manufacturing 12.6% 

4 Manufacturing 9.8% 
 
4 Retail Trade 6.6% 

5 Educational Services 7.7% 
 
5 

Accommodation & Food 

Services 
4.9% 

Source: U.S. Census Bureau, Center for Economic Studies, LEHD 

 

Unemployment Rate 

As illustrated in Table 7, Glens Fallsõ unemployment rate (4.3%) was higher than Warren Countyõs 

(3.8%) in 2023, but below the statewide unemployment rate (6.2%).  

Table 7. Unemployment Rates, 2010-2023 

 2010 2020 2023 

New York State 8.2% 5.7% 6.2% 

Warren County 5.9% 4.1% 3.8% 

City of Glens Falls 5.8% 5.8% 4.3% 

Source: U.S. Census Bureau, 2023 ACS 5-Year Estimates 

The unemployment rate considers people over 16 years of age who are actively looking for 

work. Higher unemployment indicates a tougher market for job seekers. Over the last decade, 

the cityõs unemployment rate has declined more slowly than at the county and state level. This 

difference highlights several local dynamics shaping the cityõs labor market. Glens Fallsõ 

economy remains anchored by the health care, manufacturing, and administrative support 

services sectors, which offer a mix of stable employment, lower barriers to entry, and often lower 
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wages. While these industries help maintain low unemployment, they also make the local 

workforce more vulnerable to seasonal fluctuations and economic shifts, particularly in service 

jobs sensitive to regional tourism patterns. 

Employment Rate 

The employment rate measures the share of the population over 16 that is employed. More than 

96% of Glens Falls residents in their prime working years (ages 25ð54) are employed, indicating 

a strong, active local workforce (Table 8). Employment rates are also high among residents aged 

55ð64, suggesting many continue working later in life. The unusually high òemployment rateó for 

those 65 and older reflects how the data counts only seniors still in or seeking workñmost in 

this age group are retired and therefore not included in the labor force. Among seniors still 

working or seeking employment, only 2.7% are unemployed, indicating strong job stability 

across all age groups in the city.  

Table 8. City of Glens Falls Employment Rates by Age, 2023 

Age Employed Unemployed 

16-24 89.4% 10.6% 

25-54 96.4% 3.6% 

55-64 93.0% 7.0% 

65+ 97.3% 2.7% 

Source: 2023 ACS 5-year Estimates 

 

Commuting Characteristics and Patterns 

Inflow and Outflow of Jobs 

As illustrated in Figure 10, the City of Glens Falls serves as an employment center, with nearly 

twice as many people commuting into the city to work each day (11,265) as residents leaving 

Glens Falls to work elsewhere (5,559). 
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Figure 10. Inflow and Outflow of Jobs 

 

 

Since 2010, the proportion of people living and working in Glens Falls has remained fairly steady, 

however, the total number of those employed in the city has decreased (Table 9). Of the 

approximately 13,000 jobs in the city, 87% are filled by people who commute to Glens Falls. 

Residents fill the remaining 1,685 (13%). Approximately 77% of working residents commute out 

of the city, while the other 23.3% live and work there.  

The data indicate that a relatively small proportion of the population both lives and works in the 

city. Implementing smart growth principles, such as creating an adequate range of housing 

choices, building on the traits that make Glens Falls create a strong sense of place, and 

promoting well-planned public spaces, will enhance the quality of life, making Glens Falls a 

desirable place to live and work.  
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Table 9. Inflow and Outflow Job Counts 

 Count   Percent 

 2010 2023 2010 2023 

Employed in the City of Glens Falls 

Employed in Glens Falls but Living 

Outside 

12,959 11,265 86.8% 87.0% 

Employed and Living in Glens Falls 1,974 1,685 13.2% 13.0% 

TOTAL 14,933 12,950 100.0% 100.0% 

Living in the City of Glens Falls 

Living but not Working in Glens Falls 5,245 5,559 72.7% 76.7% 

Living and Employed in Glens Falls 1,974 1,685 27.3% 23.3% 

TOTAL 7,219 7,244 100.0% 100.0% 

Source: U.S. Census Bureau, Center for Economic Studies, LEHD  

Average Travel Time to Work 

The average travel time to work is a metric that influences land use, transportation 

infrastructure, economic development, public health, and the quality of life within a community. 

High average commute times often signal underlying mobility challenges. The average travel 

time to work in Glens Falls is approximately 20 minutes, up from just over 15 minutes in 2010 

(Table 10). 

Implementing smart growth principles, such as promoting mixed land uses in focus areas, 

encouraging sustainable mass transit, and designing walkable/bikeable neighborhood 

environments, could all reduce the average drive time to work.  

Table 10. Average Travel Time to Work, 2010-2023 

 2010 2020 2023 

City of Glens Falls 15.6 minutes 20.8 minutes 20.1 minutes 

Source: U.S. Census Bureau, Center for Economic Studies, LEHD 

Distance to Jobs 

The U.S. Census Bureau Center for Economic Studies tracks the distances people travel to work. 

The data in Table 11 indicate that most Glens Falls residents (53.8%) travel less than 10 miles, 

and almost one-third of all workers travel south to their place of employment. 
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Table 11. Home Census Block to Work Census Block 

 Count Percent 

Total Jobs 7,244 100.0% 

Less than 10 Miles 3,894 53.8% 

10 to 24 miles 1,135 15.7% 

25 to 50 miles 1,202 16.6% 

Greater than 50 miles 1,013 14.0% 

          Source: U.S. Census Bureau, Center for Economic Studies, LEHD (2022) 

Based on information collected during the public engagement process, many residents who 

prefer walking, biking, or other active transportation may not feel safe doing so due to the 

current state of the infrastructure. Making alternative modes of transportation viable would 

allow people to choose the mode that is most appropriate and preferred for their specific trip. 

 

Housing Characteristics  

Housing is a critical component of a cityõs residents' quality of life, and the location, quality, type, 

and affordability of housing in a community have far-reaching implications, including 

transportation, health, economic development, and overall quality of life.  

Housing Stock 

Glens Falls has an older housing stock than Warren County and the state of New York. Of the 

7,210 total housing units in the city, 3,976 (55.1%) were built before 1940.  

Older housing is often found in neighborhoods that also feature sought-after amenities, such as 

sidewalks, narrower streets, mature trees and landscaping, as well as proximity to parks and 

gathering places. These neighborhoods are organized around a community commercial area 

with local restaurants, schools, places of worship, libraries, and other community resources. 

While older homes may need renovations such as new windows, additional bathrooms, updated 

kitchens, insulation, and other features to meet todayõs expectations, their location and 

neighborhoods are often worth the expense. 
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Figure 11. Housing Year Built 

 

Source: 2023 ACS 5-year Estimates  

 

Table 12. Housing Year Built 

Jurisdiction 1939 or earlier 1940-1969 1970-1999 Since 2000 

City of Glens Falls 3,976 1,635 1,140 459 

Warren County 9,235 9,529 14,768 6,507 

New York State 2,627,880 2,946,093 2,004,916 915,591 

Source: 2023 ACS 5-year Estimates 

Housing Type 

Glens Falls needs a variety of housing types to respond to shifting demographics and lifestyle 

preferences influencing demand. Increasingly, millennials and baby boomers are seeking a wider 

variety of housing types. One trend is the decline in households with children. This demographic 

shift is a significant driver of housing preferences, as households with and without children seek 

different types of housing. School considerations do not guide households without children. At 

the same time, buyers increasingly prefer walkable neighborhoods in proximity to restaurants 

and services. 

In the City of Glens Falls, 62.4% of residents have lived in their homes for more than five years, 

compared to 73.5% of Warren County (ACS, 2023). More new residents are moving to Glens Falls 

than to Warren County as a whole, bringing diverse family types and needs. According to the 
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Housing Needs Study and Market Demand Analysis of Warren County (Warren County, 2023), 

household sizes are projected to decrease, which will affect the average age of residents and the 

types of housing best suited for them. In Glens Falls, almost half of all housing structures are 

detached single-family homes, and nearly one-quarter are two-family units (Table 13).  

Table 13. Housing Type Estimates 

 

New York State Warren County City of Glens Falls 
 

Count Percent Count Percent Count Percent 

1-unit, detached 3,525,897 41.3% 28,805 71.7% 3,510 48.2% 

1-unit, attached 465,672 5.5% 1,531 3.8% 57 0.8% 

2 units 829,027 9.7% 2,420 6.0% 1,616 22.2% 

3 or 4 units 588,813 6.9% 1,901 4.7% 646 8.9% 

5 to 9 units 443,039 5.2% 1,602 4.0% 597 8.2% 

10+ units 2,500,553 29.3% 1,989 5.0% 824 11.3% 

Source: 2023 ACS 5-year Estimates 
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Housing Tenure 

As illustrated in Figure 12, Glens Falls has experienced a stable housing tenure, with an almost 

even split between renter-occupied (49%) and owner-occupied (43%) housing. The city has a 

high residential occupancy rate (92%), which indicates a strong housing market. The cityõs 

vacancy rate remained relatively stable from 2010 to 2022 (9%). 

 

Figure 12. Housing by Unit for 2010 and 2022 

 

 

Source: U.S. Census Bureau, 2022 ACS 5-year Estimates 
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With nine percent of housing units vacant and some underutilized parcels within city limits, 

there is potential for infill development and mixed-use projects. Strategic redevelopment of 

vacant and aging properties can enhance neighborhood vibrancy and provide new housing and 

rehabilitation opportunities. 

Housing Market 

The local housing market directly affects community demographics and economic stability. 

Median sale price data can be used to identify and address housing challenges and to set future 

development goals.  

As illustrated in Table 14, the cityõs housing market experienced a 31% increase in median sale 

price from 2019 to 2023, with an overall median price of $180,000. This figure is significantly 

lower than the overall median price of $248,000 for Warren County, which includes Lake George. 

However, median housing prices vary significantly by ward and neighborhood.  

Table 14. Median Sale Price in Warren County Municipalities (2019-2023) 

Source: Warren County. 2023. Housing Needs Study and Market Demand Analysis3 

 

3 Warren County. 2023. Housing Needs Study and Market Demand Analysis of Warren County, NY, page 26. Accessed 

April 2025 at: 

https://public.warrencountyny.gov/gis/housingneeds/Housing%20Needs%20Study%20and%20Market%20Demand%

20Analysis%20-%20Warren%20County,%20NY.pdf 

https://public.warrencountyny.gov/gis/housingneeds/Housing%20Needs%20Study%20and%20Market%20Demand%20Analysis%20-%20Warren%20County,%20NY.pdf
https://public.warrencountyny.gov/gis/housingneeds/Housing%20Needs%20Study%20and%20Market%20Demand%20Analysis%20-%20Warren%20County,%20NY.pdf
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Across Warren County, a limited supply of single-family homes were priced below $300,000 in 

2023, and fewer were priced below $200,000 (Warren County, 2023).4 This included homes most 

desired by retirees and young families looking for starter homes. There was also a limited supply 

of market-rate rentals priced below $700, which is generally what was affordable for someone 

working at minimum wage (Warren County, 2023).  

The Warren County Housing Study (2023) recommends developing Missing Middle Housing to 

address housing affordability and rising demand, creating housing suitable for modern families. 

Missing Middle Housing refers to a range of housing types, including structures with three or 

more units, that can fill the gap between detached single-family homes and large-scale 

apartment buildings.  

Implementing strategies that address housing affordability, diversity, and availability will ensure 

the city can provide a diverse range of housing options to people of all ages, incomes, and 

abilities.  

Affordable Housing Initiatives 

In the 2025 State of the City, Mayor Collins highlighted New York Stateõs recognition of Glens 

Falls as a Pro-Housing Community, which will assist in housing development for low- and 

moderate-income residents. Since 2023, the city has received four grants totaling $2.38 million 

for housing initiatives, with more funding expected in the future.  

Currently, the Glens Falls Housing Authority is maintaining and renovating subsidized family 

apartments (formerly known as LaRose Gardens) and elderly rental housing units to ensure the 

units remain safe and affordable. In late 2024, a low-income housing tax credit project secured 

the addition of 70 new affordable apartments on South Street, with construction scheduled to 

begin in fall 2025. The city continues to preserve housing stock affordability through Community 

Development Block Grant (CDBG) and NYS HOME Program funding. A recent $515,000 HOME 

Grant Award to repair and upgrade as many as 15 substandard owner-occupied homes across 

the city began processing homeowner applicants in late 2024 

.A recent Comprehensive Market Study conducted in 2023 for the Proposed Family Housing at 

25-33 South Street established a primary market draw area (PMA) for affordable housing  

 

4 Warren County. 2023. Housing Needs Study and Market Demand Analysis of Warren County, NY. 

https://public.warrencountyny.gov/gis/housingneeds/Housing%20Needs%20Study%20and%20Market%2

0Demand%20Analysis%20-%20Warren%20County,%20NY.pdf (Accessed April 2025) 

https://public.warrencountyny.gov/gis/housingneeds/Housing%20Needs%20Study%20and%20Market%20Demand%20Analysis%20-%20Warren%20County,%20NY.pdf
https://public.warrencountyny.gov/gis/housingneeds/Housing%20Needs%20Study%20and%20Market%20Demand%20Analysis%20-%20Warren%20County,%20NY.pdf
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Exchequer Street 

developments. The PMA encompasses the entirety of Glens Falls, Queensbury, Lake Luzerne and 

Lake George in Warren County, as well as nearby Moreau in Saratoga County, and Hudson 

Falls/Fort Edward in Washington County, covering a total of 257 square miles. According to this 

study, the PMA average rent for a one-bedroom apartment was $1,133 per month, and for a 

two-bedroom apartment, $1,549 per month. This is not affordable for almost one-third of 

renters in the PMA, who earn less than $30,000 per year. Some progress has been made over 

the last decade, with 275 affordable housing units added to the PMA between 2013 and 2024.  

Going forward, Glens Falls plans to support new rental and subsidized homeownership 

development city-wide. Private development and management of affordable housing could 

include tax credit projects on lower South Street, adjacent to Glens Falls Hospital in Ward 5; 

vacant and derelict buildings in key locations (South, Maple, and Warren Streets); and other 

suitable infill and vacant properties surrounding the Downtown business district. 

Ongoing grants provide assistance to low- and moderate-income residents for down payments 

and closing costs when purchasing homes through the cityõs Community Development Office. 

Additionally, new housing grants include: A grant for low-income residents to install mobility 

ramps or make other necessary modifications to remain in their homes, a grant that assists 

income-eligible residents in bringing their homes up to code, and a grant that works with 

property owners to convert vacant spaces into apartments, which also extends to Queensbury, 

Lake George, and Lake Luzerne. 
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Throughout the early stages of the public engagement process, housing was frequently 

mentioned as a crucial component of the city's long-term growth. Stakeholders support 

preserving and rehabilitating historic homes rather than demolishing them for something new. 

There is also a significant desire within the community for more affordable housing, with specific 

concerns about availability and the need for diverse housing options to meet the needs of 

different demographic groups. 

Glens Falls is stable and resilient, but demographic and housing trends highlight the need for 

smart growth strategies. An aging population, smaller households, and rising home prices call 

for diverse, affordable housing options close to jobs and services. Strengthening downtown, 

expanding walkable mixed-use neighborhoods, and investing in transportation choices will help 

attract young families, support seniors, and ensure long-term economic and community vitality. 

Municipal Finances  

A municipality's general fiscal profile includes revenues, expenditures, and long-term debt 

obligations. Most revenue is collected through real property taxes, sales taxes, and state aid. As 

independent taxing jurisdictions, municipalities and school districts are responsible for providing 

specific services and facilities to those living and working within their boundaries and for levying 

the taxes necessary to pay for them. 

Property Tax Levy and Municipal Rate 

Annual municipal expenditures are recovered in large part through the municipalityõs tax levy, 

which is borne by taxable properties. Real property taxes are determined by each propertyõs 

assessed value, multiplied by the tax rate established by each taxing jurisdiction. Table 15, 

Property Tax Rates, summarizes the most recent data for municipal and county property tax 

levies and rates in the host communities. 

Table 15. Property Tax Rates 

 
Levy Year 2024 (Roll Year 2023) 

 Property Tax Levy Tax Rate per $1000 

 Full Value 

Equalization 

Rate 

Warren County $48,878,338 3.22 89.16 

City of Glens Falls $14,580,856 10.48 94.00 

  Source: NYS Comptroller 



 

50  |  Community Profile 

Sales Tax Revenue 

A significant source of revenue for host communities is the local sales tax. The current sales tax 

rate for Warren County and Glens Falls is 7% (NYS Department of Taxation and Finance 2023). 

Table 16 summarizes the 2023 data for municipal and county sales taxes in the host 

communities.  

Table 16. Sales Tax Revenue, 2023 

 
Warren County  City of Glens Falls 

Sales Tax Revenue $72,940,000 $4,940,000 

 Source: NYS Comptroller 

 

Municipal Budgets 

In 2023, total revenue was $225,590,723 for Warren County and $45,334,396 for the City of 

Glens Falls (NYS Comptroller, 2022). An overview of a municipalityõs revenues, expenditures, and 

indebtedness reveals its general fiscal health (Table 17). While cutting costs is one avenue 

toward a balanced fiscal budget, combining this with a strategy to increase local revenues is 

beneficial. 

 

Table 17. Municipal Budgets (Revenues and Indebtedness), 2023 

 Warren County  City of Glens Falls 

Total Revenues & Other Sources $225,590,723 $45,334,396 

Total Expenditures & Other Uses $225,618.270 $44,576,638 

Total Indebtedness $32,585,000 $54,846,553 

Source: NYS Comptroller 
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Regional and Local Economies and Trends 

Situated at the junction of the Upper Hudson River Valley, the Capital Region, and the foothills 

of the Adirondack Mountains, the Glens Falls areaõs rich history, culture, and natural beauty 

influence regional and local economic trends. Glens Falls is easily accessible to regional 

recreation destinations, including outdoor activities in the Adirondacks, horse racing in Saratoga 

Springs, skiing at nearby West Mountain and other Adirondack and Vermont ski resorts, and 

water sports on the Hudson River and Lake George. The regionõs agricultural production, 

manufacturing, and tourism sectors combine to provide a diversified economic base. 

During the public engagement process, several economic assets were repeatedly brought up. 

Stakeholders noted that the city's economic vitality is rooted in its historic downtown and 

natural assets, which serve as key drivers of growth. It was frequently noted that downtown 

Glens Falls remains a central hub for small businesses, medical offices, restaurants, and cultural 

attractions, such as the Glens Falls Civic Center, now known as the Harding Mazzotti Arena. The 

cityõs parks and outdoor recreation areas offer untapped potential to boost tourism and 

strengthen connections between local businesses and visitors. A complete list of city parks is 

provided in Parks, Open Spaces, Recreation Facilities, and Scenic Resources.  

Manufacturing 

Glens Falls has a longstanding history of manufacturing, from paper to tanned hides to medical 

devices to cement. The area also features a diverse range of companies that support 

manufacturers by providing industrial goods and services. The city also has a Local Development 

Corporation (LDC) and an Industrial Development Agency (IDA) that help both new and existing 

businesses. By promoting manufacturing and redevelopment in areas with adequate, sustainable 

infrastructure, the city can preserve valuable open space while strengthening the local and 

regional economy's resilience.  
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Tourism 

Glens Falls generates a significant portion of its sales tax revenue from the growing number of 

leisure and hospitality visitors during the summer and winter months, creating a stable stream 

that supports the city's infrastructure and services. 

As a southern gateway to the Adirondack Park, the City of Glens Falls attracts tourists seeking its 

diverse recreational opportunities. Glens Falls and Warren County offer a range of year-round 

attractions for visitors, including historic sites, museums, and state and local parks, as well as 

activities such as water and winter sports, fine dining, local dining, shopping, and festivals. Lake 

George, Adirondack Winery, Fort William Henry Museum, Gore Mountain, and Great Escape are 

among the most popular attractions for visitors to Warren County, as listed on tourism websites 

such as the Warren County Department of Tourismõs iloveny.com page, TripAdvisor, and Yelp. 

According to the 2022 Warren County Tourism Study, the countyõs most significant economic 

competitor is Essex County, its neighbor to the north, which is home to Schroon Lake, Lake 

Placid, and the Olympic venues. With attractions such as hiking, winter activities, and sports 

tourism, Essex County is a competitive destination for visitors year-round. Competitive summer 

vacation destinations include the NYS Finger Lakes Region, Hershey, PA, and Cape Cod, MA. 

Competitive winter vacation destinations include Stowe, VT, Woodstock, NH, and Daytona 

Beach, FL.  

In 2015, tourism generated $40,189,000 in local tax revenue and $31,660,000 in sales tax in 

Warren County. Tourism also provided direct and indirect employment for over 9,000 people 

and $274,985,000 in labor income (BBG&G & Strategic Tourism Consulting Report). As climate 

change progresses, Warren County will have to adapt to maintain the viability of its seasonal 

tourism assets.  

 

Adirondack Balloon Festival 



 

Glens Falls Smart Growth Comprehensive Plan  |  53   

Tourism is one of the fastest-growing sectors of the United States' economy. By building on the 

cityõs natural beauty, abundance of historic and cultural resources that give the city a strong 

sense of place, and connectivity to regional multi-use trails, Glens Falls can continue to grow as 

a regional destination.  

Agricultural Production 

The City of Glens Falls is a densely populated urban area. There are no federal, state, or locally 

designated open spaces, agricultural lands, or wildlife protection areas in the vicinity. Although 

there is no traditional farming in the city, agricultural products play a key role in tourism and 

contribute to its continued economic vitality.  

Farmers Markets 

Local markets, including the weekly Glens Falls Farmers Market at the cityõs Events Downtown 

(ED) Center, offer agricultural products from nearby towns and villages, bringing the community 

closer together. The Glens Falls Farmers Market has been operating for about 45 years. The 

market prioritizes local, sustainable agribusinesses from Warren County and adjacent 

Washington County at its South Street location. An estimated 5,000 people attend the weekly 

Saturday morning market in the summer, where 40 vendors offer everything from fresh, local 

produce, honey, eggs, meats, and cheeses to prepared foods such as artisanal bread and baked 

goods, as well as seafood, preserved, prepared and pickled foods, bedding plants, and non-food 

craft items like soaps and non-human food items such as pet treats. 

 

Glens Falls Farmers Market at the cityõs Events Downtown (ED) Center on South Street 
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The atmosphere at the market is celebratory and convivial, with performers and shoppers 

mingling and purchasing prepared foods to consume on the spot. A childrenõs table offers 

activities for kids. Residents can also drop off their vegetable scraps for composting at a regional 

food composting facility. 

The Shirt Factory  

Local and regional agricultural products as well as processed foods are featured in individual 

shops at the Shirt Factory, located at 71 Lawrence Street.  

This repurposed industrial complex houses an array of shops, studios, and maker spaces. Farm 

products on offer here include locally produced teas, condiments, balsam products from a 

Christmas tree farm, and soaps, as well as fresh and processed foods. The tasting room at Hicks 

Farm Orchard, located in nearby Granville, offers a variety of hard and soft ciders, as well as 

donuts, pancake mixes, sauces, jellies, honey, maple syrup, and other food products. The Shirt 

Factory is also home to Glens Falls Distillery, a family-owned producer of small-batch spirits. 

Community Supported Agriculture  

Glens Falls can also serve as a hub for agritourism. 

A local farm promotions site, LocalHarvest.org lists 

80 farms in the vicinity of Glens Falls that are open 

to the public and/or have farmstands, tasting 

rooms, tours, u-pick operations, and Community 

Supported Agriculture (CSA). Many farms listed on 

the Local Harvest site employ best practices in 

environmental stewardship, including sustainable 

and organic farming methods and low-ecological-

footprint techniques. 

Focusing on agriculture will have a significant and 

positive impact on both human and ecological 

health. Farmers' markets support local economies, 

reducing the environmental impact of long-

distance food transportation and encouraging 

community engagement with the land.  
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 Existing Land Use 

The City of Glens Falls' land use is characterized by a diverse mix of residential, commercial, 

industrial, and vacant lands, which present sustainable growth and redevelopment 

opportunities. The current land use distribution (Table 18) reflects Glens Fallsõ strengths and 

provides opportunities to further enhance the city as a livable, equitable, and resilient 

community. As detailed below, Glens Falls has an opportunity to expand housing options to 

include additional multi-family and mixed-income housing, particularly in neighborhoods vacant 

parcels, to promote inclusive communities. A substantial percentage of land classified vacant 

presents an opportunity for infill development and revitalization. 

Table 18. City of Glens Falls, Existing Land Use 

Land Use Area (Acres) Area (%) 

Residential 978.2 39.7 

Transportation Right-of-Way 375.9 15.2 

Commercial 289.4 11.7 

Vacant land 260.8 10.6 

Industrial 179.0 7.3 

Community services 160.1 6.5 

Recreation and entertainment 126.4 5.1 

Public services 90.9 3.7 

Wild, forested, conservation lands, and 

public parks 
4.2 0.2 

Total 2,465 100 

Source: ACS 5-year Estimates (2023) 

 

The City of Glens Falls has 3.85 square miles of land area, or 2465 acres. Map 3 shows that most 

commercial parcels are centered along main corridors, while residential parcels are on the city's 

outskirts. The Hudson River is lined with industrial and commercial activity, as well as some 

public services. 
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Map 3. Existing Land Use Map 

Residential 

Residential land is the most prominent use within Glens Falls, accounting for more than 900 

acres and approximately 40% of total land use. Residential areas are distributed throughout the 

city, with a concentration surrounding the downtown area extending especially north and west.  

These mainly consist of single- and two-family homes. The city has several significant 

transportation routes leading into the center of downtown, such as Ridge Street, Warren Street, 

Bay Street, and Glen Street, where denser housing is located. These areas tend to be in close 

proximity to commercial land uses. Single-family housing accounts for the majority of residential 

land use (77%), followed by two-family housing at 13%, and then apartments, three-family 

housing, and multiple residences, which collectively total approximately 10% (Table 19).   

Table 19. Residential Land Use Detail, City of Glens Falls, 2023 

Residential Land Use Type Area (Acres) Area (%) 

Residential - Single Family 755.4 77.2% 

Residential - Two Family 128.3 13.1% 

Residential - Apartment 65.4 6.7% 

Residential - Three Family 18.6 1.9% 

Residential - Multiple Residences 10.4 1.1% 

Total 978.2 100.0% 

Source: 2023 ACS 5-year Estimates 

Commercial 

Glens Falls has 11.7% of its land dedicated to commercial use. Commercial uses are primarily 

located downtown and along the main roads leading to downtown including Warren, Broad, 

Glen, and Bay Streets. Glens Fallsõ commercial land use is diverse, featuring restaurants and bars, 

as well as a variety of smaller shops, banks, services, and offices. 

Additionally, Dix Avenue serves as a commercial corridor for the cityõs East End. This area 

includes large, unoccupied office space adjacent to the Department of Public Works and 



 

58  |  Community Profile 

National Grid facilities. Depending on the occupancy of the existing commercial structures, this 

could be regarded as a potential development opportunity.  

Future development should prioritize revitalizing existing structures and further enhancing the 

downtown area with mixed-use projects that incorporate housing, work environments, and 

public spaces, while preserving the cityõs character and charm. Emphasizing walkable and 

environmentally conscious designs will contribute to Glens Fallsõ goal of creating a vibrant, 

sustainable small-sized city. 

Vacant Land 

Vacant land use accounts for 10.6% of Glens Fallsõ total land use, representing a significant 

opportunity for infill development and revitalization. Vacant commercially and residentially 

zoned parcels are interspersed throughout the neighborhoods and downtown area. The largest 

vacant parcels are located in the southwest portion of the city, between the Feeder Canal and 

Broad Street. An approximately 45-acre area in the 2003 annexed portion of the city limits is 

currently vacant, with tree cover and green space between Luzerne Road and Upper Sherman 

Ave.   

Brownfields 

The Greater Glens Falls Local Development Corporation (GGFLDC) analyzed Brownfield 

Opportunity Area (BOA) sites along the South Street-Broad Street Corridor. It noted several BOA 

sites. Note that òbrownfieldsó in this context include economic brownfields and does not 

necessarily denote environmental contamination. Within the study area, 482 BOA parcels were 

identified as potentially in need of remediation and revitalization. Fifty-five of these parcels, 

totaling approximately 19 acres, were identified as vacant land.  

A second brownfield analysis called òEast End Risingó is currently underway to develop the cityõs 

second Brownfield Opportunity Area. The East End Rising study is concentrated in the 

southeastern portion of the city, where traditional land uses have been mixed, from residential 

and retail to commercial and industrial. The studyõs borders extend into the downtown area 

from the cityõs east border and to the Hudson River from the Dix Avenue corridor. This study 

includes 1,045 BOA parcels, 113 of which are considered vacant land. This land totals just over 

42 acres, 8% of the overall study acreage. Revitalization strategies were incorporated into both 

studies, emphasizing the importance of stakeholder input, educating the public about 

brownfield redevelopment, and providing financial assistance for cleanup and redevelopment 

initiatives.  
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Public and Community Services 

Community Services and Public Services combined 

comprise about 10.2% of the city's land use.  

Community services are spread throughout the city and 

account for 160.1 acres or 6.5% of total land use. This 

category includes schools, medical centers, and places 

of worship. Glens Falls Cemetery, located on Bay Street 

in the northern part of the city, comprises the largest 

parcel in this category. Glens Falls purchased the 

property in 1853 and has since expanded to 

approximately 32 acres. Other larger parcels include 

Glens Falls Hospital as well as Glens Falls Middle School 

and High School, Kensington Road Elementary School, 

Jackson Heights Elementary School, Big Cross 

Elementary School, and the Abraham Wing Common 

School District (Elementary School).  

Public Services account for 90.9 acres and 3.7% of total 

land use. They are located primarily in the southeast 

portion of Glens Falls, closest to industrial sites. The 

largest Public Service use is the Glens Falls Water and Sewer on Shermantown Road. 

Additionally, the area around the Feeder Canal is classified as a public service due to the water it 

feeds to the Champlain Canal and its founding role in transporting raw materials. 

Access to public services in Glens Falls is essential to all residents, especially those in 

underserved communities (Income). Equitably implementing more accessible public services 

contributes to a higher quality of life for all residents.  

Industrial 

Industrial land uses comprise about 7.3% of the cityõs land use and are primarily concentrated in 

the south and east portions of Glens Falls along the Hudson River. Heavy Industrial is permitted 

along the river. For example, Finch Paper LLC is located on the Hudson River. A few light 

industrial land uses are interspersed with commercial and residential land in the East End and 

near downtown uses. 

Additional parcels are zoned for industrial use (Existing Zoning). This includes land zoned Light 

Industrial along Warren Street to the south, Dix Avenue to the east, Cooper Street to the east of 

St. Maryõs Catholic Church 
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downtown, and along Veterans Road to the west on land annexed in 2003. The annexed parcels 

are currently classified as vacant and community services, but zoned for light industrial. They 

include a manufacturing park known as Tech Meadows which is a shovel-ready òBuild-Now NYó 

site that aims to spur economic development and streamline the development process. Two of 

the parcels have been developed, while six remain undeveloped. 

Recreation 

The remaining 5.3% of land in Glens Falls is split between two land use categoriesñRecreation 

and Entertainment (5.1%); and Wild, Forested, Conservation, and Public Parks (0.2%).  

Glens Falls has several parks (see discussion below), including Glens Falls City Park in the heart of 

downtown, Murray Street Park, East Field, Havilandõs Cove Park, and Crandall Park, as well as 

local playgrounds interspersed throughout the city and on the elementary school properties.  

Parks significantly contribute to the cityõs green space. They also provide recreational hubs, 

primarily outside of city center, featuring basketball courts, pickleball courts, baseball diamonds, 

seasonal ice rinks, playgrounds, and pavilions.  

 

 

  

Morning Tai Chi in City Park 
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https://npgallery.nps.gov/NRHP/GetAsset/NRHP/64000551_text

















































































































































































































































