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Town of Southport, NY 
Zoning Update  
Public Meeting 



Agenda 

 Comprehensive Plan 
 Linking the Comprehensive Plan and Zoning 
 Project Status 
 Questions and Comments 



Comprehensive Plan 

 What is happening in your community? 
 How do you anticipate what is coming? 
 What would you like the community to be, and 

how should it look? 
 How do you accomplish and sustain that vision? 



Comprehensive Plan 

 Build on previous planning efforts. 
 Engage the public to help determine assets, 

opportunities and needs. 
 Produce a shared vision for the future. 
 Develop recommendations to implement policies 

and objectives. 
 Create a future land use plan that exhibits a 

sustainable approach for growth. 
 Outline a specific implementation plan to achieve 

the vision. 



Creating a Strategy-Based Planning Document 

The 
Comprehensive 

Plan 

Implementation 
Strategy 

• Immediate, short, and 
long-term 

• Report card 

• Training and education 
 

 

Inventory & Analysis 
•Demographic analysis of 

past, present, and future 

• Assessment of land use 
patterns 

• Build-out analysis 

• Recreational needs 
assessment 

•Historic features 

Recommendations 
and the  

Future Land Use Plan 
• Vision 

• Goals, objectives and 
policies by topic area 

• Graphical depiction of 
desired build-out scenario 



Implementation Strategy 



Project Background 

 Comprehensive Plan adopted 
March 2014 

 In NY, zoning ordinances must 
be in conformance with an 
adopted comprehensive plan. 

 NYSERDA funding for the 
zoning update awarded 2014 

 Consultants chosen and 
Steering Committee appointed  

 Project began October 2014 



Zoning 

Zoning is the means by which the government 
regulates real property within its jurisdiction 
with a view to protect the health, safety, morals 
and general welfare of the public under the 
police power. 
 
Zoning must be enacted in accordance with a 
well-considered comprehensive plan  in order to 
avoid an arbitrary exercise of government 
power.  



How does a CP relate to Zoning? 

 The comprehensive plan is insurance that the 
ordinance bears a “reasonable relation between the 
end sought to be achieved by the regulation and the 
means used to achieve that end.” 

 
James A. Coon Local Government Technical Series 

Zoning and the Comprehensive Plan  



Project Background 

Zoning Ordinance Update 
1. Funded by Round 2 of NYSERDA’s Cleaner, Greener 

Communities program 
2. Goal is to update zoning to reflect specific “high-priority” 

actions stated in the Comprehensive Plan. 
3. Form-based code for town centers. 

 
Starting the zoning changes 
1. Prepare Diagnostic Report 
2. Purpose: reiterate vision and goals of the Comprehensive 

Plan 
 
 

 



Project Background 

Future Land Use map proposed increased density in Bulkhead, Cedar Street, Pine City. 

 
 
 



Form-Based Code 

Traditional 
neighborhood: 
Mix of land 
uses 
Configuration 
based on historic 
street pattern 
Walkable 

Conventional 
Zoning:  
Separation of 
land uses 
Single use 
districts 
Lack of 
connectivity 



Form-Based Code 

Form-based codes in CN and CR: 
 Concerned with the relationship between building facades and the public 

realm 
 Form and mass of buildings in relation to one another 
 Scale and types of streets and blocks 



Form-Based Code 

 
 

 











Town of Southport 

 Moving from the plan to 
the specifics/laws presents 
challenges: 

 A stakeholder walking tour 
found that increased density 
may not work in practice. 

 The Steering Committee voiced 
concern that the market would 
not likely support a 2-story 
minimum. 

 

 



Town of Southport 

 
 

 

Cedar Street: industrial 
character 

Bulkhead: regional shopping 



The ‘Street Wall’ 

Bulkhead, Southport Bridge Street, Corning 



Form-Based Approach for Commercial Zones 



Comprehensive Plan Goals 

1. Generate Economic Development 
Opportunities 

2. Accommodate the Changing 
Population 

3. Enhance the Community Character 
4. Protect Natural and Historic 

Resources 
 

How can zoning do these things? 



Diagnostic Report 

GOAL #1: Generate Economic Development Opportunities 
Action: Examine zoning along important corridors to determine ideal 

development strategy. 
 Areas designated for increased density in future land use map: Bulkhead, 

Cedar Street, Pine City. 
 Setbacks, lot coverage and heights revised 

 
Action: Consider lower parking requirements for offices and commercial uses. 
 Parking table for CN and CR reviewed; most uses will have off-street parking 

spaces decided in conversation with the Planning Board “per site plan review” 
 

Action: Allow small pockets of commercial in residential neighborhoods. 
 PDD process for new development 

 
 
 



New form-based  regulations for CN and CR 

 Setbacks, lot coverage and heights revised 
 
 



Zoning Map changes 



Zoning Map changes 



Zoning Map changes 



Diagnostic Report 

GOAL #2: Accommodate the Changing Population 
Action: Allow accessory apartments in designated zoning districts. 
 Revise Use Regulation Table 

 
Action: Investigate definitions of “family” to regulate use of accessory 

apartments. 
 Revise definition of “family” and “home occupation” where permitted, 

consider different levels of home occupation and review 
 

Action: Consider allowing “live work” units by defining and allowing this use in 
zoning. 

 Update definitions and use table 
 

Action: Establish the infrastructure to allow seniors to “age in place” 
 Remove PMR and PSHOD districts and replace with PDD 

 
 

 
 



Diagnostic Report 

GOAL #3: Enhance the Community Character 
Action: Consider restricting the modification of single-family homes into multi-

family structures in specific zoning districts. 
 Review locations for multi-family housing; examine multi-unit uses and PMR 

District purpose and location 
 

Action: Encourage future development to locate within Bulkhead, Cedar St, Pine 
City. 

 Form-Based Code in CN and CR 
 

Action: Encourage mixed-use on underutilized or vacant sites within Bulkhead, 
Cedar Street, Pine City. 

 Form-Based Code in CN and CR 
 

Action: Encourage the development of walkable, connected neighborhoods 
 Form-Based Code in CN and CR; commercial sundries allowed in PDD 

 
 

 
 



Diagnostic Report 

GOAL #4: Protect Natural and Historic Resources 
Action: Adopt a conservation subdivision in places of a cluster subdivision. 
 Residential Cluster Development (RCD) regulations in AR zone 

 
Action: Provide buffers around streams restricting vegetation removal in the 50’ buffer 
 Map both 50’ and 100’ stream buffers for purposes of comparison 

 
Action: Implement higher floodplain management standards. 
 Examine site plan review to ensure consistency with floodplain damage prevention 

local law 
 

Action: Promote green infrastructure techniques 
 Incorporate into parking requirements and site plan review procedures 

 
Action: Locate future development away from important natural resources 
 100’ buffer around State wetlands (consider 100’ buffer around streams) 
 Modify conservation subdivision regulations (new RCD language) 

 
 

 
 



Southport’s Zoning Code 

Chapter 525 in the Town Code  
Use 
Regulation 
Table 

Bulk and 
Density 
Control 
Schedule 

Use 
Regulation 
Table 



Progress so far… 

1. Five Steering Committee 
meetings (open to the public) 

2. Stakeholder walking tour 
(November 2014) 

3. Draft changes to zoning map 
and ordinance prepared 

4. First public meeting (tonight!) 
 



Still to go… 

1. Final draft zoning ordinance 
and map changes 

2. Public Hearing 
3. Recommendation to Town 

Board 
4. Compliance with State 

Environmental Quality Review 
Act (SEQRA) 

5. Adoption 
 



Questions & Comments 
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