
Driving Redevelopment with Zoning Changes

The 1,000-plus miles of waterfront 
in the Long Island and New York 

Metropolitan Area are home to a myriad 
of uses, historical and new, now being 
reshaped by redevelopment. At the core 
of this trend are zoning regulations that 
spell out the nature of uses the area will 
be allowed to support, which varies from 
region to region.

For instance, most of Manhattan’s wa-
terfront is publicly owned space which 
lends itself to the establishment of parks 
like Hudson River Park and the East 
River Waterfront Esplanade. By contrast, 
most of Williamsburg, Greenpoint, and 

DUMBO in Brooklyn, as well as the New 
Jersey, Long Island, and Westchester wa-
terfronts, are privately owned and oft en 
zoned for manufacturing or industry. But 
a change in zoning laws can go a long way 
toward encouraging public access and 
parks, while still providing viable alterna-
tives for private developers.

For 40 years, the City of Yonkers has en-
gaged in comprehensive planning eff orts 
for its Hudson River waterfront, and pro-
vides a good example of how such rezoning 
can encourage successful development. 
Th is plan, which AKRF has been involved 
in since 1995, allows the private development 
of several upland parcels as commercial 
and residential space, but also includes 
signifi cant new public infrastructure, 
such as a commercial dock, a marina, an 
esplanade running the length of the wa-
terfront, and a recreational harbor and 
landing. Th e development now being con-
structed will be a mix of public and private 
investments, including the adaptive reuse 
of the former Otis Elevator manufacturing 
facility. AKRF is now working with the 
city of Yonkers on a master plan for the 
redevelopment of the remaining 100 acres 

of its Hudson River waterfront that will 
rezone the entire area from industrial and 
commercial to establish a new mixed-use 
residential neighborhood. Th e new infra-
structure will make the waterfront more 
accessible to the public and generate new 
activity on the water, including boating, fer-
ry service, and fi shing.

On Long Island, AKRF has been helping 
municipalities develop waterfront plans for 
the reuse and revitalization of underuti-
lized properties. Similar rezoning eff orts 
throughout the Metropolitan Area and 
Long Island are reclaiming waterfronts for 
compatible public and private uses.

New York State Department of Environmental Conservation (NYSDEC) Stormwater 
Phase II regulations are generally intended for new development. However, 

public and private developers should know that the Phase II regulations also apply 
to redevelopment projects. NYSDEC requires a stormwater permit for any construc-
tion activity that disturbs more than one acre of land and discharges to either a 
surface waterbody or a separate storm sewer.

Th e permit requires a stormwater pollution prevention plan, erosion and sediment controls 
during construction, and post-construction stormwater management controls. Since these 
regulations are geared more toward suburban or rural development, they are sometimes
diffi  cult to apply to urban redevelopment. NYSDEC recently published guidance for 
redevelopment projects to address this issue. Using this guidance, AKRF has successfully 
negotiated lower on-site water quality treatment volumes for several projects in New York 
City to comply with the Phase II regulations. AKRF is also working with our municipal 
clients to develop Stormwater Management Plans that address the six Minimum Control 
Measures required for Municipal Separate Storm Sewer Systems (MS4) communities.

Stormwater Tips

Regulation Watch

It Covers the Waterfront

Formerly industrial, Brooklyn’s DUMBO area is now 
a thriving residential and commercial district.

AKRF helped revitalize Freeport Harbor on Long 
Island—a natural asset.

Stormy weather in Queens, NY.

The Region’s Waterfront—The Final Frontier

all the more vital with respect to desig-
nating the places where we import goods, 
live, work, recreate, and protect our 
natural resources.

Our waterfront—accessible to millions of 
people by ferry, train, subway, bus, bike, or 
car—is one of the more diverse and extensive 
coastlines in the country with a spectacular 
range of uses. For decades, the region’s pop-
ulation has been migrating to the waterfront
to take advantage of these opportunities, 
and this pattern continues to accelerate. Our 
shoreline open spaces and the remaining
designated natural areas will, hopefully, 
be protected in perpetuity. Residential and

open space uses that continue to develop are 
not likely to be displaced in the future. Th us, 
we can envision future waterfront land pat-
tern as a mix of open space, residential, 
commercial, industrial, and transportation 
with protected natural areas. Th ese ob-
jectives are found in New Jersey and New 
York State coastal planning and many of the 
Local Waterfront Revitalization Plans of 
New York State, and municipal master 
plans prepared by coastal communities 
throughout the region. Although some 
plans need updating, they provide an excel-
lent guide for local, state, and federal deci-
sion-makers for project implementation. 

Last summer I took a ferry to Sandy 
Hook, NJ, part of the 26,000-acre 
Gateway National Recreation Area 

(GNRA) established in 1972. As a barrier 
beach, Sandy Hook has wide swimming 
beaches on its ocean side and rich tidal 
marshes along its Raritan Bay shoreline, 
with forested, historic trails for bik-
ing, hiking, walking, or roller blading. 
You can swim, sail, fi sh, windsurf, or 
sit on the beach or in a restaurant, and 
watch the container ships on the horizon 
transporting goods through Ambrose 
Channel, while passenger ships head out 
to open water—all with the backdrop of 
the New York City skyline.

Our region’s waterfront is in the midst 
of a major transformation that was 
foreshadowed by GNRA. Before Euro-
pean settlement the area contained vast 
tidal wetlands, coastal ponds, and estua-
rine creeks that by the mid-19th century 
became industrial waterfronts with piers 
and rail access projects, a development
pattern that continued through the 
post-World War II era. Th e 1960s and 
‘70s saw a new planning vision as the 
region’s port became more centralized, 
waterfront industry declined, and re-
development opportunities became ap-
parent. Is the region’s waterfront now in 
its “fi nal frontier?” If so, this makes wa-
terfront planning and decision-making

•    Preserve the region’s maritime ecology and restore key 
native habitats. 

•    Provide public access and marine recreation.

•    Redevelop the waterfront, increasing property value and investment 
while removing industrial pollutants.

•    Protect port access and water-dependent industrial areas with 
suitable upland staging lands for waterborne commerce. 

•    Improve water and sediment quality.

•    Design shore-parallel highways and rail corridors to allow public 
access and recreation.

•    Celebrate waterfront history and cultural centers.
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