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Introduction  

The 2018 South End Neighborhood Study developed a vison for the balanced redevelopment of the South 

End by focusing development on former industrial sites in the southwest of the peninsula and around the 

Stamford Transportation Center (STC), and keeping development away from properties located in the 

South End Historic District. While the southwestern Quadrant has been developed over recent years with 

the Harbor Point development, the area south of the STC has not.  

The High Density Development Scenario described in the Study1 envisioned roughly 3,500 units of housing, 

office and retail development for the area immediately south of the STC along Station Place and Dock 

Streets (Fig 1). 

 

Figure 1 High Density Development Scenario for the South End Neighborhood Study (p. 26) 

Following the recommendations of the Study, the Planning Board, on May 26, 2020, approved Master 

Plan Amendment No. 436 creating the Master Plan Category 16 – Transit Oriented Development District, 

and mapped the category south of the STC from the Mill River to John Street and South to Henry and 

Market Streets. However, the Zoning still reflects the industrial past of the area and currently does not 

                                                           
1 Ibid, p. 24-27. 
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allow for the development envisioned in the Study, as residential development is currently prohibited, 

and office development severely limited. The purpose of this Map Change is to implement both the land 

use proposals of the Study and the newly established Master Plan Category 16. 

 

Rezoning Area 

The area which is proposed to be rezoned is bounded by North State Street to the north, Canal Street and 

the East Branch of Stamford Harbor to the east, Market Street to the south, and the Mill River to the west. 

Between Pacific Street and Washington Boulevard north of Henry Street, the proposed zoning boundary 

is mid-block, following the Master Plan category boundary for Category 16 (Fig 2). 

 

Figure 2 Rezoning Area with Subareas A-C 

As the rezoning area is quite large and contains distinct current and proposed Zoning, the rezoning area 

is broken up into three Subareas A-C (See Fig. 2), which are each subject to their own Map Change 

application and require individual action by the approving boards. Subarea A is located between the Mill 

River to the west and Atlantic Street to the east. Subarea B is located between Atlantic and Pacific Streets 

and Subarea C east of Pacific Street.  
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Existing Conditions and Zoning 

There are currently a variety of different land uses in the rezoning area. The area between the Mill River 

to the west and the Northeast Corridor rail line is largely occupied by transportation infrastructure – in 

addition to the railroad, and I-95 with its two service roads, North and South State Streets. This area is 

currently zoned C-L, C-G and M-L.  

The remainder of the rezoning area is zoned M-G, with the exception of two small portions on Garden 

and Pacific Streets, which are located in a medium density residential R-MF district. M-G Districts are 

general manufacturing districts, which allow for a wide variety of industrial uses including noxious uses. 

Commercial uses are limited and residential uses are prohibited in the M-G District. The area zoned M-G 

immediately south of the railroad, between Washington Boulevard and Atlantic Street, includes the train 

station and the commuter parking garages associated with the Station. Further east, between the train 

line to the north, Dock Street to the south and Pacific Street, there are an electric utility yard and vacant 

parcels. Between Pacific and Canal Streets north of Dock Street there is an office building with a surface 

parking lot. The block bounded by Canal, Dock, John and Market Streets has a drive-thru CVS drugstore in 

its southern portion, an apartment building currently under construction and a large vacant parcel. The 

block immediately to the west on John Street has a warehouse and an office building. The area of the 

block bounded by Pacific, Dock, Garden and Henry Streets is largely vacant, as is the area to be rezoned 

on the block to the west, with the exception of the historic typewriter building. 

 

Proposed Zoning  

Subarea A, between the Mill River and Atlantic Street, and Subarea B between Atlantic and Pacific Streets 

are proposed to be rezoned TCD-D (Transit Center Design District – see Fig 3), as defined in Section 9.F. of 

the Zoning Regulations. TCD Districts allow for a wide variety of commercial and residential uses. Density 

is limited to a FAR of 3.0 (4.0 if all required BMR units are provided on-site) and building height is limited 

to 225 feet. There is a 10-foot setback requirement from streets, and side and rear setbacks are not 

required. Mixed-use buildings in TCD District are required to have at least 40% of their floor area dedicated 

to residential uses. Single Use Commercial Buildings are required to make a fee-in-lieu payment for BMR 

units even if no residential units are provided at all. Bonus provisions, such as LEED certification and less 

parking, allow for increased building height up to 275 feet. Developments in the TCD District are required 

to provide non-occupant parking of at least 10% of the required parking to support transit-oriented 

development around the train station. Five percent of the lot area must be provided as public amenity 

space. 

Subarea C between Pacific Street and the east branch of Stamford Harbor is proposed to be rezoned to R-

HD (Residential District High Density), as defined in Section 4.B.11 of the Zoning Regulations. R-HD 

Districts are primarily residential districts with neighborhood commercial uses only allowed on the ground 

floor along dedicated commercial streets. Density on sites less than one acre is limited to 2.5 FAR (2.75 

FAR if all required Below Market Rate units are provided on site) and 3.75 FAR (4.5 FAR if all required BMR 

units are provided on site) on sites one acre and larger. Building Height is limited to 25 stories or 275 feet 

on larger sites and 7 stories or 80 feet on smaller sites. Front setback is measured from the curb line and 

is 10 feet on streets where commercial ground floor uses are prohibited and 15 feet where commercial 

uses are allowed. No side setbacks are required within 70 feet of the street line, beyond the 70’ distance 
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from the street line the side yard requirement is 15 feet. The rear setback is 15 feet on small lots and 30 

on large lots. Above a height of 5 stories, buildings need to set back at least 30 feet from a property line 

if they are further away than 70 feet from a street line. 

 

Figure 3 Proposed Zoning 

 

Expected Development  

Based on large vacant land within the Rezoning area, three potential development sites were identified 

(see Fig. 4). Based on the proposed zoning districts, up to 1.4 million sf of floor area or 1,100 units of 

housing (or a combination of residential and commercial) could potentially be developed if all required 

Below Market Rate units were provided on site. If the BMR units were not provided on site that number 

would be reduced to approximately 1.1 million sf or 860 units of housing. 

The South End Neighborhood Study identified only two intersections in the South End that might be over 

capacity under the high growth Development Scenario described above - Washington Boulevard and 

South State Street, and Canal Street and South State Street, if no mitigation measures were taken2. Based 

on the proposed zoning, potential development would be well below the high-growth Development 

Scenario. Proposed infrastructure improvements (on Pulaski Street and Waterside) and State plans for 

                                                           
2 Ibid, p. 38. 
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redesigning the Station area support the high-density development in areas immediately adjacent to the 

Stamford Transportation Center. 

 

Figure 4 Potential Development Site 
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