
FIGURE 06.19 Phase 3 Development Plan
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PHASE 4 (20+ YEARS) - LONG-TERM DEVELOPMENT
The final phase allows a large scale anchor development to capitalize on the success 
of the established waterfront. The size and flexibility of the site all the development to 
respond to market trends. While it is primarily slated for residential the types of units 
and the mix can change depending on relevant trends at the time of development. 
The suggested steps are:

• Western Anchor Development

• Promenade/trolley line extension

Commercial 121,000 sf 
Retail 31,000 sf 
Hotel 0 sf
Civic 0 sf

Residential 385000 sf
1200 sf per unit

321 units
Surface Parking 45 spaces
Structured Parking 250 spaces assume 325 sf per space
APPROXIMATE TOTAL SF 618,250 sf 

FIGURE 06.20 Phase 4 Development Table

FIGURE 06.21 Phase 4 Development Plan
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FIGURE 06.21 Phase 4 Development Plan
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LAND USE STRATEGIES
LAND USE CATEGORIES
Residential- Low to medium density units that provide a range of user types 
such as, market rate, affordable units, senior housing, artist lofts and live-work.

Mixed-Use Commercial/Residential-This use is typically multifamily residential 
buildings with stores and/or neighborhood services on the ground floor. 
Mixed-use buildings with both offices and residences are possible, however no 
commercial space can be on a higher floor than a residential unit. 

Commercial- Job generating spaces that are typically cleaner than industrial 
space. These spaces are commonly office space, retail and flexible desk 
spaces.

Public Services – This includes all public utilities. 

Community – This includes schools, churches, museums, etc.

Recreation / Entertainment - Spaces created for community gatherings. 
Separate from parks and open space, these spaces may have infrastructure 
and utilities included.

Industrial- Reserved for manufacturing, transportation, utilities and storage 
uses. 

Park/Open Space- Open space is any open piece of land that is under 
developed and is accessible to the public. These spaces are typically seen as 
assets and opportunities for recreation and access to nature.

FIGURE 06.22 Preferred (proposed) Land Use

The overall Land Use Strategy is to convert underutilized sites, vacant lots and 
industrial uses with more active uses that create a mixed-use waterfront community 
for a spectrum of locals and regional visitors. Allowing local scale retail and maker-
space at the ground floor with residential units above to attract a diverse day and 
night population. The strategy transforms the land use focus from more community 
focused uses at the core near Broadway and transition to a regional focus as you 
move east towards the Hudson River. 

It also realizes that Island Dock as a private parcel for development requires creative 
solutions. The BOA Plan proposes that Island Dock (approximately 17 acres of 
uniquely scenic undeveloped land with 6500 running feet of vessel accessible 
waterfront perimeter) might be purchased by the City of Kingston, possibly with the 
participation and/or assistance of an intermediate entity or entities, to be developed 
for public usage. A possible sale of Block Park (approximately 7 acres) by the City 
of Kingston to a private developer might generate some of the necessary funding for 
such an acquisition.

This would result in a +24.8 acre net gain of park land for the City.
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FIGURE 06.22 Preferred (proposed) Land Use
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PARKING STRATEGIES
Kingston is, and is anticipated to remain a car oriented society. Historically surface 
parking at individual building sites has been the standard. In order to maximize 
development opportunity and create a consistent and vibrant public interface it 
is suggested to establish district parking garages at key development sites. These 
would be strategically located within a five minute walk from one another and near 
recommended trolley stops for multi-modal ease. The Greenline and a waterfront 
promenade facilitate walking between parking lots and waterfront destinations. These 
municipal district parking garages would be subsidized parking structures and would 
be incorporated into the private development parcels.

ADD DIAGRAM

FIGURE 06.23 Parking Strategies

38       //  CITY OF KINGSTON | Brownfield Opportunity Area Step 3 | Final Implementation Plan



FIGURE 06.24 View Strategies

VIEW STRATEGIES
As access to the waterfront is vital to all users, especially those in upland Kingston, 
it is critical to maintain connections to the waterfront — both physical connections 
and visual. Major view corridors along streets have been kept open. Likewise building 
heights and plantings have been kept lower at the water’s edge to maintain views. 
Where buildings do stretch higher, greater distances are kept between the buildings 
to maintain connections and provide more breathing room.
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As much of the BOA lies within a dynamic and shifting floodplain, the landscape 
strategies for the Kingston BOA are deeply integrated with resiliency and habitat 
strategies, and draw heavily from the recommendations that the city has outlined 
in the Harbor Management Plan and the Flooding Task Force, among other plans. 
Overall goals and specific key strategies are outlined below, though many concepts 
are further discussed in the Habitat and Resiliency sections below.

The goals for the Landscape Strategies are to:

1 Create an all-season low-maintenance landscape that creates a unified and historic 
waterfront.

2 Protect and increase habitat on land and in water.

3 Create continuous public access with expansive views from the Rondout to the Hudson.

4 Create recreational opportunities for all ages that activate the waterfront.

5 Harness the power of existing wetland buffers and vegetation, while addressing the 
increasing risk of flooding and sea level rise along the waterfront through the use of 
innovative and layered strategies.

ZONE 1: RESILIENT RONDOUT
A raised boardwalk provides continuous pedestrian access along the historic 
waterfront from the Cornell Building to the bridge entrance to Island Dock. The 
boardwalk not only provides pedestrian and bike access to the waterfront, but will 
reduce flooding through its embedded deployable floodwalls (see Resiliency Section 
for more detail). 

East Strand becomes a green multimodal Complete Street to enable safe access for 
all users, including pedestrians, bicyclists, motorists and trolley. Landscaping creates 
a vibrant and comfortable walking environment through increased tree planting and 
pedestrian zones, and uses a system of bio-swales to direct, clean and store storm 
water. 

Island Dock could become a forested arts park, with trails and clearings cut to 
create a network of outdoor arts installations and recreational walking loops. A future 
amphitheater on the nose of the island could allow outdoor concerts to be viewed 
from the TR Gallo Waterfront Park. Additional sports fields are added near the 
permeable parking hub adjacent to the Island Dock Bridge.

LANDSCAPE STRATEGIES

FIGURE 06.25 Landscape Strategies Diagram

40       //  CITY OF KINGSTON | Brownfield Opportunity Area Step 3 | Final Implementation Plan



   //      41PERKINS + WILL | SCAPE | NAUTILUS INTERNATIONAL | JLL | AECOM | WATTS

06 DESIGN STRATEGY



ZONE 2: ADAPTIVE EDGE
As part of the cut-and-fill strategy (see section on Cut-Fill Strategy below), the 
waterfront parcels would be reshaped to align with the street grid, building up 
developable parcels and creating water inlets to safely adapt to rising Hudson 
levels. The reshaped shoreline would include a mix of hard and naturalized edges. 
Hardened edges are reinforced for boat-related industrial and commercial access. 
Soft, naturalized edges create fish spawning habitat, green wetland buffers to reduce 
wave action and storm surge, and recreational access points for residents.  

Each ‘Reef Street’ can be programmed differently depending on its context. Inlets 
with deeper waters and harder edges can accommodate dry docks and boat 
docking. Shallower inlets provide ideal locations for community kayak launches, 
fishing piers, and overlook decks. 

The Adaptive Edge is connected to the Rondout via the Trolley and Greenline, which 
run diagonally through the development parcels, providing multi-modal linkage to 
and from the historic core for residents.

FIGURE 06.26 Landscape Strategies
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ZONE 3: ECO ZONE
As the ecological assets are the key feature of this zone, the Landscape Strategies 
here are focused primarily on protecting the existing wetlands, and creating Green 
Buffer zone for migration with SLR and future flooding scenarios.

The ecological benefits of this area would be highlighted through the creation of a 
teachable landscape. A learning boardwalk provides access to the wetland areas, 
and education signage illustrates their important role in resiliency and ecology. Bird 
blinds and overlook platforms provide wildlife viewing areas, as well as places to take 
in the expansive Hudson views. An elevated walkway would also connect pedestrians 
to the Kingston Lighthouse, providing waterfront access to an area of the river that 
has long been inaccessible.

Finally, building off of existing active programming, the plan activates Kingston Point 
Park as a regional activity park, and adds additional amenities such as a large-scale 
adventure playground, sports fields, and picnic shelters. The topography of the park 
creates high points that encourage investment in pavilions, restrooms, and other 
amenities that would turn the park into a regional waterfront destination.
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HABITAT STRATEGIES
The Kingston BOA has ample natural assets along the Hudson River and Rondout 
Creek, though the industrialization of much of the waterfront has meant that 
historically many of these assets have become isolated, compromised or inaccessible 
to the public. The Hudson acts as an avian highway—the North American Flyway—
and many species such as Osprey use the Kingston waterways for feeding and 
resting during spring and fall migrations. Kingston Harbor and Rondout Creek 
provide critical habitat for migratory fish species that move from the Atlantic to 
freshwater havens for spawning. The American Shad, among other anadromous 
species, migrates up the Hudson and seeks refuge in Rondout Creek, while large 
and small mouth bass find overwintering habitat in the critical wetland habitat south 
of Kingston Point Park. Currently, man-made Island Dock has grown into a hardwood 
forest ecosystem, providing a critical node of habitat for nesting birds, mammals, and 
insects. 

The Habitat Strategies set out to restore and protect existing natural habitat, as 
well as integrate new habitat corridors throughout the BOA. The strategies include 
providing new habitat opportunities at the edges through selective softening of the 
shoreline, creating reef streets that provide small niches and vegetation for fish to 
hide and spawn, by restoring existing wetlands and creating wetland buffers, and 
creating educational trails and access points for birders, school children and citizens 
to learn about and access these abundant natural resources. These strategies are 
discussed in detail by zone below.

ZONE 1: RESILIENT RONDOUT
A key strategy in Zone 1 is the acquisition of Island Dock by the City to protect Island 
Dock as a forested public park in perpetuity. A light-touch design carves out trails 
and small groves for art installation within the existing canopy, retaining a maximum 
amount of habitat while creating a unique experience of nature for Kingston 
residents. Reforestation and reseeding of gravel areas would allow natural succession 
to be an active program within of the park.

FIGURE 06.27 Osprey use waterways for feeding FIGURE 06.28 American Shad use Kingston Harbor and Rondout 
Creek
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The ‘complete’ East Strand Street acts as a greenway corridor, planted with floodplain 
and riparian trees and vegetation that can handle a range of water levels, while 
providing food and habitat for local fauna.  Increased tree canopy along streets 
throughout the Rondout will provide beauty for residents, and habitat for migrating 
species. 

In addition, the waters of the inlet north of Island Dock are currently partially 
stagnant, due to three abandoned barges that restrict the water flow to the mainland 
and prevents tidal flow from freely moving. This plan advocates that the barges be 
removed to restore tidal flow. This will drastically improve water quality and habitat 
within the inlet for freshwater species and reverse the accumulation of sediment in 
the Inner Channel.

ZONE 2: ADAPTIVE EDGE
As part of the cut-and-fill strategy (see section on Cut-Fill Strategy below), the 
shoreline south of Ponckhockie would be reshaped to create Reef Streets that align 
with the street grid, building up developable parcels and creating water inlets to 
safely adapt to rising Hudson levels. Selective edges would be softened to support 
wetland vegetation, while an eco-concrete rip-rap (a low pH concrete that supports 
aquatic vegetative growth) would line the hardened edges used for marine industry 
and dock access. 

Additionally, the plan advocates that larger sections of one of these reef street be 
utilized for pilot fish freshwater habitat creation, which could be a part of the larger 
Hudson River Estuary Program. Habitat creation techniques may include the use of 
eco-concrete modules, riffle construction, eelgrass planting, and freshwater mussel 
bed seeding.

Large bioswales in these zones are also planted in native perennial and meadow 
mixes, providing food and habitat for key pollinators.

ZONE 3: ECO ZONE
This area boasts one of the largest wetland regions along the Rondout and provides 
key habitat for fish spawning and overwintering. It is also a critical stop-over for 
migratory species along the Hudson River Flyway. However, as sea levels rise in the 
coming decades, these wetlands are at risk of declining unless wetland buffers are 
created that allow space for the wetlands to migrate upland with the rising waters. 
A wetland migration buffer is thus a key habitat strategy to ensure that this habitat 
remains despite shifting water levels.  

Rather than cutting off residents to their wetland resources, this plan proposes 
creating a learning boardwalk that would allow residents and school groups to study 
and access these remarkable amenities. Bird blinds and overlook decks would 
create safe spaces to view migrating species, and increase awareness of this often 
overlooked waterfront resource. The boardwalks would be sensitively constructed to 
have the minimal amount of disturbance to existing wetlands.

Beyond the boardwalks, the elevated walkway to the Lighthouse could provide 
another ideal pilot project for fish habitat creation, through the use of eco-concrete 
pier casings. FIGURE 06.29 Eco-concrete can create 

fish habitat

FIGURE 06.30 Example of learning 
boardwalks
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HABITAT

Complete Street with Expanded Canopy

Educational Boardwalk

Elevated Pathway w/ Eco-Concrete Pilings
Bioswale with Native Planting

Wetland Migration Buffer

Protect Existing Wetland

New Planted Area w/ Increased Canopy

Retain Existing Vegetation + Canopy

Living Shoreline + Fish Habitat Restoration

FIGURE 06.31 Habitat Strategies
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HABITAT

Complete Street with Expanded Canopy

Educational Boardwalk

Elevated Pathway w/ Eco-Concrete Pilings
Bioswale with Native Planting

Wetland Migration Buffer

Protect Existing Wetland

New Planted Area w/ Increased Canopy

Retain Existing Vegetation + Canopy

Living Shoreline + Fish Habitat Restoration
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RESILIENCY STRATEGIES
The study area is vulnerable to flooding from both above and below.  Waterfront 
flooding from the Rondout Creek results from heavy rainfall, while Hudson 
River flooding brings waters from high tide events and storm surges upstream.  
Additionally, runoff from upland stormwater moves downhill to the Rondout valley. 
Currently flooding in the Rondout is expected to worsen over the coming decade as 
the sea levels rise with the potential to accelerate over the coming century. The Sea-
Level rise projections adopted by the Planning for Rising Waters: Final Report of the 
City of Kingston Tidal Waterfront Flooding Task Force are up to 3 feet over the next 
fifty years.

2060s 2100

Sea-level Rise 20” 33”

Sea-Level Rise with Rapid Ice Melt 36” 68”

FIGURE 06.32 Sea-level rise projections

The success of any long term development will depend on being able to protect and 
respond to a range of flooding scenarios. 

This plan adopts the Flooding Task Force Guidelines for sea level rise and Flood 
Projections through 2100—and plans for a range of scenarios that include a potential 
rise in Hudson levels of 20” to 36” by 2060. The strategies adopted from the Task 
Force include: 

1 Using natural systems to reduce flood risk and erosion-- including green buffers, 
bioswales, berming and elevated right-of-ways;

2 Promoting a waterfront economy and economic revitalization alongside resiliency efforts 
by including both hard and soft edges;

3 Promote Kingston’s Climate Action Plan through reducing greenhouse gas emissions 
through green infrastructure and green architecture;

4 Using natural shorelines and innovative architecture to create resilient neighborhoods, 

5 Reducing stormwater, upland flooding and combined sewer overflow through green 
infrastructure and best stormwater management practices;

6 Providing areas for wetlands and high waters to migrate inland;

7 Adapting all new development within the projected flood zone to the rising sea levels 
and increased flood risk. 
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In addition, rather than creating expensive walls or barriers that increase risk of a 
catastrophic breach while cutting off the community from the waterfront, this plan 
calls for a layered approach to resiliency that uses a toolkit of upland and lowland 
strategies to create a Resilient Rondout.

The strategies are outlined on the following pages, and are organized by zone 
to describe how each of the different layers of resiliency work in tandem: edge, 
buildings, surface, and community. As the eventual level of sea level rise is unknown, 
the use of a multi-layered system allows for a more flexible system than traditional 
sea wall or levee, traditional high-cost engineering solutions that can actually produce 
dangerous, high risk flooding scenarios if they underestimate the height of future 
water levels even by an inch. By creating a layered defense, this strategy produces a 
resilient and flexible edge that can adapt to rising waters from multiple sources and 
at multiple levels.

FIGURE 06.33 Bioswales are an example of a resiliency strategy
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RESILIENCY

Elevated Pathway/Track

Deployable Floodwall/Boardwalk

Naturalized edge

Bioswale

Wetland Buffer

Hardened edge

Permeable Surface

Berm/Raised Land

Wet/Dry Floodproof Existing Building

Stilted or Floatable Construction
FIGURE 06.34 Resiliency Strategies
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RESILIENCY

Elevated Pathway/Track

Deployable Floodwall/Boardwalk

Naturalized edge

Bioswale

Wetland Buffer

Hardened edge

Permeable Surface

Berm/Raised Land

Wet/Dry Floodproof Existing Building

Stilted or Floatable Construction
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ZONE 1: RESILIENT RONDOUT
This area includes strategies that will help existing historical buildings adapt to rising 
waters and runoff from uphill regions.

EDGE
A raised boardwalk along the Rondout waterfront is armored with a deployable 
floodwall that flips up in times of high waters, and flattens to allow access to the 
waterfront at other times. Additionally, restoring flow to the Island Dock inner 
channel will allow flood waters to outflow more rapidly, lessening the impact of peak 
stormwater events.

BUILDINGS
Existing buildings within the updated 2060 floodplain are retrofitted with either (1) 
dry floodproofing- building or site modifications that prevent water from entering 
during a flood event, or (2) wet floodproofing-- building modifications such as vents 
that allow a building to strategically flood in times of high water without causing 
structural damage. New infill buildings within the 2060 100-yr floodplain must be 
designed to be resilient to Kingston Flooding Task Force projections. 

SURFACE
Permeable surfaces will replace hardscape wherever applicable to increase 
stormwater retention and reduce flooding downhill. The green ‘complete’ East Strand 
Street will feature linear bioswales and increased tree plantings to act as linear 
sponge for stormwater from both up and downhill. The most likely remediation plan 
at Island Dock will be installation of a membrane covered with soil capping which will 
result in a raised elevation on the property.

COMMUNITY
The community is a robust network of business owners and local residents who use 
this area as a hub for gathering, social events and information sharing. The area 
around Broadway especially feels as the town square of the waterfront. This area 
should continue to grow as the organizational center of the community and serve 
as the command center in the case of an event and rallying in times of need. This 
should be also the community core that helps fight for the appropriate direction of 
development and investment in the Hudson Riverport at Kingston. 

RETAININFILTRATE

FIGURE 06.35 Zone 1 Resiliency Strategies
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PROTECT FLIPPERMEATE
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ZONE 2: ADAPTIVE EDGE
This area includes strategies for new development on current brownfield sites outside 
of the floodplain, and for reducing stormwater runoff from adjacent Ponckhockie 
uphill.

EDGE
A cut-and-fill strategy (see detailed steps of Cut-Fill Strategy below), the shoreline 
would be reshaped to create Reef Streets that align with the street grid to open up 
views, build up developable parcels and create water inlets to safely adapt to rising 
Hudson levels. Sloped landforms would allow easy access to the waterfront, while 
selective softened edges would be planted to create habitat and buffer waters from 
Hudson River storm surges.

BUILDINGS
All building sites are elevated via cut and fill above the 2060 100-yr floodplain.

SURFACE
The East Strand linear bioswale empties into two large bioswale areas that direct and 
absorb flooding from uphill and provide a secondary area for overflow for Rondout 
and Hudson flood waters. Public access spaces will be created from permeable 
surfaces and pavement, vegetated areas and tree plantings to create floodable and 
resilient public spaces.

COMMUNITY
As the most vulnerable location for development within the BOA boundary 
community resiliency will be a key theme and focus. Reinforcing networks and 
providing a range of housing options ensures a diverse community of all income 
and social levels while balancing new development with the existing Ponckhockie 
neighborhood. It will also be critical to make physical and virtual connections 
between water and community. The waterfront needs to provide plenty of shade 
opportunities to address raising temperatures. Buildings and landscape need 
to address flood and storm events and provide areas of refuge and place for 
communities to come together and organize.  

INFILTRATE PERMEATE

FIGURE 06.36 Zone 2 Resiliency Strategies
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MOUNDRESTORE ACCESS
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ZONE 3: ECO ZONE
This area focuses on preserving the best tool Nature has against flooding: wetlands.

EDGE
Wetlands located along the Rondout and the Hudson serve a key ecosystem 
benefit by intercepting overland flow and detaining floodwaters. Wetland vegetation 
dissipates the velocity of flood water and anchors soil, thus decreasing erosion. By 
temporarily storing and slowing overland flow and floodwaters, wetlands serve to 
reduce flooding, erosion, and property damage. However, as sea levels rise, wetlands 
must be allowed to migrate uphill to maintain their size and resiliency benefits. The 
plan advocates for protecting these wetlands by creating a buffer within the new 
Flood Task Force 2100 100-year floodplain, allowing room for wetlands to migrate 
inland. Educational signage would be included to help residents understand the 
important role these wetlands are playing in creating a resilient Kingston.

BUILDINGS
Sensitive development of an eco-hotel would include innovative stilting architecture 
that would have a light touch on the landscape and allow flooding waters to move 
unimpeded.

SURFACE
Preservation of existing canopy and wetlands will ensure that this zone functions as 
a sponge for runoff of stormwater from uphill that causes downhill flooding as well as 
waterfront flooding. Any new roads to the eco-hotel will be composed of permeable 
surfaces. 

COMMUNITY
The community focus here is on advocacy, education and protecting the delicate 
ecosystem. With a focus on experiencing the water, the views and the environment 
to connect to larger systems. The community organizes around a similar mission 
to restore, preserve and enhance the natural beauty and habit and passes that 
commitment on to future generations.

RETAIN STILT

FIGURE 06.37 Zone 3 Resiliency Strategies
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CUT AND FILL STRATEGY
This section looks more closely at the Cut and Fill strategy utilized for Zone 2, the 
Adaptive Edge. As described in the resiliency section of this document, this area is 
not only prone to flooding but also at high risk of inundation from sea level rise in the 
coming decades. The areas within this zone are all historic or active industrial sites, 
with a high risk of contamination from a mix of organic and nonorganic pollutants, 
including two prior spills confirmed by the NYSDEC. As sea levels rise, the risk of 
in-soil contaminants leaching into the Rondout and the Hudson only grows, so doing 
nothing in this area could have unfortunate long-term consequences beyond the 
sites.

This plan proposes a cut + fill strategy to both treat contamination on site and bring 
development parcels out of the flood plain. Given that moving fill on site is much 
less expensive than trucking fill in from off site, this is also a cost effective measure 
for addressing both contamination and flooding. This process has been used at 
brownfield sites throughout the world, including the Olympic Park in London. As 
the exact amount and specific type of contaminants can only be estimated through 
historical use, the following steps are recommended to refine the strategy in the 
future:

STEP 1: TESTING
Soil and groundwater is tested for concentration and type of contaminant. Areas 
of high contamination with high cost for treatment (i.e. some heavy metals) can be 
disposed of offsite.

STEP 2: CUT + FILL
Soil is moved on site to bring parcels to a minimum of +11 North American Vertical 
Datum (NAVD), as recommended by the Flooding Task Force. Due to changing 
Sea Level Rise scenarios, a more aggressive minimum height of +13 - 16 (NAVD) 
may need to be considered in key locations, and should be reviewed prior to further 
design and implementation. The cut soil undergoes remediation on site specific to 
contaminant. Given the available information, it is believed that a majority of the 
contaminated soil can be treated with in-situ methods such as soil washing, thermal 
treatment, bioremediation and/or containment. Depending on the remediation 
process chosen, it may take anywhere from a few months to several years before a 
site would be ready for development. Time could be saved by disposing of the most 
contaminated soils offsite.

STEP 3: ADAPT
The edge is reshaped and replanted to create new habitat opportunities, buffer rising 
water levels and future storm surge, reduce shoreline erosion, prevent contamination 
of waterways, and provide resilient parcels for development.

FIGURE 06.38 Soil washing technique
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EXISTING
Inundation from projected SLR 

increases risk of possible contami-

nant leakage. 

TEST
Extensive environmental sampling 

and investigation needed to confirm 

type and extent of possible contami-

nation

CUT + TREAT
Cut soil undergoes remediation 

specific to contaminant, including 

in-situ methods such as soil wash-

ing, thermal treatment, bioremedia-

tion, and/or containment.

ADAPT
Reshaped edge creates new habitat, 

prevents contaminantation of water-

ways, while providing resilient 

parcels for development

PROJECTED SLR 100 YR FLOOD
EXISTING 100 YR FLOOD

FLOOD TASK FORCE  
PROJECTED 2100 SLR 

PROJECTED SLR 100 YR FLOOD
EXISTING 100 YR FLOOD

PROJECTED SLR 100 YR FLOOD
EXISTING 100 YR FLOOD

FLOOD TASK FORCE  
PROJECTED 2100 SLR 

FLOOD TASK FORCE  
PROJECTED 2100 SLR 

PROJECTED SLR 100 YR FLOOD
EXISTING 100 YR FLOOD

FLOOD TASK FORCE  
PROJECTED 2100 SLR 

CUT + FILL REMEDIATION 
DETERIORATING BULKHEAD

FISH SPAWNING HABITAT

COMMUNITY ACCESS

DEVELOP OUT OF FLOODPLAIN

CUT + SOFTEN EDGE 

CLEAN SOIL MOUND

TEST TYPE + CONCENTRATION 
OF CONTAMINANTS

    
     

     
REMEDIATION ON SITE

Projected SLR 100 yr flood

Existing 100 yr Flood

Flood task force projected 2100 SLR

EXISTING

STEP 1

STEP 2

STEP 3

FIGURE 06.39 Cut and Fill Strategy
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STRATEGIC SITES
Five strategic sites have been identified through the BOA designation process. 
Three sites in the original BOA Step 2, and two additional sites in the new BOA 
Boundary expansion. These sites are documented in the Strategic Sites Section 
of Section 4. These sites can anchor future development efforts and are the key 
parcels necessary for the overall redevelopment plan to be completed efficiently. 
The sites were identified as focus sites because they are strategically located, 
have high capacity for redevelopment, can catalyze other economic investment, 
and some have historical uses that indicate a significant chance of environmental 
contamination which requires additional investigation. Others are high profile sites 
that offer unique opportunities to propose key developments that will help in the 
branding and momentum building of the overall waterfront.

The following conceptual plans for each of the five strategic sites represent a 
possible development that fits within the land use recommendations and the 
overall vision and goals of the Hudson Riverport at Kingston Vision Plan. These 
ideas do not constitute an actual commitment to a development, program or 
design but instead shows potential given the recommended framework. Each 
site is shown with a preferred option and an alternative to represent diversity 
and flexibility. Ultimately each site will need to respond to market demands and 
requires further investigation and design. 

BLOCK PARK / ISLAND DOCK

NOAH HOTEL SITE
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KOSCO ASSEMBLAGE
THE LANDING

MILLENS AND SONS
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KOSCO ASSEMBLAGE
This site is 4.14 acres  on the south side of East Strand, adjacent to the former L&M 
Auto Parts Site. The site was acquired by Historic Kingston Waterfront, KOSCO, LLC 
in September 2007. The site is currently rented to local artisans and is rented by the 
NY State Police, Ulster County Sheriff’s Department and DEC to dock emergency 
response vessels.. It was the location of the Kingston Oil Supply Company (KOSCO) 
Service Department. Until seven years ago, the site was the base for 25 technicians 
for residential and commercial heating customers and marine fueling terminal. 
Tanks were removed from the site seven years ago. However, there is no evidence of 
any spills or leakage from the KOSCO tanks. The site is surrounded by a chain link 
fence and includes four one-story structures.  Historically, the site was used for rail 
operations.

FIGURE 06.40 KOSCO Assemblage - Existing Condition
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FIGURE 06.41 KOSCO Assemblage - Preferred Option

PREFERRED OPTION
The site can be reshaped with a cut and fill strategy and any contamination can be 
dealt with in-situ and is not an obstacle to redevelopment. The site work maintains 
view corridors along streets and provides new means to engage the waterfront. 
Two new development sites will be created outside of the floodplain. This site is an 
opportunity to bring city fabric to the waterfront and a vibrant mixed-use community. 
Each building will be retail and maker space at the ground floor with residential 
above. Buildings range from 3 - 4 stories and provide a range of unit types including 
market rate, senior housing, artist lofts and affordable units.

Total long-term development in the preferred option: 60,000 SF including 38 
residential units.
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FIGURE 06.42 KOSCO Assemblage -  Design Alternative

DESIGN ALTERNATIVES
In the design alternative it is assumed that no large scale site work would be 
performed to address flooding and remediation issues. Instead the edge would 
remain approximately in the same location and a 50 foot right of way would be 
preserved for recreation and resiliency efforts. A single development lines East Strand 
Street north of the trolley tracks. The anticipated use for this would be flexible office 
space with retail at the ground floor. Because of limited site work the building parcel 
would need to be lifted roughly 6 feet out of the flood plane to ensure a safe ground 
floor. Parking is captured on site and placed in the basement to bring the ground 
floor up.

Total long-term development in the alternative option: 45,000 SF of flexible office 
space with retail at the base. No residential units are included in this alternative.

64       //  CITY OF KINGSTON | Brownfield Opportunity Area Step 3 | Final Implementation Plan



ECONOMIC IMPACT ANALYSIS
Figure 06.43 provides the program plan for the proposed development of KOSCO 
Assemblage. 

On this basis and using the key assumptions, the proposed development of KOSCO 
Assemblage is anticipated to generate the economic impacts seen in Figure 06.44.

FIGURE 06.43 KOSCO Assemblage Program Plan

FIGURE 06.44 KOSCO Assemblage Economic Impact Analysis

PHASE LAND AREA TOTAL (EXCL. PARKING) COMMERCIAL RETAIL HOTEL CIVIC RESIDENTIAL SURFACE PARKING STRUCTURED PARKING

no years SF SF SF SF SF SF SF no. of units no. of units no. of units SF

1 2016-2020 - - - - - - - - - - -

2 2021-2030 - - - - - - - - - - -

3 2031-2040 15,000 60,000 - 15,000 - - 45,000 38 20 - -

4 2041-2050 - - - - - - - - - - -

 15,000 60,000 - 15,000 - - 45,000 38 20 - -

PHASE ONE TIME JOBS ONGOING JOBS ONE TIME TAXES ONGOING TAXES 20 YEAR PV OF TAXES (ONETIME AND ONGOING) TOTAL ANNUAL ECONOMIC IMPACT

no. years       

1 2016-2020 - - - - - -

2 2021-2030 - - - - - -

3 2031-2040 56 17 $616,046 $389,541 $6,288,361 $2,384,177

4 2041-2050 - - - - - -

  56 17 $616,046 $389,541 $6,288,361 $2,384,177
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THE LANDING
Kingston Landing is located southeast of the intersection of North Street and East 
Strand, bordered on the north and the west by B. Millens Recycling operations. 
This 3.77 acre site is vacant land and marshland located at the mouth of the 
Rondout Creek. It offers unobstructed views of the Hudson River, Kingston Point 
Lighthouse and surrounding environs. The property was acquired by Historic 
Kingston Waterfront, Kingston Landing, LLC in April 2005. The site is reclaimed land. 
During the 1970’s a portion of the eastern area was reclaimed using fill material. 
About half of the parcel is submerged at high tide. The western half of the property 
is marshland. There is a boat launch ramp to the Rondout Creek at the southwest 
corner of the property. The property has 215 feet of frontage along the east side of 
North Street. There are currently no on-site structures. The site was formerly used 
as a marina from the early 1970’s to the 1980’s. The most appropriate reuse for this 
property is likely to be a destination project that will take advantage of its prominent 
location, such as a restaurant, retail and cultural uses.

FIGURE 06.45 The Landing - Existing Condition
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FIGURE 06.46 The Landing - Preferred Option

PREFERRED OPTION
The site will not be reshaped but any contamination can be dealt with dealt with 
in-situ and is not an obstacle to redevelopment. A single development parcel will be 
created above the flood plain. The proposed development on site will be a focused 
single building of 2 - 3 stories that creates a mixed-use trolley terminal with retail and 
cultural space. This trolley stop becomes the major hub for the eco-hotel destination 
and provides opportunities to access the waterfront, day-liner trail and access the 
lighthouse trail. There would be a concentration of uses that would entice people to 
get off the trolley and spend a couple of hours. Minimal on-site parking is provided 
and instead a district parking garage at North Street and East Strand.

Total long-term development in the preferred option: 5,500 SF.
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FIGURE 06.47 The Landing - Design Alternative

DESIGN ALTERNATIVES
The site will remain as is, there is no major cut-fill proposed or other soil movement. 
Contamination can be treated on-site where feasible. Remaining contamination can 
be removed and soil replaced from an external source. A development site can be 
raised out of the floodplain on stilts and a simple platform will be created for a trolley 
stop. The main focus of the development is a water and research institute that can 
take full advantage of location. 

Total long-term development in the alternative option: 35,000 SF

68       //  CITY OF KINGSTON | Brownfield Opportunity Area Step 3 | Final Implementation Plan



ECONOMIC IMPACT ANALYSIS
Figure 06.48 provides the program plan for the proposed development of The 
Landing. 

On this basis and using the key assumptions, the proposed development of The 
Landing is anticipated to generate the economic impacts seen in Figure 06.49.

FIGURE 06.48 The Landing Program Plan

FIGURE 06.49 The Landing Economic Impact Analysis

PHASE LAND AREA TOTAL (EXCL. PARKING) COMMERCIAL RETAIL HOTEL CIVIC RESIDENTIAL SURFACE PARKING STRUCTURED PARKING

no years SF SF SF SF SF SF SF no. of units no. of units no. of units SF

1 2016-2020 - - - - - - - - - - -

2 2021-2030 - - - - - - - - - - -

3 2031-2040 5,500 5,500 - 2,000 - 3,500 - - 5 - -

4 2041-2050 - - - - - - - - - - -

 5,500 5,500 - 2,000 - 3,500 - - 5 - -

PHASE ONE TIME JOBS ONGOING JOBS ONE TIME TAXES ONGOING TAXES 20 YEAR PV OF TAXES (ONETIME AND ONGOING) TOTAL ANNUAL ECONOMIC IMPACT

no. years       

1 2016-2020 - - - - - -

2 2021-2030 - - - - - -

3 2031-2040 7 2 $76,712 $41,063 $674,651 $271,535

4 2041-2050 - - - - - -

  7 2 $76,712 $41,063 $674,651 $271,535
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MILLENS & SON SCRAP METAL RECYCLING
Millens & Son Scrap Metal Recycling operates its vehicle and equipment 
maintenance facility at the end of North Street. The site includes a small brick 
and concrete block structure built at the front of the lot that is used for vehicle 
and equipment maintenance and storage. A gravel area to the east of this building 
is used to store trailers, miscellaneous heavy equipment and scrap metal in roll-
off containers. Historically the site has been used for cement works, storage and 
vehicle maintenance. The Landing and KOSCO sites assemblages are the critical 
areas for redevelopment. The KOSCO site is strategically located adjacent to the 
Millens Property and the Central Hudson Former Coal Gas Facility, which is also 
under consent order. The Millens Site has been recently added to the State list in the 
second half of 2008 and there is a consent order for that site as well.

FIGURE 06.50 Millens & Son - Existing Condition
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FIGURE 06.51 Millens & Son - Preferred Option

PREFERRED OPTION
The site is combined with adjoining properties to create a destination 40 key eco-
hotel site. These sites include private and public lands mostly of condemned houses 
that have sustained damage from flooding and are beyond repair. The construction 
of the hotel would be low impact, such as building on stilts with small footprints, to 
preserve the sensitive nature of the site. Likewise, the building will be kept low, 1 - 2 
stories to maintain views and limit impact. The hotel would be one larger structure 
to house common facilities such as check-in, restaurant, meeting space, offices and 
back-of house services. Guest rooms would small, low impact bungalows sited in the 
wetlands along a boardwalk. 

Total long term development in the preferred option: 35,000 SF including 40 hotel 
units.
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FIGURE 06.52 Millens & Son - Design Alternative

DESIGN ALTERNATIVES
No Site assemblage would be formed. The site would be utilized as a small scale 
civic and event destination with supporting classroom space. Given the limited ability 
to develop due to extreme flooding issues this alternative focuses on the portion of 
the site at the highest elevation and closest to the road.  

Total long term development in the alternative option: 20,000 SF
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KEY SITES: MILLENS AND SON SCRAP METAL RECYCLING
Figure 06.53 provides the program plan for the proposed development of Millens 
and Son Scrap Metal Recycling.

On this basis and using the key assumptions, the proposed development of Millens 
and Son Scrap Metal Recycling is anticipated to generate the economic impacts seen 
in Figure 06.54.

FIGURE 06.53 Millens and Son Program Plan

FIGURE 06.54 Millens and Son Economic Impact Analysis

PHASE LAND AREA TOTAL (EXCL. PARKING) COMMERCIAL RETAIL HOTEL CIVIC RESIDENTIAL SURFACE PARKING STRUCTURED PARKING

no years SF SF SF SF SF SF SF no. of units no. of units no. of units SF

1 2016-2020 - - - - - - - - - - -

2 2021-2030 35,000 35,000 - 3,000 32,000 - - - 45 - -

3 2031-2040 - - - - - - - - - - -

4 2041-2050 - - - - - - - - - - -

 35,000 35,000 - 3,000 32,000 - - - 45 - -

PHASE ONE TIME JOBS ONGOING JOBS ONE TIME TAXES ONGOING TAXES 20 YEAR PV OF TAXES (ONETIME AND ONGOING) TOTAL ANNUAL ECONOMIC IMPACT

no. years       

1 2016-2020 - - - - - -

2 2021-2030 48 35 $538,864 $621,833 $9,593,709 $7,882,326

3 2031-2040 - - - - - -

4 2041-2050 - - - - - -

  48 35 $538,864 $621,833 $9,593,709 $7,882,326
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BLOCK PARK/ISLAND DOCK
Block Park is a 7 acre site located between Abeel and Ravine Streets and the 
inner channel of Rondout Creek from Island Dock. Block Park is currently a City 
operated public space and includes a softball diamond, basketball courts, seasonal 
bathrooms, handball courts, a pavilion, picnic area, and a playground. The park 
occasionally floods during heavy rain both from the creek and from upland water 
flowing down the hill to the north. The water pools in the south west corner of the 
park. Also included in the strategic site is the privately owned Hideaway Marina. 

Island Dock is a 17 acre (including water) manmade island that is currently privately 
owned. Historically, it was a transfer point for coal from small boats carrying it on the 
Rondout to large boats that would carry it on the Hudson to New York City. The island 
is currently covered with trees and contains a private dirt road for vehicular access.  

FIGURE 06.55 Block Park / Island Dock - Existing Condition

PREFERRED OPTION
As described previously, the preferred long term option proposes that Island Dock 
(approximately 17 acres of uniquely scenic undeveloped land with 6500 running 
feet of vessel accessible waterfront perimeter) might be purchased by the City 
of Kingston, possibly with the participation and/or assistance of an intermediate 
entity or entities, to be developed for public usage. A possible sale of Block Park 
(approximately 7 acres) by the City of Kingston to a private developer might 
generate some of the necessary funding for such an acquisition. In this option, the 
mainland is primarily a residential development with ground floor retail opportunities 
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FIGURE 06.56 Block Park / Island Dock - Preferred Option

in the eastern-most buildings. Hideaway Marina could be relocated to the north-
easternmost portion of the site boundary where it would maintain its existing 
capacity. German Street is extended from the Rondout diagonally through the 
development parcel and Abeel Street is straightened out as it cuts east-west through 
the development parcel.

Bioswales and other disaster mitigation infrastructure are incorporated into the 
landscape between buildings along with a network of pedestrian walk ways. The 
Greenline, trolley line (in the long-term), and boardwalk extend from Ravine 
Street west along the water to the entrance to Island Dock. The softball diamond 
is relocated to the south west corner of the parcel. A parking lot with pervious 
pavement is located adjacent to it as vehicular traffic is restricted from Island Dock. 

On the Island, existing trees are largely preserved as minimal walking trails are 
provided throughout. Small clearings are created where sculptural art can be 
displayed. At the eastern tip of the island, a small amphitheater provides a venue for 
musical and theatre performances or outdoor movies. 

A pedestrian bridge connects the island to Hone Street on the mainland. This bridge 
is elevated to allow for tall boats to pass underneath. 

Total long term development in the preferred option: 538,000 including 321 
residential units.
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FIGURE 06.57 Block Park / Island Dock - Design Alternative

DESIGN ALTERNATIVES
The design alternative suggests that there will be no change in ownership at Block 
Park and Island Dock. Instead Island Dock remains as a private development. 
Here Island Dock is turned into a small scale mixed-use community similar to 
Roosevelt Island. Development is kept in the center of the island to maintain a green 
promenade at the perimeter. The street grid is extended to the island to maintain 
views and create a comfortable organization strategy that the community was 
accustomed to. Given the one road access, roads need to be incorporated within 
the island upgrades as well as the additional infrastructure upgrades to facilitate 
a community of this size. Buildings ranging from 2 - 6 stories with parking in the 
basement are created in clusters. The parking is used to bring the building above the 
flood line.

Total long term development in the alternative option: 650,000 including 400 
residential units.
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ECONOMIC IMPACT ANALYSIS
Figure 06.58 provides the program plan for the proposed development of Block 
Park/Island Dock.

On this basis and using the key assumptions, the proposed development of 
Block Park/Island Dock is anticipated to generate the economic impacts seen in 
Figure 06.59.
PHASE LAND AREA TOTAL (EXCL. PARKING) COMMERCIAL RETAIL HOTEL CIVIC RESIDENTIAL SURFACE PARKING STRUCTURED PARKING

no years SF SF SF SF SF SF SF no. of units no. of units no. of units SF

1 2016-2020 - - - - - - - - - - -

2 2021-2030 - - - - - - - - - - -

3 2031-2040 - - - - - - - - - - -

4 2041-2050 96,000 461,000 51,000 25,000 - - 385,000 321 40 200 65,000

 96,000 461,000 51,000 25,000 - - 385,000 321 40 200 65,000

PHASE ONE TIME JOBS ONGOING JOBS ONE TIME TAXES ONGOING TAXES 20 YEAR PV OF TAXES (ONETIME AND ONGOING) TOTAL ANNUAL ECONOMIC IMPACT

no. years       

1 2016-2020 - - - - - -

2 2021-2030 - - - - - -

3 2031-2040 - - - - - -

4 2041-2050 405 210 $4,423,712 $4,814,221 $74,526,154 $47,099,924

  405 210 $4,423,712 $4,814,221 $74,526,154 $47,099,924

FIGURE 06.58 Block Park / Island Dock Program Plan

FIGURE 06.59 Block Park / Island Dock Economic Impact Analysis
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NOAH HOTEL SITE
The Noah Hotel site is approximately 1.75 acres and it includes a group of vacant 
and under utilized properties previously studied and cleared for redevelopment. It is 
located at the intersection of Abeel Street and Hone Street. The site is a hill site and 
therefore offers frontage both on Abeel Street and W. Strand Street/Dock Street. The 
site in the past has been identified as a potential hotel site and is where the site gets 
its informal nickname, the Noah Hotel Site. There are sweeping views of Rondout 
Creek from the upper level and it offers proximity to Island Dock and a potential to 
connect at the higher elevation of Abeel Street without affecting boating.

The site is strategically located at the mid-point between Block Park and Broadway 
with significant proximity to recreational boat activity. Directly across of  W. Strand 
Street/Dock Street is the pedestrian promenade that runs the majority of the 
waterfront. There is no sidewalk on parcel side of the street on W. Strand/Dock 
Street.

FIGURE 06.60 Noah Hotel Site - Existing Condition
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FIGURE 06.61 Noah Hotel Site - Preferred Option

PREFERRED OPTION
The Noah Hotel site will be developed as it was originally planned as a hotel. This 
provides a unique opportunity to cater to recreational boaters looking for a more 
formal night stay off the water. It would also fulfill an unmet need for capturing 
Hudson Valley tourists looking to spend extended time in a quaint Hudson Valley 
River Community. The hotel is double sided in that the building can be accessed 
both at the upper level of Abeel Street and the lower level at W Strand Street. The 
more traditional hotel drop off and entrance could be off the upper level while the 
lower level would capture the traffic from the waterfront promenade and would 
include retail—such as a gourmet general store for recreational boaters. A series 
of roof terrace would provide restaurant seating and viewing opportunities of the 
Rondout Creek. 

An additional 2 - 4 story commercial building would be co-located on the site to 
provide space for maritime focused office and support space. Between the two 
buildings would be a series of public terrace landscape spaces that create a green 
connection from the upper level and lower level. This is an opportunity to create a 
connection point to Island Dock and incorporate it into the development. 

Given the need to incorporate parking onsite for hotel guests, parking could be 
part of the larger district wide strategy to provide a municipal garage here and bury 
parking into the hillside. 

Total long term development in the preferred option: 272,500 including 150 key 
hotel.
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FIGURE 06.62 Noah Hotel Site -  Design Alternative

DESIGN ALTERNATIVES
The alternative scheme calls for separating the upper level development from 
the lower level development which lends itself better to long term phasing that 
would respond to the market. Upper level development is reserved for small scale 
residential development which is in line with existing development on Abeel Street. 
The lower level development is retail that focuses on the recreational boaters and 
flexible work space for innovative and growing companies and those needing 
temporary office space.

Total long term development in the alternative option: 125,000 including 30 units of 
housing.

80       //  CITY OF KINGSTON | Brownfield Opportunity Area Step 3 | Final Implementation Plan



ECONOMIC IMPACT ANALYSIS
Figure 06.63 provides the program plan for the proposed development of Noah 
Hotel Site.

On this basis and using the key assumptions, the proposed development of Noah 
Hotel Site is anticipated to generate the economic impacts seen in Figure 06.64.

FIGURE 06.63 Noah Hotel Site Program Plan

FIGURE 06.64 Noah Hotel Site Economic Impact Analysis

PHASE LAND AREA TOTAL (EXCL. PARKING) COMMERCIAL RETAIL HOTEL CIVIC RESIDENTIAL SURFACE PARKING STRUCTURED PARKING

no years SF SF SF SF SF SF SF no. of units no. of units no. of units SF

1 2016-2020 - - - - - - - - - - -

2 2021-2030 - - - - - - - - - - -

3 2031-2040 54,500 230,000 70,000 40,000 120,000 - - - - 150 48,750

4 2041-2050 - - - - - - - - - - -

 54,500 230,000 70,000 40,000 120,000 - - - - 150 48,750

PHASE ONE TIME JOBS ONGOING JOBS ONE TIME TAXES ONGOING TAXES 20 YEAR PV OF TAXES (ONETIME AND ONGOING) TOTAL ANNUAL ECONOMIC IMPACT

no. years       

1 2016-2020 - - - - - -

2 2021-2030 - - - - - -

3 2031-2040 308 393 $3,402,056 $6,482,966 $97,803,977 $89,367,720

4 2041-2050 - - - - - -

  308 393 $3,402,056 $6,482,966 $97,803,977 $89,367,720
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ECONOMIC IMPACT ANALYSIS

METHODOLOGY
The U.S. Department of Commerce’s Bureau of Economic Analysis produces 
multipliers to help calculate total gross output, value added, earnings, and 
employment in different counties across the country. This model is called Regional 
Input-Output Modeling System (RIMS II). The project team has used RIMS II 
multipliers for Ulster County, New York to create a bespoke model to estimate both 
direct and indirect economic impacts from the subject project. 

In general, a project’s total economic impact is the sum of three different economic 
impacts generated by that project, as calculated by the RIMS II model: the direct 
impact, the indirect impact, and the induced impact.  These impacts can be defined 
as follows:

DIRECT IMPACT
A project’s direct impact consists of the initial expenditures made to carry out that 
project.  For example, the direct impact of a construction project would consist of the 
payments that the real estate developer makes to his local construction contractor 
and architect. Following construction and occupation of the project, the direct impact 
of an influx of new tenants would consist of the amounts these tenants spend to 
purchase goods and services in the local economy.

INDIRECT IMPACT
A project’s indirect impact captures the impact of expenditures made by local 
businesses as they increase production in response to a developer’s or a resident’s 
initial purchases. For example, to complete a construction project, a construction 
contractor will purchase materials from local vendors, such as plywood, brick and 
windows. With the payments it receives for these purchases, these local vendors will 
pay wages to local workers and replenish their inventories by purchasing goods from 
their suppliers.

INDUCED IMPACT
A project’s induced impact measures the impact of workers employed by this project 
spending their earnings within the local economy. Examples of induced expenditures 
include a local construction manager using her project-related bonus to buy a new 
car or a local carpenter using his wages to take his family out to dinner more often.

For the purposes of analyzing this development, we calculate the following indicators:

• One time jobs;

• On-going jobs;

• One time taxes;

• On-going taxes, and

• Total annual economic impact.

The following section provides the key assumptions used to calculate the 
aforementioned indicators.
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KEY ASSUMPTIONS
Figure 06.65 provides several of the key assumptions used in the economic impact 
analysis model:

ASSET CLASS RATIO OF JOBS PER SF DEVELOPMENT COSTS PER SF

Office 1 : 250 $167

Retail 1 : 1,000 $183

Residential 1 : 25,000 $107

Hotel 0.3 : 300 $185

Other / Civic - $161

FIGURE 06.65 Key Assumptions used in the economic analysis model

1 Jobs per square footage calculations are based on averages from project team client 
research and third-party sources.

2 Development cost metrics are averages from project team internal research and RS 
Means, a cost estimating company that publishes information for the public. Please 
note that the estimates do not include:

 - Land costs and associated acquisition costs;

 - Cost of the infrastructure improvements associated with the subject project.

3 Hotel metrics are averaged from consultations with professionals from economic 
consulting firms with specialties in hotel econometrics. 

4 We include limited impact from residential properties since they are typically associated 
with few direct ongoing jobs and thus limited direct ongoing economic impact. 
However, a conservative tax is applied to the implied increase in localized discretionary 
income were the units to be occupied.

5 In order to ensure conservative tax estimates, we only draw estimates from Sales Tax, 
Income, and Hotel Tax to calculate our tax estimate. This group of taxes is what we are 
most comfortable estimating given the current data. There may, however, be potential 
for additional tax income. 

 - Ongoing taxes are comprised of Sales (8%), Income (4%), and Property Tax 
estimates (3.2%); 

 - One time tax results are comprised of taxes on earnings, and materials purchases.

6 Net Present Value Calculations are discounted at 6%.

7 The total annual economic impact is the total spend (on-going) by businesses and 
residents.
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SUMMARY OF FINDINGS
Throughout the four phases, which span from 2016 to 2050, the key sites are 
anticipated to have a significant economic impact on Kingston, New York. The 
project team estimates suggest that over 650 ongoing jobs could be brought to the 
area with just over 800 one time jobs. Conservatively, this would translate into over 
$12M, annually, in additional tax revenue with $9M in one-time tax revenue.  When 
economic impact of the non-key sites is analyzed, the total annual and one time 
benefits more than doubles.
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In order to catalyze development and further activate the study area, it will be 
important to attract one or two anchor tenants that intend to use the space for 
various functions during different days of the week / times of day – not just an office 
tenant or a large format retailer. For example:

MIXED USE BUILDING
In Quechee, VT there is a famous glass-blowing establishment called Simon Pearce. 
On the bottom floor, there is a glass-blowing factory. The first floor is a showroom 
/ sales floor with a restaurant/bar. The third floor is a special events space. http://
www.simonpearce.com. A similar concept on the site would enhance employment 
opportunities and drive tourism.

TRADE/ART SCHOOL
Another potential idea is a trade/art school to capitalize on the existing creative 
population in the Downtown Waterfront Area. An art school would not only serve to 
drive housing demand for the area, but it could drive demand for artist loft / studio 
space. Alternatively, there could be a partnership with SUNY to facilitate a satellite 
program focused on agricultural production / technology / sustainability. These 
concepts, when paired with the plan to create a ship building school, would create a 
vibrant district, filled with young adults.

It will also be important to attract residents and visitors to the site with robust 
programming. The Kingston Waterfront Business Association is doing a superb job 
of promoting the Rondout with outdoor events such as the Night Market and holiday 
celebrations (i.e. 4th of July Fireworks) and marketing special events for member 
businesses. The group, which has formed partnerships with multiple state and 
local agencies for support, has extensive plans to further promote the district as a 
dynamic, living waterfront.

CATALYST OPPORTUNITIES
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07 IMPLEMENTATION 
STRATEGY AND COMPLIANCE

The previous sections of this report have thoroughly laid out the history of Kingston, 
the environmental context and the strategies for the revitalization of the Rondout 
Area.  This section will provide more detail on how the previously discussed design 
strategies will be implemented, this follows on the earlier sections which layout the 
Phasing Strategy; that was to discuss the timing of implementation; this section 
will discuss how the implementation should actually occur. The discussion will 
include discussion of land use, regulatory and laws governing the area, as well as an 
evaluation of the options for management structures of the BOA Plan area that are 
essential to the success of the revitalization of the BOA Plan area and the Rondout.
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PROPOSED ZONING MAP

RF-H

RF-R

R-2

R-T

C-2

M-2

The proposed zoning for the BOA Area is to maintain the existing RF-R (Rondout 
Riverfront District) and extended where possible to capture these specific waterfront 
focused guidelines. This allows for a large diversity of program and works to achieve 
other waterfront focused goals the city has established. As the market evolves 
and the plan is built out it is recommended to revisit height restrictions to provide 
flexibility to consolidate development. This would maintain bulk and density rules 
but allows developments to go slightly higher in order to minimize footprints when 
considering resiliency strategies and building in flood plains.

FIGURE 07.66 Proposed Zoning Map
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IMPLEMENTATION PROJECTS MAP

FIGURE 07.67 Implementation Projects Map
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Phase 1 - 2016-2020

Phase 2 - 2021-2030

Phase 3 - 2031-2040

Phase 4 - 2041-2050
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LAND USE IMPLEMENTATION TECHNIQUES
With the history of the BOA Plan area discussed earlier, the various BOA properties 
detailed, and the design strategy laid out along with the phasing plan, these next 
sections explain some of the real estate realities of implementing such a vision for the 
future. This will include the discussion of Land Use controls and techniques, and a 
discussion of the current and future guidelines for the BOA Area.

An important element of the Implementation Strategy are Land Use Controls. When 
used in regard to real property Land Use Controls broadly interpreted to mean: 
“any restriction or control, arising from the need to protect human health and the 
environment; that limits use of and/or exposure to any portion of that property, 
including water resources.” In other words, it is important that during both during 
the design strategy and moving forward that the Implementation Plan for the BOA 
to ensure that the recommended and eventual land uses are “smart” – that they 
provide the City of Kingston with economic growth and proper development while 
also balancing the fact that some contamination, at one time, was present in the 
area, and that it is assumed that at some point in time this area will most likely be 
inundated with flood waters.  All of these precautions have been taken in to account 
during the planning process, next the team will discuss how implementation will 
ensure that these precautions are kept in place moving forward. 

Another important term to keep in mind when planning the redevelopment of areas 
such as the Rondout are “Institutional Controls.” An Institutional Control, are those 
controls involving real estate interests, governmental permitting, zoning, public 
advisories, deed notices, and other ‘legal’ restrictions. The term may also include 
restrictions on access, whether achieved by means of engineered barriers such as 
a fence or concrete pad, or by ‘human’ means, such as the presence of security 
guards. Additionally, the term may involve both affirmative measures to achieve the 
desired restriction (e.g., night lighting of an area) and prohibitive directives (e.g., no 
drilling of drinking water wells).

Some examples of Land Use Controls and techniques were used by the City of 
Kingston in their Local Waterfront Revitalization Program (LWRP) Implementation 
Plan.  In this plan there were five categories covered: Land and water (General 
character, uses; Bulk, Scale and Form; Façade composition, Building Materials and 
Colors; Environmental Quality (pollution prevention); Circulation and Access.  

Another example of Land Use Controls or Strategies used in the City of Kingston 
was in the “Revitalizing Hudson Riverfronts Plan,” published in 2010.  This 
included conservation and development strategies prepared by the Scenic Hudson 
organization and the New York Department of State (NYDOS). This document was 
organized into various Development Principles; these Development Principles include 
language that encourages water-dependent and water-enhanced uses, connect 
people to the river, protects natural resources (fish and wildlife habitat, shorelines, 
ecological function of water), and protects scenic resources, while employing sound 
urban planning and sustainable design.  The Plan encourages development of 
form-based design guidelines, specifically to: “Adopt form-based codes or design 
guidelines to provide developers with a clear understanding of the community’s vision 
for height, massing, and design of buildings, as well as their relation to the street and 
public spaces. Form-based codes foster predictable built environments and a high-
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quality public realm by using physical form (rather than separation of uses) as the 
organizing principles of the code.”

All of these types of strategies, when implemented, can provide for a more livable 
community both for residents, businesses, and visitors alike. For example, combining 
residential, commercial, and civic uses in a building or set of buildings fosters an 
active and diversified street life and riverfront; which is enjoyable for visitors and 
residents and is better for business. This can be enhanced by providing wide 
sidewalks, attractive street furniture, and sufficient lighting while employing traffic-
calming techniques like narrow driving lanes, street trees, and on-street parking, all 
of which foster pedestrian safety and comfort. Likewise, it is important to respect 
community scale and character, and to offer a diversity of housing options. To gain 
long-term economic savings through energy efficiency and reduce the environmental 
impact of development—including climate change mitigation—riverfront construction 
should strive to meet or surpass standards established by program such as the 
Leadership in Energy and Environmental Design (LEED) program. 

In both of the above mentioned previous studies it was pointed out that the existing 
Design Standards and Guidelines would be important moving forward with the 
redevelopment of the Rondout Area.“A crucial part of the strategy was to create 
design standards requiring property owners to: 1) preserve existing trees and 
vegetation; 2) preserve existing façades of historic structures; 3) cluster buildings in 
groups to preserve open space; and 4) provide a continuous riverfront pedestrian 
esplanade the width of the property. The strategy also requires new construction to 
be in scale and character with existing buildings, and it aims to bring more residents 
to the district by requiring new structures to contain habitable spaces on second 
floors. It should be noted that the city planning board has the power to waive any of 
these standards.”  

Zoning – In addition to Design Guidelines and other Land Use Controls mentioned 
earlier, the city’s Mixed Use Overlay District encourages the adaptive reuse of 
commercial and industrial buildings for multifamily rental housing and to create 
mixed-income, pedestrian-based neighborhoods. Affordable housing guidelines 
apply where five or more residential units are created; the Planning Board may 
deny a development permit if at least 20 percent of the residential units are not 
established as affordable. Development standards within the district limit commercial 
uses to street level and require that primary entrances of buildings face onto the 
street or a small park. They also require shade trees and human-scale lighting, and 
emphasize pedestrian connections in site plans. These are other important details 
about the basics of what real estate and land use controls and other elements 
are in Kingston and how they might affect (both positively and negatively) the 
redevelopment of the BOA Area. 
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In order to create a unified Kingston Waterfront that is revitalized, cleaned up 
and resilient to the present and future flooding that will occur a plan needs to be 
created for the Management of the Waterfront area. Because there are several 
options for how the City of Kingston might structure the management of the area the 
following section discusses the different structures and what might be the best for 
the implementation of the BOA Plan now and in the future. The organization and 
maintenance of the BOA Plan area will be vital to its growth and development and 
this will inform the City and the public about how this all might occur.

REGULATORY LAW ANALYSIS
Resources which codify the existing design standards, per se, in Kingston, are 
scattered throughout a number of source documents. The codified location of 
Design Standards is the Zoning Regulations/ Heritage Area Commission Regulations 
(2005). However, there are other important sources of guideline material. The fact 
that the current regulations are now 10 years old, and that Scenic Hudson, in 2010, 
recommended the shift to a “form based code” may make it possible to suggest 
substantial modifications; there are situations where the codified design guidelines 
are in conflict with the project teams’ design strategy.  

Equally important is the process for reviewing compliance. The current regulations 
define a “Review Board” to oversee applications in the District; later in the BOA Plan 
the project team suggests that Review Board should be incorporated into the BOA 
Management and Governance model. There are also elements, such as exterior 
signage, that are handled by the Planning Department, and any changes or updates 
to landmark structures is governed by HLPC. 

In later sections of the BOA Plan the Project team goes into more detail about the 
zoning district in the area. At a fundamental level there is an RT Rondout District 
(1992), Rondout Creek District (2005) and RF-H Hudson Riverfront District in 
Kingston Zoning that contains quite specific and prescriptive Design Guidelines.
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UPDATE TO DESIGN STANDARDS AND GUIDELINES FOR THE 
BOA
Design standards and guidelines already in place for the Kingston Waterfront BOA 
are high-quality, cohesive and comprehensive.  Many of Kingston’s design standards 
and guidelines have been cited as guides for future growth for other Hudson 
River communities by Scenic Hudson. Scenic Hudson used the Rondout Area as 
a case study of how to protect maritime character, preserve historic architecture 
and enhance waterfront connections in its Revitalizing Hudson Riverfronts in 
2010. Overall, Kingston’s design standards and guidelines are intended to protect 
historic and natural assets while encouraging appropriate redevelopment. Some key 
standards already adopted include requirements to:

• Protect scenic quality, water quality and views;

• Preserve existing landscapes, trees and vegetation;

• Protect historic facades and encourage adaptive reuse of historic structures;

• Create mixed-use, mixed-income, walkable neighborhoods;

• Cluster and orient buildings to preserve open space;

• Emphasize pedestrian connections and buffer parking areas;

• Provide public access and a continuous riverfront esplanade;

• Give priority to water-related and water-dependent uses;

• Design new construction to be compatible with existing buildings in scale, form, 
materials, color, and height; 

• Encourage affordable housing. 

This section of the Kingston Waterfront BOA Implementation Strategy builds on 
the design standards and guidelines already in place and recommends updates 
where needed to implement the BOA plan. It begins with a summary of the existing 
standards, guidelines and other regulations, including both adopted local laws and 
other standards. Since considerable analysis and community consensus have been 
completed by the City of Kingston after the existing design standards and guidelines 
were originally adopted, the second part of this section reviews more recent 
studies and plans that contain recommendations affecting the design standards 
and guidelines in the BOA. The third part of this section evaluates those existing 
standards and guidelines in light of the recent studies. The section concludes with 
recommendations for updates to realize the BOA design.
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The timeline (Figure 07.68) summarizes the wide variety of documents, regulations 
and studies relevant to the design standards and guidelines for the Kingston 
Waterfront BOA and plots them chronologically in time from 1961 through 2015. It 
is grouped by; policy documents, regulations & zoning, BOA steps, approved plans, 
and recent studies & task forces with recommendations for design standards or 
guidelines. These efforts are shown with bars, which are extended to indicate when 
they are continuing or are still in effect. Specific dates when policies and regulations 
were adopted or plans and studies completed are shown with stars and diamonds. 
The Timeline also shows relevant efforts that are already in progress or planned for 
the immediate future. 
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POLICY DOCUMENTS (Comprehensive Plan, Urban Cultural Park/Heritage Area & LWRP)

1961 Kingston Comprehensive Plan

1987 Kingston Urban Cultural Park Draft Management Plan (including Performance Standards)

1992 Kingston Local Waterfront Revitalization Program (LWRP)

1999 NYS Heritage Cultural Park Designation & Planning (now Heritage Area)

2001-02 Kingston Waterfront Development Implementation Plan (LWRPIP)

2011-15 Kingston Comprehensive Plan “Kingston 2025” (draft only)

2016 Future LWRP Update

REGULATIONS & ZONING

1987 Flood Hazard Overlay District

1992 Development Incentives for RF-R and RF-H (including Siting and Facility Guidelines)

2005 RF-R District Development Standards

2005 Mixed-Use Overlay Zoning District

2008 Broadway Overlay District Design Standards

2016 Future Zoning Revisions

BOA STEPS

1992-02 Kingston Waterfront BOA Pre-Nomination Study (Step 1)

2002 Marine Infrastructure Assessment

2002-03 Mid-Hudson Land Revitalization Environmental Site Characterization

2008-11 Kingston Waterfront BOA Step 2 & Environmental Site Assessments

2014-16 Kingston Waterfront BOA Step 3, Economics Analysis & FGEIS

APPROVED PLANS (with design standards or guidelines)

1996-03 Hudson Landing (AVR) & FGEIS (including Regulating Design Manual)

2013 Park & Recreation Master Plan (including Service Standards)

2013-14 Rondout Harbor Management Plan

RECENT STUDIES & TASK FORCES (with recommendations for design standards or guidelines)

2010 Scenic Hudson “Revitalizing Hudson River Waterfronts”

2012 Kingston Climate Action Plan

2013 Kingston Tidal Flooding Task Force “Planning for Rising Waters”

FIGURE 07.68 Timeline of documents, regulations and studies relevant to design standards and 
guidelines for BOA
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SUMMARY OF EXISTING STANDARDS AND GUIDELINES FOR BOA

Background of Design Standards and Guidelines – Definitions
Before summarizing the existing standards and guidelines that apply to the BOA, it 
is important to place them within the context of other land use techniques that can 
be employed for implementation of the BOA design. Several of these have been 
addressed above in earlier sections of the Implementation Strategy. 

Zoning - Zoning shapes a municipality by establishing zoning districts and setting 
forth legal regulations affecting the way land may be used and developed within 
them. Zoning can govern the size of a building relative to its zoning lot (by defining 
allowable maximum square footages, lot coverage, required open space, density, and 
bulk), the distance between a building and its lot lines, parking and other physical 
elements. 

Design Standards and Guidelines – Design standards and guidelines are detailed 
requirements that work within a regulatory environment of local land use controls 
and address what those controls do not cover. For example, they go beyond zoning 
regulations, but work within the allowable “zoning envelope,” establishing a level 
of quality and character for future development. Design standards and guidelines 
should be informed by a local vision established by a Comprehensive Plan and 
other policy documents and respond to the local context and environment. Effective 
standards and guidelines contribute to enhancing the value of individual properties 
and public spaces. They also protect investments by the public, existing owners and 
new developers over time. 

Design Standards - Design standards are a tool to control the quality and functionality 
of the public realm, which comprises the entire area of non-private lands and 
open spaces.  Elements of the public realm include the sidewalk, curb, street, 
and other public territory. While zoning regulations control development on private 
property, design standards may specify the components and character of the space 
in the areas adjacent to and between private properties. Design standards are 
requirements, they are not just advisory, and can be specified even to the level of 
detail shown in engineering drawings. 

Design Guidelines – Design guidelines, by contrast, are a tool to ensure the 
compatibility of new development with the existing historic, community and natural 
character of an area, and are applied to private property development. Unlike design 
standards, design guidelines specify aesthetic or appearance outcomes of private 
development with varying degrees of detail and opportunity for interpretation based 
on the intent stated in the language, graphics and illustrations. 

Other Planning Components – Depending on the type of planning effort, additional 
planning components may include:

1 A master site plan setting forth a design approach and layout of open spaces, 
circulation, streets, blocks, and private lots for an area whose development is 
intended to be completed as a cohesive project; 

2 A street map establishing the legal boundaries of public streets and parkland; 

3 Infrastructure plans delineating the utilities necessary to support the master plan or 
desired development.  
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FIGURE 07.69 Flood Hazards on the East Strand, 2015

Adopted Local Law from City of Kingston Codes
Three key local laws from the City of Kingston’s zoning codes contain the design 
standards and guidelines governing Kingston’s Waterfront BOA. They are described 
in more detail below appearing in the order in which they were adopted. In addition, 
there are two types of overlay districts that offer potentially valuable tools for 
implementing the BOA. 

1. Flood Hazard Overlay District (1987)
City of Kingston Zoning Ordinance, Chapter 405. Zoning, Article IV, Subsection #405-
26

The Flood Hazard Overlay District, which is applied on top of a base zoning district, 
controls much of the development occurring within the BOA and its Strategic Site 
parcels. Its purpose is to protect human life, health and safety, minimize public 
and private losses from flooding, and ensure qualification for FEMA’s National 
Flood Insurance Program (NFIP). To accomplish these purposes it regulates uses 
within the district; requires that uses vulnerable to floods be protected at the time of 
initial construction, controls alteration of natural floodplains, channels and natural 
protective barriers such as wetlands, controls filling, grading and dredging, and 
regulates construction of flood barriers. (Figure 07.69)

When flooding occurs, it comes at a high price to the public. The text of the overlay 
district notes that public expenditures for flooding include costly flood control 
projects, rescue and relief efforts, damage to public facilities and utilities, and 
operational interruptions that erode the tax base. Given that, the standards contained 
in this overlay are highly detailed. The general standards include anchoring 
structures to prevent movement or flotation, flood-resistant construction materials 

and methods, water-proofing of utilities, and adequate 
drainage. Specific standards are also provided for 
residential and non-residential construction and utilities, 
such as elevating the lowest floor above base flood 
elevation, prohibition of encroachments on floodways, 
and certification of hydrostatic strength of all structural 
components. The Fire Officer of Kingston, through 
the city’s building safety function, is charged with 
administration, inspection and certifying compliance. 

Several different zoning designations will be discussed in 
the following sections, those zoning districts are:

• RF-R (Rondout Creek District)

• RF-H (Hudson Riverfront District). 

• RRR (residential district)   

• M-2 (General Manufacturing), and

• C-2 (General Commercial). 

2. Development Incentives for the RF-R Rondout Creek 
District and RF-H Hudson Riverfront District – Siting 
and Facility-Related Guidelines (1992) 
City of Kingston Zoning Ordinance, Chapter 405. Zoning, 
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Articles IV and V, District Regulations and Supplementary Regulations, Subsections 
#405-25 and #405-31

Most of the land within the BOA and all of its Strategic Sites fall under the RF-R 
Roundout Creek and RF-H Hudson Riverfront Districts. A small number of BOA 
parcels are within the C-2, M-2 and RRR districts. (See the Regulatory Law Analysis 
section for additional information on zoning.) Permitted land uses, development 
standards, and approval processes apply to any proposed development under 
current regulations. Assumptions made about applicability of existing design 
standards and guidelines are based on existing zoning. 

The development incentives adopted in this 1992 zoning law permit increases in the 
allowable floor area ratio (FAR) and/or building height in return for providing public 
benefits such as waterfront access and affordable housing. The zoning law also 
offers funding for key projects such as the Maritime Museum and other undefined 
redevelopment projects in Ponckhockie, and covers potential financing via tax 
abatements and a revolving loan fund. 

The design guidelines included in this zoning law concern siting and facilities and are 
intended to respect the unique character of the existing area and protect the scenic 
qualities of the city’s waterfronts on the Rondout Creek and Hudson River. They 
cover protection of the shoreline, clustering and orientation of buildings, adaptive 
reuse, architectural scale, form and materials, the Mid-Hudson River vegetative 
corridor, compatibility with neighboring properties, scenic landscapes, parking areas, 
visual buffers, and avoiding monotony of design. 

The design regulations contained in this 1992 zoning text for the RF-R and RF-H 
districts were a direct result of the 1992 adoption of the City’s Local Waterfront 
Revitalization Program (LWRP), which gives priority to water-dependent and water-
enhanced uses. The implementation of the LWRP’s policies was used as an incentive 
to develop planning tools for the waterfront: 

Waterfront Design Plan – “A Waterfront Design Plan should be produced to provide a 
physical plan and detailed design standards for waterfront redevelopment, following 
the policies and goals set forth in the Local Waterfront Revitalization Program.”

(LWRP, Section V., B. 1. c., “Waterfront Design Plan,” on page V-8)

3. RF-R District Development Standards (2005)
City of Kingston Zoning Ordinance, Chapter 405. Zoning, Article V, Supplementary 
Regulations, Subsections #405-3.1

Unique conditions in the City of Kingston make the adoption of design-sensitive 
regulations particularly appropriate for the Rondout Creek area. One important step 
was the consolidation of oil terminals from multiple sites along Rondout Creek into 
one major site on the Hudson River. This private initiative rationalized industrial land 
uses, whose previous and dissipated presence on the Rondout Creek waterfront was 
an obstacle to the redevelopment anticipated by the LWRP and other later policies. 
Another unique condition is the City of Kingston’s extensive inventory of historic 
building stock, forcing new construction to be sensitive to the local context and to 
the legacy of the design and character of the city’s urban fabric. The Rondout, for 
example, flourished in the 19th century when it was the terminus of the Delaware 
and Hudson Canal.
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However, the more generalized policy statements of the 1992 LWRP proved to be 
insufficient to sharpen the intent of the Rondout’s design-sensitive setting. The LWRP 
Implementation Plan (LWRPIP) in 2002 went on to recommend Waterfront Design 
Standards as a catalyst for redevelopment along with new mixed-use development, 
relocation of non-conforming uses and clustering of cultural facilities. 

In 2005, the City of Kingston adopted additional provisions relating to development 
in the RF-R district that prescribed detailed development standards as a tool for 
developers and planners with the intent of streamlining the design review process. 
These development standards spell out precise specifications for development to 
protect existing historical assets along the Rondout Creek. Among other elements, 
these standards cover: site planning and landscaping standards, clustered 
development, building height and scale, as well as building materials. 

While the 1992 RF-R zoning provided incentives for waterfront access, the 2005 
standards specifically require a continuous pedestrian esplanade on all new 
development with water frontage along the Rondout Creek and specifies its hours of 
operation, signage, spacing of trees, benches, lights, and ADA access. In addition, 
the Development Standards set forth requirements for site plan review.  

4. Mixed Use Overlay Zoning District (MU) (2005)
City of Kingston Zoning Ordinance, Chapter 405. Zoning, Article IV, District 
Regulations, Subsection #405-27.1

The Mixed Use Overlay zoning district helps promote development in areas, like 
the Rondout, with existing infrastructure. By allowing adaptive reuse of industrial 
and commercial buildings for rental housing, it encourages infill development. At 
the same time this Overlay supports vibrant mixed-use, pedestrian-friendly, mixed-
income neighborhoods with guidelines for affordable housing and standards for 
streetscapes. While not currently mapped for the BOA, the Overlay is an important 
tool in the city’s repertoire of guidelines that may be useful for the BOA. 

In 2004, Kingston’s Common Council considered adoption of this Mixed Use Overlay 
District and an amendment to the Comprehensive Plan. Both were designed to 
allow for adaptive reuse of industrial and commercial buildings for rental housing, 
including affordable units, due to rapidly rising housing costs. The findings of the 
Comprehensive Plan’s Environmental Impact Statement (EIS) (2005) identifies 
adverse impacts, in the community character section, for housing, neighborhoods 
and historic resources if the integrity of existing buildings and streetscapes are 
altered by inappropriate design, materials, and construction. To mitigate those 
adverse impacts, the EIS recommended Design Guidelines. These recommended 
Design Guidelines have not been adopted; however, the Mixed Use Overlay District 
that was adopted includes development standards that are supported with intent 
language and eight development standards that recognize the safety, comfort and 
interest of pedestrians as it relates to the extent to which buildings face streets and 
public open spaces with entrances, windows and usable outdoor space.

The eight development standards are:

• Street level building spaces shall be limited to commercial activities with residential 
spaces allowed at the second or above floors.

• Primary entrances of buildings shall face a street or small park.

• Sheltering elements shall be included as part of the adaptive reuse site plans.
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FIGURE 07.70 Design standards for 
upper Broadway could be extended to the 
Rondout, 2015

• Shade trees shall be essential features of adaptive reuse site plans.

• Human-scale lighting shall be essential features of adaptive reuse site plans.

• Small parks should be encouraged as part of the adaptive reuse site plans.

• Reinforce pedestrian connections between buildings and the street, between buildings 
and through parking lots as part of the adaptive reuse plans.

• Minimize the dominance of parking, screen parking lots from the street and make 
parking lots cooler as part of the adaptive reuse site plans. 

Primarily developed to encourage affordable housing opportunities in under-used mill 
buildings, and to promote redevelopment while enabling pedestrian-based vibrancy, 
the Mixed Use Overlay is more of a land use tool than a design standard or guideline. 
Given the legacy of mill buildings in and around residential districts that became 
activated, several measures were developed to mitigate land use conflicts. These are 
also useful for the BOA.  

5. Broadway Overlay District Design Standards (2008)
City of Kingston Zoning Ordinance, 
Chapter 405. Zoning, Article 
V, Supplementary Regulations, 
Subsections #405-31.2 and Local Law 
#4

The Broadway Overlay District Design 
Standards affects Broadway parcels 
and extends from the intersection of 
Clinton Avenue and Albany Avenue 
to Broadway and McEntee Street. 
In addition to extensive illustrations 
prescribing design guidelines and 
examples of applying those guidelines to 
signage, façade and other construction 
in the Broadway Overlay District, its 
design standards contain specific 
procedural requirements, standards to 
apply, waivers and other provisions in 
this part of the zoning code. Submittal 
requirements and opportunities for 
exceptions to the requirements are all 
described. (Figure 07.70)

There is evidence of the success of using the Broadway Overlay portion of the 
code. While it is not currently mapped in the BOA, the Draft Comprehensive Plan 
recommends that it be extended further to the Rondout from its current eastern 
boundary all the way to Broadway’s southern terminus in the BOA:

From the Comprehensive Plan:

“Protect the existing character of the neighborhood, Strategy 10.5.1: Borrow and 
extend Broadway Overlay District Design Standards. The existing design standards 
for Broadway provide a good basis upon which to regulate buildings in the Rondout 
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and insure that new structures fit into the fabric of the neighborhood.”

There is agreement among many with experience in Kingston that the Mixed Use and 
Broadway Overlay Districts succeed in promoting quality redevelopment. 

Other Standards
In addition to the adopted City of Kingston Zoning Ordinance, other design 
standards can be found in a variety of adopted policy documents described below in 
chronological order, including where the LWRPIP mentions that the value of design 
standards bolsters any future design standards or guidelines that are adopted as a 
part of the zoning code.

1. Kingston Local Waterfront Revitalization Program (LWRP) (1992) and 
Waterfront Development Implementation Plan (LWRPIP) (2002)
The Local Waterfront Development Program (LWRP) adopted in 1992 and its 
implementation plan, entitled Waterfront Development Implementation Plan 
(LWRPIP), adopted ten years later in 2002, are the most important and direct source 
for the zoning ordinances governing the BOA design standards and guidelines, as 
well as providing direction and a policy basis for all future planning for the BOA 
area. Together they give priority to water-dependent and water–enhanced uses, 
create distinctive riverfront districts, control waterfront development, and protect 
public access and views to Kingston’s rivers. The LWRP is a comprehensive analysis 
and forecast of the community’s needs and expectations for redevelopment of the 
waterfront. In addition, it lays out implementation and administrative processes to 
realize the plan. The 1992 LWRP also provided the necessary foundation for the 
Urban Cultural Park Plan, which is discussed below.

GOALS:
In addition to forming the policy basis for all waterfront planning in Kingston, the 
1992 LWRP proposed 14 goals and projects to enhance and encourage development 
on the waterfront. Of those 14 goals below is a discussion of two goals that relate 
directly to this analysis and provide recommendations on updates to design 
standards and guidelines for the BOA:

“Goal 3: Enhance public access to the waterfront”

The City of Kingston has committed to providing comprehensive public access to 
the Rondout Creek and Hudson River waterfronts. The plan proposes a waterfront 
esplanade that would provide pedestrian and bicycle access from Block Park to 
Kingston Point Park and recommends that the access be extended northwards along 
the shore of the Hudson River. The Implementation Plan recommends view corridor 
protections and access point provisions to ensure that new development encourages 
access to the water. Substantial park enhancements offer increased waterfront 
access.  

“Goal 5: Ensure that the design of new development is consistent with natural and 
historical character”

The Kingston waterfront’s rich architectural history and natural resources are among 
its strongest assets. Kingston’s Rondout and Hudson River waterfronts are New 
York State designated Significant Habitat Areas. The waterfront plan recommends 
a specific set of design standards to ensure that future development protects and 
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enhances these environmental and historic resources.

These two goals clearly express the highest priority of waterfront access from one 
public park on the west to one public park on the east. The importance of natural 
and historical character is another equally important goal. Following the LWRPIP’s 
list of goals, it describes “Structuring a Development Alternative” and lists ten 
“Assumptions” and seven “Givens.”

Among the so-called “givens” for structuring a development alternative, two are 
related to design standards and guidelines for the BOA: 

1 “There will be public access along the waterfront in a riverfront trail.”

2 “The waterfront will be developed to maximize multi-modal access, with high-quality 
pedestrian connections.”

Following the LWRPIP’s “Structuring a Development Alternative,” there is a section 
called “Proposed Land Uses,” and then “Waterfront-Wide Improvements” two of 
which relate to design standards and guidelines for the BOA:

1. Design Standards 
“The City will develop a set of design standards to guide future development and 
rehabilitation of buildings on the waterfront. These standards will help the City to 
direct the way the waterfront develops and ensure that it becomes an active and 
vibrant regional destination. The standards will also allow the City, the community, 
and developers to work more effectively as new projects are proposed throughout the 
study area.”

2. Public Access

“Public access will be provided along the waterfront through a riverfront trail. The 
trail, which may deviate from the shoreline in some locations, will offer pedestrian 
access around Island Dock to its connection to Block Park, and then eastward along 
West Strand Street through West Strand Park. From there it will continue along the 
shoreline to the tip of Kingston Landing. At Kingston Landing it will split into two 
trails, one to go around the west side of Kingston Point Park continuing around the 
park to the current Rotary Park entrance. The other leg of the trail will follow the 
trolley tracks to the former Dayliner dock and the bridge connecting into Kingston 
Point Park.”

This very specific prescription is spelled out in various ways throughout the zoning 
code.

CATALYST PROJECT – WATERFRONT DESIGN STANDARDS:
The LWRPIP recommends three catalyst projects, one of which is the adoption of 
Waterfront Design Standards. In an appendix, the LWRPIP includes a memorandum 
from design consultants (Appendix E, Design Standards Recommendations, 
November 20, 2002, Memo from Marian Hull) which outlines these recommended 
design standards for the Rondout waterfront including some model language. 
The recommendations are an elaboration by subject area of purposes sought in 
developing future design standards.  The memorandum also references performance 
standards that are established in the Urban Cultural Park Plan, discussed below. 

The structure of this memo’s recommendations (Land and Water; Bulk, Scale and 
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Form; Façade Composition, Building Materials and Colors; Environmental Quality’ 
Circulation and Access; and Management and Development) comprise some 
important categories for design standards and guidelines. They differ from those 
adopted in the City’s code, but the adopted zoning largely fulfills their intent.   

2. Urban Cultural Park Management Plan (1987) and NYS Heritage Cultural Park 
Designation & Planning (1999)
Kingston’s Urban Cultural Park (UCP) Management Plan is one of several resulting 
from a law directing the State Office of Parks, Recreation and Historic Preservation to 
write a state-wide ‘Plan for the New York Urban Cultural Park System’ (1981), which 
then directed that a feasibility study be prepared for consideration of designation 
in Kingston. The UCP plans were viewed as innovative state programs that help 
communities make better use of their public and historic resources. These resources 
are often located within declining historic buildings and districts in the heart of older 
industrial cities. The plans can serve to interpret the heritage of New York State, 
while supporting the UCP in becoming a regional center of economic and cultural 
development through a well-defined and realistic redevelopment process.  

(Source: Letter from Office of Parks, Recreation and Historic Preservation 
Commissioner Orin Lehman, to the New York State Legislature, 1981)

The New York State Urban Cultural Park system is designed to be a partnership 
with coordination and consistency between the State with its various functions; such 
as transportation, environmental conservation, housing, community renewal, and 
economic development; and locally created urban cultural parks that are designated 
by the State Legislature and have successfully completed a management plan 
approved by the State Office of Parks, Recreation and Historic Preservation. The park 
system law establishes an Advisory Council to help connect the Urban Cultural Parks 
with state agencies. The New York State Legislature changed the name from “urban 
cultural park” to “heritage area” when regional additions were made to the system. 
Today the state heritage area system is made up of twenty state designated heritages 
areas that include both urban settings and regional areas. 

Since designation, the Kingston UCP has spawned interest and investment, with 
increases in visitation of the Rondout and coordination for programming that benefits 
the tourism sector of the Kingston economy. 

ROLE IN PLANNING:
The Heritage Area is managed by the City of Kingston with certain authority and 
powers retained by the state. The Heritage Area is a joint venture of the State and the 
City of Kingston. The Heritage Area Commission performs management functions. 

Applicability to Design Standards:

The plan describes the regulatory and review role of the Commission is “to preserve 
and protect resources within the Park boundary which are of special significance 
to the Park. Specific examples of this role include matters related to land use 
and preservation and design of buildings and improvements.” In practice, the 
Commission reviews all development proposals within the Rondout, as it is also 
designated to review projects for consistency with the policies of the LWRP.

The plan contains programs for park improvements and use which call for certain 
standards for landscaping and streetscapes, signage, and façade improvements. 
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These standards regulate Landscape and Streetscape; Signage; and, a Façade 
Program. Illustrations including dimensional requirements as well as detailed 
standards by sub-zone of the Heritage Area can be used as an informational tool for 
decision-making. 

As the plan’s adoption date precedes that of the City’s Design Standards and 
Guidelines, the plan’s recommendations for design guidelines governing streetscape, 
landscaping, signage, and façades can be viewed as policy recommendations that 
were put into consideration in anticipation of the adopted regulations. 

PERFORMANCE STANDARDS:
In addition to design standards, the plan describes a set of performance standards 
that are intended to measure the success of meeting a set of objectives that are 
derived from both plans as well as community specific goals. The goals themselves 
are derived from four statewide goals:  preservation, education, recreation, and 
economic development. While these performance standards are not regulatory in 
nature, they are, instead, more of a list of action items whose accomplishment can 
be tracked. Their presence in the plan and their derivation from statewide objectives 
indicates an important priority which updates to design standards and guidelines for 
the BOA should attempt to further accomplish.  

3. Hudson Landing Regulating Design Manual (2003)
The private, large-scale Hudson Landing development spans across both Kingston 
and the adjacent Town of Ulster along the Hudson River on a former cement 
factory and mine site. As part of Hudson Landing’s approval process, it was agreed 
that the developers would provide a Hudson Landing Regulating Design Manual. 
The comprehensive and highly detailed Manual includes planning, architectural, 
and landscape guidelines as well as provisions for their administration and 
implementation. The Manual prescribes a wide range of regulations covering uses, 
heights, roadways, open spaces, signage, awnings, storefront lighting, architectural 
styles, building types, massing, design elements and aesthetic characteristics, as 
well as treatment of the landscape and plant selection. The important factors of the 
adopted Manual for the BOA are its applicability to a master planned development 
and identification of a review and appeal process.

4. Parks and Recreation Master Plan – Service Standards (2013)
The City of Kingston’s first Parks and Recreation Master Plan was adopted in 2013. 
It relates to and ties into the City’s LWRP, resulting LWRPIP and the Heritage Area 
in the sense that it “builds on the success of prior plans and actions…meshes with 
other city physical and economic plans and programs” (Page 3 of the Parks and 
Recreation Master Plan).  

ROLE IN PLANNING:
This Plan was completed during the beginning of the City’s current process of 
updating its Comprehensive Plan. It is “intended to complement that broader…
plan program…it is suggested to incorporate this plan [the Comprehensive Plan] 
within it by reference” (Page 4 of the Parks and Recreation Master Plan). Since the 
Comprehensive Plan has yet to be adopted, the Parks and Recreation plan stands 
alone at the time of publication. However, if it is intended to be incorporated into the 
Comprehensive Plan, the plan can be viewed much as a Comprehensive Plan, with 
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goals, objectives, and strategies whose implementation will occur through the zoning 
code, a capital plan, and other tools. 

APPLICABILITY:
The applicability of the Plan’s objectives to updates for the BOA design standards 
and guidelines are identified throughout the Parks and Recreation Master Plan 
document in terms of individual parks and facilities.

Kingston Point Beach - This 10.6-acre municipal beach and park contains few 
structures, and most of the park is used for passive recreation. However, vehicle 
parking and access are identified as an issue, with inadequate pedestrian access 
and possibly inadequate quantity of parking should the large vacant land holdings 
adjacent to the north be developed. The pressures added on this park with new 
large-scale development would require close attention to detailed standards. On-
going issues even without additional development nearby are swimming health, dog 
waste, and interpretive signage, along with risks to its access and usage with sea 
level rise and storm events. The Plan suggests that development next door would 
be a leverage opportunity for some of these standards to be put in place, and for 
extension of the Hudson River Greenway to address flood hazards.

Kingston Point/Rotary Park - The 87.4-acre park plan, extensively restored and 
upgraded by the Rotary organization, calls for additional upgrades and facility 
improvements, many of which originated in the LWRP. As such, they are recorded 
and reflect prior community consensus for consideration. The increase in use of 
the park would also result from completion of a rail trail. Some of the upgrades 
contemplate waterside activities, including a ferry landing and non-motorized 
watercraft access. 

T.R. Gallo Waterfront Park/Rondout Landing Dock - This 1.36-acre park, landing, 
parking area and linear walkway, is well used, but the Plan suggests the addition 
of wayfinding signage. To increase the utility of the waterfront location, the Plan 
suggests an area be set aside for recreation services and supply, boat rentals, boat 
put-ins, and bike rentals. Metered parking is suggested to increase revenue. There 
is an observation of some businesses encroaching past their allowed areas of the 
sidewalk.  

Rondout Lighthouse - The primary issue for the lighthouse is access. This issue 
is discussed in the LWRP and US Army Corps of Engineers’ Rondout Harbor 
Management Plan, and is raised in this plan again. The plan specifically suggests 
adapting part of the unused portion of North Street for the beginning of a walkway to 
the lighthouse.  

OPEN SPACE PLANNING:
Most of the plan’s analysis on open space plans is in conjunction with greenway 
planning. However, an important objective is that the Conservation Advisory Council 
write an open space plan. The plan also emphasizes that open space can be publicly 
or privately owned. For updates to the BOA design standards and guidelines, the 
importance of this section is its call for the creation of an inventory of open space 
assets. 

LAND USE LAWS & REGULATION:
The plan suggests that zoning be evaluated for how well it is improving aesthetics 
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around parks, and how effectively it is achieving distinctive streets and creating 
plazas. The plan recommends examining standards for open space. 

SIDEWALK ENCROACHMENTS:
The Plan suggests that a clear process and a set of standards be established for 
reviewing commercial (usually dining) uses adjacent to sidewalks to promote quality 
sidewalk dining, but also to protect pedestrian access and mobility and to retain 
public waterfront access.

OPEN SPACE DESIGN:
The plan suggests that the Conservation Advisory Council complete its work on 
conservation guidelines. Such guidelines can protect site features and other unique 
characteristics of a specific property, as they affect open space. This work should 
inform the creation of an Open Space Design permitting process.  It notes that such 
standards are density-neutral, and provides flexibility for the arrangement of building 
sites or parcels. These standards can be then be used to provide flexibility for 
minimum lot sizes in exchange for dedicated open space. 

INCENTIVE ZONING:
The plan recommends that the zoning code include options for density increases in 
exchange for dedicated open space. The plan recommends that the base densities 
be lowered so that increases can be leveraged for open space. It also recommends 
that recreation fees be considered for non-residential developments as a further tool 
to expand options for the creation or operation of open space.  While the specifics of 
these recommendations are not currently adopted, the principle of incentive zoning 
for the Rondout is contained in the adopted Zoning Ordinance and its subsections on 
design standards and guidelines. 
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SUMMARY OF RECOMMENDATIONS OF PRIOR STUDIES THAT AFFECT DESIGN 
STANDARDS AND GUIDELINES FOR BOA
Considerable work has taken place in Kingston since the adoption of the existing 
design standards and guidelines. These efforts have included community input 
and consensus. Particularly relevant to the design standards and guidelines for the 
BOA, is that there have been three studies; a regional guide to Hudson riverfront 
revitalization, a city-wide action plan to address climate change, and a task force 
on flooding in Kingston post-Hurricanes Irene and Sandy. Their recommendations 
that affect the design standards and guidelines for the BOA are summarized in the 
next section and are in chronological order. In addition, there are current planning 
projects underway that will impact the design standards and guidelines for the 
BOA. Those include a major update of the city’s Comprehensive Plan and a Harbor 
Management Plan for the Rondout Creek.

Studies and Task Forces

1.  Scenic Hudson, “Revitalizing Hudson Riverfronts” (2010)
“Revitalizing Hudson Riverfronts” released by Scenic Hudson in 2010 offers a set 
of principles to ensure that the Hudson Valley’s beauty, rich history, and abundant 
natural resources will be protected in the future. The principles support a regional 
vision to direct new growth towards Hudson River cities with existing transportation 
and other infrastructure, while preserving the area’s open spaces for farming, 
habitat and recreation. Recommendations regarding adaptation to the effects of 
sea level rise are featured. As mentioned earlier, some of the adopted measures in 
the City of Kingston relating to design standards and guidelines for the Rondout are 
showcased in “Revitalizing Hudson Riverfronts” as models for other municipalities. 
The document also follows and is based on much of the City’s work leading up to the 
writing of the BOA plan itself. 

Many of the principals put forward in this study are already incorporated in one way 
or another in the design standards and guidelines for the BOA. While the rationale 
for design standards and guidelines is provided and the City has adopted measures, 
the document contains other specific recommendations that are not contained in 
adopted regulations. Two in particular stand out. 1) For waterside design standards, 
the report recommends creating “watertrails” or “blueways” (Page 40 of Revitalizing 
Hudson Riverfronts). The creation of on-water routes affects some considerations 
for waterside access, but also has implications for the change in the location of 
the shore’s edge with sea-level rise and storm surges.  2) As an administrative and 
procedural recommendation, this report’s recommendation is that an Architectural 
Review Board (ARB) be considered (Page 83 of Revitalizing Hudson Riverfronts). 
Both of these topics are discussed in more detail below and have been included in 
the recommendations for updates to Kingston’s design standards and guidelines for 
the BOA.  

Scenic Hudson authored “Revitalizing Hudson Riverfronts” with grant assistance 
from the New York State Department of State Office of Coastal, Local Government 
and Community Sustainability. The City of Kingston administered the grant and 
members of the community as well as others active in these issues in the Hudson 
Valley were part of an advisory group. 
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2.  City of Kingston Climate Action Plan (2012)
The City of Kingston’s “Climate Action Plan: 2010 Community-Wide & Local 
Government Operations Energy and Greenhouse Gas Emissions Inventory” (CAP) is 
a comprehensive audit of municipal consumption and waste generation using the 
ICLEI-Local Governments for Sustainability (formerly International Council for Local 
Environmental Initiatives) model. The CAP quantifies overall greenhouse gas output, 
recommends measures for reduction, and calls for an integration of planning and 
goal-setting across a wide spectrum of operational, policy, and regulatory practices. 
Across this wide-ranging plan there are some measures that are relevant to these 
updates to the design standards and guidelines for the BOA. 

Most importantly, the CAP calls for: “As part of Comprehensive Master Plan and 
Zoning Code Update adopt goals and policies that promote a compact, transit-
oriented, bikeable and walkable community; promote infill development; prohibit new 
development in floodplains and preserve and protect open space, biodiversity, and 
water supplies.” (Page vi of the CAP). This CAP recommendation, though general, 
applies to the design standards and guidelines updates by recognizing the overriding 
role of a recent, concise Comprehensive Plan and its implementing Zoning Code. 
Updates to the City’s design standards and guidelines are a part of the zoning code, 
and can only be effective if they are based on the Comprehensive Plan.

The CAP’s recommendations that directly relate to updates of the design standards 
and guidelines for the BOA can be found in Section IV; Recommendations for 
Updates to Design Standards and Guidelines for BOA. 

3. Tidal Flooding Task Force, “Planning for Rising Waters” (2013)
The Tidal Waterfront Flooding Task Force was appointed by the Mayor in 2012 
and charged with evaluating Kingston’s vulnerability to flooding, storm surge, and 
sea level rise along both the Hudson and Rondout riverfronts. Scenic Hudson 
spearheaded this collaborative public planning process to help the community 
design strategies to increase their resilience, protect life and the natural environment, 
and strengthen economic development.  

The resulting report, “Planning for Rising Waters,” presents 24 general 
recommendations for the City and many more detailed, site-specific ones 
for riverfront neighborhoods. Within the BOA, the Task Force sets forth 
recommendations for West Abeel, Sass/Block Parks, Island Dock, The West and East 
Strand, Ponckhockie, Rondout Lighthouse, North Street, and Kingston Point Park. 

The Task Force’s recommendations that directly relate to updates to the design 
standards and guidelines for the BOA can be found in Section IV; Recommendations 
for Updates to Design Standards and Guidelines for BOA. 

Current Planning Projects

1. City of Kingston Comprehensive Plan, “Kingston 2025”
The City’s draft Comprehensive Plan is at an intermediate stage of development. The 
draft plan’s stated Goals, Objectives, and Strategies appear to be close to final form, 
at a high level of detail and clearly capture careful data collection, consultation with 
the community, and review by City staff. The expert advice found in the plan provides 
a pathway for implementation through actions that also reach across the City’s recent 
planning efforts.
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Direct reference in the draft Comprehensive Plan to adoption of the “Kingston 
Climate Action Plan” (CAP) and “Planning for Rising Waters” indicates the city’s 
intentions to fully integrate all long-term planning analysis. The draft Comprehensive 
Plan also mentions the commencement of the BOA Step 3 plan (see below), but 
does not yet integrate the draft BOA Plan’s proposed actions into its body or adopt 
the goals and strategies of the planning efforts and studies as it does with the CAP 
and “Planning for Rising Waters,” which have already been completed. The draft 
Comprehensive Plan’s reference to the BOA plan, however, provides a solid policy 
basis for any of its proposed zoning changes in the future. 

However, the Comprehensive Plan is in draft, and does not yet represent the final 
consensus of the community. In terms of the draft Comprehensive Plan’s obligations 
under SEQRA, it states that the Comprehensive Plan itself will be a Generic 
Environmental Impact Statement (GEIS) (City of Kingston Draft Comprehensive Plan, 
page 5). Therefore, any proposed changes to zoning will either be measured, and 
their impacts and mitigations considered, within the draft or final Comprehensive 
Plan, unless some other requirement or interpretation of SEQRA will alter how 
environmental review is completed. In either case, the BOA Plan’s recommendations 
for updates to the design standards and guidelines are not available at this time nor 
are they not anticipated to be explicitly integrated into the draft Comprehensive Plan. 

For the purposes of documenting consistency between the draft Comprehensive Plan 
and this BOA, the draft Comprehensive Plan states: 

“Also following the adoption of the Vision, the City Community Development Agency 
has selected consultants to prepare its Phase 3 Brownfield Opportunity Area Plan. 
This Plan will likely contain relevant land use recommendations that will need to be 
considered in future plan updates” (City of Kingston Draft Comprehensive Plan, page 
4) 

Therefore, any zoning changes proposed as a part of the final Comprehensive Plan 
that implement its strategies (usually generated through policy objectives and a map 
of “generalized land uses,” which does appear in the draft Comprehensive Plan), 
that are recommended as a part of the proposed BOA plan are not present in the 
draft Comprehensive Plan at this intermediate stage of its development, though they 
are anticipated to be addressed in a later plan update. 

However, the structure of the draft Comprehensive Plan in proposing zoning changes 
and its identification of land use elements leaves open the possibility for the BOA 
Plan’s recommendations for updates to the design standards and guidelines to 
be integrated into any other proposed zoning changes contained in the draft or 
final Comprehensive Plan. The draft Comprehensive Plan could refer to the BOA’s 
recommendations for updates for design standards and guidelines as a part of the 
overall package of city-wide zoning changes. Such a reference would reinforce the 
importance of recommendations for updates to the design standards and guidelines 
for the BOA. In either case, the draft Comprehensive Plan’s mention of the BOA plan 
tightens the relationship between the two planning documents, and solidifies the 
policy basis for any proposed zoning changes in the future. 

The elements that are most important related to design standards and guidelines are 
listed below with comments as to their relevance.
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DRAFT COMPREHENSIVE PLAN RECOMMENDATIONS: TIDAL FLOODING TASK 
FORCE
By restating and categorizing recommendations of the Tidal Flooding Task Force 
report (Page 10 of the Draft Comprehensive Plan), the Draft Comprehensive Plan 
clearly indicates the importance of climate change considerations to any future land 
uses. Such attention to climate change means that recommendations for updates 
to the design standards and guidelines in the BOA are supported by extensive City 
efforts elsewhere. 

Among these, in particular is the recommendation to guarantee open space over the 
long term (City of Kingston Draft Comprehensive Plan, page 10). While provisions in 
the code for incentive zoning in the RF-R and RF-H districts exchanging increased 
height or FAR for public access to the waterfront over the long term are already in 
place, underscoring the permanence of access to open space indicates the priority of 
this recommendation.  

DRAFT COMPREHENSIVE PLAN RECOMMENDATIONS: ECONOMIC 
DEVELOPMENT
One important recommendation is to streamline the development review process 
(City of Kingston Draft Comprehensive Plan, page 36). While the rationale for this 
recommendation is more universally concerned with economic development, 
it does support the recommendations of updates to the design strategies and 
guidelines related to procedure and administration which are discussed below. 
One recommendation, to create a Zoning Handbook (City of Kingston Draft 
Comprehensive Plan, page 36) is related to the next recommendation for the creation 
of a design standards and guidelines handbook or manual for the BOA.  

DRAFT COMPREHENSIVE PLAN RECOMMENDATIONS: LAND USE
The plan describes obstacles to timely land use approvals. Recommendations related 
to eliminating “redundant” or overlapping review periods may pose a threat of loss of 
state funding for the Urban Heritage Area, and may therefore not have consensus for 
a final version of the plan. The disadvantages to some of the Comprehensive Plan’s 
recommendations are described in the recommendations for updates to design 
standards and guidelines for the BOA.  

DRAFT COMPREHENSIVE PLAN RECOMMENDATIONS: UPTOWN - DESIGN 
STANDARDS 
While the plan’s recommendations for more specific design standards for the Uptown 
Core area, containing the historic Stockade District, would apply outside the Rondout 
waterfront area, these recommendations can support the recommendations for 
updates for design standards and guidelines in the BOA as well. 

DRAFT COMPREHENSIVE PLAN RECOMMENDATIONS: RONDOUT
Specific recommendations for the Rondout relate directly to updates to design 
standards and guidelines for the BOA. The Plan recommends that structures in 
flood-prone zones should be constructed to FEMA standards (City of Kingston 
Draft Comprehensive Plan, page 82). Such specificity supports recommendations 
below for updates to design standards and guidelines for the BOA proposing that 
new standards and requirements, especially related to climate change, should be 
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specifically detailed. 

The plan reports on the popularity and success of the Broadway Overlay District, and 
recommends that it be extended to the Rondout waterfront.

2.  Rondout Harbor Management Plan (HMP)
The US Army Corps of Engineers, New York District, who authored the Rondout 
Harbor Management Plan (HMP), bring a different perspective from other 
documents: it views the Rondout waterfront from the water and assesses issues 
related to its function as a harbor. Therefore, there are operational and infrastructural 
issues that are somewhat differently considered than elsewhere. 

The HMP identifies several important issues that are related to land use and 
development in the BOA. 

The Wastewater Treatment Plant (WWTP), a public asset, is described in the HMP as 
having its critical functions relocated out of the flood zone over time. After relocation, 
the property it now occupies could be redeveloped. It would be important, therefore, 
to include measures and conditions for the site in the BOA Plan. As with the Block 
Park site, however, too few certainties about the redevelopment plans prevent the 
creation of detailed design standards and guidelines at this time, except to note that 
it will be important to develop design standards and guidelines for the WWTP site in 
the future. 

The HMP calls for the adoption of the 500-year standard for flooding to protect 
structures.  While the specifics of the level of protections can be debated, one 
objective of recommendations to updates for design standards and guidelines for the 
BOA below is to support protection of structures from the effects of sea level rise and 
storm surge. 

The HMP calls for the reengineering of certain waterfront properties which are 
necessary for water-related use. The recommendations for updates to the Design 
Standards and Guidelines stresses the necessity of water-dependent or water 
enhanced uses on the waterfront, so upgrades to properties to continue their water-
related uses is supported. 

The HMP calls for the use of certain waterfront parcels for use as riparian buffers, 
including Island Dock. The intent to increase the use of soft infrastructure to mitigate 
the effects of sea level rise and storm surge is included in recommendations below 
for updates to the design standards and guidelines for the BOA.
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EVALUATION OF EXISTING STANDARDS, 
REGULATIONS AND GUIDELINES
This section reviews projects completed within the BOA 
under existing design standards and guidelines, and 
input received from design professionals involved in those 
projects. 

Projects Completed in BOA Under Existing Regulations
Very few development projects have been completed 
on the Rondout Creek waterfront since development 
incentives where adopted in 1992 and development 
standards in 2005. The small sample of projects makes 
it difficult to evaluate the effectiveness of the existing 
design standards and guidelines as actually applied. The 
following are brief descriptions of five completed projects:

The Hudson River Maritime Museum (HRMM) Boathouse 
– In 2012, the Museum constructed the first new building 
on the Rondout Creek in 20 years. It is widely admired 
for its maritime character, appropriate materials and 
historic colors. The barn-like building, with a raised first 
floor, is designed to tolerate five to six feet of flood waters; 
the height was determined based on historic flood levels 
at the site. Its open walls allow for flood water to pass 
through (wet-proofing) thereby avoiding the necessity 
of constructing walls with high hydrostatic pressure 
tolerances. Instead, the building was constructed on piles. 
The building’s mechanical equipment was placed on 
the second floor out of the flood plain. But most of these 
features, designed to address adaptation to rising sea 
levels and storm surges, were included at the discretion 
of the applicant without the direction or requirements 
of the reviewing bodies. The architect turned to the 
nearby Cornell and Steel House buildings for inspiration. 
(Figure 07.71)

Feeney’s Shipyard - In the Wilbur neighborhood west of 
the BOA, two industrial buildings were constructed for 
Feeney’s Shipyard on the site of this established maritime 
use, and were completed recently without notable public 
comment or unusual review. (Figure 07.72)

“Rosita’s” – The former Rosita’s Restaurant building 
on the Rondout Creek, most recently shuttered, is now 
owned by the adjacent Hudson River Maritime Museum 
who plans to use it for building wooden boats. The 
previous restaurant renovation didn’t fully meet the design 
guidelines, but was approved by the City at the time. The 
existing building is located near the waterfront lot line. 
Fortunately, a well-informed applicant is now anticipated 
for its revitalization and has an opportunity to leverage 

FIGURE 07.71 The HRMM Boathouse respects the historic character of 
the Rondout while addressing climate change, 2015

FIGURE 07.72 A new building (right) for maritime uses was approved 
under current development standards at Feeney’s Shipyard, 2014
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FIGURE 07.73 The façade of the former Rosita’s Restaurant 
matched its Mexican cuisine, 2014

FIGURE 07.74 The Steel House was approved for reuse as a restau-
rant under current development standards, 2015

Steelhouse building by increasing the cantilever deck width. An enhanced steelplate 
bulkhead structure could support the extended cantilever. The Steel House Building 
is an example of designing to accommodate flooding, using a concrete floor and 
raised utilities. 

The vision of Historic Kingston Waterfront: Historic Kingston Waterfront has 
stitched together dozens of waterfront properties to embrace the Local Waterfront 
Development Plan’s vision of a continuous public waterfront from the Hudson River 
Maritime Museum to The Landing, a span of approximately ¾ mile.  The former 
scrap yards and fuel tanks on this corridor are long gone.  The scenic Rondout Creek 
is now visible for the first time in generations.

Historic Kingston Waterfront’s Fleet Obsolete collection of historic WWII PT Boats 
and Historic Tugboats are now publicly accessible along the entire East Strand.  
Along with celebrating the rich maritime culture of the Rondout, Historic Kingston 
Waterfront has hosted art shows and other cultural events at the Cornell Steamboat 
Co. Building.

The public access development potential of the East Strand Waterfront Corridor can 
be substantially enhanced by restoring and extending the Ponchockie side streets to 
the waterfront walkway, thereby creating a series of “development rectangles” each 
with pedestrian frontage on all four sides. These rectangles will lend themselves to 
varied and complimentary mixed uses. (Figure 07.75)

FIGURE 07.75 Historic Kingston Waterfront Headquarters

available incentives for increased FAR and height to provide 
public waterfront access. (Figure 07.73)

Steel House Building - Review was conducted with 
development standards in place for adaptive reuse as a 
restaurant. The existing building is located near the bulkhead 
and the restaurant’s private deck is cantilevered over the 
Rondout Creek. Public access to the waterfront currently goes 
around the building to the East Strand, but does not connect 
to the adjacent property to the east. (Figure 07.74). Ideally, 
the public walkway would be restored to the waterside of the 
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Administrative Processes
The review of proposed projects in the RF-R and RF-H Districts is, at this time, 
perceived by some project applicants to be conducted in a duplicative and drawn 
out fashion. Applicants are faced with obligations to present proposals separately to 
the Heritage Area Commission, the Kingston Planning Board, and, if applicable, the 
Historic Landmarks Preservation Commission (HLPC). These three boards currently 
meet on separate days, with distinct sets of appointed members, and consider 
proposals under separate criteria. This process may drain the resources of some 
project applicants, especially small businesses. 

A broader question has been raised of how the three review bodies consider their 
mission. Whether proposed projects are to be assessed solely using the specific 
standards and guidelines laid out in the text of the regulations, or partially based on 
the judgment of board members appears to be an important concern. Where there 
is no specific prescription for a given design proposal, the proper criteria to use in 
assessing it has been a continuing discussion. 

Current design regulations apply more to relatively minor projects than to major, 
large-scale projects. However, there is apparently no distinction within the approval 
process of size and complexity of a proposed project. On the one hand, a minor 
façade restoration is obliged to adhere to procedural requirements and development 
standards equal to those of a major project. On the other hand, insufficient 
submittals for a minor project; that may lack useful graphics, dimensioned 
renderings, or details about materials or colors; can leave too much guesswork for 
the reviewing board. 

Implications for Design Standards and Guidelines Updates
The provision in the #405-31 zoning for the RF-R and RF-H 
districts provides density increases as incentives to provide a set of 
improvements that benefit the public, the most compelling of which is 
open space. The very specific list of public benefits available discusses 
open space and public access in great detail. But, due to the very small 
number of completed projects in the RF-R and RF-H zones, there are 
few real-world lessons to be drawn as to this portion of the regulation’s 
effectiveness. However, there are important implications in the existing 
design regulations concerning the creation of permanent open space 
and public access to the waterfront. 

For the Rondout waterfront, the effort up until now to build a continuous 
waterfront that is publicly accessible by all sites has been complicated 
by the fact that each site has different elevations, existing waterfront 
edge conditions, land and water uses, and topography. Some parcels 
contain easements requiring permanent public access while others do 
not. Looking forward, with sea-level rise and storm surges, the actual 
location of the water’s edge is anticipated to change over time, and 
any memorialization of public access on private property when the water’s edge 
is changing means that the public access may not be fixed in space. For these 
reasons, any success of the existing design regulations in creating an environment 
for permanent future public access or open space would be difficult to predict.  
(Figure 07.76)

FIGURE 07.76 The water’s edge may 
change over time, 2015
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RECOMMENDATIONS FOR UPDATES TO DESIGN STANDARDS AND 
GUIDELINES FOR THE BOA
The design standards and guidelines applicable to the BOA that the City of Kingston 
has already adopted are of high quality, cohesive and comprehensive. Since 
their adoption, thorough and excellent planning has been undertaken by the City 
through a number of recent studies and plans. Updates to the design standards 
and guidelines for the BOA are therefore primarily focused on incorporating the 
recommendations from those more recent efforts.

Fortunately, many updates are already underway for the City of Kingston as a 
whole that also embrace the BOA. This section begins with a list of those city-wide 
initiatives which should be supported to advance the BOA implementation. There 
are also some specific recommendations for the BOA. The section then describes 
recommendations for additional updates to design standards for the public 
realm and to design guidelines for private development sites within the BOA. The 
recommendations end with options to strengthen the enforcement and application 
review processes for projects within the BOA using design standards and guidelines. 

Updates Underway for the City of Kingston
City-wide initiatives now underway that will have positive outcomes for the design 
standards and guidelines in the BOA should be encouraged and supported. In 
some cases, these recommendations include adding special sections specific to the 
Kingston waterfront including both the Rondout Creek and Hudson River to initiatives 
already underway (see bullets in the next section). 

Zoning Code Update:
Support the revisions, expected to be underway soon, of Kingston’s Zoning 
Ordinance that will align and be consistent with the updated Comprehensive Plan, 
Kingston 2025, and the BOA Implementation Plan. 

Green Buildings:
Support the recommendation in the Kingston CAP to create and adopt green building 
standards for the City of Kingston, and to promote sustainable operations and 
maintenance for existing commercial buildings.  

Climate Change:
Support the recommendation in the Kingston CAP to prepare and adopt a Kingston 
Climate Adaptation Plan. 

• Recommend a special section on the waterfront based on the LWRP.

New Standards for Sea Level Rise and Flooding:
Support the recommendation of the Kingston Tidal Flooding Task Force to adopt sea 
level rise and flood-level projections by New York State Governor’s 2100 Commission 
for planning purposes. Support the recommendation of New York State’s Department 
of Environmental Conservation to consider exceeding the state’s two-foot freeboard 
requirement.

• Determine design standards for specific projects in the BOA, such as the Rondout 
Wastewater Treatment Plant (WWTP) relocation. 
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Resiliency:
Support the recommendation of the 
Kingston Tidal Flooding Task Force 
for the City to prepare a Kingston 
Long-Term Resiliency Plan. Consider 
exceeding FEMA standards. 

• Recommend a special section on the 
waterfront based on the LWRP and 
BOA. 

Flood Risk:
Support the recommendation of 
Kingston’s Tidal Flooding Task Force 
to require all new development in the 
Flood Hazard Overlay District to take 
flood risk into account.

Relocation of Critical Infrastructure 
Out of Floodplain:
Support the recommendation of Kingston’s Tidal Flooding Task Force that critical 
infrastructure be relocated out of the Flood Hazard Zone. 

• Recommend taking the next step on the feasibility study and capital plan for relocation 
of the Rondout WWTP above the 500-year floodplain. 

Open Space Inventory:
Support the recommendations from the City’s Parks and Recreation Master Plan for 
the creation of an inventory of open space assets. 

Conservation Guidelines:
Support the recommendation of the Parks and Recreation Master Plan that the 
Conservation Advisory Council complete its work on conservation guidelines. 

Incentives for Open Space:
Support the recommendation of the Parks and Recreation Master Plan that the 
zoning code include options for density increases in exchange for dedicated open 
space. (Figure 07.77)

• Recommend there be an analysis of how public waterfront access in the BOA could 
be leveraged in exchange for incentives other than the existing incentives for FAR and 
height increases. 

Street Lighting:
Support the recommendation in the Kingston CAP to adopt an energy-efficient City 
Lighting Ordinance.

• Consult the Heritage Area Commission about updates to street lighting in the BOA.

Green Infrastructure:
Support the recommendation in the Kingston CAP to establish standards and 
guidelines that encourage or require the use of green infrastructure. (Figure 07.78)

• Recommend a special section on the waterfront based on the presence of brownfields, 
high water table, and other waterfront conditions including plans and tactics for 
different areas. 

FIGURE 07.77 View to waterfront from 
Gill Street: increases in FAR and building 
heights may block these waterfront views, 
2015

FIGURE 07.78 Shoreline erosion at Kings-
ton Point Park: green infrastructure for the 
waterfront has unique requirements, 2015
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Design Standards Updates for Public Realm

Continuous Waterfront Walkway
• Add new design standards for providing continuity of the waterfront pedestrian 

esplanade that support the working waterfront, recreational boating and other water-
dependent or water-enhanced uses in the BOA.  

Current development standards require all new development with water frontage 
along the Rondout Creek to provide a continuous pedestrian esplanade. This 
standard appears to be in conflict with the LWRP’s goal of prioritizing water-
dependent and –enhanced uses. Ideally, the public walkway would be restored to 
the waterside of the Steelhouse building by increasing the cantilever deck width.  
An enhanced steel plate bulkhead structure could support the extended cantilever.  
This would permit an uninterrupted waterfront walkway as envisioned by the 
Local Waterfront Development Plan.  The importance of this continuity cannot be 
overstated. (Figure 07.79, Figure 07.80)

Access To and From the Water
• Add new design standards for waterside infrastructure that support access to and along 

the shore both to and from watercraft. 

The BOA Design Strategy contains several BOA-wide and Strategic Site land uses 
and waterfront access strategies. While conceptual at this stage, certain actions 
can be taken that will guide the further refinement of the Design Strategy as it 
approaches implementation and formal commitments.  

Kingston’s existing design standards have no requirements for access from the 
water to the land or vice versa. Such a public amenity depends on the private 
objectives of private owners and is available only at individual waterfront sites. 
The lack of waterside infrastructure especially limits the possibilities for recreation 
boaters and the “blueways” and “watertrails” recommended in “Revitalizing 
Hudson Riverfronts.” Access can occur by requirements for edge infrastructure on 
shorelines with bulkheads as well as innovations on natural features and ecological 
amenities that enhance the recreational boating experience and strengthen the 
ecological health of the Hudson Estuary as a whole. In the Town of Rhinebeck just 
across the Hudson River, for example, New York State Department of Environmental 
Conservation (NYSDEC) approved hanging “habitat boxes” for fish refuges on 
bulkheads at the train station and public dock. Along the BOA shoreline, standards 

could be proscribed for fenders, cleats, bollards, emergency 
access ladders, life rings, wake protection, railings, rail 
openings, and float ramps. Design standards for waterside 
infrastructure are an essential part of public waterfront 
access and will make the interconnections between the land 
and water in the BOA a reality. Ecological benefits would 
be an additional positive outcome for these connections. 
(Figure 07.81, Figure 07.82)

Lighthouse Access
Support recommendations of the LWRP, Parks and 
Recreation Master Plan and Harbor Management Plan to 
reconstruct a walkway to Rondout Lighthouse as shown 
on the BOA plan. The walkway’s design and specifications 

FIGURE 07.79 The Steel House is located 
directly at the shoreline, 2015

FIGURE 07.80 …The sidewalk is presently disconnected 
around the Steel House, 2015
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would be heavily dependent upon site-specific conditions and marine engineering 
solutions. (Figure 07.83)

Sidewalk Usage:
• Establish a clear process and a set of standards for reviewing commercial (such as 

dining and advertising), hospitality and street fair uses on sidewalks. 

Use of the sidewalk by businesses are not covered in the current design standards 
for the BOA. Standards should include dimensional requirements that would address 
the use of sidewalks by private adjacent uses. They are needed not only to promote 
quality sidewalk dining and a lively streetscape, but also to protect pedestrian 
access and mobility, especially when necessary to retain the public’s access to the 
waterfront. Typically, a privilege to operate a business on the public sidewalk is 
associated with the consumer affairs or licensing function of a municipality. Both the 
requirements for such businesses and the site requirements can be cross-referenced 
in the zoning code. (Figure 07.84)

FIGURE 07.81 Waterside infrastructure supports access to and 
along the shore, 2015

FIGURE 07.82 Access launch and boat slips at Hideaway Marina, 2015

FIGURE 07.83 Many policy documents recommend reconstruction 
of a walkway to the Rondout Lighthouse, 2012

FIGURE 07.84 Balance a lively 
streetscape with public access, 2015
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Design Guidelines Updates for Private Development Sites

Manual or Handbook for Private Developments:
• Consolidate the design guidelines for private developments on the Rondout Creek and 

Hudson River waterfronts (including BOA portions of them) into a Kingston Waterfront 
Design Standards and Guidelines Manual or Handbook. 

• Clearly articulate the intent of the guidelines and their public benefits. 

Design guidelines for private developments in the BOA are currently scattered 
throughout several zoning sections. Their intent is sometimes based on other policy 
documents and are not immediately apparent. This makes it difficult for developers 
and their design professionals to understand what is allowed as-of-right versus what 
will require special approvals and review. For most developers, building a private 
project as-of-right is substantially more cost-effective than going through the special 
approvals process. The handbook could be done relatively soon to support ongoing 
investment and economic development while the Comprehensive Plan and Zoning 
Code updates are being developed and adopted. 

Planned Unit Development (PUD) for Sass-Block Park Development:
• Follow the model of the Hudson Landing regulating design manual on large waterfront 

parcels, such as the Block Park/Island Dock swap, and develop planning, architectural 
and open space guidelines customized to a master site plan. 

The complexity of the current State Environmental Quality Review (SEQR) process for 
larger parcels, such as the Hutton Brickyards/Sailors Cove site, is time-consuming 
and expensive. There is currently no PUD or similar provision for large properties 
with waterfront frontages in Kingston. This has resulted in time-consuming 
application processes for some large-scale riverfront developments, like Sailors Cove. 
Using a successful precedent in Kingston, such as Hudson Landing, as a guide 
will help reduce the uncertainty for developers and the public at the same time.   
(Figure 07.85)

Green Buildings within BOA:
• Require LEED BD+C Silver within the BOA boundaries. 

In addition to the recommendation of the Kingston CAP to adopt green building 
standards city-wide, requiring new buildings within the BOA to comply with LEED 
BD+C Silver would distinguish it as a premier and sustainable area within Kingston. 
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ADMINISTRATIVE UPDATES FOR THE CITY OF KINGSTON
While the design standards and guidelines for the BOA themselves are underpinned 
by intent, well-drafted and detailed, their enforcement and the overall application 
review process are also important components of their effectiveness in promoting 
future growth that protects the BOA’s historic and natural assets. The following 
recommendations detail updates that address how these standards and guidelines 
can better achieve their higher purpose through administration and implementation. 

Guideline Enforcement:
• Establish a clearer process and provide funding for enforcement of design standards 

and guidelines. 

There are currently overlapping responsibilities for enforcement of design standards 
and guidelines between the Planning Department, Building Department, and others. 
Because enforcement of the land use ordinances and building codes are a chronic 
issue for local governments, adopting clear lines of responsibility or assigning single-
entity or officer roles would improve adherence to local government regulations. 
However, a weak link in the procedural chain for design standards and guidelines 
is that many provisions are related to construction; or the realization of plans for 
development. That phase of any building project is controlled by the building 
safety function of a local government. However, the approval in anticipation of the 
construction is overseen by the Planning Board. Therefore, there needs to be a 
stronger accountability and departmental management between these two different 

FIGURE 07.85 Follow model of the Hudson Landing for guidelines on large waterfront parcels, 2015
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functions of city government. If staff time, training, or departmental communication 
can be identified as the gap, then funding to close this gap should be secured 
to enforce conditions of approval. Ideally, once an application is approved, the 
responsibilities for enforcement should be identified at that time and adequate 
provision of resources to carry them out provided. This will result in even-handed 
oversight, protection of adjacent property values, and a more coherent physical 
environment. 

Consolidation of Waterfront Design Standards and Guidelines:
• Consolidate all waterfront design standards and guidelines in one place as part of the 

Zoning Code update. 

The City will undertake an environmental impact assessment of the Draft 
Comprehensive Plan in the near future. At that time, all proposed Zoning Code 
changes that implement the goals of the Kingston 2025 Comprehensive Plan will be 
analyzed for impacts on the environment. Among those proposed changes in zoning 
could be a recommendation to consolidate the Waterfront Design Standards and 
Guidelines in one place. Waterfront design standards and guidelines are currently 
found in separate locations in the zoning code. Some of these observations - and 
potential solutions - about the difficulty of working with the Zoning Code are already 
called for in the Draft Comprehensive Plan. 

Conformance with Design Standards and Guidelines:
• Allow the Planning Board to verify conformance with the design standards and 

guidelines based on the analysis of the City Planning Staff. 

A consequence of the lack of consolidation of the design standards and guidelines 
in the current Zoning Code is that it is complex and time-consuming for the 
bodies reviewing applications to verify that an application conforms to all of the 
requirements. The Draft Comprehensive Plan notes that “administration of the 
district design guidelines by a separate approving board lengthens and delays 
approval time, thereby acting as an impediment to improvement of structures and 
economic development. It is therefore suggested that the Planning Board verify 
conformance, upon review and recommendation by City Planning Staff.”

Application Review Process:
• Improve the review process for applications.

Depending on their complexity, the review process of applications for new 
developments in the BOA currently involves a number of different bodies: the 
Planning Board, Heritage Area Commission and Historic Landmarks Preservation 
Commission (HLPC). 

1 The Planning Board reviews applications for all projects in the RF-R and RF-H 
Districts and Flood Hazard Overlay District including special permits in the RF-R and 
RF-H district. It determines incentives for those seeking increases in FAR or height in 
exchange for public benefits, such as public waterfront access. The Planning Board 
also reviews projects within the boundaries of the Mixed Use and Broadway Overlays 
Districts. 

2 The Heritage Area Commission reviews applications within the boundaries of 
the Heritage Area, which includes the Broadway Overlay District and its design 
standards. The Commission also reviews applications within the larger Coastal 
Management Zone for consistency with the LWRP. 
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