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I. Executive Summary
Introduction
The study of downtown Staten Island was undertaken at the request of the Downtown
Staten Island Council, a community development organization dedicated to the
revitalization of the area. Its purpose was to outline a practical vision for the
transformation of one of the most promising neighborhoods in the North Shore, and to
produce a planning strategy and urban design plan for the future growth of Downtown
Staten Island.
The proposed plan is more than a wish list for the area and the
people of Staten Island: it is a call to action and conceptual
framework for reinventing Downtown Staten Island. What is radical
in this plan is the vision of a culturally vibrant downtown business
district on the North Shore, for if Staten Island is the forgotten
borough as many have said, then all including Staten Islanders have
forgotten Downtown. Conceptualizing the entire Bay Street corridor
and its distinct village centers as one entity: Downtown Staten Island
as promoted by the Downtown Staten Island Council is a bold idea that transcends social,
neighborhood, and geographic boundaries. After many years of neglect, public concern
and development interest have grown, yet recent interventions have failed to transform its
image. It is no longer possible to continue to make decisions regarding the future of these
neighborhoods in an ad hoc manner; rather, a more comprehensive approach needs to be
considered for a successful strategy.
We, residents and business owners, need to suspend disbelief that our neighborhoods are
somehow less important or less deserving of attention and investment than other parts of
the borough and the city. The redevelopment of Downtown Staten Island is an
opportunity to increase the population of our neighborhoods and bring much needed
investment and amenities that will help us regain the importance our communities once
had in the economic life of the borough. The hope is that this study will serve as a
blueprint to bring together all public and private sector initiatives for a common purpose.
The proposed zoning strategy and urban design guidelines, capital improvements, and
public works projects contained here are without a doubt wholly necessary, and feasible.
A new plan can be achieved and this proposal lays the needed groundwork to make these
recommendations and goals a reality for the North Shore. Purposefully many of the
details have been left out, such as the specifics of zoning regulations and the
identification of funding sources for the various improvements that are called for in the
Urban Design Plan. These were neither within the scope of this study nor within the
timeframe. It is our hope that the recommendations contained in this proposal will be
fully embraced, or at the very least, used as a reference for reinventing Downtown and
maximize the benefits for existing and future residents.
Zone Architecture
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Strategy for Redevelopment of Downtown
The focus of this Urban Design Plan is on the Bay Street Corridor and the four (4)
existing town centers and transportation nodes. The Plan will set design strategies for
each of these areas and the entire Downtown District. It encompasses: the St George
Civic Center and the borough’s principal transportation hub, the core areas of
Tompkinsville and Stapleton, and the area surrounding the Clifton train station. The
proposal also encompasses several areas zoned for manufacturing: the St George
waterfront, parts of Tompkinsville and Stapleton along Bay Street and part of the Clifton
waterfront. (See Study Area Boundary Map this page.)
A special purpose district is proposed to facilitate the growth of Downtown Staten Island
and infuse with new vitality the adjacent neighborhoods of St. George, Tompkinsville,
Stapleton and Clifton. One of the greatest assets Downtown Staten Island possesses is
these neighborhoods and the creative capital of its residents, all strengthened by the
presence of many cultural institutions.

Zone Architecture

2

The redevelopment strategy recognizes and responds to this condition and proposes to
strengthen the Bay Street/Richmond Terrace corridor as a regional, multi-use cultural
district. Cultural districts are generally defined as geographic areas of a city where there
is a high concentration of cultural facilities, arts organizations, individual artists and artsbased businesses. These districts are mixed-use areas that attract both artists and visitors
and for many their importance lies in that they are living and working locations for
artists. Downtown Staten Island is such an area because of its high number of institutions,
historic buildings, landmark districts, art related uses, and most of all a creative class
engaged in the production of music and art. (See Cultural Context Map above.)
Nurturing this Downtown Cultural District involves long-term vision, planning, and the
commitment to capitalize on local population assets, regional resources, and the area’s
proximity and intimate relationship with a world cultural capital. Cultural Districts
require careful coordination among varied stakeholders and specialized management and
zoning to link art with community redevelopment and downtown revitalization.
Zone Architecture
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Art districts unite businesses, culture, jobs, housing and work spaces for artists, education
and tourism. Throughout the country these districts have added businesses, and stabilized
property values. (See Appendix I Summaries of cultural and art districts in other cities
and their economic benefits.)
Proposed Special Purpose District
In order to achieve that careful balance and ensure the benefits derived from new
development activity are maximized the proposal calls for designating a new special
purpose district to coordinate the redevelopment of the entire Downtown Staten Island
area, not just St George. The proposed Downtown Staten Island District promotes the
preservation of the scale and built context of the town centers while identifying special
growth and development areas and sites along the transit nodes near the town centers.
The heart of the Tompkinsville and Stapleton town centers are designated Neighborhood
Preservation Areas and include the parks at their core. These are areas where the existing
built character is to be retained and reinforced with appropriately scaled construction and
incentives. Areas proposed for new building construction are designated as Transit
Development Areas in the urban design plan or as Special Parcels. These growth areas
are limited to land that is currently zoned for the most part light and heavy
manufacturing: M1-1, M2-1 and M3-1 districts, and the C4-2A district along Front Street
in Stapleton. This land is concentrated along and surrounding the SIR stations and tracks
in Tompkinsville, Stapleton and Clifton, and adjacent to the St George Ferry Terminal.
(See Development / Preservation Districts Strategy on page 6.)
This approach allows us to:
•

Plan for the manufacturing zoned land and identify opportunities for growth in
support of the heart of the town centers and Bay Street;

•

Distinguish between areas to be redeveloped that comprises for the most part, vacant
and under built land, deteriorated buildings and incompatible land uses;

•

Address the issue of appropriate development scale in the cores of the town centers,
yet still increase the density to achieve a critical mass of residents and provide an
economic boost to those areas;

•

Avoid conflicts arising from inappropriate bulk interventions and façade changes that
destroy the rich architectural details and ornamentation still found on many buildings
in the core areas;

•

Provide new artist live-work quarters for artists and middle-income, workforce
housing as part of an incentive housing development program;
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•

Protect views by concentrating new development and density along the transit nodes
to prevent the creation of a wall of buildings and maximize the benefits from building
new transit-integrated development; and

•

Actively incorporate city agencies and the public sector in the redevelopment and
revitalization of the area as a thriving downtown and cultural district.

The proposed Neighborhood Preservation and Transit Development Areas shown on the
plans on page 6 are strategically linked through a number of zoning mechanisms. The
Proposal for a Special Downtown Staten Island District described in Section IV and
Section VI of this report includes special bulk controls, amenities and required
improvements, and an incentive program with a limited timeframe. Some of the proposed
improvements will be mandatory; others will be encouraged through floor area incentives
or special bulk provisions that will expire after a period of a few years. This “sunset”
clause could be in effect from six to eight years and is intended to spark redevelopment
and revitalization in the short term.
As part of this incentive package we propose a Transfer of Development Rights Program
to maintain the low-rise scale of the Tompkinsville and Stapleton town centers and
promote the renovation and improvement of the buildings within their core. Buildings
within the Neighborhood Preservation Area would be able to sell their unused
development rights to receiving sites within the Transit Development Areas and Special
Parcels located on the periphery of the Stapleton and Tompkinsville cores.
All of the sites within the Transit Development Areas and Special Parcels would have
special bulk controls, enabling them to use the additional floor area, many of which will
then expire after the indicated time period. The maximum permitted height and floor area
of those sites will vary according to the location of the site and its proximity to the
transportation hub or station.
The proposed additional density within the Transit Development Areas is intended to
facilitate the creation of new cultural activity centers, schools, new housing, and the
construction of the proposed physical improvements and open space by permitting
greater floor area than the underlying zoning allows.
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The creative capital of the North Shore is to be expanded with new cultural and
educational facilities to be located within the Transit Development Areas and the Special
Parcels. For example in Clifton a potential site for a School of Art and Design has been
identified, together with sites for a new cultural center for photography and contemporary
media, and an art park. In St George a site for a new Museum of Contemporary Arts and
an educational facility are proposed above the parking lots and railroad right-of-ways.
Similarly sites within the Tompkinsville and Stapleton Transit Development Areas have
been identified for cultural, education or recreational activity. Floor area incentives
include the provision of spaces for non-profit cultural facilities, artist studios and
rehearsal spaces, and artist and middle-income workforce housing, and contributions to a
Downtown Staten Island Development Fund. (See Section VI Summary of Sub-District
Plans.)
Transportation related improvements include improving the visibility and access of the
SIR train stations by:
•

Widening the sidewalks along on the streets and setting the bulk of the building back
along streets leading to and intersecting with the SIR train stations;

•

Expanding the platforms to accommodate future visitors and shoppers;

•

Improving pedestrian circulation and the quality of the experience for commuters and
visitors at the St George Ferry Terminal; and

•

Redesigning and enhancing the SIR stations so that they are attractive, secure, well
lit, colorful and identifiable from Bay Street, Richmond Terrace and Front Street.

The recommendations in the urban design plan also include district-wide open spaces,
and pedestrian and vehicular improvements including:
•

Providing access to the waterfront in St George and to Front Street in Tompkinsville
and the Homeport in Stapleton with new connecting streets and open spaces;

•

Expanding the inventory of open space currently in the district with new waterfront
parks in St George, Tompkinsville and Clifton, expanded park areas in Stapleton and
a linear park parallel to the SIR right of way;

•

Creating new public gathering places ranging from pedestrian streets and landscaped
malls in Stapleton to new formal civic plazas in St George and active recreational
space in St George and Tompkinsville;

•

Facilitating pedestrian circulation by linking isolated pockets with new streets in
Clifton and breaking the length of unusually long streets in St George, Stapleton and
Clifton;
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•

Improving vehicular access to Downtown Staten Island and movement throughout the
area by connecting Front and Edgewater Streets and a new street to facilitate access to
Tompkins Avenue in Clifton;

•

Setting a new standard for streetscape improvements by incorporating public art and
artist designed street furniture;

•

Linking the proposed cultural and retail areas to each other and the adjacent
residential neighborhoods with a downtown trolley or bus loop;

•

A new signage program and name changes to the stations and places to celebrate local
cultural icons, personalities, authors and artists that have contributed to the rich
literary, music and artistic tradition of the North Shore and the borough; and

•

Mandating “green” building standards for all new construction throughout Downtown
Staten Island.

Taken together, these recommendations will maximize the benefits of development and
shape public investment in the Downtown Staten Island area. It is our conclusion that
following the strategy laid out in this plan, focused on adding residential density, arts and
culture, transportation, and the enhancement of the built context in the core areas are
necessary to attract investment and guide growth to the appropriate areas.
The height, building forms and placement indicated in the illustrations are but one
example of the bulk distribution that might be used to achieve additional density in
Downtown. These are not building designs nor do the diagrams reflect a particular
building program or development intention. In St. George for example it would be
possible to plan two shorter buildings perpendicular to Richmond Terrace in a
predominantly residential alternative. Other building forms, heights and types could be
used; lower, street wall buildings may be preferable in some instances. However along
the waterfront continuous street wall buildings even if only one-story tall may obstruct
far more of the views from the public spaces and streets. In the future considerable
planning and judicious design criteria must be applied to the development of these sites to
ensure the best possible result. (See Urban Design Plan on page 9 and Section VI
Summary of Sub-District Plans.)
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II. Project Description
Introduction
The report proposes the creation of a special purpose zoning district in Downtown Staten
Island, the least redeveloped area of the North Shore. Bay Street and these neighborhoods
have not received the design attention that they deserve. While far too many buildings
continue to be in poor condition with vacant storefronts and obsolete zoning that have
resulted in incompatible uses and landscapes that are often desolate, there are
nevertheless several pockets that still retain the sense of busy neighborhood commercial
strips. Thus the redevelopment of Bay Street and the four town centers and transportation
nodes is an opportunity to enhance and connect these pockets and build on their success.
It is also an opportunity to create major public spaces, accommodate new residents and
bring much-needed amenities and uses to help Downtown Staten Island gain prestige
through its focus on the arts, culture and its people.
The “downtown cultural district” is proposed as a special zoning district that will build on
the many cultural and artistic assets that the North Shore has past, present, and future.
While the entire district will encompass the Richmond Terrace and Bay Street corridor,
four distinct sub-districts will be created. These four sub-districts will encompass St.
George, Tompkinsville, Stapleton, and the Clifton neighborhoods. It will balance
development with the preservation of neighborhood scale. This approach will allow for
public-private partnerships to maximize the insertion of new residential development and
cultural and recreational facilities. The success of the plan relies on this balance and the
collaboration of various government agencies, particularly the SIR, with jurisdiction over
land that is proposed for redevelopment as part of this comprehensive approach.
Site surveys were conducted in March, June and November of 2006 by the Project Team
to record general building conditions, the visual setting and use of public space, and the
land use characteristics of the study area. Population characteristics and the types of retail
uses operating in the area were also examined. In October that information was
supplemented by students working in the Urban Planning Studio of the Graduate Program
in Urban Planning at Hunter College.
The study is based on the practical experience and knowledge the members of the Project
Team and the Advisory Committee have of the area. These include residents, businesses,
and leaders of civic associations. Knowledge was derived from the experience of place
and gained through discussions with these community leaders and key stakeholders
within the area. An attempt has been made to incorporate and address the concerns
expressed by the Advisory Committee to ensure the appropriateness of the development
mechanisms proposed in the plan. The results represent a focus on the most relevant
concerns and areas of shared interest among the members and the adaptation of
successful approaches used in other parts of the city. The study relied primarily on visual
surveys of existing conditions and empirical knowledge of the conditions, utilizing
quantitative analysis only when necessary.
Zone Architecture
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Study Area Boundaries
Downtown Staten Island includes St George, Tompkinsville, Stapleton and part of
Clifton. The study area is focused along the Richmond Terrace/Bay Street Corridor
between Nicholas Avenue in St George and Willow Avenue in Clifton. It encompasses
the waterfront in St. George, Tompkinsville, and Clifton; the Tompkinsville and
Stapleton town centers; part of the civic center in St. George; and the intermodal
transportation infrastructure consisting of St. George Station (ferry, rail, and bus
terminals) and the lands surrounding the Staten Island Railroad stations including Front
Street in Stapleton.
Project Goals
While the project and proposals are comprehensive in scope, specific goals have been set
as benchmarks for the proposal. These goals are:
•

Urban Design
Protect the special character of the town centers from inappropriate development and
identify suitable growth areas where greater density would be appropriate. Strengthen
neighborhood identity and improve existing building façades. Ensure that new
buildings are compatible with and relate to the built character, topography and
waterfront location of the corridor and adjacent upland areas.

•

Celebrate Downtown Cultural Scene
Enhance Downtown Staten Island’s role as a major arts, entertainment and cultural
destination, and create a smaller scale, affordable alternative to Manhattan. Promote
and support the arts throughout Downtown Staten Island, cultivate new audiences as
well as artists, playwrights, performers and musicians.

•

Strengthen Retail Experience
Promote the retail commercial and mixed-use character of the Bay Street corridor.
Provide incentives for art related uses and promote ethnic retail and restaurants.
Expand the retail base and enhance the economic potential of the corridor and town
centers.

•

Housing Mix and Types
Provide incentives for mixed-income housing affordable to existing and new residents
(80-125% Borough AMI). Incorporate middle-income units for “workforce”
population, living-work quarters for artists and home-offices spaces, in appropriate
housing types.

•

Social and Cultural Assets
Build on the area’s cultural and ethnic assets. Expand the mix by providing
opportunities for its creative class and the cultural capital of its diverse residential
population.
Zone Architecture

11

•

Reestablish Connection to Waterfront and Historic Port
Improve and facilitate access to the shoreline for all residents and visitors; create new
waterfront access in St George and Clifton. Enhance views of the waterfront with new
streets, open spaces and special building placement controls.

•

Public Open Spaces and Recreational Facilities
Create new public open spaces and add to the low inventory of existing open space;
provide new active and passive recreation and strengthen the St George Civic Center.

•

Sustainable Development
Ensure the long-term sustainability of the area, reduce the urban heat island effect and
achieve a clean and healthy Downtown by mandating all new development,
enlargements, streets, transit and streetscape improvements to meet “green” building
and urban design standards.

•

Transit Improvements
Improve transportation connections between bus, rail, car, and pedestrians and
provide direct access between Downtown neighborhoods by improving localized
public transportation. Improve access and visibility to the existing Staten Island
Railroad stations and the St. George Ferry Terminal. Guide new growth toward the
transit nodes, away from the town centers and upland areas, to facilitate transit
improvements along the SIR line and St George Station.

•

Parking
Increase parking options for visitors, commuters and residents; maintain existing on
street parking capacity in the town centers and on Bay Street.

•

Pedestrian Environments and Streetscape
Enhance the pedestrian environment through appropriate ground floor uses and
façade restoration strategies. Visually enhance and improve the aesthetics of
Downtown with special streetscape designs, landscaping and a public arts program.
Incorporate art in design of street furniture and streetscape.
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III. Existing Conditions
This section of the report provides an overview of the existing conditions in Downtown
Staten Island. While not intended as an exhaustive analysis, the topics included are
critical to providing us with a full understanding of the area and its challenges. To fully
grasp the proposal an understanding and awareness of the existing conditions must exist.
History
Prior to the 1900s Bay Street was a shoreline street for the island and the upland
communities. It ended at Arrietta Street, now Victory Boulevard, and included multiple
ferry landings along its length. The railroad terminated at Bay Street in Clifton
connecting to a ferry at the foot of Vanderbilt Avenue. The historic shoreline in
Tompkinsville, Stapleton and Clifton is indicated in green in the 1880 Atlas of Staten
Island shown below. Although there were several ferryboat landings throughout the area,
there was no ferry terminal in St. George and that neighborhood’s hillside descended
directly to the shore.
By the early 20th century the rail lines had been
extended both to the north and south. The ferry
terminal in St. George was created and the
topography
dramatically
modified
to
accommodate the rail line and the land
extended into the harbor for the new ferry
terminal. The 1907 E. Robinson Map of Staten
Island on the right shows the condition shortly
after consolidation. Bay Street was no longer a
shoreline street although it continued to have a
close relationship with the activity of the
Stapleton Port. As other industry grew along
the water’s edge that connection was also lost,
streets that led to the waterfront now were
several blocks away from the shoreline and
dead-ended in manufacturing areas.
Events that took place during the last fifty years further isolated this commercial area of
the North Shore from the rest of Staten Island and New York City.
Until the 1950’s the Stapleton and Tompkinsville village centers were thriving
commercial hubs attracting visitors and shoppers from all over the North Shore and other
parts of the island. The rise in automobile use and road improvements together with the
completion of the Verrazano-Narrows Bridge in 1964 paved the way for major economic
and social cleavages on the island. The South Shore became the most attractive growth
area and an opportunity for new commercial development on the island. This land use
and economic shift neglected the North Shore as people went elsewhere for their
Zone Architecture
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commercial and retail needs, which solidified with the construction of the Staten Island
Mall in 1973. As a result, the established town centers slowly lost their importance as
points of destination or concentrations of commercial activity and fell into a prolonged
period of decline. Nevertheless, these downtown areas went through a short lived
“renaissance” at the end of the 1970’s and the beginning of the 80’s, with small antiques
row and restaurants. These were forced out by nightclubs and rising real estate costs in
anticipation of the hundreds of sailors that would be stationed in the Staten Island
Homeport. Soon after its completion the Homeport was decommissioned and the site
remained vacant and underutilized for many years. Even today with the addition of the
Richmond Bank County Ball Park and numerous cultural institutions the North Shore has
not returned to its former glory.
Geography
Topography plays a crucial role in the Bay Street Corridor. With the
changes in elevation the residential areas in the study area function
differently from the commercial areas. For instance the St. George and
Tompkinsville residential areas are for the most part on the hillsides
rising above the waterfront and the commercial core of the town found
along the lower-lying Victory Boulevard. Sizable sectors of Stapleton,
and Clifton are at grade in relation to the waterfront. This has had an
effect on the way housing and building density were developed in the
town centers along the Bay Street corridor.

Hunter Planning Studio

Commercial and retail uses were established in the low-lying, level lands nearest the port
and ferry landings. Because of this most of the buildings along the corridor are mixed use
and were built at a higher density then the upland areas. Traditionally these mixed-use
buildings housed the workers from nearby industries and some retailers and their
families. The low-lying area of the Stapleton waterfront and town center is actually in a
flood zone.
In the upland areas, about 20 to 40 feet above Bay Street, large oneand two-family detached houses are the norm. In this area two historic
districts have been designated and a clear economic difference exists
between the residents of the upper and low-lying areas in the study
area. The rapid and dramatic change in topography has also served to
isolate and separate the neighborhoods. The topography created a
pattern of irregular and disconnected streets, and long and odd shaped
blocks. With this structure connections between the low and high
lying areas is often difficult and indirect.
Demographics
Staten Island is unique in New York City and many of its demographic trends and
settlement patterns are unlike that of the other boroughs. This section summarizes
selected population characteristics to provide a general background and inform our
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observations of the study area. It is not an in-depth portrayal of Downtown’s rich ethnic
mix of people and the economic conditions of those living in the study area.
While a comparison of statistics from 1990, 2000, and 2006 shows significant increase in
population, the borough is the least dense area in New York City. Staten Island has the
lowest number of residents at 477,377 (2006 ACS) which attributes to its standing as the
borough with the lowest population density per square mile. Nonetheless, it is the City’s
fastest growing borough. The island’s population has grown by 25.9% between 1990 and
2006, an increase of more than 100,000 people exceeding the growth rates of the other
four boroughs. Looking at the growth of Staten Island as a whole between 1990 and
2000, one-half of the total growth occurred in Community Board 1.
The 1990 and 2000 census shows that there are two
concentrations of density in the study area. One
concentration is located in the southern portion and is
bounded by Van Duzer to the west, Broad Street to the
north, Tompkins Avenue to the east, and Vanderbilt Avenue
to the south. The second population concentration was in the
northern portion of the island bounded by Bay Street to the
east, Richmond Terrace to the north, Jersey Street to the
west and Victory Boulevard to the south.
Although population increased from 1990 to 2000 the Median Income decreased in the
North Shore. All along Bay Street the Median Income declined from $44-50K to between
$25-43K annually. The surrounding areas declined in median income as well. Only one
tract (91) to the north west of Bay Street saw any increase in median income.
A more recent trend is the increase of immigrants in the North Shore. As a result the area
is witnessing a mini renaissance as many new business that cater to foreign-born
populations and ethnic food places and restaurants have opened within the last ten years.
The ethnic and racial make up of the study area it drastically different than the rest of
Staten Island. For example, in Stapleton 28.3% of the
population is white as compared to 76% in the rest of the
borough. Downtown Staten Island has an influx of working
class immigrants who are establishing thriving communities
in the study area alongside existing residents. This new
influx of working class immigrants includes West Africans
from Sierra Leone and Liberia, Asians, Jamaicans,
Mexicans, and Eastern Europeans from Poland and Albania.
Another recent trend is the great number of young people that have been migrating to the
area from other parts of the Island or from Manhattan and Brooklyn attracted by lower
rents and the up-and-coming art scene. Together with the creative community and new
business entrepreneurs they are contributing to the rich cultural diversity of the study area
and the current stability of its town centers, and are an asset for the future.
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Notwithstanding the above trends Downtown Staten Island still lacks the critical mass of
residents and middle-income earners needed to connect the different sectors and add
economic value to the area. The more people that reside directly on the Corridor and the
Town Centers the more animated and walkable Downtown Staten Island will become.
And, the more attractive Downtown Staten Island will be as a place for businesses and
retailers.
Transportation
Bay Street is located in the heart of the North Shore. The commuting time for Staten
Island residents is ranked second in the country at 41.3 minutes (Queens ranked first at
41.7 minutes). In 2003, 62.1% of the borough’s commuters traveled to work by motor
vehicle (including carpools), while only a third took public transportation, primarily
buses. This is reflected in vehicle ownership data for Staten Island: 80.4% of all
households owned at least one vehicle and 41.4% owned at least two, with both
percentages much higher than in the other boroughs. It is an indication of the woefully
inadequate mass transit system and the borough’s suburban density.
U.S. Census data show that in 2000 about 45% of Staten Island’s employed residents
worked in the borough. Manhattan (29%) employed the most Staten Island residents who
worked outside their borough, followed by Brooklyn (16%). More of Staten Island’s
residents commuted to jobs in New Jersey than to jobs in the other two boroughs. Over
10,000 workers (mostly from Monmouth and Middlesex Counties) commute from New
Jersey to Staten Island and 22,375 (17%) from the other four boroughs to Staten Island.
Unlike other parts of the Island in Community Board 1, which covers Downtown Staten
Island, more residents use public transit. In CB1 68% use the Staten Island Ferry to get to
work, while 43% use the Staten Island Railway, and 36% use the bus. Even with this, the
majority of residents in the borough, 31,078 drive alone to work. Increasing the
frequency of ferry service and reducing the crossing time is key to encouraging a younger
population and renters to stay in the area longer and become vested in its future.
The Staten Island Railway
The SIR connects the North Shore and the Ferry Terminal in St George with Mid-Island
and the South Shore of the borough. Unfortunately this important transportation asset is
underutilized and as currently configured inadequate to the task of supporting the
revitalization of Downtown Staten Island and its future as a destination for workers,
residents and shoppers.
The Staten Island Railway stations within the study area are all in poor condition and in
need of improvements. The waiting platforms are narrow and small, poorly protected
from the elements, ugly, unfriendly, poorly lit and insecure. Similarly the access to the
stations, including Clifton, the most visible station, may be through dark or unfriendly
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spaces surrounded by tall, prison like chain link fences and either none or poorly
maintained sidewalks. The stations lack universal access and redeeming aesthetic
features.

The massive concrete structure and fences block access to the waterfront and create
physical barriers, blocking vehicular and pedestrian access most notably at Cross and
Sands Street in Stapleton and at Victory Boulevard in Tompkinsville. Similarly in St
George the wide expanse of the below grade open cut for the tracks impedes access to the
waterfront from Richmond Terrace. Ironically while the tracks act as visual and physical
obstacles to the waterfront the entrances to the stations along Bay Street are hidden and
difficult to find. Like the Ferry Terminal the stations have no presence along Bay Street
or in the town centers where it is most needed.
Additionally there is no direct public transit service from the northern part of the borough
(Richmond Terrace, St George, New Brighton, Pt Richmond) to the Bay Street Corridor
and the Tompkinsville and Stapleton town centers. All bus lines terminate at the ferry
terminal making it a two-seat ride if one commutes or wants to travel from points along
Richmond Terrace to Clifton.
Without addressing these basic structural transportation shortcomings the reinvention of
the area as a premier economic center of the borough and a sustainable community will
be delayed.
St. George Ferry Terminal
The design of the St. George Terminal is also critical in the revitalization of the study
area because it is the portal and entryway to this section of Staten Island. Plans to bring
positive development and critical mass to this area should begin with the St. George
Ferry Terminal.
Currently, the terminal is not designed to engage the 65,000 daily passengers who ride on
the Staten Island Ferry to stay and explore the sites and offerings of the North Shore. The
majority of riders walk through the structure without thinking twice about stepping
outside onto Downtown Staten Island. Many of them are in fact reminded that they must
immediately turn right back on the next ferry returning to Manhattan. It almost seems as
if this new multi-million dollar project was constructed as part of Manhattan’s tourism
efforts rather than Staten Island’s.
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The following also impede the Ferry Terminal’s potential to increase the number of
visitors to the North Shore: poor signage, circuitous and disorienting circulation, tunnellike exists points, limited or obstructed views of the St. George Civic Center and
Downtown Staten Island, physically unfriendly and environmentally harmful bus ramps,
lack of businesses and amenities in the terminal, the open cut for the railroad tracks and
public parking, and the limited access points from Staten Island into the terminal for both
residents and tourists, a condition made worse by the complete lack of presence the
borough’s major transportation hub has along Richmond Terrace and poor pedestrian
circulation.

Lastly, the ferry runs every half hour (fifteen minutes during rush hour) and every hour
during late nights. More frequent and faster service is needed to make the ferry a more
viable transit option and enhance the connection with Manhattan.
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Street Network/Traffic
The study area has a poorly laid out street network and
pattern. There are dead end or discontinued side streets and
very narrow streets that interrupt the flow of traffic and
access to the corridor and town centers. Similarly there are
unclear divisions between local and arterial streets and few
main connections to highway and expressways. Traveling in
the study area can be a confusing and frustrating experience.
Traffic patterns are directed toward the St. George Ferry Terminal and the Staten Island
Expressway even though the natural street pattern of the town centers is not. With the
current pattern gaining waterfront access via the streets is almost impossible. In the
entire study area only a few access points exist that get to or near the waterfront.
With the poor sidewalk and crossing conditions pedestrian traffic is low in the study area,
while still being the highest level for the entire borough. It has its peaks around the transit
hub at the St. George Station and Ferry Terminal.
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Waterfront Access
Waterfront access is extremely limited throughout the study area. While direct access is
easiest at points by the St. George Ferry Terminal, limited access still exists. Direct
access to the waterfront in St George is impeded by the open cut for railroad tracks and
parking lots, and a 20-25 foot grade difference. The waterfront in this area only has two
access points: Jersey Street and by the stadium and ferry terminal.
While Tompkinsville, Stapleton, and Clifton historically
have been waterfront communities because of their
proximity to the waterfront, the Staten Island Railway, the
former Homeport buildings, industrial uses, and years of
infill, which lengthened the distance from Bay Street to the
water, have cut off these communities from the shore. Along
this section the railway is elevated and does not run at
grade, thus it created a physical and visual barrier to the
waterfront.
Schools
The limited education options and local public school capacity is a concern of many
parents in the community. Several schools, such as Curtis High School at 149%
utilization, are overcrowded and others while listed as under capacity by the Department
of Education call for very large elementary schools.
In response many middle-income families in the neighborhoods of Downtown Staten
Island are searching for alternatives, and can often be seen commuting with their children
to private schools in Manhattan and Brooklyn, or are home-schooling their younger
children. A committee of St. George residents on schools for example, is developing a
proposal for a new Charter School focused on teaching social responsibility and
environmental awareness with an integrated arts-enriched curriculum. It would be the
first such educational alternative in the borough.
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Open Space
Although Staten Island is revered for being the greenest borough of the City, ironically,
Downtown Staten Island, is not as green as the rest of the borough.
The average acreage for Staten Island is 13.59 acres per 1000 people (open space covers
20% of the borough). However, in the North Shore the average is 4.56 acres per 1000
people. Downtown Staten Island is lacking in open space when compared to the rest of
the borough and other parts of the North Shore.
Currently Richmond Terrace and the Bay Street corridor within the study area have only
three public open spaces although more are planned along the Stapleton waterfront.
These include the St. George Esplanade, Tappen Park in
Stapleton, and Tompkinsville Park in Tompkinsville, but all
these spaces are underutilized and disconnected to each
other and most importantly from the waterfront. The
waterfront esplanade in St. George is difficult to access and
ends abruptly. A small poorly maintained open space exists
in Clifton; it is constantly overrun by illegally parked
vehicles and is unsafe for pedestrians.
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Open space is an important resource able to calm and invigorate the people who utilize it.
In developing or rehabilitating new and old areas we think it important that new space is
found. Our goal is to create more connected green and open spaces for Downtown
residents to enjoy and provide another means to link the downtown cultural districts and
revitalize our community. In South Beach and Midland Beach substantive open space
improvements have successfully reinvigorated those communities, increased recreational
activity along the waterfront and added economic value.
Land Use and Zoning
Current Retail Character
The traditional land use patterns generally found along commercial or mixed used
corridors do not exist in the study area. The numerous hills, steep grades and the historic
locations of the ferry landings (Tompkinsville, Stapleton and Vanderbilt Landings)
combined to create retail enclaves in the low-lying areas and along the corridors leading
to the ferry such as the old Richmond Turnpike now Victory Boulevard, and Broad and
Canal Streets in Stapleton.
While the cores of the town centers are distinctly commercial, continuous retail trade
establishments become less intense away from the center diffusing the shopping
experience. Retail continuity is further eroded along Bay Street by the number of
incompatible uses (drive-through food retail, car repair shops and vacant lots) that remain
within the manufacturing districts. These are significant breaks that must be overcome to
create an animated pedestrian street.

Although the number of nightclubs has declined the retail character is still primarily set
by an abundance of service centered establishments including beauty saloons, 99-cent
stores and banks, and automotive establishments, plumbing and heating showrooms,
vacant land and transportation related activity. In addition there are a number of vacant
lots and several vacant, and shuttered or under-occupied storefronts.
Thriving retail uses in Downtown include many ethnic food places such as restaurants
and bakeries as well as businesses that cater to the immigrant community with products
from back home and money transfer and check cashing services. In Tompkinsville for
example there are: Sri Lankan, Mexican, and Polish restaurants alongside typical Chinese
and pizza takeout and delivery services, and drive-through fast food establishments.
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In Stapleton there are also florists, furniture stores and what appears to be a considerable
number of small businesses and mom-and-pop type of retail. In recent years a number of
well-considered restaurants and art galleries scattered throughout the area have opened
and closed.

The ground floor uses and retail establishments in the St George government and civic
center are characteristically service and businesses oriented and three restaurants, one of
which has recently reopened. A new gallery is anticipated on Stuyvesant Place.
Although Downtown Staten Island and parts of the town centers have the highest
development density of the entire borough there aren’t very many residential units
located directly on the Corridor. This is the result of the manufacturing districts and the
commercial classification of many of the buildings closer to the St. George Civic Center.
The cores of the Tompkinsville and Stapleton Town Centers have small clusters of threeand four-story mixed-use buildings interspersed with all-commercial buildings.
Existing Zoning
Existing zoning along the Bay Street corridor is exceedingly diverse. Scattered
throughout the area there is an assortment of unrelated residential, commercial and
manufacturing districts reflecting the ad hoc growth patterns of different periods of
economic growth. Because of this there is an eclectic mix of land use and building types
throughout the study area. The current zoning no longer reflects existing conditions nor
does it allow for future use of the study area as an economic and residential center.
Manufacturing. There are several manufacturing districts within the study area, M1-1,
M2-1 and M3-1. M1-1 districts permit light industry and are subject to strict performance
standards. In instances, they allow joint living-work quarters for artists and other
residential uses. This district is found along the St George waterfront by the Ferry
Terminal, and lines both sides of the Bay Street corridor in Tompkinsville. This section
of the M1-1 district currently contains a few mixed-use buildings.
M2-1 districts are found respectively west of the M1-1 district in Tompkinsville,
including the heart of the town center and on the west side of Bay Street in Clifton. The
M3-1 district is found along the west side of Bay St across the Bayley Seton Hospital
campus and on the east side of Bay Street in Clifton.
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Uses in the M2 and M3 generally generate more noise and environmental impacts and in
this instance are mapped along the rail yards of the SIR in Tompkinsville and Clifton.
Commercial. Commercial districts are mapped as either C4-2 or as C1-1, C1-2, C2-1, and
C2-2 overlay districts. The C4-2 that dominates the area is a regional commercial district
whose streets are often lined with continuous ground floor retail frontage with residential
above similar to parts of the downtown areas of Stapleton and Tompkinsville. The C4-2
allows 3.4 FAR for commercial uses that include offices as in the government center in St
George and large department stores. C4-2 permits residential uses equivalent to an R6
district with a 2.43 FAR. This district is mapped in St George and part of the
Tompkinsville Town Center and in the Stapleton Town Center between Thompson and
Sand Streets. A contextual C4-2A district is mapped west of the SIR in Stapleton.
C2-2 districts are mapped in Stapleton along both sides of Canal Street and on the west
side of Bay Street across the Bayley Seton hospital campus, probably in expectation that
commercial uses and activity that would one day line that strip. C2-2 districts permit
local retail and service establishments serving a wide area. A C1-2 district is mapped on
part of the Tompkinsville Town Center and is intended to cater to the daily needs of
residential neighborhood with local retail and service shops; not potentially regional
destinations like the Tompkinsville. These districts permit 1 FAR of commercial uses in
the low-density residential areas.
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Residential. The residential zoning districts within and surrounding the study area and
Bay Street are also unusually varied. The permitted housing types range from low-density
detached and semi-attached to medium-density twelve to eighteen story (depending on
the size of the zoning lot) apartment buildings. While lower-density zoning is normally
found far from mass transit and business districts, this is not the case for the Bay Street
study area. The lower density areas are characterized by low building heights, ample
backyards and a high auto ownership rate.
While R3-2, R4, and R5, are found within the study area, R3X and R3-2 dominate the
surrounding areas. The R4 and R5 districts with commercial overlays are found in
Stapleton, and the R3-2 district is found along part of the Tompkinsville Town Center.
The permitted FAR ranges from .6 FAR in the R3-2 district to .9 (or 1.35 FAR for infill
development) in the R4 district, to 1.25 (or 1.65 for infill development) in the R5 zoning
district.
In summary the study area is 68% zoned for some sort of residential development ranging
from the lower density R3-2 to higher medium-density R5 development. The second
most prominent zoning, 22%, is C4-2 (R6 equivalent) and C4-2A (R6A), which is a
mixed-use commercial and residential medium density zoning. Residential buildings in
C4-2 districts can rise to twelve stories.
Urban Design Assessment
While urban design may, by common definition, include such elements as street
beautification, building facades, public spaces and places, and traffic calming, its focus is
on optimizing the efficiency and performance of towns and cities. Factors that are crucial
in this assessment included being mindful of the ways urban form and spaces work (use,
access and movement), the interface between public and private realms, the expressions
of cultural and heritage values throughout the study area, and the relationship of urban
space to the natural environment and the waterfront.
Cultural Context
An overview of Bay Street in the context of the North Shore shows that within the area
under consideration there are many significant cultural institutions. Chief among them are
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Snug Harbor Cultural Center, Alice Austen House Museum, the Garibaldi-Meucci
House Museum and the National Lighthouse Museum, all designated landmarks, and
the Staten Island Institute of arts and Sciences and the St. George Theater, in St.
George. In addition there are over thirty individually designated landmarks and two
historic districts at St. George-New Brighton and St Paul’s Avenue-Stapleton Heights.
There are also numerous neighborhoods with charming scale and significant architecture.
These include the Stapleton and Tompkinsville town centers and many residential streets
throughout the study area. Noteworthy buildings along the Bay Street corridor include the
designated landmarks that comprise the St George civic center and the U.S. Lighthouse
Service Depot, now the home of the National Lighthouse Museum, the Post Office
Building and the Staten Island Institute of Arts and Sciences, also in St. George and the
Paramount Theater in Stapleton.
Cultural values are also manifested in the number of art galleries that have opened in
recent years, cafes and music bars, and cultural events such as Staten Island Outloud
readings, which take place in churches, institutions, cafes, and even on the streets. The
creative class is very much alive and producing, and the music scene in Stapleton was
recently featured in the NY Times.
Lastly, the bustling quality found in distinctive sections of the downtown commercial
quilt, can be attributed to pockets of activity established by the immigrant community.
The sights and sounds and activities in areas such as Victory Boulevard in Tompkinsville,
undeniably contribute to the vibrancy and the experience of place. Although of uneven
quality and dispersed throughout the study area the ambience and strength of these
businesses can be combined with the cultural objectives of the study to further enhance
the uniqueness of Downtown Staten Island.
Bay Street
Notwithstanding the preceding description of animated commercial pockets, Bay Street
itself has a terribly uneven street environment. The Corridor is stately, charming or
dismal depending on the streetscape and the surrounding land uses. It has undervalued
retail, drive-through eating establishments, breaks in retail continuity, vacant land and
conflicting land uses, and tall unappealing chain link fences and ugly concrete barriers.
It is also a street with an inconsistent visual reading often
changing dimensions, direction and design characteristics
according to its location within the study area. For example
Bay Street in St George is a wide, formal civic boulevard
with street at the town center then becoming once again a
formal street in the industrially zoned area, before
narrowing down to a slow moving two lanes street in
Stapleton. Many of the storefronts have signage that
obscures the transparency at the ground floor and special
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building details, are shuttered or have solid roll down exterior gates that have a negative
effect on the pedestrian experience, and are generally in poor condition and in need of
improvement. The inconsistency of the visual setting is an opportunity for rethinking the
streetscape and the flow of traffic.
In addition the corridor has few welcoming connections to the waterfront and lacks the
residential density necessary to support the retail and its transformation. It is often is
underutilized and vacant on weekends.
It is safe to say that the Bay Street Corridor currently lacks
the physical qualities and aesthetic conditions including
continuous street walls, good architecture, cohesive
streetscape design, trees, and major public places to truly
make it a premier shopping street. Most of all it lacks the
opportunity to increase the density and create the critical
mass needed to effectively transform the area.
Town Centers
The Tompkinsville and Stapleton downtowns are no longer the vibrant commercial
centers they were nearly half a century ago although there are many remnants of activity
and the cohesive scale and building form that characterize the best of these places. While
they include a park space at their core, they lack significant public activity and are
consistently underutilized.
Furthermore, none of the town centers in the study area have a clearly defined connection
to one another. Rather than having a link such as a commercial activity or transportation
connection, these town centers are isolated and fragmented. In addition many sidewalks
need to be repaved and some streets, particularly those nearest the SIR stations and rightof-way are deemed dangerous and unsafe by many residents and business owners.
The decline of the Stapleton and Tompkinsville town centers, and the St George civic
center has led to a deterioration of the physical fabric. Many buildings are in need of
investment to repair poorly maintained façades and rectify incompatible improvements,
such as the removal of ornamental elements and the re-cladding of exterior surfaces with
cheaper material.
Although the study area has historic and significant architecture and homes, the adjacent
corridors also have buildings and houses that are in poor condition. Unfortunately, these
access corridors have vacant lots, poorly maintained 18th Century buildings and houses,
and commercial storefronts that are in need of rehabilitation.
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View Corridors
With the Staten Island Railway and lack of a developed waterfront the study area’s view
corridors are extremely limited. The railway embankment, trestles, fences and its stations,
while providing access to transit are also a physical barrier to all views of the water.
St George has the most expansive views than any of the
other town centers. From Richmond Terrace panoramic
views of the harbor and the Lower Manhattan skyline can be
enjoyed. Yet that view is far from the water’s edge, spoiled
by the below-grade parking, and partially obstructed by the
Ferry Terminal; which paradoxically does not have a
presence along nor is it readily accessible from Richmond
Terrace.
Clifton also has wide-open views impaired by parking and vehicle storage including
buses. The Tompkinsville and Stapleton town centers have the most compromised views.
Views and access from Victory Boulevard are impaired by the at-grade crossing of the
SIR, the fences and barriers erected to prevent vehicular access and the pedestrian access
ramps. Similarly the SIR becomes a daunting physical and visual barrier in Stapleton
with its cavernous colonnades and dark underbelly.
Generally the further away and upland, the better the panoramic views in
all directions. In this context it would be possible to fit and concentrate new
development in areas that are sufficiently separated from each other to
ensure that those views are preserved. Concentrating growth along the SIR
stations in Tompkinsville, Stapleton and Clifton and St George will have
the desired effect and protect panoramic views. It would prevent a wall of
continuous buildings from being developed that would further erode our
connection with and enjoyment of the waterfront.
Block Shape and Street Pattern
The block shapes and streets in the study area are not typical of the grid pattern that
dominates Manhattan or large parts of Brooklyn. The geography, primarily the curving
and indented shoreline and the steep inclines of the hills in this part of the North Shore
set a different pattern, and the town centers developed as separate villages responding to
different sets of economic opportunities and terrain. The network of street and blocks
responds more organically to these conditions and as a result not only do the main streets
and access corridors frequently change direction and orientations, but also the blocks
themselves often change shape.
In Stapleton for instance many of the blocks are oddly shaped polygons with longer than
normal block fronts, other blocks are rectilinear but much longer than 1,000 feet. Both
types are found along Broad and Canal Streets and along Beach Street. Still other blocks
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bend to meet Bay Street such as the blocks between Sands and Beach Streets in
Stapleton. Others are small triangles used as open space or are vacant as found in
Tompkinsville. Because of the SIR there are also several extremely long blocks on the
west side of Bay Street, more than anything else these have become formidable barriers
to the waterfront and the ability to link Bay Street with the redevelopment of the
Homeport.
In St George the block pattern is different, the length of the blocks generally parallel the
waterfront and the contours, there are also many extremely long blocks including Central
Avenue and St Marks Place. Downtown Staten Island does not have one coherent pattern
that connects these areas instead there are diagonal and diverging roads. While this does
cause for some confusion at times, it also gives the North Shore its distinct character and
downtown flavor (much like neighborhoods in Boston).
The main arterials are Richmond Terrace, Bay Street, Victory Boulevard and Front
Street. Traffic congestion is worse around the Ferry Terminal during rush hour. Because
of the ad hoc road pattern vehicles heavily rely on the few main arterials that connect the
area with other parts of the island.
Building Typology
Building Typology is varied and can have historical significance. There are: large-scale
residential developments such as the “tower-in-the park” built on “superblocks” in
Stapleton; historic institutional buildings such as Bayley Seton Hospital and the civic
architecture of the St George Government Center; older mixed-used, 18th Century
mercantile architecture; and a number of Victorian Era detached houses. There are also
boxy loft warehouse buildings that have been converted for residential and office use that
date from the area’s industrial maritime period.
Mixed throughout the district there is also the architecture of fast food restaurants, one
story tax payer structure, converted residential to commercial buildings, small strip malls,
utilitarian industrial buildings, garages and service stations and even a trailer.
Building Height and Scale
While the North Shore is primarily low density, height, and
bulk, in the study area the building heights tend to be taller;
three and four story in the Tompkinsville and Stapleton town
centers and taller in St George. There are nevertheless a
number of buildings within the study area that stand out in
contrast with the predominant scale and have become
markers in the skyline, some desirable and noteworthy for
the architecture and the building type.
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The tallest structures in St George are Castleton Towers and Borough Hall, a landmark
designed by the architectural firm of Carrere and Hastings and erected shortly after the
consolidation of New York City at the end of the 1890s. This building is an icon with its
clock tower rising 70 feet above nearby structures. Castleton Towers rises 20 stories on
St. Marks Place, which is over 50 feet above Richmond Terrace.
The tallest structures in Tompkinsville are the old warehouses in Bay Street Landing
rising over 90 feet at the foot of Victory Boulevard and along the esplanade. Similar in
height is the old warehouse in Clifton currently used as offices.
In Stapleton there are several tall structures scattered throughout, the tallest are Stapleton
Houses, at nine stories, while the main hospital building on the Bayley Seton campus is
over 100 feet.
For the most part these taller buildings are sited away from the street and surrounded by
ample open space reducing their impact on the street. Similarly new markers can be
introduced in the skyline in appropriate locations near the SIR stations and the St George
Ferry Terminal.
The Tompkinsville and Stapleton town centers have a consistent and appealing scale that
generally does not exceed three to four stories in height, the offices of Sovereign Bank
are in the only five-story building in the Stapleton core. The rest of the Bay Street
Corridor does not have a uniform height, the buildings are staggered in height ranging
from one and two-story buildings in the manufacturing districts to three and four stories
near the town centers.
St. George - New Brighton Historic District
The St. George historic district was designated on July 19, 1994
and encompasses seventy-eight buildings. The district is home
to four Greek revival houses and several Italianate and Second
Empire structures that survived from the post-Civil War period.
It is one of the earliest planned suburban communities in New
York City. Some of its first residents included the founders of
such important local institutions as the Staten Island Institute of
Arts and Sciences and the Staten Island Women’s Club.
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St. Paul’s Avenue - Stapleton Heights Historic District
The Stapleton historic district is a well-preserved residential neighborhood that
encompasses 92 buildings. It is a significant reminder of the architectural and historic
development of Staten Island and an excellent example of an early nineteenth to early
20th century suburban residential community. Composed primarily of wood frame
freestanding houses it includes Greek Revival, Queen Anne, Second Empire, Stick and
Shingle Style, and Colonial Revival houses. This type of neighborhood is rare in the City.
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Summary
Stapleton is no longer a shopping destination for the borough and the Bay Street Corridor
is in desperate need of reinvention. Downtown Staten Island: St George, Tompkinsville,
Stapleton and Clifton need new residents and businesses. The increase residential density
will bring a critical mass of people in support of the economic growth and revitalization
of the area. However a new population is not likely to come to Downtown Staten Island
unless there is new housing, improved transportation and opportunities for shopping and
entertainment.
These are the elements that are addressed by this proposal. The conditions that currently
exist are impermanent and should not be confused with enduring barriers to the potential
transformation of the corridor. These conditions simply must be addressed if we are to
reinvent the street and the area as the premier shopping and Downtown destination on
Staten Island.
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IV. Proposal for Special Urban Design District
Downtown Development Activity
The ideas and concepts presented here are in the context of existing development activity
and ongoing efforts to revitalize the area. To ensure that these recommendations are
pursued into the future, it is critical that government agencies, business and civic groups,
residents, and not-for profits have key roles in carrying out these ideas.
Recent public and private improvements in St. George and Tompkinsville include major
upgrades to the St. George Ferry Terminal, the St. George Promenade and September 11
Memorial, the St. George Theatre, the planned Courthouse and town square, and the
National Lighthouse Museum currently under construction. Also in the St. George and
Tompkinsville areas new residential apartment buildings have been completed, or are
under construction adding over 300 units to the housing inventory of the area and many
more are in the planning stages. In Clifton the Salvation Army is constructing a new $78
million recreation and athletic center on the site of the Bayley Seton Hospital campus.
In Stapleton, the former Homeport site is planned to feature approximately 350 new
units, retail and a 12-acre park. Yet the plan is a missed opportunity to directly affect the
revitalization of the Bay Street Corridor: there are too few connections with Bay Street
and the upland areas and Stapleton; there are no improvements planned for the SIR
stations; the distance between the Corridor and the redevelopment area is too great
without also improving the streetscape and addressing the land uses on those few
connecting streets; and the proposed density is too low considering the size of the site.
As currently configured, the plan may not sufficiently fuel the Downtown economy and
is inadequate to the task of revitalizing the Stapleton and Tompkinsville town centers in
the short term.
New restaurants, shops and galleries continue to open throughout Downtown and the
Corridor and although some have closed many have proven to be more resilient,
complementing nearby centers of cultural activity.
These projects are helping with the rebirth of the area and are contributing to the
resurgence of Downtown Staten Island. Much more work needs to be done: tourists still
do not leave the ferry terminal nor can they easily find local attractions and the area still
has too many sectors that are neglected and deteriorated; the SIR stations are unattractive
and unsafe; the existing zoning is inadequate to the task of contributing to the rebirth of
the area; the remaining automotive and manufacturing uses create land use conflicts; the
pedestrian experience is marred by unappealing streetscapes and public places; and
cultural activity needs to be made a center piece of this revival.
What follows are recommendations for a Special Downtown Urban Design District and
District Improvement Plans with targeted improvements to respond in a coordinated
fashion to renewed interest in the area. Our failure to conceive Downtown Staten Island
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as a single entity, comprised of related communities, is a real impediment to that
coordination. A zoning strategy within a comprehensive urban design plan and an
incremental development approach is needed to maximize the benefits that can be derived
from new construction and ensure the participation of qualified developers.
Our proposal could generate approximately 4,000 new units on the proposed building
sites and encourage the renovation of 450 units within existing buildings, and
substantially increase new ground floor retail throughout the Corridor. It also has the
potential to reserve approximately 1,000,000 square feet of new floor area for education
and cultural uses. These estimates are based on the number of sites in the Manufacturing
districts that were identified in the proposal for new residential and mix use development
and for cultural or education facilities. Up to 1,000 units of the above total could be
accommodated in St. George above the railroad tracks and commuter parking lots.
These figures do not include estimates from the conversion of office space and new
construction elsewhere in St. George, estimated at 2,000 by the Department of City
Planning, nor any potential new development just outside the Corridor and Town Centers.
Approximately another 2,000 units are planned or under construction in the St. GeorgeTompkinsville area by private developers. Thus the number of new units anticipated for
all of Downtown Staten Island could well exceed 7,500 of which 5,500 units would be
located in the St. George-Tompkinsville area. These figures doe not include the Stapleton
Homeport or other sites.
Given the above numbers the Urban Design Plan also calls for new schools and
services, infrastructure and transportation improvements, and new public open
spaces. These are important components of our planning and development strategy and
are necessary for the successful transformation of Downtown Staten Island. New
construction without these related services and improvements would not help the
revitalization of the area and unfairly burden the residents of the upland communities.
Introduction
A special zoning district is proposed to facilitate the growth of Downtown Staten Island
and infuse with new vitality the adjacent neighborhoods of St. George, Tompkinsville,
Stapleton and Clifton by strengthening the Bay Street/Richmond Terrace Corridor as a
regional multi-use and sustainable urban environment.
The proposed zoning for the special district would be designed to promote the
establishment of a thriving arts and entertainment presence in Downtown Staten Island;
protect the cores of the Downtown mix-use village centers; enhance the St George
government center; facilitate growth along the transportation nodes, St. George Station
and on the currently underutilized manufacturing areas; and promote mixed-use
development. (Refer to the Urban Design Plan on page 9 and the St. George,
Tompkinsville, Stapleton and Alice Austen Urban Design Plans on pages 43-46, and
Section VI Summary of Sub-District Plans.)
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Planning and Development Strategy
In this section the reinvention of Bay Street Corridor as the premier street in Downtown
Staten Island is considered from the development potential of the under-utilized
manufacturing districts that surround the SIR stations and the design characteristics of the
built context. The transformation of these areas and the preservation of the core areas of
the town center areas are linked together and is the basis of the proposal.
Consistent with the desire to preserve and promote the Corridor and adjacent town
centers and upland neighborhoods, four distinct sectors or sub-districts are identified
within the study area: St George Station and Civic Center, Tompkinsville and Stapleton
town centers and the Clifton Station hub. Addressing these four areas and town centers is
critical to the success of Downtown Staten Island and its transformation.
This sectional strategy recognizes that along the Corridor there are different built
conditions, infrastructure and typologies, as well as different opportunities for
redevelopment and new construction. The planning strategy also responds to the need to
carefully insert infrastructure improvements, educational facilities, and public spaces in
support of the anticipated increase in population.
In order to achieve the desired balance between preservation of neighborhood character
and growth, the redevelopment strategy links the preservation of the town centers, the
Neighborhood Preservation Areas, to new development and growth in the manufacturing
zoned land, the Transit Development Areas. Except for Front Street, recently rezoned to
C4-2A, all such lands are zoned variously M 1-1, M2-1 and M3-1 and are immediately
adjacent to transportation nodes. Front Street in Stapleton is included because of its
proximity to the SIR station and the proposed town center. Development of these areas
represents a direct opportunity for supporting the revitalization of the commercial hearts
of Tompkinsville and Stapleton, with complementary uses and density, and should not be
squandered. (See Development/Preservation Districts Strategy on page 6).
Growth and Neighborhood Conservation
The growth areas, referred to in the plan as Transit Development Areas, are to be found
in the four sub-districts. Two of the downtown sub-districts: Tompkinsville and Stapleton
are also designated Neighborhood Preservation Areas in the plan, these are located in the
recognizable hearts of the old village centers. Sectoring the Bay Street Corridor in this
manner allows us to balance what might at first glance seem like conflicting objectives:
retaining existing neighborhood scale and architectural character while promoting the
growth and reinvention of Bay Street as the unified downtown of Staten Island.
The Bay Street/Richmond Terrace Corridor is the anchor that will connect the four subdistricts that make up the new Special Downtown Urban Design District. Not only will
these sub-districts focus on economic revitalization through the arts and the mix of uses
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proposed, they would also function as preservation, transportation, and development
nodes within the Special Zoning District.
The proposed Neighborhood Preservation and Transit Development Areas are
strategically linked through a number of proposed zoning mechanisms. Our proposal
includes special bulk controls and an incentive program with a limited timeframe. Some
of the proposed improvements such as widened landscaped sidewalks would be
mandatory, others such as space for not-for-profit cultural facilities and art-support
spaces, façade restorations and living-work quarters for artists, would be encouraged
through floor area incentives. These special floor area incentive provisions and maximum
permitted building heights would expire after a period of a few years. This “sunset”
clause is intended to spark redevelopment and revitalization in the short term and could
be in effect from six to eight years, and if successful extended for a longer period of time.
Floor Area Bonuses
Four mechanisms are proposed to encourage the redevelopment of Downtown Staten
Island as a cultural district:
•

A Transfer of Development Rights Program to encourage the restoration of the 18th
Century building stock.

•

A Housing Bonus to provide living-work quarters for artists and middle-income,
workforce units.

•

A Cultural Space Bonus to develop space for non-profit cultural facilities, art studios,
and rehearsal spaces.

•

A Downtown Staten Island Fund to provide support for the proposed improvements
and cultural activities.

Within the Transit Development Areas the floor area may be increased through the
provision of the Housing Bonus and the Cultural Space Bonus, the purchase of
development rights from 18th Century buildings in the Neighborhood Preservation Areas,
and contributions to a Downtown Staten Island Development Fund. All of the sites within
the Transit Development Areas would have special bulk controls, enabling them to use
the additional floor area, many of which will expire after the indicated time period.
Within the Neighborhood Preservation Areas the floor area may be increased through use
the Housing Bonus and the artist space component of the Cultural Space Bonus. In
addition sites with existing 18th Century buildings may sell the unused development
rights to a site within the Transit Development Area in return for complying with a
Façade Restoration Program. The maximum height of any building in the Preservation
Areas would be six stories, achievable only with the Housing and Cultural Space
bonuses.
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Transfer of Development Rights Program. The Transfer of Development Rights Program
(TDR) is proposed to maintain the low-rise scale of the Tompkinsville and Stapleton
town centers and promote the renovation and improvement of the existing buildings
within their core. Qualifying 18th Century buildings within the Neighborhood
Preservation Areas would be able to sell their unused development rights to any
development site within the Tompkinsville and Stapleton Transit Development Areas and
to Special Parcels located on the periphery. This provision would expire after the
indicated time period.
Downtown Staten Island Development Fund. Another component of the development
strategy is the establishment of a Downtown Staten Island Development Fund to support:
the development of cultural and educational facilities; the programming of art, music,
dance, poetry, and education activities; and area wide streetscape, open space and transit
improvements.
The Fund would be administered by a corporation comprised of local cultural institutions,
artists, residents, and business organizations and elected officials and would be similar in
structure and principle to development funds established by the City in the Hudson Yard
and West Chelsea areas of Manhattan. Development contributions to the fund would
generate additional floor area on any site within the Transit Development Areas.
Cultural Space Bonus. This floor area incentive has two distinct components: a bonus for
the provision of floor area for not-for-profit cultural or educational organizations and the
creation of artist support spaces such as studio and rehearsal spaces. The cultural and
educational facility component would apply only to developments within the Transit
Development Areas or Special Parcels within all Sub-districts and may be used for
facilities proposed off-site. The bonus for the art support space component would apply
throughout the Special District on all sites and would be used to generate such spaces
within the project sites.
Housing Bonus. A bonus for the provision of middle-income workforce housing and
work-living quarters for artists is proposed. Middle-income populations earning 80% to
125% of the Borough’s Area Median Income and artists certified by the Department of
Cultural Affairs earning 60% to 100% of the Area Median Income would qualify. This
bonus would be available throughout the Special District.
Urban Design
Urban design includes street beautification, public open spaces, building façades and
traffic calming, elements that are discussed in detail in the recommendations. The focus
of this section is on optimizing the aesthetic quality and performance of the Bay Street
Corridor and the town centers. Factors that are crucial in this respect include being
mindful of use and movement, the interface between public and private realms, the
expression of cultural and heritage values through the built environment, and the
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relationship between building form, height, and typology and how these affect the nature
and identity of bustling areas.
Our aim is to create a marketable downtown with public places, transit-oriented
development, green urbanism, and building forms that protect views and join the
collective memory of residents and visitors to become part of the history of the Corridor.
In order to promote design on a human scale in the areas identified for development and
protect the hearts of the historic town centers from inappropriate development, the
following street wall, setback, height and special design controls are proposed:
St. George. In St. George a platform is proposed above the existing parking lots and
railroad right-of-way to support new streets, development sites and public open spaces.
This deck will extend from Richmond Terrace and terrace down to the waterfront:
•

The principal level of the platform would be at the same level as Richmond Terrace
or within two feet of that elevation to allow for two levels of parking below and not
obstruct views from Richmond Terrace.

•

Several new blocks and streets are proposed to bring residents, commuters and
visitors closer to the shoreline and the ferry terminal including a New Ferry Street
parallel to Richmond Terrace and a realigned Wall Street.

•

Three new building sites and a civic center plaza would be created on the new blocks
adjacent to Richmond Terrace; other open spaces would contain a mix of active and
passive recreation and landscapes.

•

The new building on the site next to the ferry terminal would be required to maintain
clear of obstructions the first four stories, except for structural supports and access
lobbies, to preserve the view of the harbor from Richmond Terrace. This would result
in a new, covered or glass enclosed, landscaped public open space. Above this
volume there would be a three-story section for public and semi-public uses including
retail, catering and conference facilities, and television broadcasting among others;
after that the building must set back from all sides and could rise between 16 and 18
stories depending on the building design and program, setback distances and relation
to upland view corridors and built context.

•

Closer to the waterfront and on the lower terraced deck a new cultural facility, the
Staten Island Museum of Contemporary Art, is proposed. It would be located adjacent
to the ferry terminal and along the proposed New Ferry Street.

•

A new arrival and passenger drop-off plaza would be created adjacent to the main
ferry entrance, restoring the sense of arrival to Downtown Staten Island and creating a
more welcoming and pleasant experience for commuters and visitors.
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•

Two new residential buildings sites north of the stadium would be setback 100 feet
from Richmond Terrace, have a clear height of two stories, and may rise between 16
and 19 stories depending on their proximity to the Ferry Terminal, distance from the
street, sight lines and relation to view corridors. Also proposed in this area is a site for
a new 2-story educational facility.

•

The building site at the intersection of Stuyvesant Place and Richmond Terrace is a
gateway to the St. George government center and was intended to have landscaping
and civic uses as designed by the architects of the civic center plan and Borough Hall,
Carrere and Hastings; 20 to 40 foot landscaped setbacks would be required on all
streets except Stuyvesant Place.

Tompkinsville. In Tompkinsville two sets of interrelated bulk controls are proposed to
address growth and the context of the Tompkinsville town center. The core of the town
center is the Neighborhood Preservation Area and the sector closest to the train station is
the Transit Development Area:
•

Within the Neighborhood Preservation Area sites with existing buildings may utilize
the proposed TDR Program to restore the 18th Century façades. Those sites would not
be able to use the Cultural Space or the Housing Bonuses and would be limited to
four-story heights to maintain the street wall and typology of the surrounding context.
Sites for new building may use the Cultural Space or the Housing Bonuses but would
not be eligible for the TDR Program. Those building sites would be allowed to rise
between 4 and 6 stories and maintain the street wall for the first four stories.

•

Within the Transit Development Area building sites on the west side of Bay Street
would have a street wall between four and six stories and not exceed 10 stories.
Buildings on the east side of Bay Street and along Front Street would be a type of
towers-on-a base; the bases would be between four and six stories in height and must
be setback from all streets except Bay Street. The height of the upper portions of the
buildings would vary between 12 and 19 stories depending on their proximity to the
station, surrounding open space and setbacks. All of the proposed floor area
incentives would be allowed.

Stapleton. In Stapleton three sets of interrelated bulk controls are proposed to address
growth and the context of the Stapleton town center. In addition to a Neighborhood
Preservation Area and a Transit Development Area there are certain sites, Special
Parcels, which because of their location at the periphery of the town center and on very
long blocks would have special public open space and bulk requirements:
•

Within the Neighborhood Preservation Area sites with existing buildings may utilize
the proposed TDR Program to restore the 18th Century façades. Those sites would not
be able to use the Cultural Space or the Housing Bonuses and would be limited to 4
story heights to maintain the street wall and typology of the surrounding context.
Sites for new building may use the Cultural Space or the Housing Bonuses but would

Zone Architecture

38

not be eligible for the TDR Program. Those building sites would be allowed to rise
between 4 and 6 stories and maintain the street wall for the first four stories.
•

Within the Transit Development Area most of the new building sites along Front
Street would be towers-on-a-base, the bases would be between 4 and 6 stories in
height and must be setback from all streets and the elevated railroad. The bases would
contain public parking garages to service the Corridor. The height of the upper
portion of the buildings would vary between 12 and 16 stories depending on their
location, street width, proximity to proposed parks and open spaces, and transit
station. Two sites along Front will be limited to four stories. New buildings within
this area would be permitted to use of all of the proposed floor area incentives for a
period of six to eight years.

•

Special Parcel controls include: through-block landscaped pedestrian connections,
park spaces and 20-foot setbacks for landscaped sidewalks. The height on these
special sites may vary between 6 and 8 stories depending on the location on the
Corridor, proximity to Tappen Park, street width and proposed open space
improvements. The typology is similar to that of a street wall building. These Special
Parcels may use any of the proposed floor area incentives.

Clifton. The new Alice Austen neighborhood would have a new street and block pattern,
and would be built with loft-like buildings along Willow Street and adjacent to the
railroad tracks. It would include contemporary apartment buildings on 4 to 6 story bases
on sites nearest the train station. It would also have three new parks including a
waterfront park, a two-story cultural facility and multi-media center and a site for a
proposed Staten Island High School of Art and Design. The base of the apartment
buildings would have ground floor commercial, parking and other art related uses above,
with 14 to 19 upper stories residential depending on the proximity of the site to the transit
station, surrounding open spaces, parks and setback areas.
Building Design Guidelines. The first four stories of all new buildings within the Bay
Street Corridor and the town centers would be required to incorporate design elements
and interpret traditional building design features using a contemporary design vocabulary
and materials to maintain the existing character, strengthen the street walls, and create a
consistent and cohesive environment. These building façade features would include
cornice-like features and other horizontal elements; the placement, type, size and pattern
of the window openings; the design and scale of the storefront bays, bulkheads, transoms,
and sign bands; vertical lines that recall the rhythm set by the narrower buildings on
smaller lots; and the relationship of the floor-to-ceiling heights.
The required building base of all apartment buildings located along the Bay Street
Corridor would contain a mix of uses such as ground floor retail, art studios and other art
related uses, living-work quarters for artists and other commercial spaces. Parking within
the base would be required on all new buildings located along Front Street in
Tompkinsville and Stapleton and on Bay Street adjacent to the SIR station in Clifton.
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The last 2 to 4 stories of all buildings taller than ten stories would be required to setback a
approximately 20 feet on all sides, and the floor area of those floors not exceed 50
percent of the floor area of the floors below. The design of these two floors should be
noticeably different from the floors below and incorporate green building design features
and rooftop gardens.
All new construction would be required to use modern building techniques and materials
that promote sustainability, feature recycled materials and conserve energy. New
buildings and renovations would have to adhere to the LEED (Leadership in Energy and
Environmental Design) Green Rating System established by the U.S. Green Building
Council. A Platinum certification by that organization would be required of all
developments within Downtown Staten Island.
In addition all new buildings would be required to incorporate natural features by
providing setbacks, balconies, indoor gardens, greenhouses, green walls, and terraces that
allow landscaping and provide visual cues of the greening of Downtown Staten Island.
The design quality, materials and construction techniques used in Downtown should
reflect a new era and signal a change in the status quo for new development on Staten
Island by calling attention to the importance of aesthetics in creating a livable, vibrant,
and exciting destination. Consistent with the greening of Downtown Staten Island and the
town centers and in order to raise the aesthetic standard for new construction, no new
buildings with synthetic materials (Exterior Insulation Finishing System, synthetic
stucco, vinyl and aluminum siding, and brick face, among others) that attempt to replicate
the actual material would be permitted.
Land use
In the past, the Stapleton and Tompkinsville town centers were two of the main
commercial areas of the North Shore, filled with stores, offices, residences and other
service facilities. Today although the area continues to be a focal point for business and
cultural activity many of the storefronts outside the core areas are vacant. What the
commercial and town centers are lacking is the continuous retail and comparative
shopping options and amenities that many downtowns have. Existing retail is scattered
not clustered, which makes it difficult for residents to reach them within a short tenminute walk.
The experience of downtown as a living and working location for artist is an important
consideration of the plan. To promote downtown culture and expand the retail experience
the following is proposed:
•

Encourage not-for-profit galleries, rehearsal studios for art, music, dance and theater,
small performance spaces both at the ground floor and second floor spaces of new
developments within the entire Bay Street Corridor and town centers.
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•

Retain the mixed-use character of the Bay Street Corridor and allow art-making and
art-themed retail businesses such as weaving or tapestry, bookbinding and bookstores,
ceramics and craft stores, music stores, custom clothing, music instrument
fabrication, photographic and motion picture studios, textile printing, toy
manufacturing, printing and custom furniture among others.

•

Encourage living-work quarters for artists and workforce housing with home office
spaces as part of this mix in all new developments within the Transit Development
Areas.

•

Provide floor area incentives for the development of new non-profit, cultural and
educational facilities such as museums and schools and provide opportunities for
local artists to create public art for the Downtown.

The purpose of the above is to attract new revenue from tourist and visitors while
enhancing the character of Downtown Staten Island and its reputation as a center of
creative activity. Specific land uses and facilities are proposed for each sub-district as
follow:
St. George. In St. George the mix of uses under consideration in the expanded St. George
Station would include activities that traditionally take place in and around major
transportation hubs and government centers. These are public functions and the proposed
uses would complement existing facilities and enliven the civic and transportation center
of Staten Island. This is the gateway to Downtown Staten Island and it should be more
than merely a place that one passes through on the way to somewhere else. It should be a
destination and meeting place as well.
The recommended uses on the new streets and blocks directly adjacent to the ferry
terminal would include a retail commercial center, a major new cultural facility such as a
Staten Island Museum of Contemporary Art (SIMOCA) and an art-park, other
commercial uses such as catering facilities, conference center, meeting rooms, hotel,
cinemas, television broadcasting studios, and a formal civic center plaza directly across
Borough Hall. In addition there would be significant amount of new landscaped public
open spaces and trees. These would be located on the proposed street and blocks created
above the existing parking areas. The parking capacity would be increased but would
now be located in garages below grade.
Residential uses, accessory commercial and active recreation, an active sports use or
outdoor ice-skating rink, would be located on the platform north of the SI Yankees
Stadium. This area is envisioned primarily as a public park with two sites identified for
private residential development and one for a new school or cultural facility.
New transportation related uses would include stops for the proposed Downtown Trolley
and two low-rise transit access buildings with retail near Richmond Terrace.
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Tompkinsville. In Tompkinsville mixed-use buildings would be the norm. Within the
Neighborhood Preservation Area ground floor local service and retail establishments, and
art-themed retail are encouraged, residential uses would be located above.
Within the Transit Development Area, mixed-use buildings with ground floor retail
would be required along Bay Street. Art-making businesses and related commercial uses
would be permitted, as well as living-work quarters for artists on the floors above within
the first four stories of the required base of the building. Residential uses would be
permitted on all levels above the ground floor provided these are located above the artmaking businesses and other commercial activity. Public parking garages would be
required on any building site along Front Street.
Stapleton. In Stapleton, within the Neighborhood Preservation Area and on Designated
Parcels, the pattern would be set by mixed-use buildings comprising of ground floor local
service and retail establishments and art-themed retail uses, living- work quarters for
artists, and art-making businesses within the first four stories. Residential uses would be
permitted on all levels above the ground floor. Art-making businesses would also be
permitted on the Special Parcels.
Within the Transit Development Area public parking garages would be required on all
building sites in addition to living-work quarters for artists. New ground floor retail
frontage would be required along Water and Canal Streets between Bay and Front
Streets. Two sites along Front Street have been identified for education or cultural use.
Alice Austen. In the new Alice Austen neighborhood in Clifton the mix of uses under
consideration would include public parking facilities on the two sites nearest the Clifton
train station, ground floor retail along Bay Street, and art-making businesses and other
commercial activity in the lower floors. Residential uses on all sites along Bay Street
would be permitted on all levels above the ground floor provided these are located above
the art-making businesses and other commercial activity. In addition a site has been
identified for the location of a new high school, the Staten Island School of Art and
Design would be located on Greenfield Avenue.
Building sites not on Bay Street would be permitted a mix of art-making businesses and
living-work quarters for artists above in loft-type buildings. Three public open spaces are
proposed. As part of the new public open spaces proposed a site on Bay Street with views
of the harbor has been identified for a new cultural facility; the Alice Austen Multi-Media
Center for the Arts (AAMCA) would be a new photography and electronic art center.
This concentration of new uses and activity near the Clifton train station (renamed Alice
Austen Place) would help revitalize this area and provide a needed link with businesses to
the south.
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New Streets and Connections to the Historic Waterfront and Port
To facilitate access to the shoreline and reconnect the upland areas and town centers with
the waterfront and improve vehicular circulation the following new streets are proposed:
•

In St. George a new wide street (New Ferry Street) parallel to Richmond Terrace and
extensions of Schuyler Street and a realigned Wall Street to the new street, and
extending Slosson Terrace to St Marks Place.

•

In Tompkinsville narrowing and closing part of Victory Boulevard east of Bay Street,
widening and realigning Hannah Street between Bay and Front Streets, widening
Swan Street between Van Duzer and Bay Streets, widening Van Duzer Street
between St. Julian Place and Swan Street, eliminating the Van Duzer Street Extension
to Bay Street in Tompkinsville and restoring the median and landscape at the center
of Bay Street between Slosson Terrace and Baltic Street.

•

In Stapleton extending Congress Street (parallel to Wave Street) between Bay and
Front Streets, extending Sand and Cross Streets to Front Street, turning Cross Street
between Bay and Beach Streets into a pedestrian street, restoring Wright Street at
Tappen Park, and a new pedestrian street between Cedar and Canal Streets.

•

In Clifton a realignment and widening of Front and Edgewater Streets, a new street
between Greenfield and Willow Avenues parallel to Bay Street, two new streets
adjacent to the SIR tracks with two perpendicular streets to connect with Greenfield
Avenue and Cedar Avenue.

•

New trees would be required and planted on all new and existing streets, as well as
the Bay Street Corridor to add greenery and shade where it is currently lacking and
reduce air pollution and storm water runoff.

Parks and New Public Open Spaces
To add to the inventory of open space the following are proposed:
•

In St. George several large, tiered parks and landscaped plazas (built on new
platforms over the existing parking lots and open railroad between Richmond Terrace
and the shore). These include a new, formal civic center plaza and borough gateway
(directly across Borough Hall), an enlarged ferry entry and arrival plaza with new
passenger drop-off points (across the proposed New Ferry Street), a large glass
enclosed landscaped plaza and several smaller public open spaces with active and
passive recreation such as a tree-lined walk between St Nicholas and the stadium;

•

In Tompkinsville a new linear park built over the railroad tracks extending between
St George and Tompkinsville, a new park and boathouse adjacent to the Joseph Lyons
Park, new green spaces adjacent to Victory Boulevard and Minthorne Street by the
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SIR, and Victory Boulevard turned to a pedestrian street east of Minthorne Street
eliminating the concrete traffic barriers and allowing pedestrians to cross at grade;
•

In Stapleton a new park on the block bounded by Bay, Canal, Front and Water
Streets, and a landscaped mall at the center of Canal Street (extending Tappen Park
simultaneously toward the Homeport, the waterfront and the upland area), landscaped
setback areas adjacent to the SIR tracks, two new parks between Baltic Street and the
proposed Congress Street extension (on Bay Street and on Front Street), and a new
pedestrian street on Cross Street between Bay and Beach Streets;

•

In Clifton two new, large waterfront parks (on the site of the parking lot and vehicle
storage yard), a new park in the center of the proposed mixed-use neighborhood
bounded by Willow Avenue and new streets, and landscaped setback areas adjacent
to the SIR tracks.

Transit Improvements
Transportation in the new downtown has to be greatly improved. As of the 2000 census
67,000 ferry passengers, 34,000 bus riders, and 4,800 SIR riders are on public transit on a
daily basis. At present all transit is geared towards getting passengers to the St. George
Ferry terminal, even though about half of all full-time employees in Staten Island
commute within the Staten Island for work. In Downtown Staten Island, transportation
needs to be refocused on travel within the borough, while better and more frequent
service is the goal for the current ferry service to Manhattan.
An important planning goal is to have any point in the sub-districts be about a ten-minute
walk to transit (1⁄2 mile) and encourage development near existing SIR stations. While
these sub-districts are not meant to be transportation villages, having them function as
minor transportation hubs will help to inter-connect the district. To further reinforce those
connections between the sub-districts, the waterfront and integrate new development
within the Homeport a Downtown Trolley is proposed. This strictly local convenience
would provide residents, visitors, and shoppers with a shuttle-like service carrying
passengers to Downtown’s main attractions and retail services.
In addition, clear signage for walkers to direct them to the stations, ferry terminal, art and
cultural sites, and the waterfront would increase the liveliness of the streets. Installing
bike lanes and share the road signage would help improve the cycling infrastructure in
Downtown Staten Island and promote more activity.
To improve transportation connections between bus, rail, car, and pedestrians and provide
direct access to downtown neighborhoods the following are proposed:
•

In St. George locate a new entrance to the SIR and the future north-shore line close to
Richmond Terrace within the new public spaces, establish a more visible and
recognizable entrance for the St. George Ferry Terminal and bus terminal, improve
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the appearance and presence of the bus terminal and passenger access ramps by
removing the walls separating each ramp and allowing cross-circulation, increase the
height of and make transparent the roof of the bus access ramps, and landscape the
travel paths from Richmond Terrace.
The recommendations and design of the St. George waterfront have taken into
consideration the future reactivation of the abandoned rail line running along
Richmond Terrace as a commuter line with links to the SIR and the ferry terminal,
and a proposed Downtown Trolley.
•

In Tompkinsville redesign and raise the roof of the station to improve visibility and
transparency, extend the station platform toward the realigned Hannah Street and
beyond, replace all chain link fences, remove concrete barriers and add landscaping.

•

In Stapleton redesign and extend the station platform toward Canal Street, provide a
new entrance from the proposed park with visible access points, replace all chain link
and barbed wire fences, and celebrate the colonnaded support areas by converting the
spaces to a cultural or retail uses, remove the chain link fences, improve lighting and
safety, and add landscape.

•

In Clifton extend the station platform across Bay Street toward the proposed new
street adjacent to the rail line and provide new entrances from Bay and Front Street
and from the proposed new street.

Parking
To increase parking options for visitors and residents a decentralized parking strategy is
proposed. New private development within the designated growth areas adjacent to the
Tompkinsville, Stapleton and Clifton train stations would be required to provide a public
parking component. These would for the most part be located on sites along Front Street
and on scattered sites along Bay Street and Canal Street. In St. George additional parking
can be provided below Richmond Terrace on an intermediate deck over existing parking.
In addition a residential parking program is proposed in St. George to allay concerns with
street parking demand and reduce the competition between residents and commuters for
the limited number of spaces that currently exist. Such a program has been recently
proposed by the City for other areas in conjunction with the proposed Congestion Pricing
program.
Conclusion
While Staten Island is the least dense of the five boroughs of New York City, it is twice
the size of many of the nation's most desirable and thriving cities. With just less than half
a million residents, it is time to give Downtown Staten Island and the upland
neighborhoods the attention, investment, and resources that it deserves.
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As this proposal for a Special Urban Design District illustrates, Downtown Staten Island
can, and will be, a thriving waterfront community, a newly created CBD, and an
important artistic/cultural center.
We have recommended a strategy that balances growth while preserving neighborhood
character and scale. This planning approach calls for the careful insertion of new growth
in the vacant and underdeveloped manufacturing land along the waterfront and adjacent
to the existing transit infrastructure. The strategy recognizes the importance of the upland
communities and the quality of life issues in these communities and calls for shifting
development away from the older districts with their narrow streets and the hillsides, to
the low lying, level areas nearer the shoreline. It also calls for new services, community
facilities and significantly increases the amount of public open space.
The proposal restores the historic connection of the upland areas and Downtown Staten
Island with the waterfront and promotes an urban form that allows new buildings to relate
to the existing scale of the Corridor and Town Centers. By concentrating development in
key areas it prevents the creation of a wall of new buildings along the Corridor and in the
Town Centers that would significantly block the views of the harbor.
The proposal is neither the result of zoning nor ad hoc development opportunities, thus it
does not identify zoning districts nor specifically respond to long dormant development
sites. It relies foremost on a vision of a community and the sense of place that Downtown
Staten Island desperately needs.
Residents, business owners and cultural groups have long been aware of this most
wonderful historic area and of the need to consolidate the gains made after many years of
great effort. Downtown Staten Island currently has a diverse population, housing and
building stock, and retail activity. For it to be successful in the future these are the very
assets that need to be built upon to make the district be the attraction that we are
confident that it will be.
This plan is an attempt to articulate the reinvention of the area as Downtown Staten
Island and accommodate new residents. The open spaces and parks, the transportation
improvements, the mix of land uses, and the cultural and education facilities are carefully
woven together in our strategy. While it may be possible to modify and alter the details
subject to zoning, market and development considerations and community needs, it
would not be possible to severe these links. It is our hope that this strategy serves, at the
very least as a guide for the planning and redevelopment of the area.
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V. Recommendations for Downtown District Improvements
Recommended City and Borough Hall Initiatives
The City can take additional steps to create conditions that attract major new
redevelopment and private capital, and encourage the growth of Downtown Staten Island
and the vision that residents, businesses, and cultural organizations have of this long
neglected area of the borough.
Downtown needs a great transit and open space infrastructure, rezoning the area will not
be enough. The area has an underdeveloped transportation infrastructure with significant
problems (low rider-ship, poor coordination between systems, unfriendly spaces and a
lack of presence) that can nevertheless be used as the basis for encouraging growth in
Downtown with a number of significant changes.
Targeted improvements besides transportation are also needed to act as catalysts that
create fertile conditions for private development: pedestrian and streetscape amenities;
traffic circulation; waterfront access and public open space; and other improvements such
as burying overhead utility lines.
Government can facilitate this process by bringing together city and state agencies,
residents and businesses in a Downtown Staten Island Task Force to address related
issues as a team. A Downtown Staten Island Task Force could coordinate issues as
diverse as clean-up programs, inter-modal connections, tax incentives to attract artists
and art related uses, middle-income and live-work artist housing programs, new transit
signage, zoning, and development and infrastructure improvements.
Downtown Staten Island is not yet on the city’s radar as a viable commercial center, and
its scale is admittedly different from other parts of the City that have received attention in
the recent past. Yet it is an area that given its proximity to Lower Manhattan and its
highly educated and diverse population could rank as one of the City’s most significant
and unique business district.
As previously stated the current development plan for the Stapleton Homeport does not
do enough to help with the revitalization of Downtown Staten Island. The City should
reconsider the plan and establish genuine physical and economic connections between
that community and Downtown. The narrow focus of the development plan and its lack
of integration with Downtown Staten Island suggest that the site will remain isolated
from the surrounding community and fail to act as the catalyst that Downtown needs.
Downtown Staten Island is an area that is very different from other parts of the borough;
differences often overlooked by many whom erroneously perceive the borough as a
uniform statistical entity. This is a mistake, Downtown is an area that is unique and while
it shares its identity with the rest of the borough, the solutions that are needed here have
more in common with the older downtown areas of smaller cities.
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Recommended Downtown Council Initiatives
Interim activities and initiatives the Downtown Staten Island Council should pursue:
• Sponsor a Downtown Trolley to interconnect the various town centers, the ferry
terminal, train stations and parking areas with Bay Street.
• Sponsor a Cultural Activities Program: public parades, pageants and festivals,
poetry readings, music events, outdoor theater and dance performances, and fashion
shows unique to the area’s art scene.
• Market ethnic retail and the ethnic businesses as a special component within the
Downtown Cultural District,
• Establish information kiosks in the town centers and at the St. George Ferry
Terminal with visible space for Downtown cultural institutions and historic district
civic associations.
• Establish a Façade Improvement and Signage Programs for buildings within the
Tompkinsville and Stapleton town centers.
• Establish a Streetscape Improvement and Public Art Program and sponsor art-inthe-street and artist designed street furniture.
• Reach out to downtown cultural institutions; find temporary homes for nascent
cultural organizations.
• Create a Business Improvement district (BID).
• Originate and sponsor a bike share program to provide an alternate mode of travel
within Downtown.
• Work with elected officials to address lack of on-street parking within the St.
George Civic Center and promote a residents only on-street parking program within
St. George.
Recommended Streetscape Improvement and Public Art Program
The physical and visual atmosphere could be greatly improved with a streetscape plan
focused on the arts and the cultural diversity of the population. Streetscapes are the life
and blood of a neighborhood; they serve as information, provide charm, and improve
relaxation while walking. Collectively the following streetscapes elements provide a
neighborhood with a unique character and identity.
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Street Furniture
These elements range from pavers, benches, litter baskets, to street lamps, phone booths,
and beyond. Together they provide a variety of services, which depending on how much
and where they are provided can create a positive impression. The Bay Street corridor
and Downtown Staten Island are seriously lacking in this respect. There are too few
benches (other than at parks) and other amenities, too many broken sidewalks, chain link
and concrete pedestrian barriers, poor lighting and above ground power lines that take
away from the visual character of the town centers.
Information
As a visitor or tourist, being able to navigate through an area with ease and confidence is
critical. Information, traditional, and multi-lingual signs, maps and booths as well as
more recent “smart technologies” such as GPS and other wireless communications are
important features. Without proper information, potential visitors will be confused or
discouraged.
Planting and Landscaping
Like street furnishings, landscaping along streets can have positive psychological effects
on an area. Neighborhoods with abundant plantings tend to be perceived better, more
stable and rich with history. Other than a few plantings outside Borough Hall and some
sparse tree plantings along Richmond Terrace, the study area desperately lacks adequate
street plantings.
Public Art
Not only do streets need to be furnished and planted, but they must be active and
engaging as well. Street activity can take on many forms such as markets, fairs, cafes and
other social activities including people watching and the enjoyment of cultural activity
and art in a public space. The streetscape improvement program can be linked to
incentives to attract artists to live and work in Downtown Staten Island and even require
that artist benefiting from these incentives sell part of their work within the district as in
Downcity, Providence RI.
Taken together the above streetscape and public art recommendations would make the
corridor and town centers more inviting and animated places, and infuse them with a new
vitality. A cohesive streetscape can emerge that will give Downtown Staten Island its
unique identity and sense of place.
Recommended Façade Improvement Program
Façade improvements are an excellent way to breathe life back into existing buildings
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and areas that have not been maintained properly over the years. Since the Tompkinsville
and Stapleton town centers have many 18th Century and other noteworthy buildings a
façade restoration and rehabilitation program is recommended. Such program would
include a list of building materials and color/paint variations for new and existing
buildings, with the aim of creating signature aesthetics that define the town centers.
Another area the program could address is signage and awnings, which are very
important to the look and feel of a neighborhood and businesses. They give a place
character and done right present a welcoming atmosphere for businesses and shoppers.
There are several aspects of signage that should be avoided for example, not block or take
away from architectural features of a building. Similarly signage and awnings should
conform to individual storefront openings and should not overlap with other storefronts.
The façade improvement guidelines could also address the color, and materials of the
retail storefronts as well as best practices regarding the restoration of cornices and other
architectural detail and ornamentation.
The above are recommended in addition to the proposed controls found in the urban
design plan that would regulate the size, placement, transparency and height of new
developments in the town centers. The Downtown Staten Island Council should develop
such a program and promote design guidelines.

18th Century buildings in Stapleton

Zone Architecture

55

VI. Summary of Sub-District Plans
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St. George Station and Civic Center Sub-district
The St. George sub-district will be vital as an enhanced civic center and transportation
hub. While it currently has the St. George Ferry Terminal and many of the grand civic
buildings (Borough Hall), this district will create a new sense of place and pride for
Staten Island and the North Shore. This sub-district will:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Deck over existing parking lots north of terminal to create multi-tier new space
Create new planted public spaces, open and enclosed
Provide pedestrian friendly crossings and improvements
Improve access to the ferry terminal and bus depot
Create a new civic center plaza, ferry arrival plaza and art-park
Call for a Staten Island Museum of Contemporary Art (SIMOCA)
Call for a mixed-use complex (commercial, residential, conference, hotel and retail)
Redesign the bus depot to allow in light and open views
Incorporate active recreation on lower level of new decking
Create new landscaped sidewalks and extend the Richmond Terrace esplanade
Create new streets and facilitate pedestrian circulation
Provide space for public artworks
Provide a site for a new education facility
Accommodate between 750 and 1,000 new residential units
Create a new retail activity and shopping destination.

Mixed Use Alternative
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Mixed Use Section / Elevation

Residential Alternative
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Tompkinsville Sub-district
The Tompkinsville sub-district will be a new and vital preservation and transportation
node. This sub-district will preserve the existing mixed-use downtown and park, and
encourage support spaces for the arts and retail. The sub-district will:
•
•
•
•
•
•
•
•
•
•
•
•
•

Create a new park and boathouse for kayakers adjacent to the Joseph Lyons Park
Create new planted public spaces and sidewalks on Bay St. and Victory Blvd.
Preserve and protect the special character and built context of the town center
Facilitate new growth around the SIR station and manufacturing areas
Improve public access and visibility to existing transit
Ensure that new development is in context with the current building typology
Improve access to the waterfront at Victory Blvd. and Hannah St.
Create mix-use live/work space through loft type building spaces
Allow space for art related uses and the production of artworks
Improve the physical appearance of the town center and train stations
Redesign Bay Street as a formal boulevard and gateway to the civic center
Realign Hannah Street for better circulation
Accommodate up to 1,150 new residential units and 150 apartment renovations.
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Stapleton Sub-district
The Stapleton sub-district will be a new and vital preservation and transportation node.
While this sub-district already has a rezoning plan in place for its waterfront the plans for
this sub-district and modify and enhance the existing plan. The sub-district will preserve
the existing mixed-use town center and park and will:
• Create new parks and planted public spaces and sidewalks on Bay St
• Create a linear park extending Tappen Park toward the waterfront and inland
• Create a landscaped arrival plaza and gateway to the Stapleton Town Center
• Provide pedestrian friendly access and improve visibility to SIR station
• Facilitate growth around the SIR station and Front St.
• Enhance the pedestrian environment with new pedestrian only streets
• Create music, performance, and dance, rehearsal and recording spaces
• Protect the special character and built context of the town center
• Ensure that new development is in context with the current building typology
• Create mix-use live/work space through loft type building spaces
• Establish new streets to Front St. to improve links to shore and Homeport site
• Allow space for art related uses and provide mix-use live/work spaces
• Provide sites for new cultural and education facilities
• Improve the physical appearance of the town center, Bay St. and the SIR
• Accommodate up to 1,000 new residential units and 300 apartment renovations
• Create over 400 new public parking spaces
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Clifton/Alice Austen Sub-district
The Clifton sub-district will be a new neighborhood and transportation node at the
southern end of the Downtown district. With its significance we propose to rename the
Clifton SIR stop the Alice Austen Station in honor of Alice Austen, photographer who
grew up in the area and the museum located nearby. The sub-district will:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Give the area historical and contextual relevance
Create new viewing opportunities of Verrazano-Narrows Bridge and Brooklyn
Create mix-use live/work space through loft type buildings and neighborhood
Enhance the pedestrian environment and crossings
Create new parks along the water, Bay St and in the heart of the neighborhood
Create a landscaped arrival and departure area
Provide pedestrian attractive and friendly access to the Austen SIR station
Facilitate new growth around the station and manufacturing areas
Establish new streets and blocks
Improve access to the waterfront
Provide space for the production of art and light industrial work
Realign Front and Edgewater Streets to improve circulation and access
Set aside space for art related uses and provide mix-use live/work spaces
Provide sites for new cultural center and education facilities
Accommodate up to 1,250 new residential units
Create over 400 new public parking spaces.
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Appendix I
Arts and Cultural Districts
The United States is home to more than 100 arts and cultural districts. Foremost among
the goals of these districts are to link art with community redevelopment and downtown
revitalization, make the areas safe and more attractive, provide space for new cultural
facilities and art organizations, provide housing and work spaces for artists, and establish
a destination for the arts.
Art districts unite businesses, culture, jobs, education and tourism. Throughout the
country these districts have added businesses, and stabilized property values. In
Baltimore, the arts district experienced the greatest economic growth of any of that city’s
downtown areas. In New York City neighborhoods with artists and arts organizations
have generally experienced economic revitalization and have benefited from a
corresponding increase in population and services.
The better organized districts have spurred the development of a cultural industry and
tourism and facilitated the growth of not-for-profits and businesses that cater to the
creative community. Such related retail activities include, art and music supplies,
electronic, hardware, dance footwear and costume apparel stores and legal and design
services. Artists need space to work; the focus is not on elite high culture institutions and
performance venues but on cultural production and industry.
Downcity Arts District, Providence, RI.
The Arts and Entertainment District was established in 1994. The idea behind it: “where
art flourishes, economic development and tourism will follow”. This has resulted in
development of many of the initiatives which have increased the population, tourism,
economic development and enhancing the artistic character of the area as a focus of
creative activity. The district:
•

•
•

Established the Downcity Partnership, Inc. with $9 million commitment by the Rhode
Island Foundation, uses a revolving-loan fund to advocate for economic revival,
mixed-income housing, and an expanded arts district.
Provides state tax credits to encourage the rehabilitation of historic properties and
residential conversions for artist loft housing.
Provides state income tax exemptions for artists who live, work and sell their art
within the district.

Tucson Arts District, Tucson, AZ.
After the first year the Tucson Arts District was established in 1988, a change in the
downtown was evident. Today, it is difficult to find available retail space. The programs
of the Tucson Arts District revitalized a retail-abandoned downtown and brought
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residents and visitors back into the center of the town. The arts served as a catalyst for
this successful rebirth through:
•
•

The formation of the Tucson Arts District, and the development of art facilities
and support for art programming.
An Artists-in-Residence Program that selects artists’ proposals that interact with
the community over a three-month period. These include performance art,
installations and multicultural dance events.

Tucson has a population of 440,000 similar to that of Staten Island and the condition of
its downtown was not unlike Downtown Staten Island.
Station North Arts District, Baltimore, MD
Station North Arts District was designated by the State of Maryland in early 2002 and has
become a focal point of Baltimore's massive urban redevelopment initiative. The goals of
the district were to promote the availability of the arts & entertainment district tax
benefits, create a hospitable live/work environment for artists, preserve the diversity of
the community, and increase homeownership and enhance the neighborhood without
displacing existing residents. Since its inception the artist population has increased and
now number over 130. The district took shape as the city offered some innovative
development incentives:
•
•

•

•

A "Live Near Your Work" tax incentive to help residents purchase homes to live
and work in the district.
"Heritage Area" incentives that matched grants and loans for property renovations
within the designated Heritage Area. Property owners also receive a ten-year tax
credit for redeveloping commercial/industrial buildings for artist housing, gallery
space, dance studios, etc.
"Enterprise Zone Credit" incentives of property, personal property and
employment tax credits, including the ability to deduct income derived from
artwork created and sold in the district. Also businesses offering arts and
entertainment within the district are from admissions and amusement taxes (10%
of gross receipts).
"Midtown Community" benefits that include elevated levels of maintenance by
the city in designated zones, and a variety of other tax credits.

Pittsburgh Cultural District, Pittsburgh, PA
In 1989 The Pittsburgh Cultural Trust and the city's Urban Redevelopment Authority
commissioned a plan, with assistance from the Allegheny Conference on Community
Development and the City Planning Department to define the vision for the Cultural
District, and the steps required to make the vision a reality. These included:
•

The restoration of the former Stanley Theater into the Benedum Center
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•
•

Planned streetscaping programs, facade restorations, new cultural facilities, public
open spaces, and art projects
Building on the foundation of the District's major performance, public open
spaces and amenities projects, and countless commercial developments.

The Pittsburg Cultural Trust currently manages the district, streetscape improvements,
public arts projects and open spaces. Pittsburgh's Cultural District is a great success with
over fourteen new cultural facilities, open spaces, amenities, and commercial
development.
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Appendix II

Existing Street Pattern and Topography Map

Existing Built Conditions Map
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