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Before we get started…

• Feb. 25 discussion with NYC Planning Director Dan Garodnick

• Pattern members only

• More routine discussions between NYC / Hudson Valley

• April 2:  Mid-Hudson County Leaders Breakfast

• Dutchess, Orange, Sullivan and Ulster

• Upcoming research releases

• An Introduction to Microtransit

• Update to demographic trends affecting the Hudson 
Valley

• ___________ From Home

Please consider underwriting our independent research



• Significant news about shopping malls in the Hudson 
Valley

o Demolition and redevelopment

o Foreclosure

o Rebranding or infill development

• Many notable re-use and redevelopment projects 
throughout the country

o The most active asset class for redevelopment 
according to one national firm

• Need to share ideas an examples

• Active government role is essential

o Zoning

o Site master planning

o Economic development incentives

• Part of the 2024 research agenda

Old Malls | New Uses



• 17 large-scale shopping malls in the Hudson 
Valley

o Includes resorts in the southern Catskills

• Significant space and acreage taken up by 
closed or nearly empty malls

o 3.2 million square feet

o 2,100 acres of land (includes parking lots) 

• Significant shift in market demand

o Online shopping

o “Run in, run out” shopping  no time to 
stroll

o Cost efficiency of strip retail centers

o Market oversaturation

• Anchor store leases as an impediment

Current state of malls



Newburgh Mall

• Steady transition to become a strip retail center

• New leases with Harbor Freight, O’Reilly Auto 
Parts, Planet Fitness

• Market demand at key highway intersection

• Similar transition to old South Hills Mall

Galleria at Crystal Run

• Approval for 224 units of housing in parking lot near 
Metro-North station

• 250 additional housing units sought

• 132-room hotel with pedestrian walkway to mall 
food court

• Similar to Crossgates Mall

Action at local malls

Diagram provided by Pyramid



Palisades Center Mall (Rockland County)

• Creditors moving to foreclose and collect on $400M+ 
in debt

• Operated by special servicer

• 13th largest mall in America

• Still largely occupied

Apollo Plaza Mall (Sullivan County) 

• Closed for 22 years

• Severely dilapidated

Hudson Valley Mall (Ulster County)

• Only five retailers / attractions remain

Uncertainty at local malls

Hudson Valley Mall, Ulster County



What is a 20-minute community? 

• Model of urban design in which most needs can be found 
within a 20-minute walk of residents’ home

• Housing

• Retail / Commercial

• Restaurants

• Parks

• Health centers / gyms

• Mall properties are large and generally have good utility 
access

• Master planning from a “blank slate” 

• Tear down the mall or the guts of it

• Does the zoning fit? 

• What’s old is new again  walkability, connection, thriving 
communities

Recrafting mall properties at 20-minute communities

Former White Plains Galleria

• Master plan and TOD  3-4 blocks from Metro-North

• 3,200 units of housing

• 200,000 square feet of retail

• 48% open space on total 10 acres

• Replaces “cinder block” mall

• Examples in the report from Arizona, Utah, NC



• The re-use of mall properties requires an active government role

• Zoning

• Master planning

• Introducing developers to existing mall owners

• What do you do with a foreclosed mall? 

• Reduced parking requirements

• IDAs and other benefits to induce redevelopment

• ESD administers funds that can help

• Strategic planning and feasibility

• Infrastructure funds

• RestoreNY

• Every idea will not work in every market

• We have companies working locally that have redeveloped malls

• See Old Malls | New Uses for project examples and planning resources

Key takeaways



Questions and discussion

Contact me: 

Adam Bosch

abosch@pfprogress.org

845-565-4900

The report was made possible by the 
support of Pattern members, with special 
support from: 

mailto:abosch@pfprogress.org
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