Date: November 18, 2015

At a meeting of the Town of Brookhaven Industrial Development Agency (the
“Agency”), held at 1 Independence Hill, 2nd Floor, Farmingyville, New York 11738 on the 18th
day of November, 2015, the following members of the Agency were:

Present:

Recused:
Absent:

Also Present:

Frederick C. Braun
Martin Callahan
Ann-Marie Scheidt
Michael Kelly
Scott Middleton
Felix R. Grucet, Jr.

Lisa MG Mulligan. Chief Executive Officer

James Tullo, Deputy Executive Officer

Jocelyn Brinka, Administrative Assistant

Annette Eaderesto, Esq., Counsel to the Agency

William F. Weir, Esq., Transaction Counsel (via telephone)

After the meeting had been duly called to order, the Chairman announced that among
the purposes of the meeting was to consider and take action on certain matters pertaining to a
certain industrial development facility more particularly described below (Ronk Hub, LLC
Facility) and the leasing of the facility to Ronk Hub, LL.C.

The following resolution was duly moved, seconded, discussed and adopted with the
following members voting:

Voting Aye Voting Nay

F. Braun
M. Callahan
A. Scheidt -
M. Kelly
S. Middleton
F. Grucci, Jr.
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AMENDED RESOLUTION OF THE TOWN OF
BROOKHAVEN INDUSTRIAL DEVELOPMENT AGENCY
APPROVING THE ACQUISITION, CONSTRUCTION AND
EQUIPPING OF A CERTAIN INDUSTRIAL DEVELOPMENT
FACILITY, WHICH WILL OCCUR IN TWO OR MORE
PHASES, TO BE LEASED TO RONK HUB, LLC, A NEW
YORK LIMITED LIABILITY COMPANY AND APPROVING
CERTAIN FINANCIAL BENEFITS IN CONNECTION WITH
THE ACQUISITION, CONSTRUCTION AND EQUIPPING OF
THE FACILITY.

WHEREAS, by Title 1 of Article 18-A of the General Municipal Law of the State of
New York, as amended, and Chapter 358 of the Laws of 1970 of the State of New York, as
amended from time to time (collectively, the “Act™), the Town of Brookhaven Industrial
Development Agency (the “Agency”) was created with the authority and power among other
things, to assist with the acquisition of certain industrial development projects as authorized
by the Act; and

WHEREAS, the Town of Brookhaven (the “Town”), has implemented a long-term
vision and implementation strategy for revitalization of an underutilized blighted multi-block
area around the “Ronkonkoma Hub” which surrounds the Ronkonkoma Railroad Station. As
such, they have designated an area and zoning district for the proposed Ronkonkoma Hub
Transit-Oriented Development (“TOD”), as an Urban Renewal Project, including the
following parcels of land: Section 799.00 Block 03.00 Lots 32.0, 33.1, 33.2, 34.0, 35.0, 36.0,
37.0, 38.0, 39.0, 40.1, 40.2, 41.0, 42.0, 43.0, 44.0, 45.1, 49.0, 50.0, Block 04.00 Lots 44.0,
47.1, 48.0, 49.0, 51.1, 52.0, 53.0, 54.0, Section 800.00 Block 01.00 Lots 27.1, 28.0, 31.1,
33.1, 34.0, 35.7, 35.8, 35.9, 36.0, 38.0, Block 02.00 Lots 09.0, 10.0, 11.0, 12.0, 13.0, 14.0,
15.0, 16.0, 17.0, 18.0, 19.0, 20.0, 21.0, 22.0, 23.0, 28.1, 28.3 and 28.4; and

WHEREAS, the TOD will result in the development and revitalization of 54 parcels,
aggregating approximately 53.73 acres, of underutilized land and blighted hub area around
Ronkonkoma Hub, which will create jobs, enhance the vibrancy of the TOD and provide a
mixed-use downtown setting which may include residential, commercial, retail, office,
educational, cultural and civic uses, if appropriate; and

WHEREAS, Ronk Hub, LLC, a limited liability company, organized and existing
under the laws of the State of Delaware, on behalf of itself and/or the principals of Ronk
Hub, LLC and/or an entity formed or to be formed on behalf of any of the foregoing
(collectively, the “Company”), has been selected by the Town to develop the TOD, pursuant
to the terms of a Master Development Agreement (the “Master Development Agreement”);
and

WHEREAS, the Company has requested the Agency’s assistance in financing the
costs of a mixed-use industrial development facility which will occur in two or more phases
over the next four to six years as follows: (i) Phase I will consist of (a) the acquisition of
certain parcels of land aggregating approximately 11.2 acres, located on the south side of
Railroad Avenue and the east side of Mill Road in Ronkonkoma, Town of Brookhaven,
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Suffolk County, New York (further identified as Tax Map Nos. Section 800.00 Block 02,00
Lots 28.3 and 28.4, and Section 800.00 Block 01.00 p/o Lot 38.000)(collectively, the
“Land”), together with existing structures located thereon, (b) the demolition of existing
structures, and (c) the construction and equipping of an approximately 380,000 square foot
building or buildings located thereon, including, but not limited to paint, flooring, carpet,
furniture, fixtures, equipment, kitchen fixtures, bathroom fixtures, for use as a multifamily
residential building, together with surface parking (the “Phase I Facility”); and (ii)
Subsequent phases will consist of (a) the acquisition of the additional parcels of land
comprising the balance of the TOD, and (b) the construction and equipping of additional
multi-use facilities which may include, but not be limited to, approximately 1.5 million sq. ft.
of multifamily residential buildings (including the Phase I Facility), approximately 360,000
sq. ft. of office and professional space in several buildings, approximately 195,000 sq. ft. of
retail space in multiple buildings, including without limitation, a health club, restaurant(s)
and other retail stores, approximately 5,000 parking spaces, plaza area for outdoor use and a
60,000 sq. ft. exhibition/hospitality center or hotel for leisure and business travelers visiting
the Town (the Phase I Facility and subsequent phases are hereinafter collectively referred to
as the “Facility™), including the following as they relate to the acquisition, construction and
equipping of such Facility, whether or not any materials or supplies described below are
incorporated into or become an integral part of such Facility: (i) all purchases, leases, rentals
and other uses of tools, machinery and equipment in connection with the acquisition,
construction and equipping of the Facility, (ii) all purchases, rentals, uses or consumption of
supplies, materials and services of every kind and description used in connection with the
acquisition, construction and equipping of the Facility, and (iii) all purchases, leases, rentals
and uses of equipment, machinery and other tangible personal property (including installation
costs with respect thereto) installed or placed in, upon or under such Facility; and

WHEREAS, the Agency shall acquire title to or leasehold interest in the Facility and
will lease the Facility to the Company and the Company shall sublease portions of the
Facility to various sublessees yet to be determined (the “Sublessees™); and

WHEREAS, the Agency by resolution duly adopted on September 17, 2014 (the
“Inducement Resolution”), authorized the acquisition, construction and equipping of the
Facility and approved certain financial benefits in connection with the acquisition,
construction and equipping of the Facility; and

WHEREAS, pursuant to Article 8 of the Environmental Conservation Law and the
regulations adopted pursuant thereto by the Department of Environmental Conservation of
the State of New York (collectively, the “SEQR Act” or “SEQR?”), the Agency constitutes a
“State Agency”; and

WHEREAS, to aid the Agency in determining whether the Facility may have a
significant effect upon the environment, the Company has prepared and submitted to the
Agency a Full Environmental Assessment Form and related documents (the
“Questionnaire”) with respect to the Facility, a copy of which is on file at the office of the
Agency; and

WHEREAS, the Questionnaire has been reviewed by the Agency; and
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WHEREAS, the Town Board of the Town of Brookhaven (the “Town Board™)
determined that the Action is an “Type I Action” for SEQR purposes, coordinated review
with all potential Involved Agencies, and requested to act as Lead Agency for purposes of
review of the Action under SEQR; and

WHEREAS, no Involved Agency objected to the Town Board, acting as Lead
Agency for purposes of review of the Facility under SEQR, and therefore, the Town Board,
was the Lead Agency; and

WHEREAS, the Company submitted to the Town Board, Parts I and II of the NYS
DEC Environmental Assessment Form and other related environmental documents
(collectively, the “Requisite Materials™), for the Action and the Town Board accepted such
Requisite Materials; and

WHEREAS, the Town Board, following a coordinated review, adopted a positive
declaration on September 1, 2010; and

WHEREAS, the Town Board accepted a Draft Generic Environmental Impact
Statement (“DGEIS”) on September 21, 2010; and

WHEREAS, the Town Board held a public hearing on the Action, and the Town
Board accepted written comments; and

WHEREAS, subsequent revisions to the scope of the development were proposed,
therefore requiring the preparation of a Draft Supplemental Generic Environmental Impact
Statement (“DSGEIS”), which DSGEIS was accepted by the Town Board on November 12,
2013; and ‘

WHEREAS, on January 9, 2014, a public hearing was held on the DSGEIS, at which
time all interested parties were given an opportunity to be heard; and

WHEREAS, the public comment period on the DSGEIS was closed on February 10,
2014; and

WHEREAS, on May 2, 2014, the Town Board accepted the Final Generic
Environmental Impact Statement (“FGEIS”); and

WHEREAS, the Town Board issued its Lead Agency findings statement on June 24,
2014 (the “Findings Statement”); and

WHEREAS, as an Involved Agency, the Agency must make its own findings under
SEQR prior to funding, undertaking, or approving an Action; and

WHEREAS, the Agency has reviewed the Requisite Materials and the documents
incorporated by reference therein, as well as such other documents as the Agency felt it
necessary or appropriate to examine to adequately review the proposed Action; and
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WHEREAS, the Agency finds that the Findings Statement attached hereto as
Exhibit A accurately and adequately examines environmental issues presented by the Action;
and

WHEREAS, the Agency intends to amend its Inducement Resolution in order to
reflect the adoption of the Town Board’s Findings Statement as its own; and

WHEREAS, the Act authorizes and empowers the Agency to promote, develop,
encourage and assist projects such as the Facility and to advance the job opportunities,
health, general prosperity and economic welfare of the people of the State of New York; and

WHEREAS, the Company has agteed to indemnify the Agency against certain losses,
claims, expenses, damages and liabilities that may arise in connection with the transaction
contemplated by the transaction contemplated in the Inducement Resolution, as amended by
this Amended Inducement Resolution; and

NOW, THEREFORE, BE IT RESOLVED by the Agency (a majority of the members
thereof affirmatively concurring) as follows:

Section 1. The Agency hereby finds and determines:
(@) The Action is a Type 1 Action pursuant to SEQR.

(b)  The Agency’s jurisdiction over the Facility is the provision of financial and
other assistance as authorized under Article 18-A of the General Municipal Law of the State
of New York and Chapter 1030 of the Laws of 1969 of the State of New York; together with
Chapter 358 of the Laws of 1970 of the State of New York for certain components of the
Action.

(¢)  Based upon an independent review by the Agency of the DGEIS, DSGEIS,
FGEIS, and the Lead Agency’s Findings Statement, the Agency hereby concurs in the Lead
Agency’s findings and decisions contained in the Findings Statement and hereby adopts the
Findings Statement attached hereto as Exhibit A as its own Findings Statement under SEQR.

(d)  Having considered the DGEIS, DSGEIS, FGEIS, the Findings Statement, and
such other documents as may be necessary or appropriate, the Agency certifies that:

(1) The requirements of 6 NYCRR Part 617 have been met;

(i)  Consistent with the social, economic and other essential
considerations, from among the reasonable alternatives thereto, the Action is one
which minimizes or avoids adverse environmental effects to the maximum extent
practicable, including effects disclosed in the DGEIS, DSGEIS, FGEIS, and the
Findings Statement; and

(iii)  Consistent with social, economic, and other essential considerations, to
the maximum extent practicable, adverse environmental effects revealed in the
DGEIS, DSGEIS, FGEIS, and the Findings Statement will be minimized or avoided
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by incorporating as conditions those mitigative measures which were identified as
practicable.

(e) The basis for this decision is set forth in the Findings Statement attached as
Exhibit A hereto and incorporated by reference herein, and thus all of the provisions of
SEQR have been complied with.

Section 2. The Agency hereby ratifies and confirms all terms contemplated by the
Inducement Resolution, as amended by this Amended Inducement Resolution.

Section 3. This amended resolution shall take effect immediately.
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STATE OF NEW YORK )
. SS.
COUNTY OF SUFFOLK )

I, the undersigned Chairman of the Town of Brookhaven Industrial Development
Agency, DO HEREBY CERTIFY:

That I have compared the annexed extract of the minutes of the meeting of the Town of
Brookhaven Industrial Development Agency (the “Agency”), including the resolutions contained
therein, held on the 18th day of November, 2015, with the original thereof on file in my office,
and that the same is a true and correct copy of the proceedings of the Agency and of such
resolutions set forth therein and of the whole of said original insofar as the same related to the
subject matters therein referred to. ‘

That the Agency Documents contained in this transcript of proceedings are each in
substantially the form presented to the Agency and/or approved by said meeting,

I FURTHER CERTIFY that public notice of the time and place of said meeting was duly
given to the public and the news media in accordance with the New York Open Meetings Law,
constituting Chapter 511 of the Laws of 1976 of the State of New York, that all mémbers of said
Agency had due notice of said meeting and that the meeting was in all respects duly held,

IN WITNESS WHEREOF, I have hereunto set my hand as of the 18th day of November,

2015.
By: (}\M @{W

/ " Chdirman

4818-5645-8539.1



EXHIBIT A

Town of Brookhaven Town Board SEQR Findings Statement
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RESOLUTION SUBMISSION
MEETING OF. JUNE 24, 2014 RESOLUTION NO. 2014-503
MOVED BY COUNCILMEMBER: Timothy Mazzei

REVISION:

SHORT TITLE: ADOPTION OF THE SEQRA FINDINGS STATEMENT FOR THE
RONKONKOMA HUB URBAN RENEWAL PLAN, RONKONKOMA HUB TRANSIT-ORIENTED
DEVELOPMENT LAND USE AND IMPLEMENTATION PLAN, AMENDMENT TO TOWN CODE
CHAPTER 85 ENTITLED "ZONING", BY ENACTING ARTICLE XXIi ENTITLED
“RONKONKOMA HUB TRANSIT-ORIENTED DEVELOPMENT DISTRICT” AND CHANGE OF
ZONE OF CERTAIN PARCELS TO THE RONKONKOMA HUB TRANSIT-ORIENTED
DEVELOPFMENT DISTRICT

DEPARTMENT:  Planning, Environment & Land Management

REASON: To adopt the Findings Staternent for the Ronkonkoma Hub Urban Renewal Plan,
Ronkonkoma Hub Transit-Oriented Development Land Use and Implementation Plan,
amendment to the Town Code Chapler 85 entitled "Zoning” by enacting Article XXII entitled
“Ronkonkoma Hub Transit-GOriented Development District” and change of zone of certain
parcels to the Ronkonkoma Hub Transit-Oriented Development District

PUBLIC HEARING REQUIRED: No.

DEPARTMENT OF FINANCE APPROVAL: YES NO
DOLLARS INVOLVED: No Fiseal Impact — Not Reviewsd By Commissioner of Finance.,

SEQRA REQUIRED:
DETERMINATION MADE:  POSITIVE  NEGATIVE
FEIS/FINDINGS FILED.

EXECUTION OF DOCUMENT REQUIRED:

LR;cah
' - . Mot
Prasert | Absgnt Motion | Aye | Mo | Abstuin Votig |

Coungilmember Cartright i

Councilmember Bonner

Councilmember Lavalle

Councilmember Kepert Y-

Ceuntlimember Mazzel ]

Councilmember Panlco

Supervisor Romaine




RESOLUTION NO, 2014-503
MEETING: JUNE 24, 2014

ADOPTION OF THE SEQRA FINDINGS
STATEMENT FOR THE RONKONKOMA HUB
URBAN RENEWAL PLAN, RONKONKOMA
HUB TRANSIT-ORIENTED DEVELOPMENT
LAND USE AND IMPLEMENTATION PLAN,
AMENDMENT TO TOWN CODRE CHAPTER 85
ENTITLED "ZONING" BY ENACTING ARTICLE
XX ENTITLED "RONKONKOMA HUB
TRANSIT-ORIENTED DEVELOPMENT
DISTRICT" AND CHANGE OF ZONE OF
CERTAIN PARCELS TO THE RONKONKOMA
HUB TRANSIT-ORIENTED DEVELOPMENT
BISTRICT

ADOPTED
|
B (3
(Y THE BROOKHAVEN TOWN 80D

v,

WHEREAS, the Town Board is considering the adoption of the Ronkonkoma Hub Urban
 Renewal Plan, Ronkonkoma Hub Transit-Oriented Development Land Use and Implementation
Plan, amendment to the Town Code Chapter 85 enfitled “Zoning” by enacting Article XXIH
entitled “Ronkonkoma Hub Transit-Oriented Development District” and change of zone of
certain parcels to the Ronkonkama Hub Transit-Qriented Development District; and

WHEREAS, & public hearing on the Ronkonkoma Hub Transit-Ortented Development
{TOD) Land Use and [mplementation Plan and the Draft Generic Environmental Impact
Statement (DGELS) was duly held by the Town Board on September 21, 2010; and

~ WHEREAS, subsequent revisions to the scope of the development wers proposed,

therefore requiring the preparation of revigions to the Ronkonkoma Hub Transit-Oriented
Development (TOD) Land Use and Implementation Plan and a Draft Supplemental Generic
Environmental Impact Statement (DSGEIS); and

WHEREAS, the Ronkonkoma Hub Transit-Qrierded Development (TOD) Land Use and
Implementation Plan and the Draft Supplemental Generic Environmental impact Statement

(DSGEIS) were accepted by the Town Board on November 12, 2013, and the public comment

period was commenced; and



WHEREAS, on January 9, 2014, a joint public hearing was held on the Ronkonkoma Hub
Draft Supplemental General Envirotimental Impact Statement (DSGEIS), Ronkonkoma Hub
Urban Renewal Plan, Ronkonkormna Hub Transit-Orfented Development Land Use and
Implerentation Plan, amendment to Town Code Chapter 85 entitled “Zoning” by enacting
Article XXil entitfed “Ronkonkoma Hub Transit-Onented Development District” and change of
Zone of certain parcels to the Ronkenkoma Hub Transit-Oriented Development District at which
time all interested parties were given an opportunity to be heard; and

WHEREAS, the public comment period on the Draft Supplemental Generic
Enviranmental Impact Staternent (DSGEIS) was closed on February 10, 2014; and

WHEREAS, on May 22, 2014, the Town Board accepted the Final Gensric Environmental
Impact Staterment (FGEIS) for the Ronkonkoma Hub Urban Renewal Plan, Ronkonkoma Hub
Transit-Oriented Development Land Use and Implementation Plan, amendment to Town Code
Chapter 85 entitled “Zoning” by enacting Ardicle XX entitled “Ronkonkoma Hub Transit-
Oriénwd Devalopmerit Diétrict” and change of zone of certain parcels to the Ronkonkoma Hub
Transit-Oriented Development District, and a ten day consideration period was commenced;
and

WHEREAS, in response to the submitted comments, questions and concermns, as well as
the Town of Brookhaven's own analysis, the Town Boeard is consideting adoption of the
Ronkonkoma Hub Urban Renewal Plan, Ronkonkoma Hub Transit-Oriented Development Land
Use and Implementation Plan, amendment to Town Code Chapter 85 entitled “Zoning” by
enacting Article XXIII entitled “Ronkonkoma Hub Transit-Orlented Development District” and
change of zone of certain parcels to the Ronkonkoma Hub Transit-Oriented Development
Diatrict ) and

WHEREAS, pursuant {o the requirements of Part §17.1 1 of the State Environmertal
Quality Review Act, a written Findings Staternent must be prepared prior to the adoption of the

Ronkonkoma Huly Urban Renewal Plan, Ronkonkoma Hub Transit-Oriented Development Land



Use and Implementation Plan, amendment to Town Code Chapter 85 entifled “Zoning’ by
enacting Article XXHi entitied "Ronkonkoma Hub Transit-Oriented Development District” and
change of zone of cerlain parcels to the Ronkonkoma Hub Transit.-Oriented Developrent
District,

NOW, THEREFORE, BE IT RESOLVED by the Town Board of the Town of Brookhaven
{hat the attached Findings Statement for the Ronkankema Hub Uthan Renewal Plan,
Ronkenkoma Hub TransitOriented Development Land Use and Implementation Plan,
amendment to Town Code Chapler 85 antitled “Zoning” by enacting Article XXHI entitled
"Ronkonkoma Hub Transit-Orented Development District” and changs of zone of certain

parcels fo the Ronkonkoma Hub Transit-Orented Development District is hereby ADOPTED.



STATH ENVIRONMENTAL QUALITY REVIEW ACT
RONKONKOMA HUB TRANSIT-ORIENTED DEVELOPMENY
HAMLET OF RONKONKOMA, TOWN OF BROOKHAVEN
SUFPOLK COUNTY, NEW YORK
TOWNMN BOARD 0OF THE TOWN OF BROOKHAVEN
TINDINGS STATEMENT

Dater fure 24 2014

This Findings Statement is issued pursunnt to Article 8 of the Environmental Conservation Law (State
Environmentsl Quality Review Act - SBQRA) and the implesnonding regulations therefor at 6 NYCRR Part

6 1?‘

Name of Actiom

. Locatiors

Lead Agency:

Address;

Contacts

Telephone Noa

SEQR Status:

Ronkonkama Hub Transit-Ordented Development {TOD)

%373t acres bounded by Union Avenue and Union Street to the nerth; Villaga
Plaza Drive to the east; Rankonkoma Avenue, Garrity Avenue and Hawking
Avenue o the west; and the railroad tracks of the Long Ieland Railroad to the
south, in the hamlet of Ronkonkoma, Town of Broekhaver, Suffolk Courty

Town Board of the Town of Brookhaven

Town of Brookhaven Towsn Fall

Onw Independence Hill

Farmingville, New York 11738

Tullio Bertoli ALA, AICP, LEED

Commissioner

Diepartment of Planning, Environment and Land Managerent
(631) 451-64G0

Typel

" The Town Board of the Town of Brookhaven (Town Board), as lead agency, subsequent to review of the
Draft Generic Environmental Impact Statement (2010 DGEIS), the Draft Supplemental Generic
Envivonmenial hnpact Staterment {DSGEIS) and the Final Geneele Environmerital Tmpact Statarment
(FGRIS), hareby certifies that: )

¥ [t has considered the relevant environmental impacts, facts and conclusions disclosed in the EiS;

» Tt has weighed and balanced relevant environmental impacts with social, economic and other

considerations;

»  The requirements of 6 NYCRR Part 617 have been met; and



Bindings Statement

Town Board of the Town of Brookhaven
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» Consistent with social, economic and other essential constderations from among the teasonable
alternatives availuble, thu action describad below is one that avoids or minimizes adverse
environmental impacts to the meximum extent practicable and that adverse environmental
impacts will be avoided or mininized to the maximum extent practicable by incorporating, a¢
conditions Lo the decisian, those mitigative measures that were ldentified as practicable dusing the
environmmental xeview process.

Degeription of Action

The proposed action consists of several Town Board actions fhat would culminate in the redevelopment of
the Ronkonkoma Il acea, (o wik

¥ Adoption of the Urkan Renswal Pinn for the Proposed Ronkonkena Hub Transit-Criented Development
(TOD) (“Urban Renewal Plan”)
¥ Adoption of the Lund Use Flan und Implementation Plan for the Proposed Ronkonkoma Hub Tramsit.
Criented Development (TOD} (“Land Use and Implementation Plar”")
¥ adaption of the Renkonkoma Fhiib Transit-Oriented Development District {(“TOD District”)
¥ - Change of zone of parcels within the Ronkonkoma Hub area to the TOD Distriot.

The approval of these actions by the Town Board would allow development/redevelopment of the
Ronkonkoma Hub area in accordance with the Urban Renewsl Plan, Land Lse and Impletreatation Plan, TODR
Disirict, and this Findings Statement.

In September 2012, the Town of Brookhaven prepared The Renkonkoma Hub Study Area Blight Study (Blight
Study), for the Ronkonkorma Hub, The Blight Study found sufficient evidence to determine the Ronkonkoma
Hub aren to be substandard or insardtary in accordance with both Article 15 of the New York State General
Municipal Law and Article XLI of Chapiar 85 of the Town of Brooldraven Town Code, Based upon this,
the Town anthorized the preparation of anurban rénewal plun.  The Intent of the Urban Reneutl Planis to
address blighted conditions identified within the Ronkankoma Hub wea, It was preptred in order to
facllitate fhe redevelopierst of the Ronkonkoma Hub area featuring a mix of higher density residential
Jeveloprment, commervial, hospitality, lustitutionad, office and retai! uses, conference, entertainment and
" exhibition venues, and public designated outdoor spaces,

The Urbsnt Renewnd Plan makes several recommendations with regord to land wses, zoning and other land
ust cantrols, building conditions and public improvements, most notably:
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»  Redeveloptnent with several muylti-family residential buildings, mixed-use buildings potentiaily
contairing office, residentinl and retall uses, mixed-use buildings potentially containing
commercial, extibition, hospitality, institutional, acd residential uses, retail and office buildings,
35 well as special use/enlertainment venues.

> Implementation of a TOD zoning district in order facilitate the yedeveloponent,

> All structures to be acquired and demolishod with the exception of the existing MTA patking
garage and potentially the train station.

» Improvementsand upgrades to infrastructure, including roads, sidewalks, curbs, public hardscape
and landscape, gas iines, water mains, electric distribution, stormwater runoff collection systerss,
street and walkway lighting, and public parking aceas,

Based on the findings and recommendations of the Lrbn Renewa! Plan, o Conceptual Land, Usa Plan was
developed for the proposed development/redevelepment of the Ronkonkoma Hub area. In total, the
Conceptual Land Use Plan provides the maximum permitted development densities for each of the
anticipated use types: a maxdniam of 1,450 dwelling units, approximately 195,000 squuare feet of 1etail space,
approximately 360,000 square feet of office/medical space, and approximately 60,000 square feet of flex
space {for hospitality, confesance, exhibition, and /or residential uses).

Land Wee and Implementation Blay

The Land Use ad Implementaion Plan was prepared as a result of the extensive planning process undertaken
by the Town of Brookhaven for the redevelopment and revitalization of the 33.73t-ncee aves situated
around the Konkonkoma &rain station. It 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 coneept that lllustrates the overall type and Tevel of development that could take place with
the application of the proposed FBC.

The Land Use and hiplementation Plan, among other things, examines the propased TOD District, discusses
SEQRA compliance and. the environmental and public review process, and discusses the implementation
stratagy for realizing the Town’s vision for the redevelopment of the Ronkankoma Hub area,

TOD. Distri () { Zone

" The TOD Disirict hias been designed as an RBC, Tt astablishes objectives, policies, and standards 1o promote

* ardesly development and redevelopment within the Ronkonkoma Hub ares for purposes of encouraging
high-density mixed-use developrent, including residential, retail, entertainment, institutional and office
uses. The overall intent of the TOD District is (o encourage the efficient use of land, be # cutalyst for
revitalization, and fostex a sensa of place through development of a new transit-orienied, mixed use,
pedestrian-friendly cooununity.
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Development within the Ronkonkomis Hub area would be governed by a “Regulating Plan.” This plan
desipnates the subdistricts that comprise the TOD District and the variows roadways within and adjacent
to the subdistrict. Thare are four subdistricis set forth in the TOD District, as follows:

»  Neighborhood Subdistrick {A} -- The Neighborhood Bubdistrict is a pradominantly residential aren
with mediumeto-high density building types. It allows for » limited amount of grousd foor
commercial uge and Live/work units, [t provides & traneition between single-family homes and
more compact mixed-use areas.

¥  Downtown Living Subdistrict (B) - The Downtown Living Subdigtrict is predominantly o mixed-
use residential area with medinum-fo-high density building fypes, It allows for up to 50 percent
commercial use,

¥ Marketplace Subdistrict (C) ~ The Marketplace Subdistrict allows for predominantly retsil-focused
mixed-use, maintaining a high level of flexibility to atiract diverse local and nationnl retailers,

» IMain Street Subdistdet (D) - The Main Streer Subdistrict is intended a$ predominantly a
pedestrian-oriented, mixed-use town center, Regional shopphug, entertainment, and outdoor
diniug uses are encouraged.

Bacls of the subdistricts is further broken down by maximum height in stoyies and mardmunn height in feet,
a3 depicted on the Reguiating Plan. The Regulating Plan also provides additional development paramaters
{e.g., straet types, principal and secondary frontapes, and blocks). Together with the Regulnting Flan,
development would be subject to compliance with the standands mad regulations of the TOD District for
stroets and roadways (ineluding stroetseape standards), outdoor space, signage, lighting and parking,

The TOO District, omee adupled by the Town Board, would be applied to the tax parcels located within the
53,73 4-acte Ronkorkoms Hub ares. A Concepiual Master Plan (“Maximum Density Concept Plan”) has
" been prepared 1o conform to the parameters of the Regulating Plan (described above), The Conceptual
Master Plan is not a specific development proposal, as it is not feasible to defing the specific
development/redevelopment of the entirg 53732 acres of the Ronkonkoma Hub area
Development/redevelopment is expected to take place over several years, ind the specific uses and level
of development will be dictated by market demand, However, review of the Maxiteum Density Contept
Plan, which gxamities maximum potential development proposed within the Ronkinkpma Hub avea,
anables (he Town Board o take a “hard look” at the relevnnt environmental kmpacts through the
performance of a comprehensive environmentl review pursusnt fo SEQRA and ks implementing
regulations at 6 NYCRR Part 617, a5 farther descrined helow,

The Maximum Density Concept Plan included the following prograra: 1,450 residential units; 195,000 SF of
retnil; 360,000 SF of office/ medical space; and 60,000 SF of flex space (iniuding hospitatity, conference and
exhibition space, and /or residential unlts) (see attached), Totalparking provided on the Maximum Density
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Congept Plan is 3,638 parking spaces, not including those spaces within the exisking parking garage (1,043)
and existing parking lot (341),

The Maxdmum Density Cancept Flan complies with the Regulating Plan (cortained in the TOD District),
which deplets the lorations of the eubdistricts set forth in the TOD District, end describes the character to
be achieved within each of the subdistricts. The predominantly residential subdistrict (Neighborhood)
Subdistriet) is tocated at the northern and eastern extents of the Ronkonkoma Hub ares, which relates to
the existing strrounding residential development, while the predominantly retail subdistrict (Markeiplace
Subdistrict) is situated at the western extent of the Ronkonkoma Hub ares, along Hawking and Railrpad
Averiues. The Regulating Plan alse depicts mixed-use subdisticts (the Downtown Living and the Main
Street Subdistricts), that allow greater building heights, generally situsted closer to the tailroad tracks and
_ arourd the train station, The Maximum Density Concept Plan confarms to the Regulating Plag in terms of
distribution of uses, heights and density of development.

Summary of SEQRA Procecs

Commencing in 2007, the Town Board hag warked with the community to revitalize the Ronkonkoma Hub
area. Since that time, the Town of Brookhaver completed a two-phased planning study to revitalize the
Ronkopkoma Hub area, known as the Roukonkomu Hub Plonning Study. Thereafter, based upon the
aforesaid planning efforty, the Town of Brookhaven prepared an initial draft Land Use and Implementation
Flan for the Ronkerkoma Hub area 85 well as an initial draft TOD zoning district, On August 17, 2010, the
" Town Board of the Town of Brookhaven, as lead agency, lssued a positive declaration, and required the
preparation of & draft geseric environmental impact statement to evaluate the isapacts of the adoption of a
Leand Use and Implementation Plan and TOD zoning district, the rexoning of the Ronkonkema Hub area
to ¢ TOD zoning district and the ultimate development/redevelopment of properties within the
Ronkonkomn Hub aren in accordunce with the ultimately-ndopted Land Use and Implementation Plan and
TOD zoning distriet, The Town Board determined thot a generic environmental lpact staterment would
be required, as the proposad action consisted of a sequence of achions as well as adoption of a land use plan
and new zoning tegulations for the Ronkonkoma Hub aren, Pursuant to 6 NYCRR §517.10(a):/

“Generin E1Ss may be broader, and more general than sife or project specific EISs and showld discuss the
logic nnit ratiosmle for the choices advanced. They may also tnelude an essessment of specific fmpacts if such
details are awilable. They may be based on conceptual information ity some cases, They may identify the
impoviant elements of the nubural resausee base as well g5 the existing and projected cultural features,
pasterns and charactes, They iy discuss In generti terms the constrainis and consequences of any
rartoting of futire options, Thay may present and apalyze in general terms o furo hypothetical scenarios
1hat cotild and dre Likely to accvrs

A generic EIS inpy be used to arsess the environmiental Intpacte of:

(1) # number of seperate wctions in g given geogruphic aren which, if comwideced singly, ruy have
mingr impacts, but if cunstilered together 1nay have significant impacts; or



Findings Statement

Town Bumrd of the Town of Brookhaven
Ronkonkoma Hub Transit-Odented Development
Page 6

(2) & sequence of aclions, conéempluted by a single agency or sudvvidual; or
(3) separale aclions huwing generic or comtrion impacts; or

(4) an entlve program or plan having wide application or restricting the range of future alternative
policies or prajects, including new or significan!t changes to existing lard use plans, developmgnt
plans, zoning regulubions or ugency cumprehensive resource ranagerient plans.”

Moreover, a generic envirommental impact statement provides for the establishment of conditions and
thresholds that guide reguirements for future SEQRA compliance and future zetions: Pursuant to 6
NYCRR §617.10(c) and (d});

“(c) Generic EISg and their findings should set forth specific condittons or criterin under which fulure actions
will be underinken or approved, including requitentents for any subsequent SEQR compliance, This may
include thresholds and crilevie for supplemental EISs to reflect specific eignificant fmpacts, such ag site
specifin impacts, that vae not adeguately addressed ar analyzed in the generic EIS.

(d) When a final generic EXS has been filed wouder this part:

(1} No further SEQR complianee te required if a subseruent proposed action will be carried out in
conformnttee with the conddions and thresholis established for sucht actions in the generic EIS ot
its findings statermrity

(2} Aw sanevded findings statement must be prepared if the subssquent proposed ackion was
ulequately uddressed in the gerevic £IS but was not addressed or wes not adequately addressed in
the findings statement for the generic E1S;

{3) A negation decluration vrust be prepared if u subsequent proposed action was not addressed or
was nof adeguutely gddressed ju $he generie 1S and the subsequent action will not result in any
significund envirarnendal impacts;

(#) A supplement to the finaf generic ETS niist be prepared If the subsequett proposed action was
nod uldressed or was not edequitely addvessed {n the generic BIS and the subsequent netion may
Fierve otie or ptove signifieant aduerse envirormmental impacis.”

Subsequent to tssuance of the aforesaid positive declaration on August 17, 2010, the Town prepared the
2010 DGEIS, which evaluzted a theoretical maximum development scenarie (“Theoreticat Full Build Plan”).
Examiviation of the Theoreticel Full Build Plan, as well as two alternatives, in the 2010 DGE!S enabled (he
"Fown Bourd 10 tonduet a comprehensive environmentsl review of the overall thenvproposed action and
uke a “hard look” pursvant to SEQRA and its implementing regulations st 6 NYCRR Par} 617, The Townt
of Brookhaven Town Bourd, serving as lead agency, accepted the 2010 DGEIS on September 21, 2010, and
. & public heating was beld on Qcteber 19, 2010, The public comment petiod on the 2010 DGEIS closed on
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Cclober 24, 2010, The suppert for the redevelopment of the Ronkonkoma Huls area wag evident from the
aforesaid public heaving and the various commmumity meetings that took ptace throughout the planning
PrOCESS,

Subsequent to the public hearing on the 2010 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 & Request for Bxpressions of Inderest (RPRE) and ultimately a
Request for Qualifications (RREQ} for & Master Devetoper, Upan review of preliminary plans received s
part of the REEE and RFQ processes, the Town of Brookhaven prepared the Bligh! Study, which ultimately
resulted in the preparation of the Urfen Renewsl Plan for the Ronkonkoma Hub area, The densities
recermunended in the Urban Renewsl Plan were differant than those originally evaluaied in the 2010 DGRIS,
Aceordingly, a new Enviroranental Assessment Form was prepared by the Town Bonxd, and a positive
declaration was lssued on Ortober {, 2013, which indicated the reed to prepure » supplemental deaft
generic envirorunental frapact statement. To ensure complete and comprehensive environmental review
in accardance with SEQRA. and its implementing regulations at 6 NYCRR Fast 617, the Town of
Brookhaven prepared the DSGEIS to identify and evaluate potential significant adverse envivonmental
impacts that may differ from thoss evaluated in the 2010 DGEIS, in accordance with 6 NYCRR §617.9()(7)
Supplemental E1Se, to witt

(7} Supplemental ElSs.

{1) The lend agency miry require o supplementel EIS, limiled fo the specific significant adverse
exsoivontnenal itpacks not addressed o inadeguately addressed in the EIS thut arige froms

(a) changes proposed for the project; or
(b) rewly distavered tnformption; or
(c) # change in cfraimstances related o the projact,

(i1} The decision to requive preparation of a supplemental E15, it the case of newly discoverzd
infarmation, nuest be based upon the following criterin:

(a) ihe impartance and relevarce of the information; and
(b} the present state of the informution in the EIS.

(i1} If & supplement is required, it will be subject To the full provedures of this Fart,”
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As the maximum potential development consldered for the Rankonkoma Hub area, as defined in the {rkun
Rentewal Flan, was greater than that evaluied fa the 2010 DGEIS, the DSGEIS was prepared to address
patential changes in fropacts that would result from the modified proposed action. The Town of
Brookhaven Town Board, serving s Iead agency, accepted the DSGEIS on Nevember 12, 2013, and a public
hearing was held on Janvary 9, 2014, The public cotment period on the DSGEIS dlosed an Pebruary 10,
2014, As with the 7010 DGEIS hearing and public comment period, support for this modified proposed
action was ¢vident.

In sccordance with 6 NYCRR § 617.3(bX8), the FGEIS was prepared and fifed by the Town Board an May
22,2004, The FGEIS responded lo ail substantive commaents received on the 2010 DCBIS and the DSGEIS.

Underfaken or Approved, Including Requirements For any Subsequent SEQRA Gompliance

As explained above, # NYCRR §617.1(Kc) indicates, in pertinent port, that generi¢ environmental impact
statements should set forth specific conditions and cxiteria under which future actions will be undertaken
ar approved, including requlrements for any subsequent SEQRA compliance. Based on the analyses
contained, in the 2010 LCEIS, the DSGEI and FGEIS, the following represents the conditions and
. thresholds, which, if met. would eliminate tha need for forther SEQRA compliance for
development/redevalopment within the Ronkenkoma Huib ares o1 further appraval from the Town Board,

SRORA Complisnce Threshol Conditions

A. Total development of the Ronkonkoma Hub area shall nat excerd the following development
limita:'

1,450 residential unts

Approximately 195,000 8F - retall

Approximately 360,000 81 - office/medical

Approximately 60,000 8P - flex space (including hospitality, confexence and extubition space,
and /or repidential units).

YV Y v

B. Sanitary dischaege (whethier through conneetion to an existing Suffolk County sewage treatment
plaat (STP), to a new Suffotk County STP or to another approved sewage treatment facility)
assorinted with development/redevelopment of paxcels within the Ronkonkoma Hub asea shall
wot exceed 400,008 gallons per day {gpd). In the event that development/redevelopment is
proposed that would cause this capacity to be exceedad, additional evalustion must be conducted
‘and additional sewage capacity must be secured & support the additional development.

! With the excaption of the fimtelion on residential urits {which Is a maximum), the smount of retall, bficalmedical, flax epace and
piher commercial usBe Can vy, 38 long s such devslopment canforma to the requiraments of thg TOD Digliet.
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C. No residential development shall be permitted south of Raliroad Avenue betiveen Hawkins
Aveniue and Ml Road in order to wminimize the potential for residents within the proposed
development to be affected by LIRR operational noise,

D. The develupment or improvement of the internal and immediate perimeter roadway systems
within and bordering the Ronkonkema TOD ares should be performed as the paxcels adjacent to
those rouds ure developed to ensure adequale and safe access to surrounding madways.
Functionatly, the proposed improvements to the majorlty of these roads are to provide parking
areas arul other roadside asnenities lo serve the adjacent and surrounding parcels,

E. Theroundabout proposed at Reifroad Avenve and Mill Road must be completad at such time as
the adjacent development access which forms the south leg of the intersection i developed (see
Candition Figure B).

2 This dose not apply ke certain improvements, ss st (crth 14 tem G of the "SEQRA Compliance Thresholds and Conditiong’ secton
of this documnant.
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Traffic Mitigation Table
Caparity Improvements
Lacation Sigmal mprovements
Existing Conditiony Proprosed Mitigation
Restei h to
e L e
exclesive left-turn lane, through lame, one
e orve through lone snd & | oot fne ond a shared | Change Fbeycle
LIB North Service | shared through and vight- A -y
; theough zrd right-tumn | length to 120 seoonds.
1 Road & Fawkins turn lans 1 N
ane Optimize AR / M
Avenug Increnge left-turmn storage phese-splits
Northbound - One Jane b}; remavinga :
exclugive Jeft-turm lane, e of th rotis
two through lanes P medi zm‘
Widen and add a 47
Eastbound ~ One approach lane. New
exclusive left-humn lane, | configuration: One left-
one through lane and a turn lang, two through
shared through and right- fanes and a shared
turm tane through and right-turn
; lane Change PM-cyde
118 South Sexvice 3 ) ]
2| Roed & Mawkins | Noctbound- One | “eriipeapproschlondd | length to 120 ssconds,
Avenue Hirongh lane and & an exclugive right-turn Optimize AM / PM
d ‘ ; lane, New configuration: phase-splits
ared through and right- T trough b i
tum Jane wo ugh janes and an
excluslve vight-tum Jane
ﬁ’g‘s‘“&;fh’gﬁ hne bﬁlﬁ?i?ﬁf;"? &
]’a“ a5 portion of the raised
edian
' _ Restripe approach tor
LIE North Service | Weslbowd = Ol | (yne ghaved leftturnand | Change PM-cycle
Road & i through lane, voe Jength to 120 seconds.
3 one through lane and e X NN
Ronkonkomz shared through and right- ihrough lane and a shared | Optimize AM / PM
Avene tu & ! through and rght-tum phase-gplits
m lane lane
‘Widen and add a ¢
Eastbound - Cna approach lane. New
exclustve lefr-turn Jane, configuration: Gne
4 one twough lane and & exclusive Jeff-tum fane,
LIESouth Sepvice | shared through and right- | bwwo through fanes and & Change PM-cycle
Road & turn Jane shared through and right- | length & 120 seconda.
Renkarkoma turn lane Optiraize AM / PM
Aysnine Norihbound ~ One ':‘Vidc:} ::\;:;l mjd l:;.{;v T phase-aplita
through lane snd o gﬁ;‘ “u rat?::\: Twe
shared through and right- | gh lenemad
turn jane R Janes ina an
gxclugive dght-tum fane
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Traffic Mitigation Table...continued
Capacity Imywvamenﬁ
Tocztion Signal Improvements
Existing Conditions Praposed Mitigation
Widen and ndd 3™
with storage & ona right configuration: One length to 100 seronds.
y 3 exclusive lefi-turn Jage
5 | Hawkins Avenue & turs lane and two sight-tum fanes | Optimize AM / PM
Unlon Avents phase-splits
New configuration: One
smxznﬁggf;‘g;é " through and a shared Prohibit right-burns
o e & through and right-tum onTed westbound
) lane
Widen and add 27 Change AM/PM-
- approach fane, New eygle fength to 80
5 Union Aveniue & m‘;‘g?ﬂ'}ig& ﬂ(‘);; h configuration: One shand seconds,
Mili Road and rightciurn fane 8% 1 feft-turn and theough lane
) and &1 exclusive right Cptimize AM / PM
ture lane with storage phase-splits
Restripe median as left
. tum lane. New Add new three phase
mgs‘g‘x;"(‘fm g‘":m 4 configuration: One trattic sighal with
l‘hroug b and right-tuzn exchugive Jef-turn lone, leading southbound
& Ine & one through and ong left turn phase. Side
Ronkonkoma sharad through and dghl- {. steests remain right
7 Avente & Powell oL iW' 1 turn ot only.
Gireet / 2% Stroet Restripe median as left .
Southbound — Ore turn lane. Wetw Signal cycle length
trcough and one shared configurmtion; One some s LIE Service
through sad ri h;-nwr exclusive leftdurn lang, Roads with suitable
& lane & : one through and one offset to ensure signal
’ “shared through and right- progression
tarn Jane.
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Traffic Mitigation Table,..continued
Capueily Improvemeats .
Lucathon tmprosements
Bristing Conditdons Proposed Mitgation P
Ruri both the
Raifroad Avenve & {ntersections off one
Powell Street / conaoller for
. p
8and ! arld;g Lot No proposed capacity . {;prf{md At
o changes conrdination.
Johnson Avenue at Pawell Streat add
Northwest Link / protected permitted
Parking Lot southbound left-turn
phase,
Wastboutsd - One
exclugive lefttum Jane, | Cheannelized westbound
one thraugh pad one right turn lane. Add ;}ew fm? plgse
‘ .| exclusive right-turn lane traffie signal wi
10 H;w;k:;;pt‘\\mmee& 5 leading castbound
vl Miille left tarn phase.
Southbound - One . .
stared lefiturnand | CPnelize southbound
throagh, oue exdosive & '
right-turn lane
Restripe appreach to add | Modify traffic signal
' . Southbennd ~ One an exelusive lefi-hum lane, to add a leading
4 RLI%S;}J;}; nSer)ce 4 shared keft-turn and New configuration: One southbound
e i " through lane left-tumn iane and one protected /permissive
through lane leftsturn phase
12 Smithtown Avenue No proposed capagity Op Emz: %‘:; phase-
& Lakeland Avenue chariges P
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F. The northbound right tum lane propesed at the mtersection of Mill Road at Union Avenne
(described in the Teaffic Mitigation Table for Jocation 6 and depicted on Condition Bigura A)
must be construcled when either the adjacent Parcel I or Faveel K, as shown an the Maximum
Density Concept Plan, iz developed (see atiached),

G, With respect to off-site mitigaifon, the following discussion provides the requived off-site
mitigation phasing, and identifies trip generation thresholds at which certain mitigation must
be in place, [t is nioted that these thresholds ave based on the net tip generation, which
represents the auticipated trips after adjustments for the TOD and pass-by credits’ have been
applied,

(0 Mitigntion Leoel Ome (Initial Comsiruction) — Prior to occupancy of the inidally
constructed building(s) within the TOD, Hawkins Avenue should be impeoved from
Railroud Avenue o just somth of the LIR. This includes the installation of a new traffic
signal at Rajlroad Avenue, The mitigation detalled in the Traffic Mitigation Tabile for

“tocatdons 5§ and 10 and depicted on Condition Fgure A shall be completed during this
indtial phase and prior to building occupancy (axcept for the requirement for an
additional norfhbound line vn Hawkins Avenue north of Undon Avenue for which
additiond] right-of-way Is required, which is discussed as a separate mitigation
phasing itera).

(i} Mitigation Level Trwo ~ Prior to occupancy of bulldings in the TOD that increase net teip
generation of the development during the weekday pan. peak period above 400
vehicles per hour (combined entering dnd extting), the mikigatior detailed in the
Traffic Mitigation Table for locations 7, 8, 9, 131 and 12 wnd depicted on Condition
Figwes A snd C, shall be completed.

{fi)  Mitigation Lenel Three ~ Prior to ocoupancy of buildings in the TOD that increage pet
trip generation of the development during the weekday p.m, peak petiod above 500
vehicles per hour (combined entmiing and exiting), the mitigation detsiled in the
Traffic Mitigation Tuble for locations 2 and 4 and depicted on Cendition Figure B,
along the entirety of the LIE South Service Road, shall be completed.

I Tha TOD rreoli 1§ & taduetion inQross tp geasration of 26 percent, apoied 1o alf Ysas in the TOD, The pass-by credi i3 a furthet
ceriuchon in twp generation for retall and resliaurant uses within the TOD as prescrbed in tha nsfings of Transpartation Engineer's
Trip Gonacation taaua), latest adition, ek shalt ned excees 20 pereant ki any spactiic use (3ee Section 3 of the Traffie [mpad Stusy
in Appendix K of the DSGEIS). At tha lime of each slbe plar application submission, the Planning Bourd shedl require thaithe applicant
submit g ganeration dute assuckated with the developen gronosed as part of the ite plan, In scoordarce with the methodology
set forth In Seciion 3 of the Teaffic Impact Study in Appendix H of tha DSBELS, The Planining Buard will keep a junning toial of tip
. generation, besed upen alt site plang approved in the Ronkenkoma Hub ared, o ensure that fhe migaton requlrernents e comgied
with.
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{fo}  Mitigation Level Four -~ Prior to occupanay of buildings in the TOD that increase net trip
generation af the devslopment during the weekdny pam. peak period sbove 700
vehicles per hour (combived entering and exiting), the mdtigation detailed in the
Traffic Mitigation Table for Jocations 1 and 3 and depicted on Cordition Figure B,
along the entirsty of the LIE North Service Road, shall be compiated.

(v) Mitigation Level Pige - Upon reaching a fefp generation of 1,100 vehicles in the pan,
peak hour (rombined entering and exiting teips), taffic mitigation siong Hawkins
Avenue, between Union Avenue aad the LIE South Service Road that was begun
wnder Mitigation Level One (Tnitlal Construction) must be completed, as detailed in the
Traffic Mifigation Table for location 5 and depicted on Condition Figure A. This
includes the consiriction of the second norikbound Jane on Hawking Avenue from
Union Avenus ta the LIK South Service Road and the striping of the westhound Union
Averue approach to three lanes as depicted an Condition Figure A. No building
permits shall be issued for development that would result in a trip generation of
greater than 1,100 vehivles in the p.am. peak hour {cornbined entering und exiting) until
such traffic mitigation is tmplemented, unless sama s deemed uanecessary by the
Town Board based upon 4 changg in traffic conditions,

In the event that any of the above-listed conditions are proposed to be exceedad by future development,
additional SEQRA compliance would be necessary in accordance with 6 NYCRR §617.10(d)(2), [3) or (%),
s would be appropriate, given the achual development plan proposed and the potential significant adverse
environmental imoacts associated therewith,

Farthermare, with respect to future development appravals (L., after the Towa Board adopts the TOD
District and applies the zoning to the Ronkonkoma Hub area, a8 described above), the applicants will be
required 1o obtain site plan 2pproval from the Planning Board for proposed development. In addition to
the stunderd site plan application requirements, at the fime a site plan is submitted to the Town, an
applicant must:

O h d Conditi

A. Prepare and submit a construction traffic management and. logisties plan. This plan, ata minimum,
should indicate the following:

P Days/hours of proposed construction activity
»  Degigrated routes of heavy vehicles to and from the site
A TParking aress for workers and heavy veliclea

> Constructon staglng arens.

B, If existing designated cotinuter parking will be temporerily or permanently displaced ta
accomunodate the proposed development, prepare and submit a plan that demonstrates that
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parking will be replaced #f » minimum ratio of one-to-one. Such replacement parking shalt be in
place prior to the displacement of existing designated commuter patking, and shall be acceptable
10 the MTA. .

Providea letter of sewer availabitity /connection approval {or docurnentation from the appropriate
regulatory agency as to the approved method of sanitary discharge) prior to final site plan
approval.

Demonstrate {for wulti-story budidings) that there is adequate water pressure for the higher
alevations in the bulldings, and, where necessary, install a booster pump system.

Demonsteate that water conservation measures, mciuding Jow-flow fixwues, low-flow toilets,
andd /o deip irrigation will be implemented.

Submit confirmation that the site plan has beer submitied to fhe Ronkonkoma Fire Department for
review.

Engape Sutfolk Connty Transit in discussions regarding the potental need to increase or modify
the level or type of service provided in the Ronkankotna Hub area baged on changes in demand, if
any, as development oocurs, 8uch discussions with Suffoll County Transit should contioue
throughout the development process to maximiza the effectiveness of this sexrvice as the TOD
develops over time.

Initiate coordination with the RAA, and submit proof of such coosrdination to the Planning Board.
This cosrdination is required in order to comply with ¥A S Fedaral Aviation Regutation (RAR) Part
77: Objects Affecting Navigable Arspace. This eoordination will assess the potential impact of the
project on afrporis sned airspace procedures (instnunent znd visaal rautes and approach and
deperture). In order to comply with FAR Parct 77, coordination with the FAA would be initiated
when the specific proposed Jocatlons (surveyed coordinates) and construstad heights of the
proposed buildings are finalized, Once that information is available, the epplicant must submit an
FAA Youm 7460-1 “Notice of Propossd Comstructan or Alteration” along with swrveyed
conrdinates and asile map of the proposed project to the FAA. The FAA will evaluate the potential
for the project to affect aeronaitical operations that acour within the vicinity of the projeet site, The
applicant must submit documentation to the Town regarding the FAA's datermination prior to
issuanee of a building permit for the building(s) that are the subject of the site plan(s) before the
Plaaning Board.

Findings and Mitigation Meagures

Upon due corsideration and among the reasonable alternatives available, the Town Board has determined

that the

following represents the mitigation measures to be inworparated info the decision to ensure that
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significant adverse environmental impacls will be aveided or minimized fo the maxkmum extent
practicable, to wit:

i

Redevelopraent of praperties within the Ronkonkoma Hub ares would resalt in the disturbance of
sols within the Ronkonkama Hub ared for foundation excavation, 1ility installation, grading,
paving, and landscaping. The dishubance of soils for construction and regrading activities
increases the potential for evosion and sedimentation. Based on the soif charactertstics and the
planning and sngineeving Hmitatlons defimed in the Soil Swromy, it i5 not expected that
deveiopment/redevelopment of propertiss in the Ronkonkoma Hub area would result in
significant adverse soll impacts. However, site-specific applications for redevalopment vwithin the
Renkonkoma Hub arer would be required to conduct on-sife borings to determine specitic soil
corditions, and to engure that appropriate measures are implemented to mitigate issties that may
arise,

All development within the Ronkonkoma Hel aren would be required to employ proper erosion
and sedimeantation controls in accordance with Chapter 86 of the Town Code. Int addition, dust
cantrol measuses would also be employed, as niecesgary, during dry or windy periods, With
suitable and proper exosion and sedimentation controls, in accordance with Chapter 86 of the Town
Code, it is not expected that site development/ redevelopment would result in significant adverse
impacts ngsociated with gronmd disturbance, regrading and/or constraction activities.

Since the topography is relatively flat, the overall topographic conditions of the area would nat be
axpected to significantly change upon development /redevefopment of the Ronkorkoema Hub area,
Based upon preliminary earthwork caleulations (pursuant to the Maximuwm Density Concept Plan
evaluated in the DSGHIS), overall grading, installation of underground parking garages and
mstallation of stormwater management structures would result in gpproxinately 65,108 cubic
yards of cut, although numerous factors (e.g., finad building design, project phasing) cculd
influance or lessen the actual earthwark valumes, There would be sufficient opportunity during
the design of the various pliases of the project ko refing grading plansg su as to bring the earthwork
more into balance as development proceeds. Thexefore, the estimate of earthwork quantities
provided ag part of the preliminary engineering analyyis and the numbey of associated truck trips
shonld. be censidered as the “worst-case” scenario, with the expectetion that fina) design would
achieve n more balanced site, This, combined with the requirement jor implesentation of propes
erosion and Sediment controls, would, ensure that no significent adverse impacts to topographic
featumes would be expected,

During development/redevelopment, dust control measures would be implemented duing dry
or windy periods. The appropriate methods of dust vontrol would ba determined hy the surfaces
affected {i.e., roadways or disturbed areas} and would include, a qecessary, the application of
water, the use of stone in construction roads, and vegetative cover,
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5. Phasiug of the project over a number of years would sindmize the ipact of excavation, as # would

spread out the number of truck brips associated with soil removal,

1

2

s order to ansure the protestion of groundwater, fulure site-specific development applications in
accardance with the TOD Distriel would comply with the relevant recommendations of tha
“Wastewater Management Altematives” and the “Highest Priority Areawlde Allematives” of the
208 Study. In order to comply with these recommendations, all sita-specific applications would be
subject to compliance with the Town's stormwater ordinance {Chapter 86 of the Town Cade).
Stormwater would be vorgained and recharged on the site through the use of Jaaching pools, which
is a proper drainmge method. In addition, the development would be connected to a mumnicipal
8TP, which would remove nitrogen before recharge to gypundwater, Development svithin Ute
Rortkonkoraa Hub would be required to incorporate native and/or low-raintenance species, to
the meximum extent practivable, to encourage a low-maintenance landscape. Also, water
conservation methods would be used to the maximum extent pracicable to decrease overall water
usage.

With respect to sardtary flow, the projected sanitaty flow upon implermeniation of the proposed
action end full development/redevelopment of the Ronkonkemna Hub area in accordance with tbe
TOD District, is approximately 400,000 gpd. As this Nlow exceeds what would be permitted by
Aviicle 6 of the Suffolk County Sanitary Code in the Ronkonkoma Hub aren if such sanitary flow
vras handled by on-site sanitary systems, commection to an 8TP is required,

When first conceived, and as explained and analyzed in the 2010 DGEIS, the revitalization of the
Ronkenkomta Hub area included the construction of s STP within the Tovwn of Brookhaven to
solely serve the Ronkonkema TOD. The 2010 DGELS explainad, among other things, that the then-
eontemplated Ronkonkama TOD included the consiruction of an STP, which was sliown, at that
tiroe, in the southesst portion of the Roskonkoma Hub area, Based on the propiam mix in the 2010
DGEIS, the projected sanitury waste volumie from then-anticipated new development within the
Ronkankema TOD was 169,000 gpd. Howeves, the STP was, at that time, proposed to be sized to
accomniadate all fand uses within tha Ronkonkoma TOD arez (projected new development plus
existing developiment served by on-site sunitary systemns). Based on the approximately five-acre
fand area oty which the STP was proposed io be situzted, that facility would have been capable of
treating 275,000 gallons of sanitary waste per day.

Since the Hme of propavation of the 2010 DGEIS, Suffolk County proposed to establish a sewer
district and construct 8 STP on a 7.74-acre property, south of the LIRR tracks, opposite the
southeastern portion of tha Ronkankoma Hub area, As partof the development of 2 new §TP, the
County was proposing to form a new regional seyver district, which would accommodite sewage
from the Ronkonkoma Fubs area as well as from unsewered areas within the Town of Islip. The
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new ST was proposed tobe sized with an inftlal capacity of 500,000 gpd with the ability lo expand
to 750000 gpd. The capacity was egstablished based upon the approximately 400,000 gpd
anticipated for future development within the Ronkankoma Hib area, plus an additionsl 160,000
gpd for future convections jn the Town of Islip, including, for examply, potential future
connechons to MacaArthur Airport. In addition, provisions fox an additional 250,000 gpd (for a
fotal capacity of 750,000 gpd) were being considered to accomnmpdate potential future prowth
within the sewer district.

Subsequent to preparation of the 2010 DGEIS and the DSGEIS, and as sxplained at the DSGEIS
hearing and in the FGRIS, Suffollk County is currently exploring mother opHon to handle sewage
from the Town of Islip ard the Ronkonkoma Hub, This option constats of transporting sanitary
waste from the Ronkotikoma Bub through & foree main system cormeeting to the Southwest Sewer
District No, 5 (SWSIH3), where it will be treated and disposed of.  Aecording to SCDPW
Comumissioner Arnderson, the SCDPW “will be exploring the potential of connecting adjacent
communities, Tha capacity of the currant system will be sized to handle tlows up to 1 million
gallons per day. 208,000 gallona per day capacity will be reserved for Ronkonkoma Hub, The
remaining 600,000 gallons per day is curvently available for either Town to connect to, Diseussions
have begun with the Town of Istip who is very inferested in conmecting the Airport and possibly
other nearby aress to the facilicy.”

To enswre that no sigrificant adverse jmpacts reswlt from sanitary sewage generated from
development/redevelopment  within  the Ronkonkoma Hub area, applicants for
development/redevelopment therein will be requized lo provide 2 lefter of sewer
availability /cannection approval (or documentation from the appropriate regulalory agency as to
ihe approved method of sanitary discharge) to the Planning Board prior to Hinal site. plan approval

Utilizing the SCDHS design sewage flow rates sz the bagls for estimaling potable water
requirements, the domestic water use for developtrent/redevelopment of the Ronkankoma Hub
area (In accordarve with the Maximum Density Concept Plan) would be approximately 400,000
gpd. With an additional 10 pexcent of water estitnated for irrigation and domestic uses notentering
the STF, the total projected potable water demand for development in sccordance with the
Maximum Density Concept Plan {s approximately 440,000 gpd. Consultations were undertaken
with the Suffolk County Water Authority (JCWA), which indicatad that it could provide the
required volume of water, To minimize water use to the maximum extent practicable, parcels
developed or redeveloped within the Ronkonkoma Hub area will impiement water conservation
measutes, including low-flow fixtares, low-flow toilsts, and/or dilp trrigation. With respect to
flow, during the site plan approval process, 2pplicants for multi-story buildings would be required
to demonstrate that there is adequate water pressure for the higher elevations in the buildings, and,
where necsssary, instail u booster pump system to ensure proper flow.
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Stormwater rnoff geverated within each of the individual private devalspment blacks would be
required to be collected and recharged amesite, in accordance with cwment Town sgite plan
requirements and Chapter 86 of the Town Code. In gecordance with Town standards for
subdivision roadway improvements, a leaching basin systemn would be used for individoal
ibutary areas within the public ¥ighis-of-way. As the stornmvater systems would be designed to
coflect and recharge nunoff in accordance with Town requirements, no significant adverse impact
with respect to stormwater runoff is antivipated.

Since the Ronkonkoma Fiub anen dogs not conteln surface waters gr wetlands, and is not located
within a fleod zane, implementation of the proposed action would not irnpact same.

Ecology

1

Much of the exisling vegelation on propertize within the Ronkonkoma Hub area is comprised of
non-native  grnamenial  brees, shoubs and  herbaceous planks populating the  vavious
lawn/landscaped areas associated with the developed portions of the site. The ecological
communities that would be most affected (Le., Mowed Lawn, Mowed Lawn with Trees and Flower
Herb Garden) are all common in the general surrounding aea of the site. Further, all three
communities would continue {o exist on properties within the Ronkonkoma Hub area following
development/redevelopment, as these communities are ussociated with developed properties,
Theze ate some relatively Hmited areas of Successional Southern Hardwoods and Successional
Shrubland in the Ronkenketna Hub ures that would Bkely be entirely removad as part of the
development/redevelopment of the Rankonkerns Hub avea, However, both of these compaurities
exist as g mesult of past clearing or other anthropogenic distushbance, and support a variety of
invasive/nor-native vegetation. As a result, the overall ecological value of these pommunities,
both the overall flora of the site and as vative wildiife habitat, hag been degraded. Ag such,
davelopment/redevelopment of the Rornkonkoma Fub area iy uot expected to result in significant
adverse ecologieal impacis.

Although no significant sdverse ccological bnpacts heve been identified ag a result of
implementntion of the proposed action, to minimize habitat impacts, development/ redevelopment
would incorporate native or low-mainlenance species into the landscapiog plans, fo the maximum
extent practicable.

L

In crder to ensuse that the vision set forth in the visiordng procass and the planning studies
conducted by the Towrt and set fortly in the Land Use and Implementation Plan is realized through
the actual development/redevelopment, the TOD District hias besn designed ay a FEC. The FBC
zoning focuses on regulating the public realm, including street types, blocks, and eivie ypaces and
provides for flexibility in use, site and architechural design, The FBC also Includes an extensive use
of graphics to illustrate, for example, the anticipated relationship of the building to the street or
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Traffi

site. The TOD District establishes objectives, policies, and standards to promote orderly
development and redevelopment within the Ronkonkoma Hub area for purposes of encouraging
high-dengity mixed-use developmert, amd residential, retail, oftice, antertainment and institutional
uses. The overall interit of the TOD District is to encourage the efficlerd use of land, be a catalyst
{or revitalization, and foster & sense of place through developrent of a new ansit-oriented,
mixed-use, pedestrian-friendly community. Accordingly, developmend or redevelopment in
accordanée with the TOD District will ensure that that the Town's vision for the Ronkonkoma Hub
ared {y veadized, and that implemantation of the proposed action will resultin the land vae benefits
identified in the Land Lige and Implementatian Plan,

From a regulatory perepective, site plan applications for development or redevelopment in the
Ronkonkoma Hub area would be subject fo the regulations set forth in the TOD Distrivt, including
the Regulating Plan, As with ather site play applications submitted to the Town for devedopment
in other zoning disteicts, the Planning Board would be responsible for approving, conditlorally
approving or denying such applications, aad through its decisions would ensuze that the goals of
the Land Use aud lmiplementation Plan are achieved,

The proposed action comports with the Town's Blight to Light Study (which recommended a
number of tools to redevelop and revitalize the Rankonkoma Hub ares, including the development
of new zoning), as well as with the Blight Study and the Urban Renewsl Pian that were specifically
conducted for the Ronkonkoma Hub area :

While the land vse end zoning within the Ronkonkaoma Hub area would change, ne significant
adverse environmental impicts with reapect to land use and zoning would result. The proposed
action has been designed to have a positive impact on land use within the Ronkonkorna Hub areas
through the creation and application of the TOD District, which will allow comprehensive,
cohesive and flexible development within the Ronkonkoma Hub area.

d Parking

Detaited traffic analysez were conducted o the 2010 DGEIS, the DSGELS and FCEIS, which
evaluated the existing fraffic conditions and the future conditions, both with and without the
proposed action (ie, the “Build” and "No-Build” ronditions, respectively). The No-Build
condition represanted the future trafficconditions that can be expected 1o ocour, were the proposed
TOD rot constructed.  The No-Build condition serves fo provide » compaxison to the Build
condition, which represents expacted future traffic conditions xesuldag from both project- and non-
project-generated traffie. Buckground traffic volumes in the study area were prajected to the
anticipated build year, the year when the proposed actian Is expacied to be completed and
operational.  An evaluation of the existing parking supply, the demand for parking, and
apprapriate parking tatios to meet those demands was also included.
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Qne of the primary goals of any TOD is to reduce dependence on automohiles by situating such
TOD proximate to mass trangit. The proximity of the development to mass transit works to reduce
yehicle tips, as a significant percentage of people residing there would use the train and bus
sevvices for thelr commute to and friom work., Similardy, a significant percentage of people
employed in the retril and office portion of the development would arrive and leave by transit.
The residents and ather commudters using the LIRR may choose to shop at the refail stores and
patronize restaurants located within the develogaent, thereby reducing the vehicle trips. Itisalso
possible that a percentage of people would both live and work within the develupment, further
reducing vehicle trips, Available studies on TODs show 4 reduction in vehicle trips by almost 50
percent, In order to take a conservative approach, the traffic analyses conducted assumed only a
25 percent reduction in trip generation.

The following inersections were annlyzed in the 2010 DGEIS and DSGEIS:

1. Lorg Island Expressway (LIE) North Service Road at Hawkins Avenue (Signalized)
2. LIESquth Service Road at Hawkins Averue (Signalized)

3, LIENorth Service Road at Ronkenkomn Avenue (Signalized)

4, 10 8outh Service Road at Ronkonkuma Avenue (Signalized)

Hawkins Avenus at Union Avenue (Signalized)

Undon Avenue at Mill Road (Signalized)

Railroad Avenus at Powell Street (Signalized)

Johnson Avenue i Northwest Link (Signalized)

Hawkins Avenue at Railioad Avenue (Unsignalized)

f1. Ronkonkoma Avenue at 2% Sireet/Powell Street (Unsignalized),

=0 BN o

Based upon comments rafsed by the Town of Islip during the comment period on the DSGEIS, an
additional elght intersections wese evaluated a5 part of the FGRIS, as followst

1, Qcenan Avenue at Express Deive North

2. Ocean Averue at Bxpress Drive South

3. Pond Road at Bxpress Drive South

4. Ccemn Averue at Johnson Avenue

5. Pond Road at Johnaon Avenue (Ratlroad Avenue)
6 Lakeland Avenus pt Smithtown Avenue

2, Raiiroad Ayenue at Coates Avere

8. Raitroad Avenus at Main Straet.

In addition, based on commants received on the DEGEIS, an analysis was performed of the ramp
junctions with the LIE mainline for the four ramps at interchonge 60 ns part of the FGEID, This
included an evaluation of the ramp junctions in the Build Year both with ard without the fraffic
associated with the TOD,
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Based upon the traffic analyses canducted, an extensive mitigation program has been developed
ard Incorporated into the “Conditions and Criteria Under which Puture Actions will be
Undertaken or Approved, Including Requirements for any Subsequent SEQRA Conpliance,”
presented earlier in this Rindings Statement. The traffic mitigation measures are get forth below:'

¥ The development or improvement of the interral and Immediate permeter roadway
systems wilhin and bordering the Rovkonkoma TOD area shauld, be performed as the
parcels adjacent te those roads are developed to ensure adequate and safe access to
suzrounding roadways”’ Functionally, the proposed improvements to the majority of these
roads are to provide parking aress and other rondside arenities to sarve the adjacent and
surrounding parcels.

¥ The roundabonl proposed at Railroad Avenue and Mill Road must ba completed at such
thine as the adjacent development access which forms the south leg of the intersection is
developed (see Condition Figure B).

¢ Tha Condlion Figures rafarenced hereln can b found Ie the section of this Findings Statemont entitled “Conditians and Criteria
Undee wiich Fulte@ Actions will be Undsnaken or Approved, inciuding Requiremsnte for ahy Subsequent SEQRA Compence*

% Thiz doos not apply to cantain improvemantt, §5 eet forlh in e G of tho “SEQRA Complinnoa Threshoids and Canditicna’ declion
of thie document.
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Traffic Mitigation Table
. Capacity Improvements
Loestion Signel Tinprnreents
Exieting Congditions Propesed Mitigation
s Resteipe epproach to:
Westbound ~ One i
exrdusive Jeft-turn lane, O ﬁthiféf ;:::“;‘:“d
one through Jane and a R Change FM-cyale
LYE North Service | shared through and dght- ﬁ?,i‘;:gh }l‘m;:?fl a(s}trred ) mr;g 120 Tdeds
1| Rood & Hawkins turn lane APV niam: ght-umn ‘Z;g mf Alt:ja!’M.
Avenue . ptimize
Northbound ~ One Increase left-turn storage phase-splits
exclusive left-turn lune, hng by r?’:;m’hig 8
two through Janes E—‘(‘J!‘twl;nidiaifﬁlm
Widenandadd a 4
Eastbound — Qe approuch lane, New
" exclusive Jefi-tirn lane, contiguration: One loft
one through lane and & turn lexe, two through
sharad through and right- lanes and a shaved
tura lane through and right-tusa ol PMcvel
. fane “hange PM-yele
LI Soputh Service - v .
2| Road t Hawkine | Norhbourd~ One | SSooPespProscuiondd | longthio f20 seconds
Avenue through lone and & A YOI | Optimize AM / PM
shared through and right- lane, New configuuation: hese-splits
e & | Two through Tanes and an prBSE-SpR
: exclusive vight-turm lane
i | Increase left-tan stornge
oo Gt | T s
lones pa OZ‘; di&f{m
) B Reatripa approach to
LENorth Service | Weboued - 0nc | oo e lotaumand | Change Pcydle
Road & " ane, through lane, ona length to 120 saconds.
3 Ronkonkoma 5!3;22‘:}?;%:;;?::;?;2 " trough lane and a shared Optimize AM / PM
Aveaue twm e through alr;;l;q;htatum phase-splits
Widesinnd odd » 4"
Hantbound — One approach Jane, New
exciusive fuftharn lane, copfiguration: On¢
s ome through lane und 2 exclusive lefivturn lang,
LIB South Service | shured thronghand dght= | two theough lanes and a Changs PM-cycle
Road & turn lane shared through and right | length to 120 seconds,
Renkonkowa turn lane tiize AM / FM
Avenus Northbousid — One Widen and add a 3™ op ,/
ltho ggl;n ; dn: approsch fane, New phasegplits
rough lane uy Pl A
khnred through and right configuration: Two
tom lane through lanes and an
exelusive vight-tuen lane
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Tratfic Mitigation Table...continued
Capacity Improvements
Lacafion Signal linprovementy
Tsdsting Conditions Proposed Mitigation
) Widen and add 3°
Wegtbuund - One approach jane. New Changsa PM-pycle
exclusive lefi-turn lane configurations One | length to 100 seconds.
withstoragedeome tighte |0 0 lone
5 Hawking Avenue & turn lane and two tight-turn lanes Opdmize AM / M
Unian Avenue phase-splite
New configuration: Ornie
shaizrﬁwb:xgs;\g?i;h " through and a shared Prohibit right-tums
rurn lane through a}nu: ;1gh(-mm on red westbound
Widen and add 2* Change AM / PM-
i e approach lane, New cycle length to 80
P Undon Avexve & ‘hzfﬁ,ﬁ;‘i‘ ‘;")rno i; b canfigration: One shased seconds.
Mill Road et barm line B | feftum and through lane
& and an exclogive tights | Opimize AM / PM
hum lane with storage phase-splits
Restripe median as left
turn lane. New Add new three phase
thg:"fg’m“‘fﬁ: f:::;e " configuration: One troffic signal with
the U e ght'-mm exclusive lefi-tum lano, leading souttbound
ough aﬁm ane throogh and one ieft tum phase, Side
Ronkankera shared theough and right- | streets remain fight
o | A on Gé‘c lgm I turn lane, tarn out orly,
S“;‘:&“; 7 S‘;‘";; Restrips median as (A
: Southbound ~ One turn lare, New Signalcydle lengih
thra u am‘;'“ hared conflguration: One gatre a8 LIE Service
ﬂ:m“ughr » d?‘mt\].t urn exclugive left-tum lone, Reads with sultable
g a]:; ne R e throvgh and one offset to ensure signal
shared through and right- progresston
Jum tane.
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Traffic Mitigation Table,, continued
‘ Capach [mpmvémmi;! .
Locatien : ¥ . i - Signal t
Existing Conditions Prapossd Mitigaticn provements
Run both the
Ratleond Averue & intersections off one
Powsll Seet / controter for
Parking Lot improved
Gagnd & No prog?::é e:apuqity coordination. At
Johnson Avenite at ks Fowett Streat ndd
Northwest Link / pratected permitted
Parking Lok sonthbound Jeft-furn
phase,
Wegtbound - Cne
wichusive left-tum lane, | Charmelized westbound
ene thrgugh and one right fun lane, Add new thiree phase
q | Hawkins Aveve & axclusive righi-turm Jane lfracflﬁﬂ sigeol Wiﬁ:i
X eading eaatboun
Railvoad Avenue leit fumn phase.
&u#wboxmd ~ One Channelize southbound ’
shured left-tam end right b lane.
through, ane exclusive ’
right-tam lane
Restrlpe approach faadd | Modify traffic signal
. Southbound ~ One an exclugive lefi-tarn lane. to add a leading,
1 R%i&dszu;};fgx;‘;: 4 shared left-fumn and New configuvatiors One southbound
through fane left-turn Jane asd one protecied /permissive
through lane left-tuzn phase
12 | Smithtown Avenue No proposed capacity | OFSTO ;’: phese:
& Lakelundd Avenug changes FPRE
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¥ The sorthbound right fun Jane proposed at the intersection of Mill Road at Union Avenue
{described in the Traffic Mitigation Table for location 6 and depicted en Condition Figure A)
must be canstructed when sither the adjncent Parcel I ox Parcel K, as shown on the Maximum
Density Concept Plas, Is developed.

» With respect to off-site mitigation, the following discussion provides the required off-site
mitigation phasing, and identifies trip generation thresholds at which verlain mitigation mugt
be o place, I is noled that these thresholds are based on the net trlp generation, which
represents the anticipated irips aiter adjustments for the TOD and pass-by credits have been
applied,

3

>

Mitigation Level One {Inflial Consiruction) - Prior to cecupnney of the initially constructed
tilding(s) within the TOD, Hawking Avenue should be improved from Ratlroad Avenue
to just south of the LI, This includes the installation of a new taffic signal at Railraad
Avenue. The mitigation detailed in the Traffic Mitigation Table for locations § and 10 and
depicted on Condition Figure A shall be completed during, this initlal phase and prior 10
building occupancy (except for the requirement for an additional northbound lane on
Hawlkins Avenue north of Union Avenue for which addftions! righi-of-way is required,
which is discussed as a separaie mitigation phasing item).

Mitigation Level Two ~ Prior to occupancy of buildings in the TOD that increase net trip
generation of the development during the weekday pan. peak period sbove 410 vehicles
per hoor (combined entering and exiting), the mitigation detailed in lhe Traffic Mitigation
Table for Jocations 7, 8,9, 11 and 12 and depicted on Condition Figures A and C shall be
completed.

Mitigation Level Three ~ Prior te cceupancy of buildings in the TOD that increase net hip
generation of the development during the weekday p.m. peak paried. abave 500 vehicles
per hour {(combined entering and exiting), the nitigation deteiled in the Traffic Mitigation
Table for locations 2 and 4 and depinted on Condition Figure B, atong the entirety of the
LIE South Service Road shall be completed.

Mitigution Level Fuur ~ Prior to occupancy of bulldings i the TOD that increase net top
peneration of the development during the waekdry pan. pesk period above 700 vehicles
per hour {(combined entering and exiting), the muitigation detalled i the Traffic Mirigation
Teble for locations T and 3 and depicted an Condition Figure B, along the entirety of the
LIE North Service Road shall be completed.

Mitigation Levs] Iive ~ Upon reaching a trip generation of 1,100 vehicles in the p.m. peak

b The TOD crodit ke & radyction it gross brip genaeration of 25 pergent, applied 1o all uses in the TOD. The poss-by credit is a further
teduciion in trip guneration for retel) and Keslaurent yses within the TOD as prevcntied in the Instiivte of Transpuialion Engineer's
Frin Goneration Manyal, latest adition, but shall not excaid 20 percant for any specific ust (sae Saction 3 of the Traffic Impact Study
in Appendix H of the DSGEIS).
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hour (combined entering and exiting tips), traffic mitigation along Hawkins Avenue,
between Union Avenus and the LIE Soutl Sexvice Road that was begun under Mitigution
Level One (Initial Construction) must be completed, ae detailed in the Traffic Mitigation
Table for location 5 aad depicted on Condition Pigure A. This inchades the construction of
the second northbound lane on Hawking Avenue from Urdon Avenue to the LIE South
Service Road and the striping of the westbound Undon Avenue approach to three lanes as
depicted on Condition Figure &, Ne bullding permite shall beissugd for developmient that
would vesult in & trip generation of greater than 1,100 vehicles in the pm, penk hour
(combined enfering and exiting) until such traffic mitigption is implementad, unless same
is deemed unnecessary by the Town Beard based upen a change in traffic conditions.

lmplementation of the aforesald teaffic mitigation measures will minimize potential impacts
associated with the proposed action to the naxinmm extent practicable.

With respect to parking, parking analyses were conducied as part of the environmental review
prozess administered by the Town Board. Based on the parking avilyses and the projected parking
demand from maximum theoretical developmend in accordance with the TOD District, parking
ratios have been established in the TOD Disttict that will ensure tuat there Is sufficient parking to
meet the demand. As the development/redevelopment of the Rorkonkwma Hub area
contemplstes that jome existing commuter parking on the north side of the LIRR woutd be
temporarily or permanently displaced, at the Hue an application is made to the Planning Board
that includes commuter parking displacernent, the applicant will be required to prepare and
submit & plan that demonstrates that parking will be replaced at 4 minimum ratio of ane-to-one,
Such replacement parking must be in place prior fo the displacement of existing designated
commutey parking, and shall be acceptable to the MTA, Accordingly, implementation of the
praposed, action will not result in significant adverse impacta to parking,

In order to mitigate potential construction-velated traffic imipacts, at the time of site plan
application, a construction teaffic management and logisties plan would need to be submitted o
the Planning Board for each site plen application, This plan would require the following:
duys /hours of proposed construction activify; designated routes of heavy velicles to and from the
site; packing arens for workers and heavy vehicles 50 as not to add to the burden on commuter lofs;
and construetion staging areas, Implemeniation of proper construction management and logistics
plans will serve to mitigate potential construction-elated traffic irapacts,

1.

In order to evaluate alr quality impacts that may be associated with the proposed action, an alc
quality snalysis was conducted to screen the intersections in the area at a planning level. A
microseale analysis was performed for the propesed develdpment, The results of the microseale
analysts demonstrate that all the carbon monoxide (CO) concentrations for the No Build, Build
and Buildt with inprovements Scenarios would ba below the one-hour and eight-hour CO National
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3

Noise

Ambient Air Quality Standards (NAAQS). The results of the microscale analysis also dewmonstrate
that all the 24-bour particulate matter with an aetodynamic diameter less than 10 microns (PM,)
coneentrations for both the No-Buiid, Build and Build with lmprovements Scenarios are below the
24-hour NAAQS for PM,. Upon development/redevelopment, the Rankonkoma Hub area f
expeeted to Include staionary souxces, such as heating boilers, hot water heatars, and emergency
generators, Because the project is concephus! in nature and design, the size and nwaber of the
stationary sources ¢ould not be identified as part of the SEQRA process, Accordingly, as any
proposed statiorary sources move ahead in the design process, the proposed development would
obtain operating permits for appropriate equipment under the State of NYSDEC Division of Alr
Resources regulations (6 NYCRR Part 201), as may be required, The NYSDEC Division of Air
Resources regulatory provess would ensuse thal these emndssion sousces meet the NAAQS, Also,
in the event that an applicntion i made for a NYSDOT work permit, air quality and
energy/greenhonse gas analyses, as may be required, would be prepared in accordance with
requirements presented in the NYSDOT Bnvironmental Procedures Manual nund related
documents.

Moreover, the overall TOD project goals, which would mduce vehicular demand and, therefore,
reduce air quality impacts, irncluce:

» Redivected growth o the Ronkonkoma HUB ares, which is already served by exlsiing
infrastucture

> Expandesd transportation choiees to reduce automobile dependence

» Reduged yehicle tips around the stution

> Compaet, mixed-use, transit-accessible, pedesirian-orienied redevelopment.

Thus, the overall impact of the implementation of the TOD would assist iy reducing the potential
for air quality impacts typically sssociated with development at » similar scale,

Construction and damolition activities associat] with development/redevelopment of the
Remkonkoma Hub area would result In slight, tempurary increeses in sir polfution emissions, In
order to sitigate alr quality impacte associated with consteuction, the following measures are
proposed: use of erulpston cantrols on construction vehicles, dust contral and regular sweepling of
pavements,

Naise impact analyses were canducted, which evaluated the mobile {vehicular traffic and railroad)
and stationary sotrce (mechanical equipment) sound levels to deterining the potentinl change in
the existing, sound levels forsensitive lotations on and I the vicinity of the Ronkonkoma Hub sres,
Although traffic volumes on the raadwnys within the Ronkonkoma Hub area are projected to
increase under the Build candition, it Is not expected that the propased sction would increase noise
lavels by more than six dB(A) above existing noise levels, In fact, it is expected fhat based on the



Findings S$tatement

Town Board of the Town of Broekhaven
Ronkonkomn Hub Transit-Oriented Development
Page 32

potential increase in baffic volumes, ithe Build Condition sound levels would likely remain
urchanged, as compared ko the Xxisting Conditions. As such, it Is norexpected that the proposed
action would result in significant adverse noise impacts.

The proposad action would result in changes fn sound levels # rooffop mechentical equipment is
instalfed, These changes are typically more noticzable during the nighttime period. Properties
deviloped on redeveloped with raoftopequipment would be required to install Fooftop equipment
that does not exceed Town nolse code standaxds, and same would be evaluated during site plan
TE¥IOW,

Loading and service activities on parcels to be developed or redeveloped will bg internally situated
or streened to minimize noise associated with such activitles from the surrounding residential
areas, “

Basod om consultations with the LIRR, no residential development would be permitted south of
Railroad Avenue between Hawking Avenue and Mill Road, Thig would help ensure that future
residerds of the proposed development are not adversely impacted by LIRR operational noise,

Consiruetion period activittes may temporarily increase neatby sound levels due te demolition
and regrading activities, and the use of machinery duxing the construction of the project, However,
constroction  petivities would be requized to comply with the Town’s noise ordinance,
Furthermore, gonstruction equipment wowld be required to have appropriate noise owffler
systems, and excessive idling of construction equipment engines would be prohibited.

Socice ,

1.

Implemerdtation of the proposed action would result i verious economic benefits during
construction inclnding direct expenditures on copstruction goods and services, and indirect and
induced economit activity within the region. The total expected construction cost is $474 million,
The construction period is projected tobe approximately six years (based on information provided
by the Master Developer), which would generate 1,953z full-time equivalent (FYE) constraction
jobs pet yeas, or 11,700+ FYE construction jobs over the anticipated build-out,

Significant long-term seonomic benefits would result from implementation of the proposed sction,
Development/redevalopment of the Ronkonkoma Hub arer would require employees in
numerous fields, and would provide employment opportunities to people in the surrounding area
of the project site, [t is expected that the proposed action wounld generate spproximately 2,749
pemanent jobs, based upon information provided by the Muster Developer. Projected pryrolls
assoclated with these permanert jobs are anticipated to be over $96 milliom. Secondary eamings
would Be approximately §151 million snd additional secondary jobs generated would be
appraximately 2,100,
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3.

With respect ko tax revenues, implementation of the proposed action is expected to generate
significamt addlitional tax revenue (above the existing condition). The total projected property
taxes based upon futtire development/redevelopment in accordance with the Maxium Dengity
Congept Plan s $16,179,7024;, which i an increese of $15,711, 714 over the existing condition. With
no changes in assessments, these rates are likely to inerguse over fime, The Sachem Central Schoof
District and Library would be expected to receive over $11.1 million in annusl property taxes. In
addition, $5,045,6253 in sales tax revenue ig expectad from the anticipated retail component and
$410,3952 in sales tax revenue is anticipated from the hotel component.

Comunity Pagllities and Services

1.

“The Rorkorkoma Fuly area is Jocated within the jurisdictian of the Ronkonkoma Pire Depactment,
In order to ensure that there wonld be no significant adverse impacts o the Ronkonkoma Fire
Department, all development plans would be required to comply with New York State building
and fire codes, and aleo be reviewed by the Broockhaven Fire Marshal, The Master Developer bas
wmet with the Fire Department and Fire Marshal and has indicated jts intention fo continue to work
with the Fire Department throughout the development process, To ensure that this occurs, the
“Conditions and Criteria Under which Future Actions will be Unidertaken or Approved, Including
Requirements for any Subsequent SEQRA Compliance,” seb farth esclier in this Findings
Statement, requires that the applicant(s) for each site ptan submil confirmation to the Plaaning
Board that the site plan has been submilied to the Ronkonkoma Fire Departraent for review, Future
development/redevelopment of the Roukonkoma Hub area would not be expected to reault in
significant adverse impacts to fire profection end wmbulance services, provided by the
Ronkonkoma Fire Department, as the $740,000+ per year in additional property taxes generated at
full build-eut, would help off-set costs nssociated with providing five protection and ambuinnce
services o the fitture developirent.

The Fourth Precinet of the Suffolk County Police Department ewrzently services the Ronkankoma
Hub area, in addition to the MTA Paolice who service the Ronkonkoma LIRR Station. Based upon
the analyses conductad, 1t is not expectad that redeveloprrent of the Rorkonkoma Hub ares would
result in a derand that causes significant adverse impacts to police services, Purthermaore, the
anticipated annual property taxes recelved by the Pollee Department of sver $2.1 million above the
existing condition would help ta off-set the cost of providing additional police protection services
that may be required to serve the future development within the Rorkankoms Hub area,

The Ronkonkoma Hub ares is served by the Sachem Central School District {CSD),  Student
enrollmert withirt the Sachem C5D has been steadily declining over the last five school years and
has ‘declined overall since the 2005-06 schoo] year, Based upon the projected unit type and
bedroor miy, the 1,450 resicfential dwelling units included in the Maximur Oensity Coneept Plan
could potentially genernte 214 echool-agad children who would attend public school Based on
tlata in the New York State Brlucation Department Pyoperty Tax Report Card for the 2015-14 schaool
eay, the per pupil expenditure in the Sachem CSD is projected to be $20,7172, VWhile the total cost
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fo the Sachem. CSD for the 214 addideonal childwen would be 84,433,438, the Madmum Density
Concept Plan at full build-out eould generate $11,178,342 aomually to the school district. Therefore,
there would be # net arutuat benefit to the Sachem C8D of approximately $6,744,904, Thus, based
upon the enveliment and property tax information, inplementation of the proposed action would
not result in significant adverse lmpacts to the Sachem CSI). Infact, the Distriet would be expected
to recelve a significant annusl revenu¢ benefit,

Develepment/redevelopment of the Ronkonkoma Hub area in accordanee with the Maximum
Density Concapt Plan would generate approximately 377z tons of aolid waste per month. The
collection and disposal of solid waste generated by both the commercial properties, including the
retail, office, and flex space nses and the private, mudti-family residential developments shown on
the Maximum Density Concept Flan, weuld be performed by licensed, private carters, which is
typical practice for Long Island towns, Thus, the ultimate disposal locations aze at the discretion
of the carter, puvsuant ko its disposal agreements, and thus, would not be expected to result in
significant adverse impacts to the Town's waste management facilitles, practices or plana,

Aessthelies

1

2

¥riplementation of the propased action in accordance with the Land Use and fimplonaialion Plan
and the TOD District would improve the built environaront with new and viable uses and upgrade
public facilities and infrastructute, inclucling, but not limited to; roads, sidewalks, curbs, public
hardscape and Jandscape, street and walkway lighting, and parking axess, ell of which contribute
to the aesthetic chazecier of the Ronkenkonta Hub area. Alse, new outdoor spaces and streetscape
innprovements would be provided that would contribufe to an attractive and inviting pedestran
enwvironment.  Moveover, the TOD Districh requires high qualify streetscape design and
landscaping, including  landscaped median within certain streets, which is an important feature
far this type of urban-style reighborhood where the public street space becomes, in effect, the place
for the social interactions that builds » sense of community. Accordingly, implementation of the
proposed action would cesult in significant aesthetic benefits.

As several mulii-story buildings are expected to be constructed, shadow analyses, before and afier
visual analyses from viewpoints within the project aves, and line-of-eight analyses and renderings
from various vaniage points outside the Ronkonkoma Hub areq were prepared. The shadow
analyses demonstrate that no significant, sustained shadow impuacts are anticipated, Based on the
renderings, which depict potential develapment as conternplated in the Miodmum Density
Cancept Plan, and the before/after analyses, the adoption of the Urban Renewel Plan, creation of
the TOD Disirict and the development/redevelopment of properties in accordance with the TOD
District would result in heneficial impacts to the visual character of the aven, as blighted and
aesthetivally unattrastive properties would be replaced with new visually pleasing and cohesive
development. Finally, the line-of-sight analyses demonstrate that views from the surrounding
itelghborhoods to the north and east to the potential fubwe development within the Ronkonkoma
Hub area would be obscured in many instances by existing development and/or mature frees.
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One area where there would be e clear visw from outside the Ronkonkema Hub area is froo the
Ronkonkoma A venve overpass (a poblic roadway) Jocated to the soutivest of the Hub, which is
situated at a higher elevation than the proposed development. The rendering from that location
shows that, npor. implementation of the proposed action, there weuld be a mote cohesive snd
improved visual quality from thig vantage peint (when compared to the existing condition, and
blighted conditions would be eliminated by the proposed deyelopment/redevelopment,

3. ln order to ensure that there will be positive npacts to the visual character of the Ronkonkoma
Hub ares, and no significant adverse impacts would resuit, the TOD District has incorporated
design measures that yust be complied with, Specifically, any proposed building nwst meet the
requirements of the building configuratior, alignament and parking placement for the subdistrict
in which it is Jocated, as set forth in the TOD District. Requiremenis for street assembly, streetscape
improvements, designated outdoor spaces, signg aned public supplementary lighting controls are
specified in the TOD District, All development/redevelopment must conform to the specific
requirements for the subdistrict in which it is located, and must also conform to the Regulating
Plan.

4, With respect to cultural resources, throughout the SKQRA process, no sigriticant historie or
archaealogical restrurces were identified within or adjacent to the Ronkonkoma Hub area that
would be adversely impacted by the propored action, Thus, no impacts {o same will eesult from
implementation of the proposed action.

In accordance with § NYCRR §617.11, the Towr Board has considered the 2010 DGRIS, DSGERIS and FGEIS
for the Ronkoenkoma Hub Transit-Oriented Development, and certifies tat it has mot the requirements of
6WYCRR Part 617, This Findings Statement contadns the fatts and conclusions in the 2010 DGEIS, DEGEIS
and FGEIS refied upon ta suppart this decision and indicates those factors thet formed e basis of its
decision,

A Copy of this Findings Statement has been sent to:

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

Town of Brookhaven

One Irvlependence FHill

Parmingville, New York 11738

The Honorable Tom Crocl, Supervisor
and Members of the Town Board
Town of lalip

455 Main Street

Islip, New York 11751
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Vincent B, Pascale, Chalrperson
Town of Brockhaven Planning Board
One Independence Hill
Farminguitle, New York 11734

Dr. James L. Tomaken

MD, MPPH, MBA, MSW

Commigsioner

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

1.0, Box 9006

Great Rivar, New Yark 11739-9006

Mz Dan Losquadro, Superintendent of Highways
Town uf Breokhaven Higiuvay Department

1140 Old 'Town Road

Coram, New York 11727

Mr, Arthus Gerhisuser, Chief Building [nspector
Towa of Brookhaven Building Division

Ore Independence Hill

Farmingville, New York 11738

Monorable William J, Lindsay, Presiding Officer
Suffolk County Legislature

William Rogers Legislature Building

725 Veteranz Memorial Highway

Smithtown, New York 11787

The Honorable Steven Bellane, County Bxecutive
Suffolk County

H. lee Dernison Building

100 Veterans Memorial Highway

Hauppauge, New York 11785-0099

Mr, Gilbert Anderson, P.R., Commndssioner
Suffolk County Departrnent of Public Works
335 Yaphank Avenue

Yaphank, New York 11980

David L. Calone, Chatrman

Suffolk County Planning Commission
11 Lee Dennison Building

100 Veterans Memarial Highway
Hauppaugs, New York 11788
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M. Joseph T, Brown, Regional Director

Region 10, New York State Departrnent of Transportation
State Office Building

250 Veterans Memorial Highway

Hauppauge, New York 11788

Ms. Eliea Picca, Chief Planntng Officer

Metropolitan Transporistion Authority — Long Island Railrond
Jamaica Station

Sutphin Boulevard and Axcher Avenue

Jamalcn, New York 11433

M, Peter A, Scully, Regional Director

Neaw York State Department of Envicornental Conservation
SUNY @ Stony Brook

50 Circie Road

Stany Brook, New Yorl 117903409

Department of Envivonmental Conservation
Division of Environmental Pesmits

625 Broadway
Albany, NY 12233-1750
Towp of v '

Timothy P, Mazzei, Coundiimen, Pistriet 5

Prederick C. Braun [, Chairman, Brookhaven IDA

Tullio Bertoli, Comnmissioner, PELM

Chip Wiebelt, Senior Site Plan Reviewer

#nthony Graves, Chief Environmental Analyst, Division of Eavizormental Protection, PELIM

This Notice has slso been forwarded for publicaton in the Bavironmental Notice Bulletin,
This Notice has also been forwarded to:

Sachem Public Libraxy

150 Holbrook Road

Holbrock, NY 11741

Connetquot Public Library

760 Ocean Ave
Bohemia, NY 11716

3874504 Rankonkoma Hub GRS ProjRecords\FirmlDoce\ Hindings Statement\ Bindings Sratement.doex
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State Envirenmental Quality Review
FINDINGS STATEMENT SIGNATURE FAGE

Certification to ApprovelUndertale

The Town Hoard of the Town of Brookhaven has considercd the relevant environmental irpacts,
fiets and conciusiong disclosed in the FGEIS prepared for the praject and has weighed and balanced
relevant envitonmental impacts with social, economiv and other constderstions.

llaving cansidered the DOEIS, DSGEIS and FORIS, as well as supporting information and pullic
comments receivid and the gbove writlen fats and conclusions refied upon to meet the requirements
of 6 NYCRR § 617.11, the Town Beard cedifies thut (1) the requirements of 6 NYCRR Fard 617
have been mot; and (2) coosistent with socisl, cconomic and othoy essentis] considecations from
amang the reaspable alterontives availuble, the action is one that avoids or minimizes adverse
envirphmental lnpacts to the maximum exient practicable, wnd that adverse environmental limpacis
will be ayolded or winimized (o the maximum extent practicabls by incomorating us conditions ta
the decision those mitizative measures that weee idendiied as practicuble,

The shove Findings Statement was upproved and adopted By the Town Board of the Town of
Brookhaves, One (ndependence Hild, Farmingvitle, Y 11738

Wﬁa@r

Donna Lent, Town Clerk

0642442014
Die




