DEVELOPER’S GUIDE TO THE
CITY OF NEW ROCHELLE’S
DOWNTOWN OVERLAY ZONE (DOZ)
A Step by Step Guide to Development in the DOZ

INTRODUCTION
The New Rochelle City Council unanimously approved a new zoning plan covering 279 acres that paves
the way for the most significant economic rebirth in the City’s historic downtown. The new plan creates
the possibility for a downtown brimming with vibrant, yet intelligently designed new development that
would impact the City throughout the 21st Century, as it permits of up to 12 million square feet of new
construction, including 6,370 residential units.
The new Downtown Overlay Zone (DOZ) provides a clear and transparent roadmap for investment to
developers and property owners, while also setting design standards and community benefit
requirements intended to create a thriving, attractive, and sustainable city center. Along with the
adoption of the new zoning, the City completed a Generic Environmental Impact Statement (GEIS) for a
maximum build out of the downtown -- creating a 279-acre shovel ready site of the City’s downtown!
Having determined the impacts of the development through the GEIS, the City has also made an effort
to be transparent about the costs to each development of building under the DOZ. The City has set out
the fees associated with applying to the Building Department, Planning Board and Professional
Architectural Review Committee and other fees associated with parking and affordable housing
requirements. Formulas have also been established for a development’s one-time payment into a Fair
Share Mitigation Fund (FSMF) to cover the costs of impacts from development and for Community
Benefit Bonuses (CBB) a development might seek for additional height.
DO Zones and associated regulations may be pursued at the option of the property owner/developer.
They incorporate a series of bonuses to encourage developers to build in accordance with DO Zone
parameters.
The DOZ, CBB and FSMF are designed to promote the rapid redevelopment of the downtown by
incentivizing developers that opt in early. Developers proposing projects under the caps in the
Theoretical Development Scenario (TDS), which were analyzed during the EIS process, will benefit from
the necessity for a very limited supplemental environmental review. Greater options under the CBB will
be available and discounts under the FSMF will be granted to earlier projects. In addition, the City
Industrial Development Agency will structure PILOTs that also incentivize early development in the DOZ.
Together, these programs will allow developers to identify all major costs early in the process and lock in
a desired mix of units and uses.
This guide will help developers determine the eligibility requirements of projects under the DOZ and
navigate through the development process under the new zoning. To apply under the DOZ, the
Department of Development welcomes developers to contact our Commissioner of Development, Luiz
Aragon, at (914) 654-2185 for a meeting and further information.

Step 1

Verify Location

Verify that the proposed project is located in the DOZ and, if so, which of the six overlay zones it is in.
Development in the DOZ is guided by a form-based code that regulates the location, design, occupancy
and use of structures and land within the DOZ. The zoning standards highlight where special
architectural treatments for significant corners and terminating vistas are required.

Section 331-175.08G Downtown Overlay Zone District Map
http://ny-newrochelle2.civicplus.com/DocumentCenter/View/5222

Step 2

Determine Development Standard

The Overlay Zone provides three Development Standard levels (based on lot size and site frontage) for
each of the six overlay zones. When property owners or developers assemble larger sites by aggregating
sites of greater lot area and street frontage, they can qualify for Development Standard levels that
permit increasingly higher building heights to achieve the maximum building height allowed in each
zone. See step 3 for available bonuses.

Section 331-175.11(B)(2) Development Standards
http://ny-newrochelle2.civicplus.com/DocumentCenter/View/5222

Step 3

Calculate Available Community Benefit Bonuses (CBB)

Community Benefit Bonuses offer the ability to develop beyond the individual development standards
calculated in Step 2 in exchange for investment in public benefits (see Step 6 for Bonus categories).
Bonus points will be negotiated with the City’s development team during the pre-application process.

Section 331-175.11(C)(3) Table of Community Benefit Bonuses (CBB)
http://ny-newrochelle2.civicplus.com/DocumentCenter/View/5222

Step 4

Determine Street Type

The designated street type establishes the width of the public frontage and types of private frontages
permitted. The Street Types Table designates the street types, storefront requirements and maximum
door separation requirements.

Section 331-175.08(F), DOZ Street Types Map
http://ny-newrochelle2.civicplus.com/DocumentCenter/View/5222

Step 5

Theoretical Development Scenario (Cap Calculation)

A Theoretical Development Scenario (“TDS”) was analyzed throughout the EIS process. On September 20, 2016 the New Rochelle City Council adopted an
amended Findings Statement that increased the development parameters as set forth in the tables below. An exceedance of the thresholds, either in aggregate
or by DO Zone, may require further SEQRA review at the time of application and may require a supplemental EIS. Projects developed early in the build out of
the DOZ will have greater choice in the mix of units and uses.

DOZ – AMENDED THEORETICAL DEVELOPMENT SCENARIO
Retail
(SF)

Restaurant
(SF)

Office
Nonmedical
(SF)

Medical
Office
(SF)

Hotel
(rooms)

DO-1

375,000

54,000

853,000

105,000

500

DO-2

430,000

32,400

364,000

157,500

DO-3

54,000

5,400

229,000

DO-4

162,000

21,400

DO-5

21,500

DO-6
Totals

District
Overlay

Student
Housing
(beds)

Adult
Care
(SF)

Independent
Units (DU)

Institutional
(SF)

1,500

-

-

-

155,000

500

2,900

500

192,000

375

200,000

26,000

100

550

500

128,000

-

225,000

208,000

26,000

-

200

-

-

-

-

5,400

192,000

105,000

100

250

500

192,000

-

140,000

21,500

5,400

31,000

21,000

-

100

+70

-

128,000

-

55,000

1,064,000

124,000

1,877,000

440,500

1,200

6,370

1,500

640,000

375

775,000

Residential Units (DU)

+800

AMENDED THEORETICAL DEVELOPMENT SCENARIO - IMPACT PARAMETERS

Parameter

Residential Units (DU)

Proposed Action Theoretical Development Scenario
Thresholds
6,370 Total
1,274 - Studio
3,185 – 1 BR
1,274 - 2 BR
637 - 3 BR

Student Housing (beds)

1,500

Independent Units (DU)

375

Retail (SF)
Restaurant (SF)
Office Nonmedical (SF)
Medical Office (SF)

1,064,000
124,000
1,877,000
440,500

Hotel (rooms)

720,000 (1,200 Units)

Adult Care (SF)

640,000 (375 Units)

Institutional (SF)
Total Residences (dwelling units)
Total Nonresidential Floor Area (SF)
Parking

775,000
6,370
6,540,500
11,993 spaces1

AM Peak Hour Trip Generation

5,802 vehicles/hour (vph)2

PM Peak Hour Trip Generation

7,163 vph2

Total Wastewater Generation/ Water Use

2,540,175 gpd3

Annual Total Property Tax Revenues

$76,449,2204

Projected Sales Tax Revenue

$48,777,0694

Residential Population: persons
School-age Children: students

13,2205
3626

Employees: persons
11,3767
Notes:
1. Per DOZ Amendments and City of New Rochelle Zoning Code.
2. Calculated using the same methodology as used in the GEIS. See Transportation section below for analysis.
3. Total water use/wastewater generation is based on 100/gpd/person as provided by United Water for the TDS, and
0.125 gpd/SF for commercial uses, plus additional demand factor to account for restaurant/wet commercial uses as
provided by United Water New Rochelle for the Amended Theoretical Development Program.
4. Calculated using the same methodology as used in the GEIS. See Appendix A.
5. Population was calculated using New York State per capita multipliers from “Residential Demographic Multipliers,
Estimates of Occupants of New Housing,” Rutgers University Center for Urban Policy Research, June 2006.
6. Student estimate was calculated using student multipliers set forth in “New Rochelle School Capacity Study, Final
Report”
7. Calculated using the same methodology as used in the DGEIS, Table 3.4-25.

The number of residential units is further broken down by bedroom count in each zone.

DOZ Theoretical Development Scenario (9/20/16) - Bedroom Count by Zone

Studio
1-Bd
2-Bd
3-Bd
Total

DO-1
300
750
300
150
1,500

DO-2
580
1450
580
290
2,900

DO-3
110
275
110
55
550

DO-4
40
100
40
20
200

DO-5
50
125
50
25
250

Floating
DO-1 through
DO-5
160
400
160
80
800

DO-6
34
85
34
17
170

Total
1,274
3,185
1,274
637
6,370

Step 6

Community Benefit Bonus Policy and Calculation of Value

Bonus height can be achieved through Community Benefit Bonuses (see Step 3), which require
investment in public benefits in one or more of the 8 categories listed in the table below. An applicant
also has an option to pay into the Community Benefits Fund to achieve the desired bonus. Community
Benefit Bonuses are negotiated with the Development Team during the pre-application process.

The table below lists the fees used to calculate the value of the bonus stories. The value of the
Community Benefits associated with the development must equal or exceed the calculated value in
order to achieve the bonus stories.

Step 7

Fair Share Mitigation Calculation

A Fair Share Mitigation program has been established to offset anticipated one-time capital or
infrastructure costs associated with new DOZ development. All projects opting into the DOZ will be
required to make a one-time Fair Share Mitigation payment based on square footage, use category,
parking spaces, and adjustment factors.

Table 3, Findings: Per Square Foot Mitigation Amounts by Use Category
NOTE: Per SF Mitigation Amounts will be increased by 3%/year, starting December 2016.

Table 4, Findings: Adjustment Factors.

Table 2-5, FGEIS: Sample Fair Share Mitigation Calculation

Step 8

Calculate Student Generation

The table below illustrates the student generation numbers based on the Theoretical Development
Scenario 1. The multipliers for each unit type would be applied to specific development proposals to
calculate the number of students anticipated to be generated by that development.

Total Units
Type
Studio
1BD
2BD
3BD
Totals

100%

6370

% of units # of units Multiplier
20%
50%
20%
10%

1274
3185
1274
637

0
0.014
0.141
0.213

#
Students
0
45
181
136
362

1. These multipliers were developed through the New Rochelle School Capacity Study prepared by
WXY in September of 2015, which can be found as Appendix E-5 of the Generic Environmental
Impact Statement for the Downtown Overlay Zone

Step 9

Payment in Lieu of Taxes

The New Rochelle Industrial Development Agency (NRIDA) provides business support through financial
assistance and tax incentives to eligible projects in order to promote economic vitality and prosperity, as
well as recreational opportunities for the entire New Rochelle community. See the NRIDA’s Uniform Tax
Exemption Policy for more information on the financial assistance provided by the NRIDA at
http://www.newrochelleny.com/DocumentCenter/View/6151

Step 10

Parking

Parking requirements in the DOZ are determined by Article XIV – Off Street Parking and Loading, Section
331-125 and 126. Section 331-126 identifies the Central Parking Area (CPA) overlay district. The CPA
establishes alternate parking standards appropriate for the DOZ in Section 331-125 through 331-126.G.
http://ecode360.com/6732371
The official map of the City of New Rochelle was amended to adjust the boundaries of the Central
Parking Area to coincide with the boundaries of the DOZ.
An annual parking and transportation in lieu of fee has been adopted to be utilized for the construction
and operation of shared parking facilities and the construction and operation of transit facilities or a
transit service that will reduce the demand for parking in downtown.
Parking in Lieu Fee:
The Findings adopted by City Council for the DOZ Amendments recommended revisions to the OffStreet Parking and Loading Requirements of the City Code. City Council has established an annual
parking and transportation in lieu of fee to be utilized for the construction and operation of shared
parking facilities and the construction and operation of transit facilities or a transit service that will
reduce the demand for parking in downtown.
Residential fee in lieu of parking in the central parking area, for dwelling unit including living/loft use,
per parking space not provided as found in Section 331-126E(2)(b):

1 to 6 dwelling unit development

$1,000.00

7 to 10 dwelling unit development

$2,000.00

11 to 20 dwelling unit development

$6,000.00

More than 20 dwelling unit development

$10,000.00*

Annual fee in perpetuity for project with
more than 20 dwelling units (unless a
one-time payment is provided)

$1,000.00

* $20,000 if no annual fee will be provided

Step 11

Affordable Housing

All projects opting into the DOZ are required to permanently provide 10% of residential square footage
at 80% of area median income (AMI) or make a deposit into the Affordable Housing Fund in accordance
with the formula in the City’s affordable housing ordinance, Section 331-152. No density bonus is
available for projects in the DOZ.
A declaration of restrictive covenants will be filed that sets forth the particular requirements. The
applicant shall provide a list of the affordable units to the City on an annual basis for use in the City’s
affordable housing lottery program. See http://ecode360.com/6732591 for the City’s affordable housing
ordinance and http://homes.westchestergov.com/resources/hud-income-guidelines for the area
median income guidelines.
For projects with more than 10 new dwelling units, there is an option of including the affordable units
in the development, providing the units off-site or paying in to the Affordable Housing Fund.
Affordable Housing Payment In-lieu Fee:
To ensure that developers have an effective and meaningful incentive to construct affordable housing
on an inclusionary basis, the affordable housing fees listed below were adopted by City Council.
Payment in-lieu of constructing affordable units on-site in a project with 20 units or more:
$90,000/studio
$130,000/1bedroom
$150,000/2bedroom
$200,000/3bedroom
The Community Benefits Bonus program (see Step 6) also incentivizes the creation of Affordable
Housing by allowing an option for developers to achieve additional height by providing additional
affordable housing options.

Step 12

Professional Architectural Review

Any project that is 50,000 square feet gross floor area or larger will be subject to an enhanced
Professional Architectural Review process and the Professional Architectural Review Committee (PARC)
fee structure noted below.
Professional Architectural Review Committee (“PARC”) Fee:
The DOZ is intended to incentivize the development of a more dense landscape with taller buildings
downtown. To ensure that visible structures and architectural features achieve a high quality of design,
the Findings proposed that the process of the Professional Architectural Review be enhanced and
engaged earlier in the design stage for projects over a certain size. Council approved an increase to the
fees for PARC for DOZ project reviews in order to fund a more robust architectural review.
PARC review of site plan or Major Subdivision
Entailing less than 50,000 sq. ft. of new construction

$1,000.00

Entailing 50,000 sq. ft. or more of new construction

$1,500.00

For projects utilizing the Development Overlay Zone,
and entailing 50,000 sq. ft. or more of new construction

$5,000.00

Step 13

Planning Board Process and Fees

The process for developers to prepare an application for a project under the DOZ will be thoroughly
vetted prior to the submission of plans to the Planning Board for their review. Once at the Planning
Board, applicants that receive comments for changes to their plans are expected to diligently execute
and reflect such changes to their plans. Staff recommends, however, for applicants that require more
than two reviews by the Planning Board, and thereby cause delay and added expense to the process, be
required to pay an additional Planning Board fee. The City has engaged an independent consultant with
expertise in site plan and engineering reviews to assist with reviews. The additional fee proposed will be
in accordance with the consultant’s fee schedule. See http://www.newrochelleny.com/639/PlanningBoard-Application-Instructions for more information.

Step 14

LEED Equivalency

The DOZ Amendments incentivize LEED Equivalency by including green building design in the
Community Benefit framework. Staff was tasked with recommending a process for obtaining LEED
equivalency standards for projects in the DOZ. Staff recommends Community Benefits points be
awarded for LEED gold or platinum standard equivalency as outlined in LEED v4 BD+C checklist, an
iteration of the U.S. Green Building Council’s rating system. Points awarded will be determined after
review by Staff or Staff representatives.
See LEED v4 for BD+C Project Checklists.

Step 15

Economic Opportunity and Nondiscrimination Policy

The City has adopted an Economic Opportunity and Nondiscrimination Policy to advance its policy
objectives, including targeting employment and business opportunities and prohibiting barriers to
employment and discrimination. The Policy establishes requirements for employment and training
opportunities, including apprenticeships, for targeted workers. The City is also establishing a "First
Source Center" which will serve as a resource for contractors, employers and job seekers that will: A)
connect jobs with job training, and B) receive notification of job opportunities from employers involved
in the project.
All projects proposed under the DOZ must comply with the Economic Opportunity and
Nondiscrimination Policy. See the Economic Opportunity and Nondiscrimination Policy for specific
requirements.

Step 16

State Environmental Quality Review

The DOZ was adopted after an extensive review process, including a draft GEIS, public review, hearing
and comment period, and a final GEIS. The review process culminated in a Findings Statement adopted
by the City Council of the City of New Rochelle in December of 2015. The Findings outlined
requirements for projects in the DOZ.
DOZ
DGEIS
FGEIS
Findings

http://ny-newrochelle2.civicplus.com/DocumentCenter/View/5222
http://ny-newrochelle2.civicplus.com/DocumentCenter/View/5223
http://ny-newrochelle2.civicplus.com/DocumentCenter/Index/256
http://ny-newrochelle2.civicplus.com/DocumentCenter/View/5707

Each development proposal that opts into the DOZ is subject to compliance with SEQR (6 NYCRR Part
617). Applicants will be required to submit a Long Form EAF with their application. Supplemental, sitespecific SEQRA evaluations may be required for parking mitigation, shadow analysis, additional traffic
impact analysis, water resource investigation and mitigation or any other additional review found to be
warranted during the site-specific review process.
See Section 6 of the DGEIS for more details.

Step 17

Begin Pre-application Process

Applicants should review the instructions and documents for developing in the DOZ found at
http://ny-newrochelle2.civicplus.com/1205/Developing-in-the-DOZ .
Applicants should then schedule a meeting with the City of New Rochelle Department of Development
Commissioner Luiz Aragon and the development team. Please contact the Commissioner at (914) 6542185 to set up a meeting.

