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George Schramm, President George Haines, Corresponding Secretary Peter Bonna, Director 
Dawn Hopkins, Vice President Pat Duffield, Recording Secretary Gregg Freedner, Director 
Debra Chase-Schramm, Treasurer Mark Salzano, Membership Secretary Thalia Bouklas, Director 

 November 1, 2010 

Mr. Tullio Bertoli, Commissioner 
Town of Brookhaven 
Planning, Environment, and Land Management 
One Independence Hill 
Farmingville NY 11738 

Re: Ronkonkoma Hub Transit-Oriented Development Draft Land Use Plan and GEIS 

Dear Commissioner , 

The Lake Ronkonkoma Civic Organization Executive Board has reviewed the above documents and 
provides the following comments. 

 Building Form Standards 
 Building Height 

 Maximum Height: We recommend that the heights of structures in Neighborhood Zones be 
limited to three stories and the heights of structures in Main Street Zones be limited to four 
stories. 
Neighborhood Zones: To be successful, new residential structures should be respectful of the 
character of the existing single-family district and attempt to integrate into the neighborhood 
and not stand apart as a separate community. The majority of the existing single-family 
homes do not exceed 2 stories in height and with an appropriate design it is possible to create 
new three story residential structures that fit with this context. But this is not possible with a 
four-story structure; therefore we recommend that the heights of structures in Neighborhood 
Zones be limited to three stories. 
Main Street Zones: There is sufficient scientific evidence to indicate that buildings over four 
stories in height can create psychological and sociological problems. When people live and 
work further away from the ground they distance themselves from the casual, everyday 
society that occurs on the sidewalks and streets below. Tall buildings are not pedestrian-
friendly because the majority of people who live above four  stories become unwilling to 
participate in the public life below; unless there is some specific task which brings people to 
street level, the tendency is to stay home, alone. To quote Christopher Alexander’s A Pattern 
Language: 
“At three or four stories, one can still walk comfortably down to the street, and from a 
window you can still feel part of the street scene: you can see details in the street - the people, 
their faces, foliage, shops. From three stories you can yell out, and catch the attention of 
someone below. Above four stories these connections break down. The visual detail is lost; 
people speak of the scene below as if it were a game, from which they are completely 
detached. The connection to the ground and to the fabric of the town becomes tenuous; the 
building becomes a world of its own: with its own elevators and cafeterias. We believe, 
therefore, that the "four-story limit" is an appropriate way to express the proper connection 
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between building height and the health of a people.” 
Therefore we recommend that the heights of structures in Main Street Zones be limited to 
four stories. 

 Landscaped Berm: We recommend that the use of landscape berms should be better defined. 
In areas where a Neighborhood Zone faces a single-family district the preference should be 
that new residential structures have their front doors face the street, have a front lawn and a 
sidewalk to the front door. In this manner multi-story residential unit s can be successfully 
integrated into the existing single-family district. In addition, a berm should not be permitted 
in either Neighborhood Zones or Main Street Zones if the berm is visible to an existing 
single-family home or from a new residential structure in a Neighborhood Zone. A 
substantial landscape buffer is always preferable to the use of berms. 

 Design Guidelines 
 Building Facades: To promote a pedestrian-friendly environment and create a varied and 

interesting streetscape, we recommend that a single façade surface and composition be limited to 
no more than 50 feet wide and that façade widths vary. Should the façade of a building exceed 50 
feet in width, the façade should be designed to appear as multiple facades even though the interior 
behind may be continuous. This may be achieved through a variation in the façade composition 
and/or a substantial change in the distance from the façade to the street. As an example, a 70-foot 
long façade may be designed to appear as a façade 30 feet wide and another façade 40 feet wide 
that has a distinct change in composition and is set back from the adjacent façade by 2 feet. 

 Market Analysis 
 Earlier in 2010, the Town of Brookhaven adopted the Portion Road Land Use Plan which 

includes provisions for the revitalization of the existing central business district around the 
intersection of Portion Road and Hawkins Avenue, just 2 miles north of the Ronkonkoma Hub. 
Portion Road Land Use Plan contains a market analysis, which we have found to be an 
indispensible tool for land use planning, so we applaud the development and inclusion of a 
market analysis in the Ronkonkoma Hub Transit-Oriented Development Draft Land Use Plan. 
However, the market analysis for the hub does not take into consideration the close proximity of 
the existing business district along Portion Road or the existence of the associated market analysis 
and its goals. For the hub land use plan to be successful both business districts, Portion Road and 
the hub, must have compatible goals; the goals of the hub plan can not be achieved at the expense 
of the Portion Road plan and vice versa. Therefore, we recommend that the Ronkonkoma Hub 
Market Analysis be revised; that the goals of the plan take into consideration, and be reconciled 
with, the goals of the adopted Portion Road Land Use Plan Market Analysis, and include 
recommendations to achieve the ultimate objective of creating two compatible and successful 
business districts. 

Thank you for your consideration and we look forward to working with your department on improving 
and completing the Ronkonkoma Hub Transit-Oriented Development Land Use Plan and GEIS. 

Executive Board 
Lake Ronkonkoma Civic Organization 

cc: Mark Lesko, Supervisor, Town of Brookhaven 
Timothy Mazzei, Councilman, Town of Brookhaven 
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