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AGENDA MEMO 
 

Planning and Development Department 
 
Village BOT Meeting Date: 1/27/2015 
 
Item Type: Discussion Item 
 

Description Yes No Description Yes No 
Fiscal Impact X  Public Hearing Required X  

Funding Source: BID #   

Account #: Strategic Plan Priority Area 
 Downtown TOD 

Agreement  X Manager Priorities 
Strategic Plan Related X  Planning & Zoning 
 

Sponsor’s Name: Christopher N. Gomez, Director of Planning & Development 
  
 

Agenda Heading Title 
(Will appear as indicated below on Agenda) 

MUR Marina Urban Redevelopment District zoning amendment (Former Coney’s Lot) 
 

Summary 
 

 
Applicant, G&S Port Chester LLC, 
has submitted a formal zoning 
petition pursuant to §345-34 to 
the Board of Trustees regarding 
former “Coney’s lot” (aka “Retail 
D”/“Unit 2B”), Section 142.031, 
Block 1 Lots 3,4,5,6,20,21,22,23 
and 24 of the Town of Rye Official 
Tax Map and interstitial Liberty 
Street Right-of-Way, for 
amendments to the Urban 
Renewal Plan for the Modified 
Marina Redevelopment Project, 
regulations to the MUR Marina 
Redevelopment Project Renewal 
District, and Concept 



Development Plan of the Modified Marina Redevelopment to permit multi-family 
development.  
 
Specifically, applicant seeks a zoning amendment in order to construct a 5-story, 90,000 
square foot mixed use building (“Waterfront Place”) consisting of four floors of 79 rental 
dwelling units (7 studios, 56 one- bedroom, and 16 two-bedroom) over 12,00 square 
feet of ground floor retail. The subject parcels were approved for three (3) stories and 
approximately 40,000 square feet of retail development as part of the overall project 
approval in 1999. 
 
Petition proposes the following dimensional and bulk requirements for a newly mapped 
“MUR Mixed-Use District): 
 
Maximum Height: 5 stories or 70 feet 
Minimum Lot Area per Dwelling Unit: 250 Square Feet 
Minimum Lot Depth/Width: None 
Front/Side/Rear Setback: None 
Usable Open Space per Unit: None 
 
Further, applicant is requesting an amendment to both the MMRP Urban Renewal Plan 
and MUR District regulations to add a multifamily dwelling parking regulation to the 
required parking table (see Exhibit “E”) 
 
 
Comprehensive Plan Consistency: 
 
The subject parcels are within the Downtown North and South Main Street and 
Abendroth Avenue sub-area of the comprehensive plan which is identified as “Higher 
Intensity Planning Zone” that strongly encourages “ground floor retail and upper level 
residential uses to compliment North Main Street” and regulatory controls to promote 
development primarily comprised of studio and one bedroom dwelling units to reduce 
impacts to the school district.  As such, a zoning text and/or map change to ultimately 
permit residential development on-site is necessary to achieve consistency between 
comprehensive plan recommendations and the existing Village Zoning Code. 
 
Note that the Board of Trustees retains discretionary approval authority over all 
requested amendments as well as site plan approval for the project by virtue of its 
location within the MUR Marina Urban Redevelopment District. 
 
 
 
 
 
 
 
 
 
 



 
 
Comparison with Existing Downtown Zoning Districts: 
 
As seen in the comparison table below, the proposed dimensional regulations for MUR-
MU Marina Urban Renewal Mixed Use District are generally consistent with the existing 
downtown C2 Main Street, C5T Mixed Use Transitional, and C5 Train Station Mixed 
Use Districts that abut the existing MUR Zoning District and “Retail D” parcels.  Due to 
the site’s unique location at Liberty Square in the heart of the Village’s downtown at the 
confluence of several zoning districts, it may be appropriate to look to create a new 
hybrid MUR-MU zoning district with elements from each of the existing three downtown 
mixed use districts outlined below. 
 
 

 
(     ) = FAR and Lot Area Per Dwelling Unit reduction bonus potential in accordance with §345-16. 
* Building height bonus of one story (10 feet) is available in accordance with §345-16. 
**Building height bonus of two stories (30 feet) is available in accordance with §345-16. 
^Village Board of Trustees may accept an offer of cash in lieu of 50 square feet of usable open space per unit or portion thereof.  
The value should be based on 50% of the assessed value of the land on the site, calculated by utilizing the 50 square feet of land 
per unit.  All funds should be kept by the Village in a separate account to be used only for the acquisition, preservation, or 
improvement of open space in accordance with §345-7 E. 
 
 
FAR: Although no specific maximum FAR is called out in the applicant’s petition, 
dividing the anticipated development square footage (90,000) by the total lot area yields 
an approximate FAR requirement of 3.8-3.9 which is comparable to the as-of-right 4.0 
FAR permitted in both the C5 and C5T districts west of the site.  Note that the C2 Main 
Street Business District immediately to the north of the site offers an as-of-right FAR of 
3.2, bonus-able to 4.0 under the provisions of §345-16. 
 

Proposed

C2 Main Street 
Business

C5T Downtown Mixed Use 
Transitional District

C5 Train Station 
Mixed Use 

§ 345-48 § 345-50.2 § 345-50.1 

Maximum Floor Area Ratio (See 
definition, § 345-2) 3.2 (4.0) 4.00 (4.5) 4.00 (4.5) ≈3.9
Maximum Floor Area Ratio For 1 Story NR NR NR NR
Minimum Size of Lot: 
Area, nonresidential (square feet) NR NR NR NR
Area per dwelling unit (square feet) 750 (575) 575 (400) 400 (250) 250
Width (feet) (e) 40 40 40 NR
Depth (feet) NR NR NR NR
Minimum Yard Dimensions: 
Front (feet) NR NR NR NR
Side: 
One (feet) NR NR NR NR
Total of 2 on interior lot (feet) NR NR NR NR
Rear (feet) 20 20 20 NR
Maximum Height of Building: 
In stories 5 5* 8** 5
In feet 60 60* 90** 70
Minimum Usable Open Space on Lot: 
For each dwelling unit (square feet) 50^ 50^ 50^ NR

Dimensional Regulations  MUR-MU Marina Urban 
Renewal Mixed Use 

District

Existing Downtown Zoning Districts



 
Lot Area per Dwelling Unit:   Applicant is requesting a lot area per dwelling unit of 250 
square feet to permit 79 units on site.  Under existing downtown zoning, 250 square feet 
per dwelling unit can only be achieved via a density bonus application in the C5 Train 
Station Mixed Use District to reduce as-of-right 400 sq. ft. to 250 sq. ft. 
 
Minimum Yard Dimensions: None of the existing downtown zoning districts have front or 
side yard setback requirements to maintain a consistent street wall along Main Street 
and Westchester Avenue. However, they do each require a 20 foot rear setback.  
Applicant is proposing no rear yard setback for the MUR-MU District. 
 
Height: The petition call for 5 stories/70 feet, which is in line with story height of both the 
C2 and C5T districts, albeit with an additional 10 feet of height.  The C2 would not 
permit 70 feet, the C5T could via the density bonus program §345-16.  C5 permits 8 
stories/90 feet as-of-right and 10 stories/120 feet with bonus. 
 
Minimum Usable Open Space on Lot: All three existing mixed use districts require 50 
square feet of usable open space per dwelling unit or a payment of cash in lieu based 
on 50% of the assessed value of the land on the site, calculated by utilizing the 50 
square feet of land per unit. Applicant is requesting no requirement for usable open 
space per dwelling unit for the proposed MUR-MU District.  

 
 

 

 
 






















































































	ACTION
	1

