TOWN OF State Environmental Quaility Review Act

N\ 2 BI'OOkhaven Full Environmental Assessment Form

LONG ISLAND, NEW YORX
EP'O6 rev. 4/04

&F Division of Environmental Protection

One Independence Hill, Farmingville, NY 11738
(631) 451-6455 Fax:(631) 451-6459

PLEASE TYPE OR PRINT CLEARLY

The Full Environmental Assessment Form (EAF) is intended to provide a method whereby applicants and
agencies can be assured that the determination process has been orderly, comprehensive in nature, yet
flexible to allow introduction of information to fit a project or action.

Full EAF Components: The full EAF is comprised of three parts:

Part }: Provides objective data and information about a given project and its site. By identifying basic
data, it assists a reviewer in the analysis that takes place in Parts Il and III.

Partll: Focuses on identifying the range of possible impacts that may occur from a project or action.
It provides guidance as to whether an impact is likely to be considered small to moderate or
whether it is a potentially large impact. The form also identifies whether an impact can be

mitigated or reduced.

Part lli: If any impact in Part Il is identified as potentially large, then Part [ll is used to evaluate whether or
‘ not the impact is actually important.

DETERMINATION OF SIGNIFICANCE — Type | and Unlisted Actions

* Identify portions of EAF completed for project:  [[JPart | CJPart Il [Part il

2 Upon review of the information recorded on this EAF (Parts |, Il and |ll if appropriate) and any other
supporting information, and considering both the magnitude and importance of each impact, it is reasonably
determined by the lead agency that:

A, The project will not result in any large and important impact (s) and, therefore, is one that will not have
a significant impact on the environment; therefore, a NEGATIVE DECLARATION will be prepared.

.. Although the project could have a significant effect on the environment, there will not be a
significant effect for this Unlisted Action because the mitigation measures described in PART 3
have been required; therefore, a CONDITIONED NEGATIVE DECLARATION* will be prepared.

[Jc. The project may resuit in one or more large and important impacts that may have a significant
impact on the environment; therefore, a POSITIVE DECLARATION will be prepared.

*A conditioned Negative Declaration is only valid for Unlisted Actions.

3. NAME OF ACTION:

Ronkonkoma Hub Transit-Oriented Development
4. NAME OF LEAD AGENCY:

5. NAME OF OFFICE IN LEAD AGENCY:

6. SIGNATURE OF RESPONSIBLE OFFICER IN LEAD AGENCY: 7. SIGNATURE OF PREPARER:

8. DATE:




State Environmental Quaility Review Act

BTOOkl‘la‘fen Full Environmental Assessment Form

LONG ISLAND, NEW YORK

Environmental Protection : EP-06 rev. 404

One Independence Hill, Farmingville, NY 11738
(631) 451-6455 Fax:(631) 451-6459

PLEASE TYPE OR PRINT CLEARLY

Part | - PROJECT INFORMATION
Prepared by Project Sponsor

NOTICE: This document is designed fo assist in determining whether the action proposed may have a significant effect on the
environment. Please complete the entire form Part A through O. Answers to these questions will be considered as part of the
application for approval and may be subject to further verification and public review. Provide any additional information you
believe will be needed to complete Parts Il and lll.

It is expected that completion of the full EAF will be dependent on information currently available and will not involve new studies,
research or investigation. If information requiring such additional work is unavailable, so indicate and specify each instance.

1. NAME OF PROJECT:
Ronkonkoma Hub Transit-Oriented Development

2. PROJECT LOCATION:

See Attachment

3. NAME AND ADDRESS OF APPLIGANT/SPONSOR: 1 own of Brookhaven 4. BUSINESS PHONE:

Town Board, 1 Independence Hill, Farmingville, New York 11738 (631) 451-6455 Attention: Tullio Bertoli

5. NAME AND ADDRESS OF OWNER, IF DIFFERENT: Commissioner, Department of Planning,
See Attachment Environment and Land Development

6. S.C. TAX PARCEL NUMBER : 7. PRESENT ZONING;

See Attachment See Attachment

8. DESCRIPTION OF ACTION: (PLEASE BE SPEGIFIC; ATTAGH ADDITIONAL SHEET IF NEGESSARY)
See Attachment

PLEASE COMPLETE EACH QUESTION — INDICATE “N/A” IF NOT APPLICABLE:

A. LAND USE: (If not applicable, check here and go to Section B) O N/A
Physical setting of overall project, both developed and undeveloped areas.
1. Present land use: [J Urban X Industrial - X Commercial
X Residential Suburban [J Rural (non-farm) [] Forest
O Agriculture Other (Specify) Ronkonkoma Train Station and Associated Parking
B. CRITICAL ENVIRONMENTAL AREA:

1. Is the site located in or substantially contiguous to a Critical Environment Area designated pursuant to Article 8
of the ECL, and 6 NYCRR 6177

] YES NO CIN/A
C. ZONING AND PLANNING INFORMATION:

1. Does proposed action involve a planning or zoning decision?
X YES ONO

If yes, complete 1-13 below: if no, go to section D;
D4 Zoning Amendment [1 Zoning Variance [ Special Use Permit

[1 Subdivision [ site Plan X New (Revision) of Land Use Plan
] Resource Management Plan [X Other Adoption of TOD, Adoption of Urban Renewal Plan

2. What is the zoning classification(s) of the site? C Residence, L Industrial 1, J Business 2, J Business 4, and J Business 6

2




3. What is the maximum potential development of the site if developed as permitted by the present zoning?
The maximum development potential of the total area of parcels not under MTA ownership (as these parcels are not subject to local zoning) is
approximately 601,725+ square feet (gross floor area).
4. What is the PROPOSED zoning of the site? TOD
5. What is the maximum potential development of the site if developed as permitted by the proposed zoning?
1,450 multi-family units, 195,000 sq. fi. of retail space, 360,000 sq. ft. of commercial parcel, 60,000 sq. ft. of "flex" space. See "Description of Action” included in
attachment to this Part 1 EAF.
6. Is the proposed action consistent with the recommended used adopted or recommended in local land use plans?
X YES [INO :
7. What are the predominant land use(s) and zoning classifications within a ¥4 mile radius of proposed action?
See Attachment
8. Is the proposed action compatible with adjoining/surrounding land used within a % mile?
X YES [1NO
9. Ifthe proposed action is a subdivision of land, what is the number of lots proposed? N/A
a. What is the minimum sized lot proposed?
10. Will proposed action require any authorization(s) for the formation of sewer or water districts?
X YES [0 NO *A new sewer district is being established by Suffolk County.
11. s the project site presently used by the community or neighborhood as an open space or recreation area?
[1YES NO
12. Will the proposed action create a significant demand for any community provided services (recreation,
education, police, fire protection)? X YES [JNO
£
a. If YES, is existing capacity sufficient to handle projected demand? Y YES [JNO
*Consultations will be undertaken with local community service providers as part of the DSGEIS.
13. Will the proposed action result in the generation of traffic significantly above presgnt levels? IYES [INO
a. If YES, are existing roads adequate to handle the additional traffic? DI YES [JNO
(*Traffic Study is being prepared to identify
mitigation, if and as needed)
D. SITE DESCRIPTION: (If not applicable, check here & go to Section E) 1 N/A
Total Lot Area; 53.73% [ square feet [q acres PRESENTLY AFTER COMPLETION
Meadow or Old Field (non-agriculture) 0 0
Forested 4.30+ 0
Agricultural (include orchards, pasture etc.) 0 0
Unvegetated (rock, earth or fill) 16.12+ 0
Roads, buildings and other paved surfaces 26.33+ 46.53+
Beach, Dune or Bluff 0 0
Surface Water 0 0
Tidal Wetlands (as per Chapter 81 and Art. 25 0 0
Freshwater Wetlands or 24 of the ECL) 0 0
Landscaped 6.98+ 7.20+
Other (indicate type) 0 0




E. PROJECT DESCRIPTION: (If not applicable, check here and go to Section F) 1 N/A

1. Physical dimensions and scale of project (fill in dimensions as appropriate)7:
a. Total contiguous acreage owned or controlled bgl ?roject sponsor; J3./3 acres
b. Project area to be developed: TBD _ initially; 33-73% ultimately [J square feet [X acres
c. Project area to remain undeveloped 0 [ square feet acres
d. Length of project, in feet and/or miles, if appropriate: _N/A 1 feet 1 miles
e. Ifthe project is an expansion, indicate percent of expansion %
f.  Number of off-street parking spaces existingZ:2 /1™  proposed Not yet determined. _
9. Maximum vehicular trips generated upon completion of the project? 1442+ 442% hourly in the P.M. peak hour
h. Frontage along a public thoroughfare 7,59 1% linear feet * (To be analyzed in DSGEIS)
i. Ifresidential: Number and type of housing units:
ONE FAMILY MULTI-FAMILY CONDOMINIUM
Initially:
Ultimately: _ 1,450+
j.  Dimensions of largest proposed structure. Not yet determined.
Height Width Length
2. Will blasting occur during construction? [JYES [X NO
3. Will project require relocation of any facilities? )] YES [ NO
If YES, explain Proposed action may result in the relocation of surface parking into a parking structure. Existing
uses may relocate as properties are acquired for redevelopment.
F. LAND RESQURCES: (If not applicable, check here and go to Section G) O N/A
1.  What is/are the predominant soil type(s) on project site? (Please consult Suffolk County Soil Survey and Soill
Conservation Service — Phone: 727-2315)
2. s project or any portion of project located in a 100-year flood plain?
[JYES I NO CIN/A
3. Soil drainage: Well-drained 100 % of site
Moderately well drained of site % of site
Poorly drained % of site
4. If any agricultural land is involved, how many acres of soil are classified within soil groups 1 through 4 of the
NYS Land Classification System? (See 1 NYCRR 370 (1).) VA acres CIN/A
5. Are there any dunes, bluffs, swales, kettleholes, strands or other geological formations on the project site?
O YES KINO If YES, Describe:
6. Are there bedrock outcroppings on project site? [JYES [XINO
a. What is depth to bedrock? 1,550+ (infeet) [ NJ/A (below grade surface)
7. Approximate percentage of the project site with slopes (0-100%):
0-10% _100% 10-15% ____ 15% orgreater
8. How much natural material (i.e. rock, earth, etc.) will be removed from the site? Notyetdetermined.  gubic yards
9.  Will the disturbed areas be reclaimed? []YES [JNO N/A
a, If YES, for what intended purpose is the site being reclaimed?
b. Will topsoll be stockpiled for reclamation? [JYES [JNO
C. Will upper subsoil be stockpiled for reclamation? I:]VYES [INO
10. Grading: CJYES [ONO [N/A If yes, complete a. through i. Not yet determined.
a, Total area to be regraded: [ square feet [ ] acres
b. Total cubic yards of cut: cubic yards
c. Total cubic yards of fill: cubic yards
d. Greatest depth of excavation or cut: feet (excluding recharge basin)
e Greatest depth of any recharge basin; feet
f. Greatest depth of fill: feet
g. Greatest depth of excavation or cut: feet (excluding recharge basins)
h. Maximum artificial slopes after construction (check one )
[ 2:1 or greater 31 [15:1 [110:1 orless

Will the project require the use of retaining walls? []YES [ NO
Briefly describe method(s) to reduce erosion/runoff during and after construction:

e —

*Includes frontage along Railroad Avenue, Mill Road, Union Avenue, Carroll Avenue, Hawkins Avenue, Union Street, and Garrity Street.




G. VISUAL-CULTURAL RESOURCES: (If not applicable, check here and go to Section H) 1 N/A

1. Visual:

a. Will the project be noticeably visible from surrounding areas after its completion?
YES [INO [IN/A

b. Will the project remove vegetation that currently screens the project site from surrounding areas?
[JYES X NO CIN/A

c. Will the project partially or completely block, or contrast with, scenic views from surrounding areas or
from the site?

O YES XINO ON/A

d. Does the present site include scenic views known to be important to the community?

[JYES NO If yes, please explain:
2. Cultural:

a. Does the project site contain a building or site, and/or is it located within or substantially contiguous
to a building, site or district listed on the State or the National Registers of Historic Places or Register
of National Landmarks?

[JYES XINO CIN/A

b. Does the project site contain a building or site, which is substantially contiguous to or within a Town
Historic District or Town Historic District Transition Zone?

JVYES I NO CIN/A

C. Is the project site contiguous to or does it contain a site or building which is designated a Town Landmark?
O YES XINO CON/A

d. Will the project be noticeably visible from, be adjacent to, or result in the partial or complete demolition
of any structures listed on the State or National Registers of Historic Places, or a Town Historic Landmark?
OYES XINO CIN/A

e, Will the project result in the partial or complete demolition or relocation of any structures greater than
50 years old?

YES [INO [CIN/A

i Will the project result in the partial or complete removal of any documented or known Native American site?
[JYES NO CIN/A

g. Does the project site contain or is it located adjacent to a cemetery or gravesite?

JYES NO CIN/A
H. WATER RESQURCES: (If not applicable, check here and go to Section I) CIN/A
1. Wil there be a potential discharge as a result of an approval of this application into a body of water either on or off-site?
[ YES I NO CIN/A
If Yes, please explain:
2. Method of handling runoff (check all that apply):(Based upon the Draft Land Use and Implementation Plan)
X Leaching Pools Dry Wells [0 Recharge Basin (off-site)
[0 Recharge Basin (on-site) [ Other (describe):
3. Whatis the minimum depth to the water table on site? 40+ feet below grade surface
(Please cite date and source of information) USGS Topographic Map, Patchogue Quadrangle, and USGS Water Table
a. Seasonal variation %X feet Eievation and Potentiometric Surface Altitudes in the Upper Glacial, Magothy,
4, Are there any lakes, ponds, swamps, bogs, mars%néislfg)y#e%ﬂ%gﬁresf Wéﬁ%‘h&‘é’ %th%l(l)r? %r contiguous fo project area?
[JYES NO CIN/A
a. Name of lake/pond or wetland:
5. Are there any streams within or contiguous to the broject site?
[JYES XINO CON/A Name:

a. Name of body of water to which it is tributary:

6. Are there any Creeks, Embayments, Harbors or tidal wetiand areas within or contiguous to the project area?
[ YES XINO CIN/A Name(s)
a. Name of body of water to which itis tributary:




7. Is the site located over a primary, principal or sole source aquifer?

X YES ONO ON/A
8. Wil surface area of an existing water body increase or decrease by proposal?

[JYES X NO Please explain;
FLORA-FAUNA-AQUATICS:; (If not apblicable, check here and go to Section J) [IN/A
1. Do hunting, fishing or shellfishing opportunities presently exist in the project area?

JYES KINO CIN/A

2. s the project site utilized by, or contain any species of plant or animal life that is identified as rare, threatened,
endangered, protected or identified as a specied of special concern?

[JYES X NO [JUNKNOWN If yes, identify each species:

3. What wildlife species have been confirmed or would be expected to occur on site? Typical suburban species

(i.e., squirrels, song birds, rabbits, etc.)

4. What vegetation species have been confirmed or would be expected to occur on site? White oak, red oak,
pitch pine, and beech trees.

5. Are there any rare or protected plants or unique ptant communities present on site?

CIYES XINO If yes, identify each species:
6. How many acres/sq. ft. of vegetation (trees, shrubs, ground covers) would be removed from site?
11.28 X acres [ square fest CIN/A
7. Will any mature forest (over 100 years old) or any other locally important vegetation be removed by this project?
JYES NO CIN/A
UTILITIES: (if not applicable, check here and go to Section K) CIN/A
1. Is the site served by existing public utilities? I YES [JNO
a. If yes, does sufficient capacity exist to allow connection? [ YES [JNO
b. If yes, will improvements be necessary to alllow connection? K YES [INO
2. Will project result in an increase in energy use? X YES NO
If yeg, ir‘!ldicate types: Electric, Natural (gays, Fuel §1 -
3. What type water supply is from wells, indicate pumping capacity: VA gallons/minute.
4. Total anticipated water usage per day: 400,000 gallons/day. (does not include irrigation)
WASTE DISPOSAL: (If not applicable, check here and go to Section L) CIN/A

1. Will a Safe Pollutant Discharge Elimination System (SPDES) permit be required? I YES [[JNO
If yes, for what type of material? Sewage

2. Is surface liquid waste disposal or storage involved? [[J YES [JINO
a. If yes, indicate type of waste (sewage, industrial, etc.) amount and method of disposal

3. s subsurface liquid waste disposal involved (including sanitary)? B YES []NO
If yes, please indicate:

a. Type of waste: Sewage
b. Volume of waste: 400,000 gallons per day
C. Sanitary waste treatment [ on-site septic-system

& municipal treatment piant

[J moedified subsurface sewage disposal system
[J community sewage disposal system

[[] other

*However, approximately 7.20 acres of landscaping would be installed.




4. Are there any point source discharges not previously described associated with this project?
JYES XINO [IN/A Ifyes, explain:

5. Will the project generate solid waste? [ YES 9 NO [IN/A
a. If yes, what is the amount per month? 327+ tons

If yes, will an existing solid waste facility be used? IYES [1NO N
If yes, give name: * location: Brookhaven landfill (or other licensed facility)

Will any wastes not go into a sewage disposal system or into a sanitary landfill?
YES CINO If yes, explain: Recyclables would be handled in accordance with local policy

cogo

*Private and municipal carters
6. Will the project involve the storage or disposal of solid waste? [(J YES [X NO

(If yes, please attach a list itemizing same)
a. If yes, what is the anticipated rate of disposal? tons/month.
b. If yes, what is the anticipated site life? _______years.

7. As part of the construction or use of the site will the project routinely use herbicides or pesticides?
O YES NO (Except for routine landscape maintenance)

If yes, describe the type, amount and method of application:

8. Has the site ever been used for the disposal of solid or hazardous wastes?
[JYES XINO™ [JUNKNOWN If yes, explain fully on a separate sheet.

9. II]:I?n industrial use is proposed for the site, describe the product and the manufacturing process involved:

10. Will any hazardous or toxic substances or waste be stored or generated on site?
JYES X NO [IN/A

a. If yes, identify the substance, amount and method of storage or disposal.
11. Will project routinely project odors more than 1 hour/day? [JYES [XNO

12. Will project produce operating noise exceeding the local ambient noise levels? [ YES [ NO
If yes, source of noise:

ECONOMICAL IMPACTS: Completed for all commercial/industrial projects and residential projects greater than
10 units. (If not applicable, check here and go to SectionM)  [JN/A

1. Does project involved Local, State or Federal funding? [ YES [JNO (Town initiative)

2. If single phase project:

50% rental units and 50% ownership
i . . . s units (50% one-bedroom and 50%
How many schoolchildren is the project expected to generate? 214 O N/A o bedroom) ’

anticipated period of construction _N/A months, (including demolition)
3. If multi-phased: TBD

a. Total number of phases anticipated:

b. Expected date of commencement phase 1 (including demolition):

c. Approximate completion date of final phase: month year.

d. Is phase 1 functionally dependent on subsequent phases? [JYES [INO
4. Number of jobs generated during construction Notyetdetermined. - After project is complete Notyetdetermined. |
5. Number of jobs eliminated by this project: 0
6. What are the current tax revenues generated by the project site? $525,000+ dollars
7.  What tax revenues will project generate after completion? Not yet determined. dollars
8. What is the estimated cost of construction? /A dollars **Assumes for analysis purposes -
9.

10. What is the estimated cost of educating the school-age children generated by the completion of
this project? Not yet determined. CIN/A

*New York State Department of Environmental Conservation ("NYSDEC") online Environmental Remediation
Database. Accessed May 11, 2010.




M. APPROVALS REQUIRED; TYPE SUBMITTAL DATE

Town Board XIYES [INO [See Attachment
Town Planning Board XIYES [INO [See Attachment
Town Zoning Board [JYES [XINO

Town; Environmental Protection [IYES XINO

Town; Building Department DIYES [INO

Country Health Department IYES [INO {See Attachment
Local Agencies XIYES [INO |See Attachment
State Agencies AYES [CINO [See Attachment
Federal Agencies [JYES XINO

Other Agencies KIYES [INO |See Attachment
N. ADDITIONAL INFORMATION:

Attach any additiocnal information as may be needed to clarify your project. If there are or may be any adverse
impacts assoclated with your proposal, please discuss such impacts and the measures which you propose to
mitigate or avoid them.

0. VERIFICATION:

| certify that the information provided above is true to the best of my knowledge.

1. NAME OF APPLICANT/SPONSOR; 2. SIGNATURE:
Town of Brookhaven Town Board
3.TITLE: . X L. . 4, DATE:
by: Tullio Bertoli, Commissioner, Department of Planning,
|[Environment and Land Development May , 2013
5. NAME OF OWNER: 6. SIGNATURE:
7. TITLE: 8. DATE:
Note: If the action is in the Coastal Area and you are a state agency, complete the Coastal Assessment Form before

proceeding with the assessment.




Ronkonkoma Hub Transit-Oriented Development (TOD)
Town of Brookhaven Part 1 — Environmental Assessment Form
ATTACHMENT

Page 2, Item 2: Project Location

The project area is bounded by Union Avenue and Union Street to the north; Village Plaza Drive to the east;
Country Road 29 (Ronkonkoma Avenue), Garrity Avenue and Hawkins Avenue to the west; and the Long Island
Railroad (LIRR) Ronkonkoma to the south in the hamlet of Ronkonkoma, Town of Brookhaven, Suffolk County,
New York (see attached Site Location Map).

Page 2, Item 5: Name and Address of Owner and ltem 6: Suffolk County Tax Parcel Numbers

uffolk County Tax
_ Map Number (SCTM)  Nanr

1 200-799-3-32 14 Hawkins Avenue, LLC

2 200-799—-3-33.1 14 Hawkins Avenue, LLC

3 200—-799~3-33.2 55 Property Corp.

4 200—-799-3-34 Gregory J. Mensch

5 200-799-3-35 Band Construction, Inc.

6 200-799-3-36 Antonio Melo

7 200-799-3-37 Micah Disipio

8 200-799-3-38 65 Railroad Avenue, LLC

9 200—-799-3-39 63 Railroad Avenue, LLC

10 200-799-3-40.1 61 Property Corp.

11 200-799~-3-40.2 61 Properties Corp.

12 200-799-3-41 John & Lily Bedell

13 200—799~3-42 55 Property Corp.

14 200-798—-3-43 51 Property Corp.

15 200-799-3-44 Bernett & Gordon Realty Co.

16 200-799-3-45.1 M.T.A (LIRR)

17 200—-799—-3-49 M.T.A (LIRR)

18 200-799~-3-50 M.T.A (LIRR)

19 200-799—-4—-44 NHP Realty, LLC

20 200-799—-4-47.1 On-Track Realty, LLC

21 200—-799—-4-48 Margaret Higgins & Jerome Gaynor
22 200-799-4-49 Community Housing Innovations, Inc.
23 200-799~-4-51.1 Marco Giangrasso

24 200-799-4-52 Hawkins & Union Avenue Realty, LLC
25 200—-799~4-53 Carmine E. Dorsi

26 200-799—-4-54 Anthony & Blase Davi

27 200-800—-1-27.1 Anthony & Blase Davi

28 200-800—-1-28 M.T.A. & R. Bergen David S. Symons
29 200—-800—-1-31.1 Island Wide, LLC

30 200-800—-1-33.1 Carroll Properties, Inc.




__ Suffolk County Tax
_ Map Number (SCTM)

Name of Owner

31 200-—-800—-1-34 Nelson Fernandes & Magalhaes Americo

32 200-800-1-35.7 Tudor Station Plaza, LLC c/o Island Estates
33 200-800-1-35.8 Ronkonkoma Railroad Properties, LLC

34 200-800-1-35.9 Tudor Station Plaza, LLC

35 200-800—-1-36 M.T.A (LIRR)

36 200-800-1-38 M.T.A (LIRR)

37 200-800-2-9 Holbrook Truck & Equipment Leasing, Inc.
38 200-800-2-10 William & Mildred Mallins

39 200-800-2-11 William & Mildred Mallins

410 200—-800—-2-12 William & Mildred Mallins

41 200-800—-2-13 Subsurface Maintenance Corp.

42 200—-800-2-14 Subsurface Maintenance Corp.

43 200—-800—-2—15 James Zambik

44 200—-800—2-16 Wiencyzyslaw & Gabriela Odynocki

45 200—-800—-2-17 Joseph Urban

46 200-800—-2-18 Calvin C. Lorenz

47 200-800~-2.-19 William A. Mallins

48 200-800—-2-20 Yashvinder & Jaspir Mahajan

49 200-800—-2-21 Anthony Mingoia

50 200—-800—-2-22 William A. Mallins

51 200—-800—-2-23 John Lock & George McDowell

52 200-800-2-28.1 Lock & McDowell, inc.

53 200-800—2-28.3 Unified Credit Trust & G&D Oakland & C. Hill Trustee
54 200-800—-2-28.4 Unified Credit Trust & G&D Oakland & C. Hill Trustee

Source: Town of Brookhaven Assessor’s Office

Page 2, Item 7: Present Zoning

The overall project area is situated within the following zoning districts: C Residence; L Industrial 1 (L-1); J Business
2 (J-2); ) Business 4 (J-4); and J Business 6 (J-6).

Page 2, Item 8: Description of Action

Since 2007, the Town Board of the Town of Brookhaven has been working with the community to revitalize the
Ronkonkoma Hub area, which consists of an approximately 53.73-acre area, bounded by Union Avenue and Union
Street to the north; Village Plaza Drive to the east; Country Road 29 (Ronkonkoma Avenue), Garrity Avenue and
Hawkins Avenue to the west; and the Long Island Railroad (LIRR) Ronkonkoma to the south.

Since that time, the Town of Brookhaven had completed a two-phased planning study to revitalize the aforesaid
Ronkonkoma Hub area. The goal was, and continues to be, to develop a vision that supports the compact, mixed-
use, transit-oriented redevelopment of this area. Phase 1 of the planning study, completed in 2008, focused on
documenting existing conditions and identifying potential opportunity sites for transit-oriented development.
Phase 2 of the study, completed in early 2009, built upon the work completed in Phase 1 and, among other things,
reviewed case studies of existing successful TOD projects and offered various recommendations relating to
redevelopment opportunities, TOD zoning, transportation issues and concept plans. The Town also prepared a




Ronkonkoma Hub Transit-Oriented Development Draft Land Use and Implementation Plan (Draft Land Use and
Implementation Plan) and a Draft Generic Environmental Impact Statement (DGEIS) which evaluated a theoretical
maximum development scenario pursuant to the aforesaid Draft Land Use and Implementation Plan. The Town of
Brookhaven Town Board accepted the DGEIS on September 21, 2010, and a public hearing was held on October 19,
2010.

The support for the redevelopment of the Ronkonkoma Hub area was evident from the aforesaid public hearing
and the various community meetings that were held throughout the Phase 1 and Phase 2 planning processes.
Subsequent to the public hearing on the DGEIS, the Town of Brookhaven, in an effort to ensure that the planning
efforts would result in the actual redevelopment of the blighted Hub area, decided to seek private developer input.
The Town issued a Request for Expressions of Interest (RFEI) and ultimately a solicitation for a Master Developer.
Upon review of the responses to the RFEI and the solicitation for a Master Developer, the Town Board selected
and entered into an agreement with TREC RONK HUB, LLC, an affiliate of Tritec (hereinafter referred to as “TREC
RONK”).

Since the time of selection of TREC RONK as the Master Developer and upon review preliminary plans prepared by
TREC RONK, the Town of Brookhaven prepared The Ronkonkoma Hub Study Area Blight Study (Blight Study). The
Blight Study found sufficient evidence to determine the Project Area to be a substandard or unsanitary area in
accordance with both Article 15 of the New York State General Municipal Law and Article XLI of Chapter 85 of the
Town of Brookhaven Town Code. Subsequently, the Town of Brookhaven Town Board, after review of the
aforesaid Blight Study, by Town Board Resolution 2012-804, dated September 20, 2012, designated the
Ronkonkoma Hub as appropriate for urban renewal pursuant to Article 15 of the New York State General
Municipal Law, and authorized the preparation of an urban renewal plan. In accordance with the requirements set
forth in Article 15 of the General Municipal Law, a draft Urban Renewal Plan for the Ronkonkoma Hub has been
prepared and is being reviewed by the Town.

The draft Urban Renewal Plan recommends development at a different mix and density than that contemplated in
the aforesaid Draft Land Use and Implementation Plan and DGEIS. The range of uses and densities proposed in the
draft Urban Renewal Plan include:

e 1,350 to 1,450 multi-family residential dwelling units

e 185,000+ to 195,000+ square feet of retail space

e 350,000+ to 360,000+ square feet of office/commercial space, and

e 60,000t square feet of “flex” space, to be utilized for conference, exhibition, hospitality, and residential
uses.

The Conceptual Master Plan being developed by TREC RONK would conform to the above ranges. In addition,
open space components would be included, and surface and structured parking would be provided. A sewage
treatment plant (STP), to be owned and operated by Suffolk County, will be constructed. This STP will be initially
constructed to accommodate 500,000 gallons per day (gpd) of sanitary flow, with 400,000 gpd allocated to the
Ronkonkoma Hub and the remaining 100,000 gpd allocated to the Town of Islip (for future use, which has not yet
been defined).

In order to implement the redevelopment of the Ronkonkoma Hub, the Town of Brookhaven Town Board would
have to undertake the following actions:

s Adoption of the Land Use and Implementation Plan

e Adoption of the Urban Renewal Plan for the Ronkonkoma HUB

e Adoption of a Transit-Oriented Development {TOD) Zoning District

e Change of zone of parcels within the Ronkonkoma Hub area to the TOD Zoning District
e  Approval of a Conceptual Master Plan




As the draft Urban Renewal Plan and the proposed Conceptual Master Plan of TREC RONK include a different
development mix and density than evaluated in the DGEIS, the Town of Brookhaven is in the process of preparing a
Draft Supplemental Generic Environmental Impact Statement {DSGEIS) to evaluate the impacts thereof.

Page 3, ltem 7: What are the predominant land use(s) and zoning classifications within a ¥%-mile radius of the
proposed action?

North: Areas north of the Ronkonkoma Hub area are developed primarily with single-family residences within the
C Residence zoning district. Undeveloped parcels and the Courtyard Long Island MacArthur Airport Hotel
exist within the J Business 8 zoning district, and some commercial and industrial uses exist along the Long
Island Expressway South Service Road, within the J Business 2, J Business 4 and L Industrial 1 zoning
districts.

East:  Single-family residences and multi-family condominiums exist to the east of the Ronkonkoma Hub area
and are situated within the C Residence and Multi-Family Residence {(“MF”} zoning districts, respectively.

South: To the south of the Ronkonkoma Hub area are the LIRR tracks, which form the dividing line between the
Towns of Brookhaven and Islip. South of the LIRR tracks are parking areas associated with the LIRR
Ronkonkoma Train Station, followed by the Town of Islip compost facility and the Long Island MacArthur
Airport, all of which are situated within the Industrial 1 District, as designated by the Town of Islip.

West: Areas west of the Ronkonkoma Hub area are developed primarily with single-family residences within the
C Residence zoning district. County Road 29 {west of the subject property) is flanked by commercial

development within the J Business 2, J Business 4, J Business 5, and J Business 6 zoning districts.

Page 4, Item F.1: What is/are the predominant soil type(s) on project site?

Soils on the overall subject property include Cut and fill land, gently sloping (CuB); Plymouth loamy sand, 0 to 3
percent slopes (PIA); Riverhead sandy loam, O to 3 percent slopes (RdA); and Riverhead and Haven soils, graded, 0

to 8 percent slopes (RhB).

Page 8, Item M: Approvals Required

Approvals noted with an asterisk in the table below would be required for actual development that would occur in
accordance with the TOD District. These approvals are not needed for adoption of the Land Use and
Implementation Plan, Urban Renewal Plan, TOD Zoning District, changes of zone or approval of a Conceptual
Master Plan, all of which are Town Board actions.




Approvals Required

Town Board

Town Planning Board*
County Health Department*

Local Agencies*

Building Department®

Suffolk County*®

Suffolk County Department of Public Works*
Suffolk County Planning Commission
NYS Department of Transportation (NYSDOT)*

Metropolitan Transportation Authority*

Type

Adoption of Land Use and Implementation Plan,
Adoption of Urban Renewal Plan, Adoption of New
TOD Zoning District, Change of Zone in the
Ronkonkoma Hub area to the New TOD Zoning
District, and Approval of a Conceptual Master Plan
Site Plan and Potential Subdivision

Water Connection and Sanitary Disposal

Town of Brookhaven Highway Department —
Roadway Improvements

Building Permits

Establishment of Sewer District and Construction of
STP

Agreement(s) to Accommodate for Relocation of
Parking

Highway Work Permit

Referral

Highway Work Permit

Agreement(s) to Accommodate for Relocation of
Parking
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; RESOLUTION NO. 2013-865

| ADOPTED MEETING OF OCTOBER 1, 2013

]

BY THE ADOPTION OF SEQRA POSITIVE

| BROOKHAVEN TOWN BOARD DECLARATION AND NOTICE OF INTENT

- TO PREPARE A DRAFT SUPPLEMENTAL
GENERIC ENVIRONMENTAL IMPACT
STATEMENT (DSGEIS) FOR THE
RONKONKOMA HUB TRANSIT-ORIENTED
DEVELOPMENT (TOD)

WHEREAS, the Town Board is presently considering the Land Use and
Implementation Plan for the Ronkonkoma Hub Transit-Oriented Development (TOD); and

WHEREAS, the Town Board, as the SEQRA Lead Agency, adopted a Positive
Declaration and authorized the preparation of a Generic Environmental Impact Statement
(GEIS) by Resolution No. 2010-860 adopted at the August 17, 2010 Town Board Meeting;
and

WHEREAS, the Town of Brookhaven has prepared a Ronkonkoma HUB Transit-
Oriented Land Use & Implementation Plan and a Draft Generic Environmental Impact
Statement (DGEIS) with respect to said proposed action, and has submitted
recommendations with respect to appropriate criteria for determining significance of the
proposed action; and

WHEREAS, the maximum potential development currently being considered for the
Ronkonkoma Hub area is greater than that evaluated in the Draft Generic Environmental
Impact Statement (DGEIS); and

WHEREAS, the Town Board has determined that the proposed action may have a
significant impact on the environment and that a Draft Supplemental Generic Environmental
Impact Statement (DSGEIS) should be prepared;

NOW, THEREFORE, BE IT RESOLVED, by the Town Board of the Town of
Brookhaven that based upon the Town Board's examination of the Draft Generic

Environmental Impact Statement and the appropriate criteria for determination of



significance, the proposed action will have a "significant impact" on the environment and,
therefore, a Draft Supplemental Generic Environmental Impact Statement (DSGEIS) must be
prepared; and be it further

RESOLVED that this resolution constitutes a "Positive Declaration" pursuant to
SEQRA and that this Board's Notice of this determination (as set forth in the Notice of
Determination attached hereto) shall be filed to the extent required by the State

Environmental Quality Review Act or as deemed necessary by this Town Board.



STATE ENVIRONMENTAL QUALITY REVIEW ACT (SEQRA)
DETERMINATION OF SIGNIFICANCE
POSITIVE DECLARATION

Notice of Intent to Prepare a Draft Supplemental Generic Environmental Impact
Statement (DSGEIS)

Date: October 1, 2013

This Notice is issued pursuant to Article 8 of the Environmental Conservation Law (State
Environmental Quality Review Act) and the implementing regulations set forth in 6 NYCRR
Part 617.

The Town Board of the Town of Brookhaven (Town Board), as lead agency, has determined that
the proposed action described below may have a significant effect on the environment and that a
Draft Supplemental Generic Environmental Impact Statement (DSGEIS) will be prepared.

TITLE OF ACTION: Proposed Ronkonkoma Hub Transit-Oriented Development (TOD)
SEQR STATUS: Typel
DESCRIPTION OF ACTION:

Commencing in 2007, the Town Board began working with the community to revitalize the
Ronkonkoma Hub area. The Ronkonkoma Hub area consists of 53.73+-acres, generally bounded
by Union Avenue and Union Street to the north; Village Plaza Drive to the east; Ronkonkoma
Avenue, Garrity Avenue and Hawkins Avenue to the west; and the railroad tracks of the Long
Island Rail Road (LIRR) to the south, in the hamlet of Ronkonkoma. Since that time, the Town
of Brookhaven completed a two-phased planning study to revitalize the Ronkonkoma Hub area,
known as the Ronkonkoma Hub Planning Study. The goal was, and continues to be, to develop a
vision that supports the compact, mixed-use, transit-oriented redevelopment of this area. The
Town also prepared a draft Ronkonkoma Hub Transit-Oriented Development Draft Land Use
and Implementation Plan (“Draft Land Use and Implementation Plan”) and a Draft Generic
Environmental Impact Statement (DGEIS), which evaluated a theoretical maximum development
scenario pursuant to the aforesaid Draft Land Use and Implementation Plan.

The Theoretical Full Build Plan examined in the DGEIS included the redevelopment of
opportunity sites with preferred land uses (i.e., multi-family residential, retail, restaurant, and
office). The Theoretical Full Build Plan included the following program mix:

615 Residential Units

60,875 square feet — Retail

49,375 square feet — Office
30,000 square feet — Health Club
200 seats — Restaurant Use (Total)
2,701 new parking spaces

YYVYVYY
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» Sewage Treatment Plant
» Plaza area for outdoor public use

The Theoretical Full Build Plan was not a specific development proposal, but represented a
potential redevelopment option that could achieve the goals and objectives of the Draft Land Use
and Implementation Plan and complied with the proposed Ronkonkoma Hub Transit-Oriented
Development District (“TOD District”). Examination of the Theoretical Full Build Plan enabled
the Town Board to conduct a comprehensive environmental review of the overall proposed
action and take a “hard look” pursuant to SEQRA and its implementing regulations at 6 NYCRR
Part 617.

The proposed action examined in the DGEIS included the adoption the Draft Land Use and
Implementation Plan, the adoption of the TOD District (a formed-based code [FBC]), the
rezoning of the Ronkonkoma Hub area (also referred to as the “TOD area™) to the TOD District,
and the redevelopment of the area in accordance with the TOD District, based upon the
Theoretical Full Build Plan. The Town Board, serving as lead agency, accepted the DGEIS, and
a public hearing was held on October 19, 2010.

The support for the redevelopment of the Ronkonkoma Hub area was evident from the aforesaid
public hearing and the various community meetings that were held throughout the planning
process. Subsequent to the public hearing on the DGEIS, the Town of Brookhaven, in an effort
to ensure that the planning efforts would result in the actual redevelopment of the blighted Hub
area, decided to seek private developer input as to the financial feasibility of the redevelopment
concept. The Town issued a Request for Expressions of Interest (RFEI) and ultimately a Request
for Qualifications (RFQ) for a Master Developer.

Upon review of preliminary plans received as part of the RFEI and RFQ processes, the Town of
Brookhaven prepared The Ronkonkoma Hub Study Area Blight Study ( “Blight Study”), and after
review of the Blight Study, designated the Ronkonkoma Hub as appropriate for urban renewal
pursuant to Article 15 of the New York State General Municipal Law, and authorized the
preparation of an urban renewal plan. A draft Urban Renewal Plan has been prepared and is
being reviewed by the Town.

The Urban Renewal Plan recommends development at a different mix and density than that
contemplated in the aforesaid Land Use and Implementation Plan and DGEIS. The range of
uses and densities proposed in the Urban Renewal Plan include:

> 1,350 to 1,450 multi-family residential dwelling units
» 185,000+ to 195,000+ square feet of retail space
> 350,000+ to 360,000+ square feet of office/commercial space
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» 60,000+ square feet of “flex” space, to be utilized for conference, exhibition,
hospitality, and/or residential uses

Pursuant to 6 NYCRR §617.9(a):

“(7) Supplemental EISs.

(i) The lead agency may require a supplemental EIS, limited to the specific significant
adverse environmental impacts not addressed or inadequately addressed in the EIS that
arise from:

(a) changes proposed for the project; or
(b) newly discovered information; or
(c) a change in circumstances related to the project.

(ii) The decision to require preparation of a supplemental EIS, in the case of newly
discovered information, must be based upon the following criteria:

(a) the importance and relevance of the information; and
(b) the present state of the information in the EIS.
(iii) If a supplement is required, it will be subject to the full procedures of this Part.”

As the maximum potential development currently being considered for the Ronkonkoma Hub
area is greater than that evaluated in the DGEIS, a positive declaration is being issued and a
DSGEIS must be prepared to address potential changes in impacts that would result from the
modified proposed action.

In order to redevelop the Ronkonkoma Hub area as currently contemplated, the following would
be required by the Town Board:

» Adoption of the Land Use and Implementation Plan

» Adoption of the Urban Renewal Plan

» Adoption of a TOD District zoning code

» Change of zone of parcels within the Ronkonkoma Hub area to the TOD District
zoning code

» Approval of a Conceptual Master Plan (*“Maximum Density Concept Plan”)
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PROJECT LOCATION:
The Ronkonkoma Hub area includes multiple tax map parcels and is bounded by Union Avenue
to the north; Village Plaza Drive to the east; the Long Island Rail Road (LIRR) tracks
(Ronkonkoma Branch) to the south; and Ronkonkoma Avenue, Garrity Avenue, and Hawkins
Avenue to the west; in the hamlet of Ronkonkoma, Town of Brookhaven, Suffolk County, New
York.

REASONS SUPPORTING THIS DETERMINATION:

The Town Board, in reviewing the proposed action, using the available information and
comparing it with the thresholds set forth in 6 NYCRR §§617.4 and 617.5, has determined that
the proposed action is a Type I action. A coordinated review for a Type I action involving more
than one agency was completed, as set forth in 6 NYCRR §617.6(b), in order to inform and
allow other regulatory agencies to participate in the decision making process. The Town Board,
as lead agency and after review and analysis of the proposed action, the issues and areas of
environmental concern identified and as enumerated below, the criteria contained in 6 NYCRR
§617.7(c) and other supporting information, finds that the proposed action may have a significant
effect upon the environment and that a Draft Supplemental Generic Environmental Impact
Statement (DSGEIS) should be prepared to evaluate the differences in impacts resulting from the
change in potential maximum density pursuant to the draft TOD District.

Significant impacts to the environment are anticipated, including:
1. The proposed action would allow for redevelopment of a 53.73+-acre area with

mixed uses and would result in multi-phased construction that would extend for
more than one year and involve multiple phases.

2. The proposed action would result in the generation of approximately 400,000
gallons per day of sewage effluent, which could potentially impact groundwater
Iesources.

3. The proposed action would result in increased water usage (in excess of 20,000
gallons per day).

4. The proposed action may result in increased impervious surfaces (e.g., buildings,

parking areas and driveways), which may alter the existing drainage pattern and
potentially result in adverse impacts relating to stormwater runoff.
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3 Implementation of the proposed action would result in an increase in trip
generation and parking demand.

6. As the proposed action would allow the construction of buildings at a height
greater than that permitted by prevailing zoning, impacts to area aesthetics may
result.

7. Implementation of the proposed action could cause a change in the types and
intensity of land uses which could potential adversely impact community
character.

8. Implementation of the proposed action would result in impacts to community
services.

9. Implementation of the proposed action would result in an increased demand on
utility providers.

SCOPING: Formal public scoping will not be conducted
LEAD AGENCY: The Town Board of the Town of Brookhaven
CONTACT PERSON: Tullio Bertoli, AIA, AICP, LEED
Commissioner
Department of Planning, Environment and Land
Management
ADDRESS: Town of Brookhaven
One Independence Hill
Farmingville, New York 11738
TELEPHONE NO.: (631) 451-6400
EMAIL: tbertoli@brookhaven.org
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A COPY OF THIS NOTICE HAS BEEN SENT TO:

The Honorable Ed Romaine, Supervisor
and Members of the Town Board

Town of Brookhaven

One Independence Hill

Farmingville, New York 11738

The Honorable Tom Croci, Supervisor
and Members of the Town Board
Town of Islip

655 Main Street

Islip, New York 11751

Vincent E. Pascale, Chairperson
Town of Brookhaven Planning Board
One Independence Hill

Farmingville, New York 11738

Dr. James L. Tomarken

MD, MPH, MBA, MSW

Commissioner

Suffolk County Department of Health Services
3500 Sunrise Highway, Suite 124

P.O. Box 9006

Great River, New York 11739-9006

Mr. Dan Losquadro, Superintendent of Highways
Town of Brookhaven Highway Department

1140 Old Town Road

Coram, New York 11727

Mr. Arthur Gerhauser, Chief Building Inspector
Town of Brookhaven Building Division

One Independence Hill

Farmingyville, New York 11738
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Honorable William J. Lindsay, Presiding Officer
Suffolk County Legislature

William Rogers Legislature Building

725 Veterans Memorial Highway

Smithtown, New York 11787

The Honorable Steven Bellone, County Executive
Suffolk County

H. Lee Dennison Building

100 Veterans Memorial Highway

Hauppauge, New York 11788-0099

Mr. Gilbert Anderson, P.E., Commissioner
Suffolk County Department of Public Works
335 Yaphank Avenue

Yaphank, New York 11980

David L. Calone, Chairman

Suffolk County Planning Commission
H. Lee Dennison Building

100 Veterans Memorial Highway
Hauppauge, New York 11788

Mr. Glenn Murrell, Acting Planning & Program Manager
Region 10, New York State Department of Transportation
State Office Building

250 Veterans Memorial Highway

Hauppauge, New York 11788

Ms. Helena Williams, President

c/o Elisa Picca, Chief Planning Officer

Metropolitan Transportation Authority — Long Island Railroad
Jamaica Station

Sutphin Boulevard and Archer Avenue

Jamaica, New York 11435
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Mr. Peter A. Scully, Regional Director

New York State Department of Environmental Conservation
SUNY @ Stony Brook

50 Circle Road

Stony Brook, New York 11790-3409

Town of Brookhaven:

Timothy P. Mazzei, Councilman, District 5

Tullio Bertoli, Commissioner, PELM

Chip Wiebelt, Senior Site Plan Reviewer

Anthony Graves, Chief Environmental Analyst, Division of Environmental Protection, PELM

This Notice has also been forwarded for publication in the Environmental Notice Bulletin

THIS DETERMINATION IS NOT COMPLETE UNTIL AUTHORIZED AS FOLLOWS:

ADOPTED BY RESOLUTION ON: _ October 1, 2013

Patricia A. Eddington, LCSW, Town Clerk and Registrar:

ki 2%
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I. INTRODUCTION

In September 2012, the Town of Brookhaven caused to be prepared The Ronkonkoma Hub Study Area
Blight Study (hereinafter the “Blight Study”) (see Attachment A) for the Ronkonkoma Hub, located in
the hamlet of Ronkonkoma, Town of Brookhaven, Suffolk County, New York (the “Project Area,” see
Figure 1). The Blight Study found sufficient evidence to determine the Project Area to be a
substandard or insanitary area in accordance with both Article 15 of the New York State General
Municipal Law and Article XLI of Chapter 85 of the Town of Brookhaven Town Code. Subsequently,
the Town of Brookhaven Town Board (hereinafter the “Town Board”), after review of the aforesaid
Blight Study, by Town Board Resolution 2012-804, dated September 20, 2012, designated the
Ronkonkoma Hub as appropriate for urban renewal pursuant to Article 15 of the New York State
General Municipal Law, and authorized the preparation of an urban renewal plan (see Attachment
B).

In accordance with the requirements set forth in Article 15 of the General Municipal Law, this Urban
Renewal Plan for the Ronkonkoma Hub (hereinafter the “Urban Renewal Plan”) has been prepared in
order to facilitate the redevelopment of the Ronkonkoma Hub area as a Transit-Oriented
Development (TOD) area featuring a mix of higher density residential development, commercial,
hospitality, institutional, office, and retail uses, conference, entertainment and exhibition venues, and
public designated outdoor spaces. The development is designed to both complement and benefit
from the presence of the Ronkonkoma Long Island Railroad (LIRR) Station and its associated
commuter passenger volumes.

In accordance with Article 15, this document contains a description of the proposed Urban Renewal
Plan, including a discussion of its objectives, conformance with existing comprehensive plans, and a
description of the various elements of the redevelopment proposal. It also explains the techniques
that would be used to implement the overall redevelopment plan. The intent of this Urban Renewal
Plan is to address blighted conditions identified within the Project Area, defined by Section 501 of the
General Municipal Law as “substandard, insanitary, deteriorated or deteriorating conditions, factors,
and characteristics” that constitute a “serious and growing menace, is injurious to the public safety,
health, morals and welfare...and constitutes a negative influence on adjacent properties impairing
their economic soundness and stability, thereby threatening the source of public revenues.” In order
to promote sound growth and development, and to address the aforementioned blighted conditions,
Urban Renewal Law allows for the “clearance, replanning, reconstruction, redevelopment,
rehabilitation, restoration or conservation” of designated blighted areas.



II. DESCRIPTION OF PROJECT

A. Boundaries of the Urban Renewal Project

The Project Area boundaries are Union Avenue and Union Street to the north; Village Plaza Drive to
the east; County Road 29 (Ronkonkoma Avenue), Garrity Avenue and Hawkins Avenue to the west;
and the railroad tracks of the Long Island Railroad to the south, (see Figure 1). The Project Area
encompasses 54 Suffolk County Tax Map (SCTM) parcels comprising approximately 54 acres (see
Figure 2).

B. Urban Renewal Plan Objectives

The objectives of this Urban Renewal Plan are as follows:

>

vVVYY

Eliminate blighting conditions, including: vacant and underutilized properties and buildings;
deteriorated buildings; inadequate sidewalks, drainage, and sewerage infrastructure;
incompatible land uses; and, aesthetic and visual detriments

Promote compact, mixed-use development in proximity to the commuter rail station
Encourage development that supports transit

Encourage a diverse mix of higher density residential development, commercial, office and
retail uses, entertainment and exhibition venues, and outdoor spaces for workers, visitors,
and residents

Promote economic development opportunities

Encourage a pedestrian-friendly environment and pedestrian-oriented commercial
enterprises and consumer services that do not primarily rely on automobile traffic to bring
consumers to the area

Encourage flexibility in site and architectural design

Maintain a consistently high level of design quality
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FIGURE
Ronkonkoma Hub Project Area Ronkonkoma Urban Renewal Plan; Town of Brookhaven, New York
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C. Proposed Actions

As discussed in the Blight Study, the observed blighting conditions within the Project Area include
vacant properties and buildings, underutilized properties and buildings, deteriorated buildings,
inadequate sidewalks and curbs, inadequate drainage and sewerage infrastructure, incompatible
land uses, and aesthetic and visual detriments.

The Urban Renewal Plan has been developed as a method to revitalize the Project Area with higher
density residential development, commercial, hospitality, institutional, office, and retail uses,
conference, entertainment and exhibition venues, and public designated outdoor spaces to
complement the Ronkonkoma LIRR Station. The Urban Renewal Plan also proposes an upgrade of
public facilities and infrastructure, including roads, sidewalks, curbs, public hardscape and
landscape, and various utility infrastructure (e.g., natural gas lines, water mains, and electric
distribution), stormwater runoff collection systems, street and walkway lighting, and parking areas.
To facilitate the redevelopment of the Ronkonkoma Hub, a sewage treatment plant (STP) will be
constructed, under the auspices of the Suffolk County Department of Public Works (SCDPW), on the
south side of the Long Island Rail Road tracks to accommodate sanitary waste from the Ronkonkoma
Hub and other areas.

To accomplish the objectives of the Urban Renewal Plan, the Town of Brookhaven has selected a
master developer, and has executed a Master Developer Designation Agreement (hereinafter the
“MDDA”), which sets forth the various responsibilities of the Town and the master developer (see
Attachment C). While the selected master developer would provide the majority of funding for
redevelopment efforts, the Town of Brookhaven would apply for New York State and Federal grants,
as available, to fund various elements of the Urban Renewal Plan.



III. LOCAL LAND USE PLANS, POLICIES, AND OBJECTIVES FOR THE
RONKONKOMA HUB

The redevelopment of the Ronkonkoma Hub area has been a goal of the Town of Brookhaven since
the adoption of the Brookhaven 1996 Comprehensive Land Use Plan (hereinafter the “1996 Comprehensive
Plan”).  As discussed below in the summary of the planning documents that address the
Ronkonkoma Hub area, while recommended redevelopment of the Ronkonkoma Hub has evolved
since the adoption of the 1996 Comprehensive Plan, the overall vision for the area has remained
relatively consistent.

A. The 1996 Comprehensive Plan

A comprehensive plan is a tool for guiding the future of a community. Its purpose is to establish a
common vision for the future of a community and then determine policies that will help attain that
vision.

The 1996 Comprehensive Plan included an assessment of existing land uses; existing zoning and related
codes; demographic data depicting the population, housing, social and economic conditions in the
Town; historical and cultural facts; previous land use plans such as Brookhaven's 1975 and 1987
plans; community services and facilities; circulation and transportation infrastructure; and
environmental resources. It also identified existing problems, deficiencies and needs, as well as
community strengths and assets, and set forth goals, aspirations and/or objectives to be achieved.
Lastly, alternatives and implementation programs for achieving the plan goals and objectives were
proposed.

The 1996 Comprehensive Plan recognized the advantageous location of the Ronkonkoma Hub
proximate to not only the Ronkonkoma LIRR Station, but also to the Long Island - Islip MacArthur
Airport and recommended that the Town continue to pursue redevelopment of the Ronkonkoma
Hub. With this recommendation, the 1996 Comprehensive Plan sought “to promote the goal of creating
a ‘sense of place’ rezoning” ! to meet certain standards, such as interconnecting streets, inclusions of
sidewalks and bike lanes, construction of housing along the street frontage, providing a mix of
housing types, and promoting the development of active recreational sites. Within the 1996
Comprehensive Plan, it was envisioned that the Ronkonkoma Hub area would be redeveloped with
large attractive office buildings and industrial development; however, since the drafting of that plan,
and based upon various planning and visioning initiatives that have been undertaken by the Town,
these uses have been determined to be no longer beneficial for the area, whereas the benefits of the
TOD would meet the Town’s objectives for the Ronkonkoma Hub.

The 1996 Comprehensive Plan identified the need for an increase in parking capacity at the
Ronkonkoma LIRR Station. Since the adoption of the 1996 Comprehensive Plan, multiple parking
improvements have been undertaken, including a Metropolitan Transportation Authority (MTA)-
owned public lot expansion east of the Ronkonkoma LIRR Station buildings and a privately-owned
parking lot immediately north of the Ronkonkoma LIRR Station buildings along the north side of
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Railroad Avenue, which provides an additional 500+ parking spaces combined. Based on a parking
study performed by VHB in 2009, current parking demand at Ronkonkoma Hub is satisfied by
existing parking facilities, but the parking demands would increase significantly upon
redevelopment under the TOD concept.

B. Draft Brookhaven 2030 Plan

While the Draft Brookhaven 2030 Plan has not yet been adopted by the Town of Brookhaven, it
identifies the Ronkonkoma LIRR Station as “the most used Station, due to its electrified service as
compared to diesel service on the other two routes, and is one of the most used LIRR Stations
overall.”2 Specifically, the Draft Brookhaven 2030 Plan addresses the importance of “creating transit-
oriented developments surrounding Brookhaven’s Long Island Railroad Stations, including those in
Port Jefferson Station, Patchogue, Ronkonkoma, Bellport, Medford, Mastic and Yaphank.”?

The following two key goals of the Draft Brookhaven 2030 Plan are pertinent to the Urban Renewal Plan:

» Redirect growth to areas served by infrastructure, revitalize downtowns, and establish
pedestrian-oriented centers that have a sense of place
» Expand the range of transportation options

C. Ronkonkoma Hub Transit-Oriented Planning Study

In 2007, the Town of Brookhaven embarked upon a two-phased planning study, known as the
Ronkonkoma Hub Transit-Oriented Planning Study (hereinafter the “Ronkonkoma Hub Planning Study”),
aimed at revitalizing a multi-block area around the Ronkonkoma Hub. The goal of the Ronkonkoma
Hub Planning Study was to develop a vision that would include compact, mixed-use redevelopment
of underutilized land that supports and expands on the high ridership and recent improvements
made to the Ronkonkoma train station. The desired outcome of the Ronkonkoma Hub Planning Study
was a long-term development strategy that would establish clear and predictable guidance for the
revitalization of the blighted, vacant and/or underutilized parcels. The Vision Plan, developed as
part of the Ronkonkoma Hub Planning Study, includes zoning recommendations, identification of
transportation improvements, financial implications, and concept plans. Highlights of the Vision
Plan include the following:

» Public plazas at key intersections to provide public spaces for pedestrians and help activate
the street

» Streetscape enhancements including sidewalks, signage, lighting and landscaping along
Railroad Avenue, Mill Road and Hawkins Avenue

» Orient buildings towards the street edge along Railroad Avenue and Hawkins to help define
the “Main Street” character

» Parking at the rear or interior of lots and seek opportunities for shared parking

v

2Town of Brookhaven Department of Planning, Environment and Land Management, Brookhaven 2030 Plan Existing Conditions and Trends Report, Prepared by Urbitran Associates,
July 2008, Page 4. (website: http://www.brookhaven2030.org/pdfs/ExistingConditionsandTrends.pdf)

3 Town of Brookhaven Department of Planning, Environment and Land Management, Brookhaven 2030 Plan Issues and Opportunities Outreach Report, Prepared by Urbitran
Associates, December 2007, Page 8. (website: http://www.brookhaven2030.org/pdfs/issues_and_opportunities_report.pdf)



» Active pedestrian-oriented uses on the ground floor, particularly along Railroad Avenue
between Garrity Avenue and the Station
New development on the MTA “bus loop” site

VY

Buildings up to 5 stories on Railroad Avenue, up to 4 stories on Mill Road and up to 2.5
stories on Union Avenue

Streetscape enhancements to the Station plaza

Mix of uses on upper floors

Buildings oriented toward the street edge along Mill Road

Multi-family buildings oriented toward amenities such as parks or plazas

Residential unit types mixed within development sites

Pedestrian connections to the Fairfield residential apartments, located immediately east of
the Project Area

YVVYVYVYVYY

D. Long Island 2035 Comprehensive Regional Sustainability Plan

The Long Island 2035 Comprehensive Regional Sustainability Plan is intended to guide sustainable
development of Long Island’s economy and social and natural environment for the next 25 years. As
set forth in the Environment & Infrastructure section of the “Sustainable Strategies for Long Island
2035 - December 2010,” environmental and infrastructure strategies are focused on addressing
existing needs, anticipating future growth and protecting Long Island’s natural resources. One of the
strategies, involving transit (T-2) is to “create vibrant, transit-supported communities.” According to
the Long Island 2035 Comprehensive Regional Sustainability Plan:

transit-supported communities (TSCs) are beneficial because they:

e create vibrant, walkable communities;

®  attract young workers;

®  produce fewer school-age children per unit;

®  generate greater incremental revenues when compared to single-family development;
® encourage transit use; and

® decrease traffic congestion.

In addition to meeting consumer demand, transit-supported communities allow for compact growth in
and around rail station areas, creating more development within a short walk of transit and more
clusters of development along transit corridors. This form of growth allows more people to live on Long
Island without adding to the burden of Long Island roadways. It also adds to the mix of housing on the
Island, creating more choice and more availability of housing stock across pricing categories and
housing types. With the clustering of worksites at station areas as well, it can be easier to live and
work in transit corridors and use the LIRR to travel from home to work. This growth strategy will also
boost LIRR ridership by creating reverse commute markets and establishing more consistent, all-day,
bi-directional use of the railroad. Currently, however, only 19% of Nassau’s population and 6% of
Suffolk’s population are located within a half-mile (10-minute walk) of a transit station.



E. Town of Brookhaven Blight to Light Study

In September of 2010, the Town of Brookhaven issued the Draft Blight to Light Study, which identified
blighted properties within the Town and provided general recommendations for redevelopment of
each identified property. The Ronkonkoma Hub is identified within the Draft Blight to Light Study,
and is described as having limited retail and commercial offerings, unrealized economic potential,
vacant and rundown buildings, chaotic zoning patterns, and a lack of investment. The Draft Blight to
Light Study recommended a number of tools to facilitate the redevelopment of the Ronkonkoma Hub,
including incentive plans and zoning, expedited permitting, special districts and others.

This study was accepted by the Town in October 2010. Subsequently, the Town Board passed the
Blight to Light code amendments (Article XLI — Redevelopment Initiative, of the Town Code), giving
the Town the means to eradicate suburban blight.

F. Ronkonkoma Hub Study Area Blight Study

As previously discussed, VHB performed the Blight Study on the Project Area in September of 2012
and identified several blighting characteristics, including:

» Vacant and partially vacant properties and buildings — Seven tax parcels were observed to
contain vacant or partially vacant buildings, representing approximately 5.5 percent of the
total gross floor area (gfa) within the Project Area (12,793+ square feet), and approximately
6.5 percent of the total area of the Project Area (3.52+ acres) is undeveloped.

»  Significant underutilization of development potential — The total developed gross floor area in the
Project Area (excluding the Ronkonkoma LIRR Station and parcel associated with the LIRR
Parking Structure) is 232,978+ square feet, representing only 39+ percent of the total
development potential permitted under existing zoning. This underutilization results in a
lower level of economic activity than would otherwise be expected in the Project Area and,
therefore, lowers levels of employment and property tax revenues.

» Deteriorated buildings — Deterioration of building elements was identified in a number of
locations within the Project Area, creating potentially unsafe conditions and detracting from
the area’s desirability as a place for private investment.

» Inadequate curb and sidewalk areas — Deteriorated or missing curbs and sidewalks were
identified in various Project Area locations, detracting from the overall character of the area.
Also, the lack of sidewalks hinders pedestrian activity and creates inefficiencies in pedestrian
circulation (along with creating potentially dangerous conditions for pedestrians).

» Lack of appropriate drainage and sewerage infrastructure — Drainage is inadequate in certain
locations, creating undesirable conditions for nearby uses. The lack of sewage treatment in
the Project Area (i.e., properties rely upon individual on-site sanitary systems rather than a
central collection and treatment system) limits the overall development density.



» Incompatible land uses — In several Project Area locations, residential uses adjoin or are located
proximate to commercial uses that are not conducive to a desirable residential environment.

» Aesthetic and visual character — The combination of deteriorating buildings and infrastructure
with the presence of substantial acreage devoted to the storage of vehicles, equipment, etc.,

creates an unattractive visual environment, which is not conducive to the attraction of private
investment.
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IV. THE URBAN RENEWAL PLAN

A. Overview of Proposed Actions by Type

As stated in Sections II.B and IILF of this Urban Renewal Plan, blighting conditions in the Project Area
include vacant properties and buildings, underutilized properties and buildings, deteriorated
buildings, inadequate sidewalks and curbs, inadequate drainage and sewerage infrastructure,
incompatible land uses, and aesthetic and visual detriments. These blighting conditions contribute to
the unrealized economic potential of the Project Area, and foster potentially hazardous and unsafe
conditions for residents, employees, and pedestrians.

The current land use pattern (see Figure 3), has single-family residential uses interspersed with
intensive commercial uses (e.g., automobile-related commercial businesses) and vacant lots creating a
disjointed and inefficient land use pattern. Overall, the land use pattern within the Ronkonkoma
Hub does not create a desirable living and business environment, though its use as a major commuter
hub lends itself the potential to becoming a vibrant, transit-oriented community. These conditions
inhibit the Town’s desired objective of having the area evolve in a manner that leads to
redevelopment of the neighborhood as a transit-oriented center.

B. Recommendations for All Actions

The Urban Renewal Plan provides a framework for the redevelopment of the Project Area in a transit-
oriented manner, including higher density residential development, commercial, hospitality,
institutional, office, and retail uses, conference, entertainment and exhibition venues, and public
designated outdoor spaces, as well as improvements to public infrastructure, such as sidewalk
improvements and construction of an STP to accommodate sanitary discharge generated by future
land uses within the Project Area, as well as proximate to the Project Area. The Urban Renewal Plan
includes: redevelopment of private and public properties; adoption and mapping of revised land use
regulations; and, specific investments in public infrastructure to improve safety, access, and
circulation for its residents. The overall goal of all these undertakings would be to revitalize the
Ronkonkoma Hub area as a vibrant, transit-oriented center.

11
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Overall, the Urban Renewal Plan recommends the development of higher density residential
development (i.e., a potential maximum of 1,450 residential dwelling units) multi-family buildings
fronting major thoroughfares in the Project Area, approximately 195,000 square feet of retail space,,
approximately 360,000 square feet of office/commercial space, and approximately 60,000 square feet
of “flex space,” to be utilized for conference, exhibition, hospitality, and residential uses. There are
also public designated outdoor space components throughout the Project Area. Parking facilities
would also be provided to accommodate parking demand generated by the recommended uses,
while maintaining the existing MTA-owned parking deck, located in the central portion of the Project
Area, as well as other surface parking areas within the Ronkonkoma Hub. An analysis of the issues
and recommendations concerning the critical components for redevelopment of the Project Area,
including land use, zoning and other land use controls, building conditions, and public
improvements, follows.

» Land Uses
Issues:

The Project Area poses challenges related to vacant and underutilized properties and
buildings, deteriorated buildings, inadequate sidewalks and curbs, inadequate drainage
and sewerage infrastructure, incompatible uses, aesthetic and visual detriments and
other conditions that are more fully described in the Blight Study. Further, the mix of
commercial businesses (primarily automobile-related businesses) and single-family
residential uses creates a disjointed and inefficient land use pattern, compounded by the
presence of vacant and underutilized lots and buildings.

Specifically, the Project Area features approximately 232,979 square feet of gross floor
area (gfa), representing approximately 38.2 percent of the total allowable gfa within the
Project Area (i.e., 609,370+ square feet gfa) under existing zoning. Further, approximately
5.5 percent of the total gfa within the Project Area is vacant (i.e., 12,793+ square feet), and
approximately 6.5 percent of the total area of the Project Area (i.e., 3.52+ acres) is
undeveloped. Such underutilization and vacancies represent unrealized economic
potential as well as create an unappealing business environment.

Recommendations:

The Urban Renewal Plan recommends redevelopment of the Project Area with a mix of
uses at higher densities than what currently exist, as well as implementing various traffic
and streetscape improvements. The high daily commuter volume at the Ronkonkoma
LIRR Station (approximately 17,000 riders), proximity of the Project Area to major
transportation corridors (i.e., the Long Island Expressway), and electric and express train
service to New York City make higher development densities feasible and desirable.
Additionally, the STP to be constructed to the south of the Project Area would permit up
to 400,000 gallons per day of sanitary waste from the recommended redevelopment,
which would allow for development densities significantly greater than what currently
exists. Specifically, the recommended land use development program (see Figure 4)
includes the following components:
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Several multi-family residential buildings, with maximum heights of three- to
four-stories, primarily fronting along Union Avenue and Mill Road.

Predominantly retail use with residential permitted along the west side of
Hawkins Avenue, with a maximum height of three stories.

Several mixed-use buildings potentially containing office or residential over
retail, dining and entertainment uses. These buildings would have maximum
heights of five stories along Railroad Avenue and four stories along Mill Road.

Mixed-use buildings containing commercial, exhibition, hospitality, institutional,
and residential uses. These buildings would be situated in the eastern portion of
the Project Area, along Railroad Avenue and Mill Road, and would have a
maximum height of five stories.

Mixed-use buildings containing residential, office and institutional uses, with a
maximum height of five stories, located adjacent to the existing parking deck.

Maximum of four-to-five story buildings containing retail, office, dining and
entertainment uses, situated along the south side of Railroad Avenue.

A special use/entertainment venue is also recommended in the southern-central
portion of the Project Area along the south side of Railroad Avenue, and would
be up to four stories in height.

Improvements to existing streets, the construction of new public and private
streets, and the installation/upgrade of traffic signals or construction of a
roundabout, and/or other traffic controls, as deemed appropriate in order to
improve traffic circulation. These improvements would also create a safer and
more inviting pedestrian environment.

14
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» Zoning and Other Land Use Controls

Issues:

The Project Area currently comprises four separate zoning districts, including the L1
(Light Industry), J-2 (General Business), J-4 (Professional and Business Offices), and ]-6
(Main Street Business District) districts (see Figure 5). These districts do not permit land
uses and development densities most appropriate for the Project Area, given the daily
commuter volumes associated with the Ronkonkoma LIRR Station.

Recommendations:

In order to facilitate the recommended redevelopment of the Project Area described in
this Urban Renewal Plan, a “Transit-Oriented Development” Zoning District (TOD
District) would need to be created and implemented for the entire Project Area (see
Figure 6). A TOD District would permit higher density residential, commercial, office
and retail development in mixed-use buildings while also allowing for flexibility in the
design and placement of these uses. Implementation of a TOD district would encourage
efficient use of land, be a catalyst for revitalization, and foster a sense of place through
development of a new transit-oriented, mixed use, pedestrian-friendly community. A
TOD District would also encourage redevelopment of vacant and/or underutilized,
blighted properties, which would complement the surrounding communities and uses as
well as better utilize existing public transit infrastructure at the Ronkonkoma LIRR
Station.
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» Building Conditions

Issues:

Existing buildings within the Project Area are not adequate to accommodate the
redevelopment recommendations within this Urban Renewal Plan. Further, there were
observed deteriorated buildings within the Project Area, as seen in the following
photographs.

|"'"|¥”

Photograph 1: View of deteriorated Photograph 2: View of
building along the east side of Hawkins deteriorated building along the
Avenue. east side of Garrity Avenue

The inadequacy of existing buildings within the Project Area to accommodate the
recommended development densities will require the construction of new buildings.

Recommendations:

It is recommended to acquire and demolish all structures except for the existing MTA
parking garage, and potentially the train station building(s). Individual buildings that
are maintained and/or rehabilitated to eliminate code violations and blighting conditions,
and which are proposed to be occupied in a manner which meets the objectives of this
Urban Renewal Plan in terms of use, density, design and other factors, may be retained
and integrated into the overall development.

» Public Improvements

Issues:

Sidewalk and curb areas within the Project Area are in disrepair and, in some cases, non-
existent. Drainage infrastructure within the Project Area is also inadequate as pooling
water along roadways was observed after rain events. Further, the lack of adequate
sewerage infrastructure limits the building development potential of the Project Area.
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Recommendations:

Redevelopment of the Project Area with development densities recommended by this
Urban Renewal Plan would require improvements and upgrades to infrastructure,
including roads, sidewalks, curbs, public hardscape and landscape, gas lines, water
mains, electric distribution, storm water runoff collection systems, street and walkway
lighting and public parking areas.

Additionally, the creation of a new sanitary sewer district by Suffolk County, with the
STP planned for construction on the south side of the LIRR tracks would permit
development densities significantly greater than those currently existing within the
Project Area. As such, the redevelopment recommendations contained in this Urban
Renewal Plan would be feasible in the context of permissible sanitary waste generation.

C. Conformance with Local Land Use Plans, Policies, and Objectives for the Ronkonkoma Hub

» 1996 Comprehensive Plan

As previously discussed, the 1996 Comprehensive Plan recommends that, in order to create
communities with a ‘sense of place,/ redevelopment proposals should include
interconnecting streets, inclusion of sidewalks and bike lanes, provision of housing close
to the street with a mix of housing types, and development of active recreational sites.

The Urban Renewal Plan recommends the development of a potential maximum of 1,450
residential dwelling wunits in multi-family apartment buildings along major
thoroughfares in the Project Area (e.g., Union Avenue and Mill Road), incorporation of
streetscape improvements to create a more attractive and inviting pedestrian
environment, improvements to the existing street network to accommodate traffic
generated from recommended development, and the provision of public designated
outdoor spaces for recreation. Thus, the recommendations of the Urban Renewal Plan
facilitate the overall vision articulated within the 1996 Comprehensive Plan.

Specific recommendations for the Ronkonkoma Hub area within the 1996 Comprehensive
Plan include the expansion of parking areas to meet the demand of commuters, and the
development of large-scale commercial and industrial uses.

As previously acknowledged, various parking improvements at the Ronkonkoma LIRR
Station have been undertaken since the adoption of the 1996 Comprehensive Plan to meet
commuter demand. However, additional parking would be required as part of the Urban
Renewal Plan in order to accommodate parking demand generated by recommended
increased development densities. With regard to the 1996 Comprehensive Plan
recommendation for the development of large commercial and industrial uses, it has
been determined through subsequent land use studies (discussed in Section III of this
Urban Renewal Plan), that such uses are not appropriate for the Ronkonkoma Hub area.
The high daily commuter volume, express train service to New York City at the
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Ronkonkoma LIRR Station, and proximity to the Long Island Expressway make
recommendations for redevelopment with higher density residential development,
commercial, hospitality, institutional, office, and retail uses, conference, entertainment
and exhibition venues, and public designated outdoor spaces for workers, visitors, and
residents more appropriate.

Overall, therefore, the recommendations of the Urban Renewal Plan are consistent with
the relevant goals outlined in the 1996 Urban Renewal Plan.

» Draft Brookhaven 2030 Plan

The pertinent recommendations of the Draft Brookhaven 2030 Plan, and how the Urban
Renewal Plan could achieve these goals, are discussed below.

»  Redirect growth to areas served by infrastructure, revitalized downtowns, and establish
pedestrian-oriented centers that have a sense of place

Implementation of the Urban Renewal Plan would result in the development of a
new transit-oriented, mixed-use, community that better utilizes existing public
transit infrastructure at the Ronkonkoma LIRR Station. Further, increased
residential densities with complementary commercial, office and retail space,
and outdoor spaces would create an active and inviting pedestrian environment,
contributing to the creation of a ‘sense of place’ within the Ronkonkoma Hub.

»  Expand the range of transportation options

New housing and job opportunities would be located within walking distance of
public transit, thereby expanding the range of alternative transportation options
beyond single-occupant vehicles. Further, the four Suffolk County Transit bus
routes that provide service to the Ronkonkoma LIRR Station (i.e., 6A, 7A, 57, and
59) would be maintained.

» Ronkonkoma Hub Transit-Oriented Planning Study

The Vision Plan highlights from the Ronkonkoma Hub Planning Study, and how the Urban
Renewal Plan could achieve them, are discussed below.

> Public plazas at key intersections to provide public spaces for pedestrians and help
activate the street

A public plaza would be provided adjacent to the train station and sidewalks,
including amenities such as street trees and street furniture, would help to

activate the streets (see below).

»  Streetscape enhancements including sidewalks, signage, lighting and landscaping along
Railroad Avenue, Mill Road and Hawkins Avenue
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Streetscape improvements are recommended along all existing and proposed
streets within the Project Area to create a more attractive and inviting pedestrian
environment.

»  Orient buildings towards the street edge along Railroad Avenue and Hawkins to help
define the “Main Street” character

The Urban Renewal Plan recommends that all redevelopment have frontage along the
major corridors (i.e., Railroad, Hawkins and Union Avenues and Mill Road) and existing
and proposed secondary roads in the Project Area.

»  Parking at the rear or interior of lots and seek opportunities for shared parking
Parking for recommended uses in the Project Area would be situated within the
existing MTA-owned parking deck, surface parking areas, on-street parking,
subsurface parking, and above-ground structured parking along the south side

of Railroad Avenue.

> Active pedestrian-oriented uses on the ground floor, particularly along Railroad Avenue
between Garrity Avenue and the Station

It is recommended that ground floor redevelopment along Railroad Avenue feature a
mixture of commercial, exhibition, institutional, hospitality, office, residential, retail, and
public designated outdoor space uses to ensure an active pedestrian environment, to be
complemented with streetscape improvements.

»  New development on the MTA “bus loop” site

The MTA “bus loop” site would be redeveloped with mixed-use retail and office.

> Buildings up to 5 stories on Railroad Avenue, up to 4 stories on Mill Road and up to 2.5
stories on Union Avenue

Recommended redevelopment within the Ronkonkoma Hub area would include
buildings that would have maximum heights of three-to-five-stories.

»  Streetscape enhancements to the Station plaza
Streetscape improvements are recommended along all existing and proposed

streets within the Project Area to create a more attractive and inviting pedestrian
environment.
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»  Mix of uses on upper floors

Multiple mixed-use buildings are recommended, including buildings that feature
commercial, exhibition, hospitality, institutional, office, residential, and/or retail
uses.

»  Buildings oriented toward the street edge along Mill Road

As previously discussed, all redevelopment along Mill Road would be oriented
toward to the street.

> Multi-family buildings oriented toward amenities such as parks or plazas

Development of designated open/outdoor space of various types throughout the
Project Area is recommended in order to provide recreational opportunities for
residents, employees, and visitors.

»  Residential unit types mixed within development sites

One- and two-bedroom residential units (rental and ownership) would be
permitted.

> Pedestrian connections to the Fairfield residential apartments, located immediately east of
the Project Area.

A pedestrian connection to the Fairfield residential apartments is recommended.
It is also recommended that streetscape and pedestrian improvements provide
convenient and safe access to this area.

Based on the foregoing, the recommendations of the Urban Renewal Plan are
consistent with those goals described in the Ronkonkoma Hub Planning Study.

» Long Island 2035 Comprehensive Regional Sustainability Plan

The recommendations of the Urban Renewal Plan are generally consistent with the
Environment & Infrastructure section of the “Sustainable Strategies for Long Island 2035
- December 2010,” which is part of the Long Island 2035 Comprehensive Regional
Sustainability Plan. The Urban Renewal Plan recommends the redevelopment of the Project
Area with a mix of uses, which would be within walking distance to the Ronkonkoma
LIRR Station. Further, this Urban Renewal Plan addresses all of the benefits of transit-
supported communities as outlined in the “Sustainable Strategies for Long Island 2035 -
December 2010” plan.
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» Town of Brookhaven Blight to Light Study

The Urban Renewal Plan would revitalize blighted conditions in the Project Area with a
mix of uses, including higher density residential development, commercial, hospitality,
institutional, office, and retail uses, conference, entertainment and exhibition venues, and
public designated outdoor spaces, thus accomplishing the intent of the Blight to Light
Study, which was accepted by the Town in October 2010.

D. Methods of Implementation

The Urban Renewal Plan’s overall goals are to be reached through specific actions that are described
below as “Methods of Implementation.” Each of these methods is to be accomplished by one or more
entities involved in the recommended redevelopment process, including the Town of Brookhaven
and the selected master developer.

» Rezoning

The Urban Renewal Plan recommends that the Town of Brookhaven rezone the entire
Project Area to a TOD District in order to facilitate the recommended redevelopment.
The rezoning would be adopted by the Town Board as an action separate from the
adoption of the Plan, after an analysis and report to the Town Board by the Town of
Brookhaven Department of Planning, Environment, and Land Management.

» Land Acquisition

The Urban Renewal Plan would provide for the acquisition of all property within the
Project Area for redevelopment purposes (with the potential exception of various MTA-
owned properties, including the parking garage and the train station building][s])."
Property acquisition strategies include the purchase of individual properties by the
selected master developer and, if necessary, the possible use of eminent domain by the
Town of Brookhaven (as set forth in the MDDA, a copy of which is included in
Attachment C). Any such use of eminent domain would follow the applicable
requirements of New York State law.

» Demolition

The intent of the Urban Renewal Plan is to acquire and demolish all structures except for
the existing MTA parking garage and potentially the train station building(s). Individual
buildings that are maintained and/or rehabilitated to eliminate code violations and
blighting conditions, and which are proposed to be occupied in a manner which meets
the objectives of this Plan in terms of use, density, design and other factors, may be
retained and integrated into the overall development.

v

“It is anticipated that a cooperative arrangement would be made with the MTA for the use of its property, which may or may not include, acquisition of
property, licensing, etc.
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» Relocation

As a result of acquisition of properties as described above, existing residents and
businesses in the Project Area may require relocation. Depending upon whether the
properties are acquired by the selected master developer through negotiation or by the
Town of Brookhaven through the use of eminent domain, the displaced residents and/or
businesses may be entitled to relocation benefits.

» Disposition and Redevelopment

All property acquired in accordance with the Urban Renewal Plan shall be made available
for redevelopment or public improvement. The Urban Renewal Plan recommends higher
density residential development, commercial and retail uses, entertainment and
exhibition venues, and public designated outdoor spaces. The Town of Brookhaven
Department of Planning, Environment, and Land Management would oversee the
disposition of Town acquired property, if any, as well as the redevelopment of properties
in accordance with the Urban Renewal Plan.

PROPOSED PUBLIC, SEMI-PUBLIC, PRIVATE, OR COMMUNITY FACILITIES
OR UTILITIES

Redevelopment of the Project Area should include improvements such as, but not limited to, roads,
sidewalks, curbs, public hardscape and landscape, gas lines, water mains, electric distribution,
stormwater runoff collection systems, street and walkway lighting and public parking areas. These
improvements should be undertaken by both the Town of Brookhaven and the selected master
developer, in coordination with the appropriate utility providers. Additionally, a new sewer district
should be created by Suffolk County that includes the Project Area in order to permit the discharge of
sanitary waste to the STP on the south side of the LIRR tracks.

PROPOSED METHODS OR TECHNIQUES OF URBAN RENEWAL

The methods by which this Urban Renewal Plan should be undertaken shall include property
acquisition, relocation, demolition of structures on parcels to be redeveloped, adoption of a TOD
District, and construction of necessary infrastructure, building space and amenities for recommended
uses by the Town of Brookhaven and the selected master developer.

PROPOSED TIME SCHEDULE FOR THE EFFECTUATION OF THE PLAN

It is currently anticipated that effectuation of the Urban Renewal Plan could take approximately five-
to- ten years, though this schedule could be affected by factors such as real estate market conditions.
Implementation of this Urban Renewal Plan will begin upon its approval by the Town Board. After
adoption of the Urban Renewal Plan, implementation of a TOD District would take place during the
first year. It is anticipated that acquisition of properties and design of public improvements would
continue through years one and two. Years three on would see the redevelopment of the Project
Area, including the construction of necessary public improvements.
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VIII. DURATION OF PLAN CONTROLS

The regulations and controls contained in this Urban Renewal Plan shall be binding and effective by
deed or lease upon all purchasers or lessors and their heirs and assigns in the Project Area, from the
time of the approval of the Urban Renewal Plan by the Town of Brookhaven, New York, for 20 years,
unless amended as provided therein.s

IX. PROCEDURES FOR CHANGES IN THE APPROVED PLAN

The provisions of this Urban Renewal Plan may be modified or amended at any time by the Town
Board of the Town of Brookhaven, New York. Major changes affecting proposed land uses, property
acquisition, and project boundaries shall be undertaken in accordance with the procedures set forth
in Article 15 and Article 15A of New York State law. Minor changes not affecting the above may be
made by the Town Board upon recommendations of the Town of Brookhaven Department of
Planning, Environment, and Land Management, following a public hearing and SEQRA review.

X. PROVISIONS TO PRESERVE INTEGRITY OF PLAN

In order to preserve the integrity of the Urban Renewal Plan, the Town of Brookhaven Building
Inspector shall notify the Commissioner of the Town of Brookhaven Department of Planning,
Environment, and Land Management, upon receipt of any application for a permit for building
construction or alteration for a certificate of occupancy for a structure or use within the Project Area.
Pursuant to Section 503(h) of the General Municipal Law, for a period of three years from the
approval of the Urban Renewal Plan by the Town Board, or of any further amendments or
modifications thereto, the Building Inspector shall not issue a building construction or alteration
permit or certificate of occupancy for a structure or use within the Project Area without having first
obtained the consent of the Commissioner of the Town of Brookhaven Department of Planning,
Environment, and Land Management, unless the construction, alteration or use is necessary for the
immediate protection of the public health or safety. The Commissioner of the Department of
Planning, Environment, and Land Management of the Town of Brookhaven shall consent to the
issuance of certificates of occupancy and permits upon determination that the proposed construction,
alteration or use is not consistent with the Urban Renewal Plan or any amendments thereto. The
Commissioner of the Town of Brookhaven Department of Planning, Environment, and Land
Management shall have the power to reject any proposals that are inconsistent with the Urban
Renewal Plan in order preserve the integrity of the Urban Renewal Plan. This provision in no way
usurps the approval authority of the Town Board, Planning Board, Board of Zoning Appeals, or any
other entity of the Town, after the Commissioner of the Department of Planning, Environment and
Land Management determines that a proposed action is consistent with the Urban Renewal Plan or
any amendments thereto.

P:\28743.04 Ronkonkoma Hub GEIS\ ProjRecords\ FinalDocs\ Urban Renewal Plan October 2013.docx

v

5 The MDDA provides that the agreement expires if no construction commences within ten years of the date thereof.
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INTRODUCTION

This report presents an analysis of existing conditions within an area referred to as the “Ronkonkoma
Hub,” in the hamlet of Ronkonkoma, Town of Brookhaven, Suffolk County, New York) for the
purpose of determining whether this area contains blighted conditions, as set forth in Article 15 of
New York State General Municipal Law. The Ronkonkoma Hub includes approximately 54+ acres,
and its boundaries are defined by Union Avenue and Union Street to the north, Village Plaza Drive to
the east, the LIRR Ronkonkoma Branch rail line to the south, and Garrity Avenue and Hawkins

Avenue to the west (hereinafter the “Study Area,” see (Figure 1).

The Study Area conditions were analyzed in accordance with the provisions of Article 15 of New
York State General Municipal Law, which grants municipalities the power to redevelop areas in their

jurisdiction that contain blighting conditions. The legislative findings state, in pertinent part:

“It is hereby found and declared that there exist in many municipalities within this state areas that are
residential or predominantly residential, non-residential or predominantly non-residential, commercial
or predominantly commercial, industrial or predominantly industrial, vacant or predominantly vacant
and which are characterized by insanitary and substandard conditions, or which are deteriorated or
deteriorating, owing to obsolete and dilapidated buildings and structures...physical
deterioration...excessive land coverage...inadequate maintenance, buildings abandoned or not utilized
in whole or substantial part...poorly or improperly designed street patterns and intersections,
inadequate access to area, blocks and lots of irreqular form, shape or insufficient size, width or
depth...which hamper or impede proper and economic development of such areas and which impair or

arrest the sound growth and development of the area, community or municipality...”

Article 15 further defines “Substandard or insanitary areas,” in part, as follows:

“The term ‘substandard or insanitary area’ shall mean and be interchangeable with a slum, blighted,
deteriorated or deteriorating area, or an area which has a blighting influence on the surrounding area,

whether residential, non-residential, commercial, industrial (or) vacant...”
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The Ronkonkoma Hub was identified within the Town of Brookhaven’s Draft Blight to Light Study
(September 2010), a study undertaken to identify blighted properties and areas within the Town and

facilitate their redevelopment through the institution of zoning, permitting and financial incentives.

Within the Draft Blight to Light Study, it was noted that the Ronkonkoma LIRR Station itself had
limited retail and commercial space, and the surrounding area was characterized by buildings that
were deteriorating and/or vacant. In addition, there was a notable lack of economic activity befitting
an area with such high passenger volumes. Other constraints identified in the area included “chaotic
zoning patterns” and a “lack of investment” (pp. 56-7). The vision for the area articulated within the
Draft Blight to Light Study was as a “major destination for living, working, shopping, and dining...”
(pg. 56). This Blight Study supplements the Town’s Draft Blight to Light Study by further evaluating

the conditions of individual parcels within the Ronkonkoma Hub.

Additionally, pursuant to Article XLI of Chapter 85 of the Town of Brookhaven Town Code (“Town

Code”), the Town of Brookhaven found that:

“...blighted properties have prevented and arrested the sound growth and development of the
local community. These blighted properties are predominantly commercial or industrial in
nature and are characterized by deteriorating and/or abandoned buildings, in whole or
substantial part thereof, and are typically inadequately maintained with debris, litter and/or
trash accumulation and are lacking in basic public amenities. It is the purpose of this
initiative to implement and achieve the objectives of the Town Board by providing clear

guidelines to accomplish the following goals:

A. Eliminate blighted properties throughout the Town.

B. Stimulate the revitalization of abandoned, wvacant or underutilized blighted

properties.

C. Where appropriate, encourage the demolition of existing abandoned, vacant or

underutilized structures.

D. Where appropriate, encourage adaptive reuse of abandoned, vacant or underutilized

business or manufacturing buildings or structures.



E. Promote development or redevelopment of multiple structures in a coordinated

fashion.

F.  Encourage flexibility in site and architectural design.

G. Maintain a consistently high level of design quality.

H. Establish redevelopment procedures that define and maintain a clear and predictable
site plan review process. Administrative policies should support this objective,

sending a positive message to landowners and developers.

1. Encourage applications to the Town of Brookhaven Industrial Development Agency

for possible tax abatement of qualifying projects.

J. Encourage applications to the County of Suffolk and other municipalities to further

enhance the redevelopment of these properties.”

To this end, the Town of Brookhaven has developed criteria to assess the extent to which blight has
impacted an individual property. These criteria include assessment of vacancies, vandalism, building
deterioration, and obstacles to adaptive reuse among other categories. For a complete description of
the blight rating criteria, see Section 85-495 of the Town Code, a copy of which is included in
Appendix A of this Blight Study.

This analysis of the Study Area has been undertaken to determine if there is sufficient evidence to
declare the area blighted under the requirements of Article 15 of New York State General Municipal
Law. Field inspections of the Study Area, conducted in July and August, 2012, evaluated building
and site conditions, land uses, including under-utilization of land, and conformity of existing
buildings to land use regulations. The survey was supplemented with reviews of aerial photographs
and Geographic Information Systems (GIS)-based tax parcel and building data maintained by the
Town of Brookhaven. Also considered were data pertaining to building code violations, crime

statistics, fire violations, and constituent complaints, for properties within the Study Area.

As explained in greater detail in later sections of this study, the results of this survey found evidence



of significant blight, as the Study Area is characterized by:

» Vacant properties and buildings

» Underutilized properties and buildings

» Deteriorated buildings

» Inadequate sidewalks and curbs

» Inadequate drainage and sewerage infrastructure

> Incompatible uses

» Aesthetic and visual detriments.

If blighting conditions within the Study Area are determined to be of a significant enough nature,
such as contributing to a blighting influence on the Study Area and the surrounding area and
deterring economic activity (i.e., job creation and property tax revenue), the Town can designate the
area as appropriate for urban renewal and prepare an urban renewal plan to remedy those
conditions. Pursuant to Section 502 of Article 15 of New York State General Municipal Law, “Urban

renewal” is defined, in part, as follows:

“A program established, conducted and planned by a municipality for the redevelopment, though
clearance, replanning, reconstruction, rehabilitation, and concentrated code enforcement, or a
combination of these and other methods, of substandard and insanitary areas of such

municipalities...”

An “Urban renewal plan” is defined in Section 502 as follows:

“A plan for an urban renewal project, which shall conform to the comprehensive community plan for
the development of the municipality as a whole and which shall be consistent with local objectives.
Such urban renewal plan shall include but shall not be limited to: a statement of proposed land uses;

proposed land acquisition, demolition and removal of structures; proposed acquisition of air rights



and concomitant easements or other rights of user necessary for the use and development of
such air rights;, proposed methods or techniques of urban renewal; proposed public, semi-public,
private or community facilities or utilities; a statement as to proposed new codes and ordinances and
amendments to existing codes and ordinances as are required or necessary to effectuate the plan;
proposed program of code enforcement; a proposed time schedule for the effectuation of such plan,

and such additional statements or documentation as the agency may deem appropriate.”

Designation of an area as appropriate for urban renewal and adoption of an urban renewal plan by a
municipality allows the municipality flexibility in implementing a redevelopment plan through a
variety of actions. These could include actions such as: applying for federal or state funding
assistance; demolition, clearance, rehabilitation and/or improvement of properties; implementation of
land use and design controls; acquisition of properties, which may include the use of eminent

domain and disposition of properties.



II.

EXISTING CONDITIONS

This section defines the extent of the Study Area and describes the existing conditions within the
Study Area, including existing zoning and land uses, based on field observations and data provided

by the Town of Brookhaven and other municipal agencies.

Definition of the Study Area

The Study Area was initially defined and then evolved through a series of planning studies
sponsored by the Town of Brookhaven. The purpose of these studies was to develop a vision that
includes compact, mixed-use redevelopment of underutilized land that supports and expands on the
high ridership of and recent improvements made to the Ronkonkoma LIRR Station. The desired
outcome of these planning studies was a long-term development strategy that established clear and

predictable guidance for the revitalization of the blighted, vacant and/or underutilized parcels.

This series of studies began with the Ronkonkoma Hub Planning Study — Phase 1 (hereinafter the Phase 1
Study), developed in April 2008. The Phase 1 Study evaluated 181+ acres surrounding the
Ronkonkoma LIRR Station, including analysis of existing zoning, multi-family housing demand,
parking, building space, and transportation infrastructure as well as the creation of goals and
objectives and preliminary analysis of the development potential for priority development sites. The
Ronkonkoma Hub Planning Study — Phase 2 (hereinafter the Phase 2 Study), which followed in March
2009, generated a long-term vision and implementation strategy aimed at providing guidance to all

interested parties on potential future development around the Ronkonkoma LIRR Station.

Based on these two planning studies, the Ronkonkoma Hub Planning Study — Phase 3 (hereinafter the
Phase 3 Study) was undertaken in August 2010. The Phase 3 Study established a vision for
redevelopment of 54+ acres that were chosen mostly because they are located on key “gateway”
roadways serving the Ronkonkoma LIRR Station (Railroad Avenue, Hawkins Avenue, and Mill
Road), where more viable land uses and higher density development would be most appropriate and
complementary to existing uses. The Phase 3 Study established the Study Area, which consists of 54
tax parcels (see Table 1 and Figure 2). As previously discussed, the boundaries of the Study Area are

Union Avenue and Union Street to the north, Village Plaza Drive to the east, the LIRR Ronkonkoma



Branch rail line to the south, and Garrity Avenue and Hawkins Avenue to the west. The total

approximate gross floor area (gfa) of buildings within the Study Area is 232,979+ square feet, based

on GIS data maintained by the Town of Brookhaven.!

Table 1- SCTM Parcels and Property Ownership in the Study Area

Suffolk County Tax

No. Map Number (SCTM) Name of Owner

1 200-799-3-32 14 Hawkins Avenue, LLC

2 200-799-3-33.1 14 Hawkins Avenue, LLC

3 200-799-3-33.2 55 Property Corp.

4 200-799-3-34 Gregory J. Mensch

5 200-799-3-35 Band Construction, Inc.

6 200-799-3-36 Antonio Melo

7 200-799-3-37 Micah Disipio

8 200-799-3-38 65 Railroad Avenue, LLC

9 200-799-3-39 63 Railroad Avenue, LLC

10 200-799-3-40.1 61 Property Corp.

11 200-799-3-40.2 61 Properties Corp.

12 200-799-3-41 John & Lily Bedell

13 200-799-3-42 55 Property Corp.

14 200-799-3-43 51 Property Corp.

15 200-799-3-44 Bernett & Gordon Realty Co.

16 200-799-3-451 M.T.A (LIRR)

17 200-799 -3 -49 M.T.A (LIRR)

18 200 -799 - 3-50 M.T.A (LIRR)

19 200-799-4-44 NHP Realty, LLC

20 200-799-4-47.1 On-Track Realty, LLC

21 200-799-4-48 Margaret Higgins & Jerome Gaynor

22 200-799-4-49 Community Housing Innovations, Inc.

23 200-799-4-51.1 Marco Giangrasso

24 200-799-4-52 Hawkins & Union Avenue Realty, LLC

25 200-799 -4 -53 Carmine E. Dorsi

26 200-799-4-54 Anthony & Blase Davi

27 200-800-1-27.1 Anthony & Blase Davi

28 200-800-1-28 M.T.A. & R. Bergen David S. Symons

29 200-800-1-31.1 Island Wide, LLC

30 200-800-1-33.1 Carroll Properties, Inc.

31 200-800-1-34 Nelson Fernandes & Magalhaes Americo

32 200-800-1-35.7 Tudor Station Plaza, LLC c/o Island Estates

33 200-800-1-35.8 Ronkonkoma Railroad Properties, LLC
v

* Excluding MTA-Owned Parcels



Suffolk County Tax

No. Map Number (SCTM) Name of Owner

34 200-800-1-35.9 Tudor Station Plaza, LLC

35 200-800-1-36 M.T.A (LIRR)

36 200-800-1-38 M.T.A (LIRR)

37 200-800-2-9 Holbrook Truck & Equipment Leasing, Inc.
38 200-800-2-10 William & Mildred Mallins

39 200-800-2-11 William & Mildred Mallins

40 200-800-2-12 William & Mildred Mallins

41 200-800-2-13 Subsurface Maintenance Corp.

42 200-800-2-14 Subsurface Maintenance Corp.

43 200-800-2-15 James Zambik

44 200-800-2-16 Wiencyzyslaw & Gabriela Odynocki

45 200-800-2-17 Joseph Urban

46 200-800-2-18 Calvin C. Lorenz

47 200-800-2.-19 William A. Mallins

43 200-800-2-20 Yashvinder & Jaspir Mahajan

49 200-800-2-21 Anthony Mingoia

50 200-800-2-22 William A. Mallins

51 200-800-2-23 John Lock & George McDowell

52 200-800-2-28.1 Lock & McDowell, Inc.

53 200-800-2-28.3 Unified Credit Trust & G&D Oakland & C. Hill Trustee
54 200-800-2-284 Unified Credit Trust & G&D Oakland & C. Hill Trustee

Source: Town of Brookhaven Assessor’s Office
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Existing Land Use

The Study Area comprises a total of 54 tax parcels, containing residential, commercial, industrial, and
public land uses (see Figure 3). Seven tax parcels (i.e., SCTM Nos. 799-3-35, 40.2, 42, 43 and 44; 799-4-
48; and 800-2-15) were observed to contain a vacant or partially-vacant building (totaling
approximately 12,793+-square feet of building area [gfa], or approximately 5.5 percent of the total
building area [gfa] within the Study Area). Three tax parcels (i.e., SCTM Nos. 799-3-32 and 40.1; and
800-1-35.8) were found to be vacant (i.e., lacked development or any activity, such as commercial
storage or staging uses) (totaling 3.52+-acres or 6.5t percent of the 54+-acre Study Area). SCTM No.
800-1-35.8, located immediately east of the LIRR Parking Structure along Railroad Avenue,
constitutes 3.4+ acres itself, creating a large, inactive void within the Study Area. Several tax parcels
were observed to be active, but not developed with any structures (i.e., surface parking lots for the

riders of the Ronkonkoma LIRR, commercial storage and/or staging, and industrial activities).

A majority of the tax parcels were observed to contain commercial uses, especially automobile-
related businesses, including repair shops. Other commercial uses in the Study Area include lawn
mower repair, general retail, offices, open-air storage and staging lots, a warehouse, gym, and private
parking facility. There were also several single-family residential uses scattered throughout the
Study Area. Several tax parcels are associated with the Metropolitan Transportation Authority
(MTA), including the LIRR Ronkonkoma terminal station and associated parking lots and parking
structure located along Railroad Avenue. Additionally, several lots were observed to be mixed-use,
developed with both commercial and residential uses. Table 2 below includes a summary of land

uses in the Study Area.

Table 2 — Observed Land Uses in the Study Area

Land Use Number of SCTM Parcels
Commercial 29
Residential 6
Industrial 1
Land Uses Associated with the MTA 6
Mixed-Use (Commercial and Residential) 2t
Parcels with Vacant or Partially Vacant Buildings 7
Undeveloped 3
Total: 54

Sources: VHB Field Surveys, July and August,2012; Town of Brookhaven GIS data
'This count does not include parcels where a vacant commercial use and active residential use were observed.
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Existing Zoning

According to GIS-based SCTM parcel data provided by the Town of Brookhaven, parcels within the

Study Area are situated within four zoning districts,

including: L1 (Light Industry); J-6 (Main Street

Business District); J-2 (General Business); and J-4 (Professional and Business Offices)(see Figure 4

and Table 3 below).

Table 3 - Existing Zoning in the Study Area

Zoning District

Number of Lots

L1: Light Industry 32
J-6: Main Street Business District 19
J-2: General Business 2
J-4: Business — Office Building 1

Total: 54

Source: Town of Brookhaven GIS data

The permitted uses within each of these zoning districts are summarized in Table 4 below.

Table 4 — Current Zoning and Summary of Permitted Uses within the TOD District Area

Zoning District

Summary of Permitted Uses

L1: Light Industry

J-6: Main Street Business District

J-2: General Business

J-4: Business —Office Building

Agriculture; banks; churches; commercial laundry; day-care
facility; health club; manufacturing; office; printing plants;
research and development; veterinarian; and warehouse

Retail and personal service stores; restaurants and bars;
offices; banks; museums; theaters; studios; indoor recreation;
private instruction schools; institutions; and second story
residential or office use

Banks (without drive-through facility); bowling alleys; places of
worship; commercial centers; day care facilities;
delicatessens; dry cleaners; health clubs; Laundromats; non-
degree granting schools; offices; personal service shops;
pharmacies (without drive-through facility); retail stores; shops
for custom work; take-out restaurants; undertaking
establishments; veterinarians

Offices; art galleries; banks; day care facilities; exhibit halls;
undertaking establishments

Source: Chapter 85 of the Town of Brookhaven Town Code
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Table 5 below summarizes the lot and bulk regulations for each of the four zoning districts within the

Study Area.

Table 5 - Lot and Bulk Regulations for Study Area Zoning Districts

L1 District J-2 District J-6 District J-4 District

Maximum Height (Feet/Stories) 50/3 352 30/2 35125
Maximum Building Area (Percent) 60 50% 30% 30
Minimum Lot Area (Square Feet) 20,000 4,000 4,000t 9,000
Minimum Road Frontage (Feet) 100 40 100 75
Minimum Front/Rear Yard Setbacks (Feet) 30/50 15/20 40/30 40/35
Side Yard Setback (Feet) 10 (Both) 102 12 (Both) 108
Maximum Floor-to-Area Ratio (FAR) 0.354 0.35° 0.606 0.25

Source: Chapter 85 of the Town of Brookhaven Town Code

Notes:

(1) The minimum required lot area for a hotel, place of assembly, private or public automobile parking field or
garage shall be two acres

(2) The minimum required side yard setback for a bank or pharmacy with a drive-through facility shall be 25 feet;
The minimum required side yard setback for a commercial center or regional movie theater shall be 50 feet.

(3) The minimum required side yard setback for a bank with an accessory drive-through facility or an office use with
an accessory restaurant or take-out restaurant use shall be 25 feet

(4) The maximum permitted FAR for a parcel within a designated hydrogeologic sensitive zone shall be 30 percent;
the maximum permitted FAR for an electric generating facility shall be 25 percent.

(5) The maximum permitted FAR for a commercial center or regional movie theater shall be 20 percent; the
maximum permitted FAR for a commercial center with a large commercial retailer use shall be 16 percent.

(6) Maximum building area shall be less than 60,000 square feet of gross floor area.
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III.

BLIGHT AND BLIGHTING FACTORS

In order to assess the presence of blighting factors, field surveys of the Study Area were conducted
with visual inspections of lots, buildings, and public improvements. = GIS-based tax parcel and
building footprint data for the Study Area provided by the Town of Brookhaven supplied ownership
details, lot size, building coverage and other information. Additionally, the Town of Brookhaven
provided data with regard to building code violations, inadequacies in the water and sewerage

infrastructure and fire code violations, among other information.

Vacant Properties and Buildings

As previously discussed, a total of seven tax parcels were observed to contain vacant and partially
vacant buildings (representing approximately 5.5 percent of the total building area [gfa] within the
Study Area). Three tax parcels were identified as vacant, one via the field survey and two additional
lots via aerial photography and GIS data, as these two parcels were not visible from publicly-
accessible locations.” The photographs below illustrate examples of vacant buildings and properties
within the Study Area (for additional photographs of vacant buildings and properties within the

Study Area, refer to Appendix B). Figure 3 identifies the vacant buildings and properties observed in

the Study Area.
Photograph No. 1: View of vacant building Photograph No. 2: View of vacant property along
along Railroad Avenue Railroad Avenue.
v

2 SCTM Nos. 799-3-33.2 and 799-3-40.1
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Vacant buildings and properties indicate economic stagnation, including lack of job creation and loss
of property tax revenue, as well as contributing to an aesthetically and visually unattractive

appearance.

Underutilized Properties and Buildings

Underutilized properties are generally those properties that are not developed or utilized to their
maximum potential, based upon prevailing zoning. Based upon prevailing zoning within the Study
Area, it was determined that the maximum development potential of the total area of parcels not
under MTA ownership (as these parcels are not subject to local zoning®) is approximately 601,725+
square feet of total building area (gfa)* (see Table 6). It is important to note that the maximum
calculated permitted gross floor area excludes MTA-owned parcels, as these parcels are not subject to
local zoning.

Table 6 — Estimated Development Potential in terms of GFA within the Study Area, by
Zoning District

Maximum Calculated

Zoning Area Situated with Zoning Maximum Permitted Permitted Gross Floor Area
District District (Square Feet) Floor Area Ratio (Square Feet)
L-1 District 829,136+ 0.35 290,198+
J-2 District 357,262+ 0.35 125,042+
J-4 District 82,946+ 0.25 20,737+
J-6 District 357,025+ 0.60 165,750+1
Total:  1,626,369+2 - 601,725+

Source: Town of Brookhaven provided GIS data.

Notes:

(1) Pursuant to Section 85-251 of the Town Code, the maximum gfa permitted on a lot within the J-6 Zoning District
is 60,000 square-feet. Thus, the maximum calculated permitted gfa of SCTM No. 799-4-47.1, situated within the J-6
Zoning District and comprising approximately 180,774+ square feet, is 60,000 square feet. The maximum calculated
permitted gfa of all tax parcels within the Study Area situated within the J-6 Zoning District that do not exceed the
60,000-square-foot threshold is 105,750+ square feet. Therefore, the maximum calculated permitted gfa for all tax
parcels situated within the J-6 zoning district is 165,750+ square feet.

(2) Excludes MTA-Owned parcels, which comprise approximately 11.8+ acres and the area comprised of roadways
(4.9+ acres).

As previously mentioned the current total building area (gfa) within the Study Area is approximately
232,979+ square feet,® which represents approximately 39+ percent of the maximum potential building
area in accordance with the prevailing zoning. As such, there is a potential gross floor area

underutilization of approximately 368,746+ square feet in gross floor area. It is recognized that it may

v

% SCTM Nos. 200-799-3-45.1, 49, and 50, and 800-1-28, 36, and 38.

“ It is noted that while the Study Area comprises approximately 54+ acres, approximately 4.9+ acres of Study Area are
comprised of roads and as such, the total area of all development parcels within the Study Area is approximately 49.1+
acres.

® Excluding parking structure and LIRR Station buildings on the north and south sides of Railroad Avenue, respectively.
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not be feasible to achieve the maximum permitted development on any individual lot due to
particular site conditions such as lot configuration, frontage, parking requirements, etc. Nonetheless,
this analysis provides an indication of the extent of unrealized development potential within the
Study Area. Figure 5 and Table 7 below identify tax parcels within the Study Area that are

underdeveloped when compared to estimated maximum calculated permitted gross floor area.

18



Table 7 — Maximum Development Potential and Current Gross Floor Area Utilization within Study
Area, by Tax Parcel (Excludes MTA-Owned Parcels)

Maximum
Zoning Lot Area Maximum Permissible Utilization
Tax Parcel District (Square Feet) FAR GFA Existing GFA (Percent)

799-3-39

799-3-43 . 2,897+

800-1-27.1 43,208+ . 15,123 18,310+ 121%

800-1-35.7 . 13,971 15,919+ 114%

800-2-11 19,312+ . 6,759 8,429+ 125%

800-2-13 64,393+ . 22,537 27,284+ 121%

800-2-23 . 28,026 28,355+ 101%

Total: - 1,626,369+2
Notes:
(1)Pursuant to Section 85-251 of the Town Code, the maximum gfa permitted on a lot is 60,000 square-feet.
(2)Excludes MTA-Owned parcels; Variation in total lot area due to rounding errors

601,725+ 232,979+3

Source: Town of Brookhaven provided GIS-based parcel and building footprint data
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As indicated in Table 7, various tax parcels are completely underutilized (i.e., they have no built
space at all), while many other parcels feature some built space but could potentially allow for
significant additional development potential per the Town of Brookhaven zoning code. Specifically,
11 tax parcels (which have the potential for approximately 187,981+ square feet of gross floor area)
are vacant while 30 tax parcels are partially developed, but have a development potential of an
additional 193,775+ square feet of gross floor area. This totals an estimated 381,755+ square feet of
actual gross floor area underutilization. As indicated in Figure 5, underutilized permissible FAR is
prevalent throughout the Study Area, especially along the primary transportation corridors (i.e.,
Railroad and Union Avenues) and along secondary streets (i.e., Garrity, Hawkins, and Carroll
Avenues and Mill Road). Such underutilization of allowable building development® indicates
significant unrealized economic activity (i.e., job creation and property tax revenue) in the Study

Area, given the presence of the Ronkonkoma LIRR Station.

Deteriorated Buildings

The deterioration of buildings and other structures was observed during the field surveys. Observed
deterioration include poor condition of roofs, windows, and siding; deterioration of facade and
masonry features; fencing that was falling down and/or in disrepair; and lack of paved driveway
areas. Photograph No. 3 provides an example of observed deterioration (for additional photographs

of building deterioration in the Study Area, refer to Appendix B).

v

°As noted in this report, the potential that could actually be realized would be constrained by various factors including
specific individual lot configuration, and specific parking and dimensional regulations of the zoning district.
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Photograph No. 3: View of a deteriorated mixed-use commercial and residential structure along
Garrity Avenue.
Deterioration poses the potential for unsafe conditions and creates a visually unappealing
appearance. This can hinder economic growth by discouraging private investment and, thereby,

limiting job and property tax revenue generation.

Inadequate Sidewalks and Curbs
In many locations within the Study Area, particularly along Railroad Avenue, sidewalk and curb
areas were observed to be in disrepair and, in some cases, non-existent. Compounding this problem

is overgrowth of vegetation; these issues are illustrated in the photograph below.

Photograph No. 4: View of deteriorated sidewalk/curb area at Union Avenue and Mill Road.
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Inadequate sidewalk and curb areas hinder pedestrian activity, create inefficiencies in pedestrian
circulation (along with creating potentially dangerous conditions for pedestrians), contribute to the
visual blight within the Study Area. Overall, the lack of pedestrian activity in and around the LIRR

Ronkonkoma Station contributes to the economic stagnation within the Study Area.

Inadequate Drainage and Sewerage Infrastructure
Observations and recorded complaints of pooling water along roads within the Study Area indicate

that drainage infrastructure is inadequate, as shown below in Photograph No. 5.

Photograph No. 5: View of pooling water along Railroad Avenue.

Lack of such infrastructure contributes to a poor visual and aesthetic appearance, can discourage
private investment in the area, and can also contribute to public health threats (e.g., mosquito

infestation).
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As indicated above, properties within the Study Area rely upon individual on-site sanitary systems
for sewage disposal. These sanitary systems, many of which are likely old, provide no actual
physical treatment of sanitary waste (only the benefit of filtration through leaching pools). Moreover,
in accordance with Article 6 of the Suffolk County Sanitary Code, for those parcels not under MTA

ownership, the maximum potential sanitary discharge is 22,380 gallons per day (gpd).’

Based upon a commercial land use sanitary design flow factor of 0.06 gpd per square foot, as
published by the Suffolk County Department of Health Services, the 37.3+-acre portion of the Study
Area (with a maximum permitted sanitary density of 22,380 gpd) has a maximum yield of 373,000
square feet of commercial space. While this exceeds the current total building area (232,979+ square
feet), it is significantly less than the maximum development potential based upon prevailing zoning,
which is estimated at 601,725+ square feet. In fact, the lack of sewage treatment within the Study
Area actually restricts development to only 62 percent of the total development potential and may be

a contributing factor in the underutilization of properties described elsewhere in this report.

Incompatible Uses

The Study Area features a number of intensive commercial uses (including automobile repair and
service businesses) interspersed with low-density (single-family) residential uses. Photograph No. 6
below demonstrates such land uses proximate to one another (for additional photographs depicting

the general character of the Study Area, refer to the Photograph Log in the Appendix B).

v

'Pursuant to the Long Island Comprehensive Waste Treatment Management Plan (208 Study), the site is located in
Hydrogeologic Zone | and within such hydrogeologic zone, Atrticle 6 of the Suffolk County Sanitary Code limits sewage
discharge from on-site systems to 600 gallons per day per acre. Thus, the maximum potential sanitary discharge to on-
site sanitary systems for the 37.3+-acre portion of the Study Area not under MTA ownership is approximately 22,380
gallons per day.
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Photograph No. 6: View of adjoining automotive-related
business and residential uses along Hawkins Avenue.

Such land uses do not complement one another, and produce a disjointed and inefficient land use
pattern. This detracts from the quality of the residential environment as well as the economic vitality

of the area, resulting in lost potential for job and property tax revenue generation.

Aesthetic and Visual Characteristics

The Study Area consists of numerous vacant/unoccupied parcels and/or structures, a number of
which are in highly visible locations (i.e.,, Railroad Avenue), a rundown appearance of local
businesses as well as large surface parking lots that are active with commuter vehicles during the day
but are generally not used during nighttime hours. As discussed earlier, much of the Study Area
lacks adequate pedestrian sidewalks or safe crossings, except in the immediate vicinity of the
Ronkonkoma LIRR Station. Further, other tax parcels are utilized as staging and/or storage grounds
for commercial uses and/or debris. These conditions create a blighted aesthetic and visual

appearance with the Study Area (refer to the Photograph Nos. 7 through 10 below).
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Photograph 7: View of abandoned residence Photograph 8: View of deteriorated sidewalk

along Elm Street. areas along Railroad Avenue.
Photograph 9: View of deteriorated fencing Photograph 10: View of vacant commercial
along Garrity Avenue. building along Railroad Avenue.
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IV.

CONCLUSIONS

The Ronkonkoma Hub was identified within the Town of Brookhaven’s Draft Blight to Light Study
(September 2010), a study undertaken to identify blighted properties and areas within the Town and
facilitate their redevelopment through the institution of zoning, permitting and financial incentives.

Based upon field observations and the data collected, it can be concluded that the Study Area is
sufficiently blighted to warrant the preparation of an Urban Renewal Plan in accordance with Article
15 of the New York State General Municipal Law. Further, based upon the characteristics of blight,
as defined by the Town of Brookhaven in Section 85-1 of the Town Code, it can be concluded that

several of these characteristics are relevant (or partially relevant) to the Study Area, including:

» Deterioration of the site

» Dilapidated, deteriorated or defective structures

» Aesthetically poor conditions — signs, parking area, facades

» Vacant and underutilization of land, lots and buildings

» Weeds and poorly landscaped, debris and litter

» Poorly maintained, cracked sidewalks and curbing

> Damaged or missing fencing

» Outdated and inefficient buildings and uses

Evidence of blighted conditions, as detailed in this report and in the appendices, is summarized
below:

o Vacant and partially vacant properties and buildings — Seven tax parcels were observed to
contain vacant or partially vacant buildings, representing approximately 5.5+ percent of the
total gfa within the Study Area (12,793+ square feet), and approximately 6.5+ percent of the
total area of the Study Area (3.52+ acres) is undeveloped.

o Significant underutilization of development potential — The total developed gross floor area in the
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Study Area (excluding the Ronkonkoma LIRR Station and parcel associated with the LIRR
Parking Structure) is 232,978+ square feet, representing only 39+ percent of the total
development potential permitted by zoning. This underutilization often results in a lower
level of economic activity than would otherwise be expected in the Study Area and,
therefore, lowers levels of employment and property tax revenues.

o Deteriorated buildings — Deterioration of building elements was identified in a number of
locations within the Study Area, creating potentially unsafe conditions and detracting from
the area’s desirability as a place for private investment.

e Inadequate curb and sidewalk areas — Deteriorated or missing curbs and sidewalks were
identified in various Study Area locations, detracting from the overall character of the area.
Also, the lack of sidewalks hinders pedestrian activity and creates inefficiencies in pedestrian
circulation (along with creating potentially dangerous conditions for pedestrians).

e Lack of appropriate drainage and sewerage infrastructure — Drainage is inadequate in certain
locations, creating undesirable conditions for nearby uses. The lack of sewage treatment in
the Study Area (i.e., properties rely upon individual on-site sanitary systems rather a central
collection and treatment system) limits the overall development density.

o Incompatible land uses — In several Study Area locations, residential uses adjoin or are located
proximate to commercial uses that are not conducive to a desirable residential environment.

e Aesthetic and visual character — The combination of deteriorating buildings and infrastructure
with the presence of substantial acreage devoted to the storage of vehicles, equipment, etc.,
creates an unattractive visual environment, which is not conducive to the attraction of

private investment.

Each of these factors contributes to a “substandard or unsanitary area... which hamper or impede
proper and economic development of such areas and which impair or arrest the sound growth and
development of the area, community or municipality...,” as defined in Article 15 of New York State
General Municipal Law. Therefore, there is sufficient evidence to declare the Study Area to be a
substandard or unsanitary area in accordance with both New York State and Town of Brookhaven

laws, and therefore, appropriate for urban renewal.

P:\28743.02 Ronkonkoma Hub URB\ ProjRecords\ FinalDocs\ Blight Study_9-17-12.docx
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Appendix A




Town of Brookhaven, NY http://www.ecode360.com/print/BR0012/form?guid=14790130

Town of Brookhaven, NY
Monday, September 10, 2012

§ 85-495. Severity of existing blight.

A. The severity of existing blight score shall be determined by the sum of the points for each of the
following criteria, on a scale of 0 to 50 points with 50 points representing the maximum severity of
blight:

(1) Number of years vacant: 1 point for first year, 1.5 points per year thereafter to maximum of 14
points.

(2) Plus § points maximum for buildings that have been vandalized to a point that they have missing
or boarded windows and doors or have a facade that is seriously damaged, missing or dilapidated.

(3) Plus 5 points maximum for buildings that have collapsed, or have missing or structurally faulty
foundations, walls, floor or roofs as determined by the Chief Building Inspector.

(4) Plus 4 points maximum for buildings that have interior inflexibility prohibiting adaptive reuse
and/or have unusual retrofit costs (asbestos, etc.) as determined by the Chief Building Inspector.

(5) Plus 5 points maximum if the building has become a fire hazard or has existing fire damage as
determined by the Chief Fire Marshal.

(6) Plus 4 points maximum if the property has been cited for code violations as documented by Town
enforcement officials; including graffiti, dumping, litter or abandoned motor vehicle history.

(7) Plus 5 points maximum if the property has become a place where vagrancy or criminal activity has
been taking place as documented by the Town enforcement officials or by the Suffolk County
Police Department.

(8) Plus 4 points maximum if the property is interfering with the reasonable, lawful and expected use
of other properties within the community as documented by community complaints.

9) Plus 4 points maximum if the property has missing, broken or in need of repair curbs, walks or
p prop g P
pavement.

1ofl 9/10/2012 8:06 PM
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RESOLUTION NO. 2012-804
MEETING: September 20, 2012
DESIGNATION OF THE “RONKONKOMA HUB”
AS APPROPRIATE FOR URBAN RENEWAL
AND TO AUTHORIZE VHB ENGINEERING,
SURVEYING & LANDSCAPE ARCHITECTURE,
P.C., TO PREPARE AN URBAN RENEWAL
PLAN FOR THE DESIGNATED AREA
WHEREAS, the Town Board acknowledges receipt of the Blight Study for the
Ronkonkoma Hub, dated September, 2012, prepared by VHB Engineering, Surveying and
Landscape Architecture, P.C., and incorporates such document by reference herein; and
WHEREAS, the Blight Study for the Ronkonkoma Hub sets forth several factors
evidencing that the “RONKONKOMA HUB?” is a substandard and insanitary area within the

Town of Brookhaven; and

WHEREAS, based upon the Blight Study for the Ronkonkoma Hub the Town
Board herein designates the “RONKONKOMA HUB” appropriate for urban renewal pursuant to
General Municipal Law, Article 15; and

WHEREAS, because the “RONKONKOMA HUB?” area is deemed appropriate for
urban renewal, the Town Board authorizes VHB Engineering, Surveying and Landscape
Architecture, P.C. to prepare an Urban Renewal Plan for such designated area in its entirety;
and

WHEREAS, any Urban Renewal Plan prepared shall be presented to the Planning

Board for consideration at a public hearing; and



NOW, THEREFORE, BE IT RESOLVED by the Town Board of the Town of
Brookhaven that the Town Board has considered the factors set forth in the Blight Study for the
Ronkonkoma Hub, dated September, 2012; and be it further;

RESOLVED that the Town Board designates the “RONKONKOMA HUB”
appropriate for urban renewal; and be it further

RESOLVED that the Town Board authorizes VHB Engineering, Surveying and
Landscape Architecture, P.C. to prepare an Urban Renewal Plan for such designated area in its

entirety.
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1.0

Introduction

This Ronkonkoma Hub Transit-Oriented Development (TOD) Land Use and Implementation
Plan (hereinafter the “Land Use and Implementation Plan”) has been prepared as a
result of the extensive planning process conducted by the Town of Brookhaven (the
“Town”) for the redevelopment and revitalization of the 53.73+-acre area
surrounding the Ronkonkoma Station on the Long Island Railroad (LIRR)
Ronkonkoma Branch (the “TOD area” also known as the “Ronkonkoma Hub area”).
Through the use of implementation tools (including the development of a form-
based code), the Town'’s vision is to encourage pedestrian-friendly, transit-oriented
development with higher densities and a mix of uses, including new housing
opportunities, retail, office and other uses that support the existing transportation
infrastructure in the area, specifically the LIRR train station.

The Land Use and Implementation Plan provides an overview of the Ronkonkoma Hub
area, the background and history of the Town’s planning process, the proposed
form-based code (FBC), and a redevelopment concept that illustrates the overall type
and level of development that could take place with the application of the proposed
FBC.

This Land Use and Implementation Plan relies on data, assumptions and conceptual
plans developed in Phase 2 of the Ronkonkoma Hub Transit-Oriented Planning Study,
dated March 2009,! (hereinafter referred to as the “Ronkonkoma Hub Planning Study”),
a market analysis conducted in August 2010,2 The Ronkonkoma Hub Study Area Blight
Study (hereinafter the “Blight Study”), the Urban Renewal Plan for the Ronkonkoma Hub
(hereinafter the “Lirban Renewal Plan”), as well as the Maximum Density Concept
Plan that has been prepared as a result of the Request for Expressions of Interest
(RFEI) and Request for Qualifications (RFQ) processes undertaken by the Town of
Brookhaven Town Board (“the Town Board”) to determine market feasibility of the
redevelopment concept.

v

! Ronkonkoma Hub Transit-Oriented Development Planning Study, prepared for the Town of Brookhaven by VHB, Inc.,
March 2009.

z Market Analysis: Ronkonkoma Hub Transit-Oriented Land Use & Implementation Plan and GEIS, prepared for the Town
of Brookhaven, prepared by BBP & Associates, LLC, August 2010.
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2.0

Background and History

This section provides an overview of Ronkonkoma Station, an overview of transit-
oriented development as a revitalization tool, and an overview of FBC zoning as an
implementation tool. This section also summarizes the Ronkonkoma Hub Planning
Study (Phases 1 and 2). Phase 1 of this study, which documented existing conditions
and identified potential opportunity sites for transit-oriented development, was
completed in April 2008. Phase 2 was completed in March 2009 and generated a long-
term vision and implementation strategy for the revitalization of the study area.

Overview of Ronkonkoma Station

Ronkonkoma Station is located approximately 50 miles east of Penn Station in
Manbhattan on the Ronkonkoma Branch of the LIRR, which begins at Hicksville and
runs east to Greenport. Refer to Figure 1 for a map of the LIRR system. Ronkonkoma
Station is one of the busiest suburban stations in the entire LIRR system serving
approximately 14 million riders annually.? Since 1987, it has served as the eastern
terminus of the electrification of the Main Line. A daily weekday, non-holiday
schedule includes 30 westbound trains with a 66 to 87-minute ride to Penn Station
and 33 eastbound trains with a 68 to 96-minute ride from Penn Station to
Ronkonkoma Station.* The Station also functions as a major multi-modal
transportation hub that serves Suffolk County Transit bus routes S57, 559, 6A, and
7A. There are shuttle bus connections to/from MacArthur Airport and local taxi
service provided at the Station as well.

Ronkonkoma Station originally opened in 1883 as the Lakeland Depot. It underwent
major renovation/expansion in 1997, including a new station house, clock tower,
plaza, pedestrian bridge, and parking garage. In 2010, surface parking improvements
were implemented on the east side of the Station.

v

° Metropolitan Transit Authority, MTA Financial Plan and Proposed LIRR Reduction Reductions Supplemental Information,
2010. (website: http://www.mta.info/news/pdf/LIRR_Supplemental_Info.pdf)

4 According to the MTA schedule as of May 2013. (website: http:/mta.info/lirr/Timetable/Station/RonkonkomaKO3.pdf)
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Figure 1 — Location Map of Ronkonkoma Station
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Ronkonkoma Hub Transit-Oriented Planning Study

In 2007, the Town embarked upon a two-phased planning study aimed at
revitalizing a multi-block area around the Ronkonkoma Hub. The goal was to
develop a vision that supports compact, mixed use, transit-oriented redevelopment
(described further below). The outcome of the planning study, known as the
Ronkonkoma Hub Planning Study, was a long-term development strategy that
established clear and predictable guidance for the revitalization of the area.

Phase 1, completed in April 2008, focused on documenting existing conditions and
identifying potential opportunity sites for transit-oriented development.
Subsequently, Phase 2 of the study, which was completed in March 2009, built upon
the work completed in Phase 1 to generate a long-term vision and implementation
strategy aimed at providing guidance to all interested parties on potential future
development around the Station. The outcome of the Ronkonkoma Hub Planning Study
is a long-term development strategy that establishes clear and predictable guidance
for the revitalization of the area.

Key goals of the Ronkonkoma Hub Planning Study included:
Promote quality and healthy communities

Redirect growth to areas already served by existing infrastructure
Expand transportation choices to enhance environmental quality

VVVYY

Reduce vehicle trips around the station
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\4

Support compact, mixed-use, transit-accessible, pedestrian-oriented
redevelopment

Create a sense of place

Support local businesses

Create housing choices

Explore reverse commute opportunities

Enhance the tax base for the Town and the region to support the variety of taxing
districts

YVYVYVYY

Public meetings were held to gather input from local government, residents,
businesses and other stakeholders throughout the planning study, including the
development of a vision for the Ronkonkoma Station. Table 1 lists the multiple public
meetings held or sponsored by the Town throughout the development of the
Ronkonkoma Hub Planning Study under Phases 1, 2 and 3 (described further below).

Table 1 - Visioning and Public Meetings

Meeting , Date
Stakeholder Meeting October 18, 2007
Local Stakeholders and Civic League November 7, 2007
Public Information Meeting January 17, 2008
Stakeholder Meeting June 16, 2008
Public Information Meeting September 18, 2008
Public Workshop at Town Hall June 16, 2010
Public Informational Meeting at July 14,2010
Ronkonkoma Fire Department
DGEIS Public Hearing October 19, 2010

Overview of Transit-Oriented Development

Transit-Oriented Developments, or TODs, are mixed-use, higher density
communities that encourage people to live, work and shop near transit services, and
decrease their dependence on driving. They promote the creation or enhancement of
walkable communities centered around high-quality public transportation systems.
Components of transit-oriented design include: walkability; having a train station as
a prominent feature within the community; being a regional node containing a mix of
uses including residential, office, retail and civic uses; and high-density, high-quality
development within a 10-to-15-minute walk surrounding the train station. (Refer to
Figure 4, below, for images of examples of successful TOD projects comparable to the
Ronkonkoma Hub).

Since World War 11, Long Island has experienced significant sprawl-like
development where most residents drive to work, and to shopping and recreation
destinations, resulting in traffic congestion and poor air quality. Long Island is
currently designated by the U.S. Environmental Protection Agency as a “non-
attainment” area for ozone, a primary component of smog. With its extensive service
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throughout Long Island and high ridership, the LIRR creates multiple opportunities
to apply TOD principles, thereby reducing traffic congestion and air pollution.

According to the Urban Land Institute,® the following ten key principles help ensure
the development of successful livable pedestrian-scale communities that promote
increased transit ridership and decreased dependency on single-occupancy vehicles,
thereby, reducing traffic congestion:

Make it Better with a Vision

Apply the Power of Partnerships

Think Development When Thinking About Transit

Get the Parking Right

Build a Place, Not a Project

Make Retail Development Market Driven, Not Transit Driven
Mix Uses, but Not Necessarily in the Same Place

Make Buses a Great Idea

Encourage Every Price Point to Live around Transit

10. Engage Corporate Attention

00N U N

In addition to having a transit system (either planned or existing) supported by a
growing ridership, a fundamental element of the success of TOD is a variety of
housing types for a mix of income levels. Because people of all income levels use
public transit, the most successful TOD projects provide diversity in housing options.

Phase 1 of the Ronkonkoma Hub Planning Study

The study area for the Ronkonkoma Hub Planning Study, as identified in Phase 1,
encompassed 181+ acres of land and was generally defined by the LIRR rail line to
the south, Express Drive South (LIE South Service Road) to the north, Bay Avenue to
the west and Babcock Avenue to the east. Refer to Figure 2 for the Phase 1 study area
boundaries and existing land uses.

This initial phase of work included: a site tour; data assembly and review; meetings;
creation of goals and objectives; analysis of existing zoning, multi-family housing
demand, parking, building space, and transportation infrastructure; and preliminary
analysis of the development potential for priority development sites, A questionnaire
was distributed during Phase 1 that sought opinions from both the area residents
and riders of the LIRR.

v

> R. Dunphy, D. Myerson, M. Pawlukiewicz, Ten Principles for Successful Development Around Transit, Urban Land
Institute, 2003.
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Figure 2 — Ronkonkoma Hub Planning Study: Study Area and Existing Land Uses
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Phase 2 of the Ronkonkoma Hub Planning Study

With input from local government, residents, businesses and other stakeholders,
Phase 2 of the Ronkonkoma Hub Planning Study included a review of case studies of
existing successful TOD projects, identified TOD opportunity sites and included
zoning recommendations, identification of transportation improvements, financial
implications, and concept plans. Figure 3 shows the TOD opportunity sites that were
identified during the planning process.
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Figure 3 — Ronkonkoma Hub Planning Study: TOD Opportunity Sites
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Also as part of Phase 2, a Vision Plan was developed that called for the
transformation of Railroad Avenue into a community “Main Street” with mixed-use
buildings that define the street edge. In addition, the Vision Plan included pedestrian
amenities such as small plazas at key intersections and streetscape improvements
along both sides of Railroad Avenue. Parking was placed at the rear of or internal to
these sites to enable new development to front the street. Finally, the Vision Plan
called for a mix of housing, retail, recreation and office space.

The highlights of that Vision Plan included:

>

>

A2 4
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Public plazas at key intersections to provide public spaces for pedestrians and
help activate the street

Streetscape enhancements including sidewalks, signage, lighting and
landscaping along Railroad Avenue, Mill Road and Hawkins Avenue
Orientation of buildings towards the street edge along Railroad Avenue and
Hawkins to help define the “Main Street” character

Parking at the rear or interior of lots and seek opportunities for shared parking
Active pedestrian-oriented uses on the ground floor, particularly along Railroad
Avenue between Garrity Avenue and the Station

New development on the MTA “bus loop” site

Buildings up to 5 stories on Railroad Avenue, up to 4 stories on Mill Road and
up to 2.5 stories on Union Avenue

Streetscape enhancements to the Station plaza

Mix of uses on upper floors

Buildings oriented toward the street edge along Mill Road

Multi-family buildings oriented toward amenities such as parks or plazas
Residential unit types mixed within development sites

Background and History
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» Pedestrian connections to Fairfield residential apartments

In addition to the land use goals, the Ronkonkoma Hub Planning Study identified
numerous opportunities to enhance the streetscape and roadways to improve the
public realm and plan for the anticipated growth in development within the study
area. Roadway and other streetscape goals included the following:

> Potential new intersection treatment at Railroad and Hawkins Avenues

> Potential roadway and streetscape improvements to Railroad Avenue, Mill Road,
Union Street, and Hawkins Avenue

> Streetscape amenities along Railroad Avenue including sidewalks, street trees,
lighting, plazas, and landscape improvements at key intersections

> Bike route connections along Railroad Avenue and Mill Road and Union Avenue

> Bike storage at the Train Station

Phase 2: TOD Zoning
Recommendations

Based on TOD case studies evaluated as part of Phase 2, as shown in Figure 4, a
typical TOD concept includes a ten-minute walk radius. At the time of preparation
of Phase 2 of the Ronkonkoma Hub Planning Study, such a radius was drawn around
the Ronkonkoma Hub as a framework for a potential TOD zoning district, which
captured sections of established residential neighborhoods. The intent was that this
preliminary district would include the principles of TOD and encompass the land
use and urban design features associated with TOD such as, the allowance of higher
density housing and taller building heights, including a mix of uses.

Subsequent to the Ronkonkoma Hub Planning Study, the TOD area was refined further
(reduced from 181+ acres to 53.73+ acres) to exclude the areas of well-established
single-family residential uses and include the core TOD area consisting of the most
severely underutilized and underdeveloped parcels with existing compatible land
uses (i.e., commercial), as the intent of the action is not to redevelop thriving
residential communities. Additionally, the refined 53.73+-acre TOD area was based
on an updated market study that determined what could be supported in the area
(see Appendix I of the 2010 Draft Generic Environmental Impact Statement [DGEIS],
which is described below).
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Figure 4 — Ronkonkoma Hub Planning Study: TOD Case Studies
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Phase 2: Transportation-Related
Infrastructure

The Ronkonkoma Hub Planning Study identified the need for transportation-related

infrastructure improvements, including capacity enhancements at intersections and

the installation/upgrade of traffic signals or construction of roundabouts, and/or

other traffic controls, as deemed appropriate. Traffic calming elements, sidewalks

and other pedestrian-friendly features, were recommended to create a walkable |
community and reduce automobile trips. The following is a list of issues and

potential improvements that were identified as having an effect on the extent of
transportation-related infrastructure improvements:

» A direct link from the Ronkonkoma Station to MacArthur Airport through the
airside of the Airport, by either bus rapid transit or light rail, while beneficial,
was deemed unlikely at that time due to construction costs, security concerns
and FAA safety issues.

» An enhanced shuttle service should have attractive, user-friendly, clean fuel
vehicles with frequent service and extended hours in order to attract ridership.

» An enhanced shuttle service could be expanded to also connect to other nearby
destinations to further promote ridership.
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10

> Multi-level parking decks should be considered as a way to improve efficiency
and overall security

> Paid parking should be considered as a way to increase ride sharing and reduce
the use of Single Occupancy Vehicles

> Opportunities within the Town of Islip for newly-constructed shared parking
should be explored if appropriate agreements can be implemented with Suffolk
County and the MTA.

Ronkonkoma Hub Transit-
Oriented Development Draft Land
Use and Implementation Plan and
Subsequent Studies

Upon completion of the Phase 2 efforts, the Town prepared a Ronkonkoma Hub
Transit-Oriented Development Draft Land Use and Implementation Plan (“Draft Land Use
and Implementation Plan”) (Phase 3) and a DGEIS (“2010 DGEIS”) in accordance with
the State Environmental Quality Review Act (SEQRA), which evaluated a theoretical
maximum development scenario pursuant to the aforesaid Draft Land Use and
Implementation Plan. The Town Board accepted the 2010 DGEIS as complete and
adequate for public review on September 21, 2010, and a public hearing was held on
October 19, 2010.

The support for the redevelopment of the Ronkonkoma Hub area was evident from
the aforesaid public hearing and the various community meetings that were held
throughout the Phase 1 and Phase 2 planning processes (see Table 1). Subsequent to
the public hearing on the 2010 DGEIS, the Town, in an effort to ensure that the
planning efforts would result in the actual redevelopment of the blighted Hub area,
decided to seek private developer input as to the financial feasibility of the
redevelopment concept. The Town issued a RFEI and ultimately a RFQ for a Master
Developer.

Upon review of preliminary plans received as part of the RFEI and RFQ processes,
the Town prepared a Blight Study. The Blight Study found sufficient evidence to
determine the study area to be a substandard or insanitary area in accordance with
both Article 15 of the New York State General Municipal Law and Article XLI of
Chapter 85 of the Town of Brookhaven Town Code. Subsequently, the Town Board,
after review of the aforesaid Blight Study, by Town Board Resolution 2012-804, dated
September 20, 2012, designated the Ronkonkoma Hub as appropriate for urban
renewal pursuant to Article 15 of the New York State General Municipal Law, and
authorized the preparation of an urban renewal plan. In accordance with the
requirements set forth in Article 15 of the General Municipal Law, a draft Urban
Renewal Plan has been prepared and is being reviewed by the Town.
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1

The draft Urban Renewal Plan recommends development at a different mix and
density than that contemplated in the aforesaid Draft Land Use and Implementation
Plan and 2010 DGEIS. The uses and densities proposed in the draft Urban Renewal
Plan include:

A potential maximum of 1,450 multi-family residential dwelling units
Approximately 195,000 square feet of retail space

Approximately 360,000 square feet of office/medical space

Approximately 60,000 square feet of “flex” space, to be utilized for conference,

YV VYY

exhibition, hospitality, and/or residential uses

The Town is performing further SEQRA review to evaluate maximum development
potential in accordance with the draft Urban Renewal Plan.
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3.0 Proposed TOD District

The proposed Ronkonkoma Hub Transit-Oriented Development District (“TOD
District”) as a FBC zoning code is a tool the Town is developing to implement the
Vision detailed in the Ronkonkoma Hub Planning Study. A draft of the TOD District is
included in Appendix A of this document.

The area being considered for rezoning encompasses 53.73+ acres, which are
comprised of 54 individual parcels within the Town. The boundaries of the TOD area
are established by the Town of Brookhaven Building Zone Map, as or hereafter
amended. The TOD District establishes objectives, policies, and standards to promote
orderly development and redevelopment within the TOD District for purposes of
encouraging high density mixed-use development, housing, retail, office and other
supportive uses.

The following section provides an overview of FBC zoning and a description of the
elements of the proposed TOD District, including the regulating plan and other plans
that support the code.

Form-Based Code Zoning

12

The key goal of FBC zoning is to meet community visions not achievable through
existing or conventional zoning. FBC zoning is different from conventional zoning in
that it emphasizes building form and appearance rather than specifying and
distinguishing uses or establishing set back, building height, or lot coverage
restrictions. Figure 5 illustrates this difference. FBC zoning focuses on regulating the
public realm, including street types, blocks, and civic spaces and provides for
flexibility in use, site and architectural design. FBC zoning also includes an extensive
use of graphics to illustrate, for example, the anticipated relationship of the building
to the street or site.

Proposed TOD District
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Figure 5 — Conventional Zoning v. Form-Based Codes
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Elements of Form-Based Code Zoning

The key components of FBC zoning generally include:

Regulating Plan

Building Form Standards
Public Space/Street Standards
Administration
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Definitionsé

Benefits of Form-Based Code Zoning

The key benefits of FBC zoning include:

» More predictable physical result
» Achieves vision established in planning process
» Supports smart growth principles, including:
» Transit-oriented development;
» Place making;
» Compact/mixed use development; and
> Increased density
» Flexibility in accordance with regulating plan

v

¢ Form-Based Codes: A Guide for Planners, Urban Designers, Municipalities, and Developers, Daniel Parolek, AlA,
Karen Parolek, and Paul Crawford, FAICP, 2008.
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Proposed TOD District
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The overall purpose of the proposed TOD District and the associated rezoning and
redevelopment is to encourage the efficient use of land, be a catalyst for
revitalization, and foster a sense of plac