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I. INTRODUCTION 
The Brookhaven Town Board enacted a moratorium affecting new land use 

applications within the 1.6 mile Mastic/Shirley Montauk Highway Corridor Study Area at 

the August 6, 2002 public hearing.  The Study Area extends approximately 200 feet north 

and south of Montauk Highway from the William Floyd Parkway to the Forge River. 

The moratorium was adopted in order to identify and address present and future 

development needs within the Study Area in response to community concerns of 

disorganized and inappropriate development exacerbating existing traffic conditions.  The 

consensus of the community was summarized in The Montauk Highway Project, a 

document that echoed many of the issues identified in the Town's 1996 Land Use Plan.   

These issues included commercial 

sprawl, traffic congestion, and general 

quality of life in the area.  Due to 

continued commercial development 

pressure and Suffolk County traffic 

congestion mitigation plans, the Town 

recognized the need to expeditiously 

review land uses and available 

governmental authority to further the 

community's and the Town's development goals. 

An imminent Federal Transportation Project for the reconstruction of Montauk 

Highway also influenced the timing of the moratorium. The Federal Transportation 

Project provides a unique and timely opportunity to fund significant changes to the 

existing infrastructure and improve and enhance the character of the Study Area.  

 The Montauk Highway Corridor currently lacks a destination identity or sense of 

place.  The area can be difficult to safely navigate and inconvenient for residents seeking 

goods and services.  People in nearby communities are not encouraged to support the 

existing commercial properties.  Development has not been contained in a compact 

pattern that could have increased utilization while fostering a greater sense of 

community.  The lack of defined areas where a number of different goods and services 

can be obtained makes it difficult to run errands without multiple trips. 
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 There is complete lack of architectural cohesion within the Study Area where 

small frame residences are interspersed with offices, automobile related uses, strip retail 

centers and chain stores.  Although the Study Area straddles the two hamlets of Mastic 

and Shirley, there is no distinction along Montauk Highway separating the hamlets.  

Review and compilation of the 1996 Land Use Plan, and the community’s 

visioning document in 2002, reveal commercial sprawl as the most significant deterrent 

to achieving the quality of life most residents desired.  The Town’s power of zoning 

appears to be the most applicable governmental authority available to remedy 

inappropriate development and associated congestion and pedestrian alienation within the 

community. 

The community envisioned three neighborhood centers separated by a mix of 

residences or innocuous commercial or office uses within residentially designed 

buildings.  The three neighborhood centers are often referred to as traditional downtown 

neighborhoods with a mix of retail, service, office and high density residential.  This type 

of community is realized within many hamlets of Long Island, particularly along the 

Montauk Highway Corridor, in such communities as Sayville, Patchogue, Bellport, 

Center Moriches, Westhampton and Southampton. 

A Traditional Neighborhood 

includes a mixture of housing 

choices (large and small), 

outbuildings, small apartment 

buildings, shops, offices, public 

services and civic buildings, and 

other nearby employment 

opportunities interwoven within the neighborhood, all within close proximity.  Buildings 

are diverse in function, but compatible in size and character.  A variety of housing types, 

including single-family residential, duplex, townhomes, condominiums, and apartments, 

are mixed throughout the neighborhood to meet the needs of diverse residents with varied 

ages and incomes. 

The advantages of the traditional neighborhood, i.e., the type that had been 

prevalent in America prior to WWII, lie primarily in their ability to remain economically 
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viable during periods of economic hardship.  The sustained economic viability manifests 

as a well attended, well maintained, safer and higher end development.  The mixed 

residential and commercial uses complement and support each other relative to the 

marketplace.  The higher density residential component remains available to support local 

service and retail and in complement, a work force remains available to power the retail 

and service components.   

A Main Street District 

will serve as a focal point of a 

Traditional Neighborhood 

Development containing retail, 

commercial, civic, and public 

services to meet the daily needs 

of community residents.  A Main Street District is pedestrian oriented and is designed to 

encourage pedestrian movement between a mixed residential component and a Main 

Street District. Main Street District uses include small-scale retail shops, restaurants, 

offices, banks, hotels, post office, governmental offices, churches, community centers, 

and attached residential dwellings. 

The transportation network should be equitable for both pedestrians and vehicles, 

and designed to accommodate all modes of transportation.  A Traditional Neighborhood 

consists of a network of interconnecting streets and blocks with respect for the natural 

landscape.  A variety of street designs are laid out in a grid-like network with smaller 

blocks to provide alternate routes to every destination.  This layout diffuses automobile 

traffic and shortens walking distances.  This permits most streets to be narrower with 

slower traffic, as well as having on-street parking, trees, sidewalks and buildings close by 

with increased pedestrian activity. 

As the retail and service components are supported, they in turn provide a better 

residential atmosphere that is kept clean, remains convenient to markets, is well-lit 

vibrant and desirable.  The contrast to the traditional neighborhood center with increased 

density at its center and a reduced residential density at its edges, is commercial sprawl.  

Commercial sprawl is unplanned, indiscriminate retail development without regard for 

traditional neighborhoods or adjoining uses or development.   
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Green spaces become fragmented and unsafe as they can provide a haven for 

undesirable uses.  It results in an area without a defined identity and with conflicting and 

competing uses.   

Well-configured public spaces 

such as squares, plazas, greens, 

landscaped streets, greenways, and parks 

are woven into the pattern of the Main 

Street District and dedicated to the social 

activity, recreation, and visual 

enjoyment of the residents of the Town 

of Brookhaven.  The neighborhood 

design creates a hierarchy of useful open 

spaces: a formal square in the Main Street District; parks and playgrounds throughout the 

Main Street District; and street environments designed to promote walking and casual 

meetings between residents.  

The blight of commercial sprawl can generally be traced back to the underlying 

zoning in place that permitted the retail area to spread indiscriminately without 

cohesiveness until the only way a consumer could possibly fulfill basic consumer needs 

was to use the automobile.  This was further exacerbated by the advent of the two-car 

(plus) family, which created the opportunity for retail to spread further away from 

pedestrian based communities.   

Another significant force has been the development of “super” stores on major 

arterials that draw mobile consumers to the very perimeter of communities.  These big 

box, mega-stores have the benefits of large corporate buying power, increase automobile 

exposure on major thoroughfares and provide a minimal investment in infrastructure, 

generally building disposable boxes that fail to make an aesthetic (or social) contribution 

to the community. 

New jobs at the fringes of communities are disconnected from the places people 

live, generating more traffic.  Poorly planned sprawl threatens the quality of life as the 

growing infrastructure leads to higher taxes, less open space, and the deterioration of the 

very qualities that people moved to these communities to enjoy.  
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 This plan intends to provide a basis by which future development and 

redevelopment along the Montauk Highway Corridor and the peripheral residential areas 

can achieve a Traditional Neighborhood.  Through land development techniques, 

appropriate siting of structures and parking, providing appropriate infrastructure and 

roadway improvements, Central Business Districts can be created and maintained, 

thereby establishing a true sense of place for these communities. 

 

 

II. GOALS 
These goals are developed as a guide to help shape the direction that future land 

use and planning analysis will take and serve to assist the Town of Brookhaven at all 

stages of the planning process within the Study area and surrounds.   

• Develop defined Main Street Business Districts. 

• Development of Main Street Districts that are controlled and compact, 

would create more traditional neighborhoods that can increase utilization 

of the district while fostering a greater sense of community. 

• Provide for a mix of land use opportunities within the Main Street 

Business Districts. 

• Design transitions between Main Street Business Districts. 

• Create strong economic activity to provide jobs and adequate tax base. 

• Develop appropriate zoning regulations to ensure proposed development 

in compliance with these goals. 

• Support appropriate roadway improvements to adequately serve the 

adjacent land uses.  Ensure that improved roadways are aesthetically 

pleasing. 

• Introduce traffic calming measures to enhance routing of both local and 

through traffic.   

• Provide Main Street Districts with convenient parking that will reduce 

vehicle usage, as residents will no longer need to drive from one store to 

the next. 
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• Create pedestrian-friendly Main Street Districts with attractive 

landscaping and public parks and plazas.   

• Provide affordable housing opportunities within the Main Street District. 

• Develop incentive techniques to accomplish these goals. 

• Enforce existing codes, ordinances and regulations. 

• Eliminate deterioration and obsolescence. 

• Provide for larger and centrally located public spaces to provide a staging 

area for community events and festivals that increase civic identity and 

encourage participation.  

• Enhance the aesthetic appeal of the area with particular attention to the 

streetscape and building architecture.   

• Improve overall streetscape by moving utilities underground and 

increasing peripheral landscaping to screen gray areas such as parking 

lots. 

• Establish architectural cohesion within the community to promote a sense 

of place and identity.   

 

 

III. VISION 
In early 2002, the Mastic/Shirley residents took part in a series of walking audits, 

workshops, training sessions, design studios and public presentations.  The work focused 

on developing town streetscape plans for Montauk Highway, including both the street 

itself and the land bordering   it on either side.  The visioning report summarizes the work 

of the more than 500 community residents who participated in the visioning process.  

The vision report, dated April 2002, identifies the problems the community faces with 

the existing conditions of the Montauk Highway Corridor, the principles by which the 

community can achieve its goals, and the solutions recommended for the overall corridor.   

The vision report shall be incorporated by reference into this study. 
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Shirley Vis ion Figure 01 
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Mastic West Vision Figure 02 
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Mastic East Vision Figure 03 
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IV. LAND USE AND ZONING 
1. Existing Conditions 

A. Commercial/Industrial 

The commercialization of the Montauk Highway Corridor between Shirley 

and Mastic began in 1937 with the adoption of the Code of the Town Of 

Brookhaven and the “Strip Zoning” of this Montauk Highway Corridor with 100 

feet of commercial zoning on either side of the corridor.  Over the course of years 

many lands have been granted extensions of the commercial J-2 Business zoning.  

Within this area along both the north and south sides of the Montauk Highway 

corridor an uneven mix of commercial land use and zoning patterns has emerged.  

In many cases the existing residential dwellings fronting on this corridor were 

converted to a commercial uses.  Some single-family residential land uses 

continue to exist today. 

Unlike the neighboring 

communities to the east and west, a 

downtown or main street business 

district never developed along this 

corridor.  The exception is found at 

the very western end of the 

corridor, wherein in the 1950’s 

several of the structures were 

situated along the roadways at 

Montauk Highway and Herkimer 

Street in such a way as to attempt to establish itself as a central business district.   

The visual images along the Montauk Highway Corridor are poor.  Very few 

or no street trees, little or no on-site vegetation or landscaping, excessive and 

poorly located signage, poor or perhaps no off-street parking areas and very few 

areas with curbs and sidewalks.  These combine to make this corridor unfriendly 

and even unsafe for pedestrian activity.  A common architectural theme along the 
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corridor cannot be found which contributes to the poor visual quality of the 

corridor.  

Field analysis found two community shopping centers.  One is located on the 

north side of Montauk Highway just west of Park Avenue.  This site is presently 

zoned J-2 Business and occupied with almost 300,000 square feet of retail space 

within 30 storefronts, with associated parking and landscaping.  Three major  
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.. 

Existing Zoning Figure 04 
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2001 Aerial Figure 05 



14 

 
E

xisting L
and U

se Figure 5A
 

JS January 2004 

900 0 900 Feet 

Montauk Highway Corridor 
Existing Land Use 
for Mastic & Shirley 

N 

W. E 
5 

StcUown 
Mastic clip 1.shp 
_ Open 
_ Vac 
D A, 
D Med Rei 
D Med High Res 
• High Res 
D Omee 
_ Comm 
_ Ind 
_ Init 



15 

tenant anchors occupy this site, including Kohl’s and Sears Hardware, the third is 

a supermarket and another is presently under construction.   

Unlike other traditional community shopping centers throughout the Town of 

Brookhaven, this center could be classified as a regional shopping center.  The 

majority of the storefronts within this center are primarily national retailers.  

These include Bath & Body Works, Kay Bee Toys, Sleepy’s, Children’s Place 

and The Gap.  Typically these types of national retailers are found in regional 

shopping centers or malls.   

The other community 

shopping center is located 

at the southeast corner of 

Montauk Highway and 

Mastic Beach Road.  This 

site is also zoned J-2 

Business and is occupied 

with 43,000 square feet of 

retail space within 12 

storefronts, with associated 

parking and landscaping.  One major tenant anchor occupies this site, which is 

presently a (7 screen/900 seat) multiplex movie theater.  A detached bank with a 

drive thru also occupies space within this center.  The remaining storefronts 

within this center are of a general retail, physical therapy or food service nature. 

The vast majority of the remaining parcels of land fronting along the north 

and south sides of Montauk Highway are zoned for J-2 Business purposes.  Eight 

strip shopping centers were identified with approximately 59 storefronts.  The 

remaining retail establishments are of a single retail general user type.   

Six fast food restaurants were identified, primarily along William Floyd 

Parkway, two along Montauk Highway in the western part of the corridor.  Two 

sit down restaurant/bar establishments were also found, one of which is presently 

vacant.   

 



16 

 

Office uses along the 

Montauk Highway 

Corridor mostly consist of 

small individual single use 

buildings with a storefront 

like office uses.  Most 

office uses in this locale are 

semi-retail such as car 

insurance, and real estate 

office uses.  Several sites 

were found to have a retail first floor use with a second story office or residential 

use.  Two traditional office buildings were identified with approximately 10 

leaseable office spaces (actual leasable square footage is not known).  One of 

these office buildings, along Grand Avenue, was found to be completely vacant, 

thereby contributing to the high office vacancy rate.   

Quite a few heavy commercial 

or industrial type uses were found.  

These types of uses include auto 

repair and service, auto body 

repair, tire sales, car stereo 

installation facilities, outdoor 

storage yards, plumbing supply 

warehouses, lumber yard, propane 

gas distributor, car washes and 

gasoline filling stations (two with 

convenience stores).  Two car wash establishments and five gasoline filling 

stations were identified. 

Nineteen sites were identified with an auto related repair or maintenance use.  

Primarily these uses are not attractive land uses.  The majority of these uses have 

no amenities such as landscaping, curb and sidewalks and improved parking 
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areas.  Most have depot and outdoor storage areas and bay doors that are visible 

from the Montauk Highway Corridor.   

Mixed in with all of those uses are other institutional quasi-public land uses 

such as churches, post office and community centers. 

 

 

i. Inventory. 

A complete inventory of all lands along the Montauk Highway Corridor 

was examined.  Analysis consisted of present land use, accessory uses, 

number of tenants and condition of the site.  The complete inventory has been 

attended as an addendum. 

An analysis of building square footage was also performed.  Based on 

information obtained from the Town of Brookhaven assessment records 

building square footage information has been tabulated by land use and 

attached as an addendum. 

 

 

ii. Vacancy Analysis. 

Review of all retail 

related land uses along 

the Montauk Highway 

Corridor found 

approximately 170 

stores of which 

approximately 22 were 

vacant.  This represents 

a 13% vacancy rate 

along this corridor.  

This is significantly lower than the 21.5% commercial vacancy rate Town 

Wide, identified in the Town Of Brookhaven, 1996 Comprehensive Land Use 

Plan. 
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 Alternatively, review of the existing office related uses, 31 office 

uses were identified.  Of these 9 were found to be vacant, representing a 30% 

vacancy rate for office uses along the Montauk Highway Corridor. 

Existing building square footages were calculated by using the Town 

Assessment information.  It was found that approximately 170,000 square feet 

of general retail space presently exists, 315,000 square feet of commercial 

center space, 41,000 square feet of office space, 15,500 square feet of fast 

food restaurants, 10,000 square feet of gasoline filling stations, 67,000 square 

feet of industrial uses, 21,000 square feet of residential land uses, 5,000 square 

feet of mixed use and 3,800 square feet of civic uses.  A table of this square 

footage land use breakdown is attached as an addendum. 

 

 

B. Residential 

Just outside of the Montauk Highway corridor frontage are residential land 

uses within an A-1 Residential zoning district.  The residential development 

within this are is predominantly single family dwelling units on smaller lots, an 

average lot size of 10,000 square feet or smaller.  This area is also known to 

widely use accessory apartments, many without proper Town permits or 

approvals.   

A small multifamily development exists along the north side of Montauk 

Highway and the west side of the 

Forge River, Consisting of rental 

dwelling units.  This site is presently 

zoned for PRC-3 Residence, 

permitting occupants of 55 years or 

older only.  One other multifamily 

land use was identified located at the 

southwest corner of Montauk 

Highway and Denton Place.  The 

three-story, ten unit apartment 
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building, zoned J-2 Business District, was built in 1946.   

One historic house, the Pettit (also know as the Petty House) House circa 

between 1797 and 1836 is located along the north side of Montauk Highway just 

west of Park Avenue.  The significance of this structure is vital.  Many historical 

residences exist within this historic community, such as the William Floyd Estate 

and the Manor of Saint George, this is a rare survivor of the six houses that were 

illustrated on the 1836 U.S. Coast Survey along Montauk Highway.  However this 

is the last remaining historic house on the old Montauk Highway in the Shirley 

Mastic area.  Although modest in scale and architectural detail, it is representative 

of a residential building type, virtually eliminated along this corridor, that 

represents the early residential  style of the Mastic-Shirley area.  Preservation of 

this house is therefore essential.  This house is presently being restored for future 

office use. 

 

There is one other 

structure was found on the 

Town of Brookhaven’s 

Historic Building Structure 

Inventory.  The Shore 

Manor restaurant built in 

the late 1920’s. 

 

 

C. Parks and Open Space 

Within this study are there were no public spaces or parks.  Most of the 

recreational and park activities within the locale are to the south along the Great 

South Bay or along the Forge River.  Existing Civic uses include the Mastic Post 

Office and the Mastic Volunteer Ambulance Department. 

The Town of Brookhaven has a Recreation Center located on Herkimer Street 

and Classon Avenue.  This Recreation center provides for senior recreational 
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activates, adult and child day care and other such activities for all Town Of 

Brookhaven residents. 

A small triangular 

shaped parcel of land 

owned by the Town Of 

Brookhaven welcomes 

travelers to the community 

at the William Floyd 

Parkway and Montauk 

Highway intersection.  At 

this site is a welcome sign, 

flag pole and monument to 

veterans.   

Another common area was found at the Montauk Highway and Old Montauk 

Highway intersection.  This small area has a flag pole and veterans memorial 

area. 

 

 

V. INFRASTRUCTURE 
1. Existing Transportation. 

Existing traffic patterns 

from the Mastic-Shirley peninsula 

are determined and limited by the 

existence of two Long Island 

Railroad at grade crossings that 

provide direct access to Montauk 

Highway and ultimately to Sunrise 

Highway.  These crossings exist at 

William Floyd Parkway and 

Mastic Road, both being major 

north-south arterials.  Only William Floyd Parkway provides direct and convenient 
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access to the Sunrise Highway.  Many of the secondary roads that connect these two 

major arterials are not entirely constructed, forcing all local and through traffic onto 

Montauk Highway to gain access to shopping or other major north/south routes.  Shared 

parking fields and parking lot cross access designs are relatively non-existent causing 

shoppers to enter Montauk Highway to drive from one store to the next, thereby 

increasing vehicle congestion and adversely impacting traffic safety. 

The overall streetscape presents as an unkempt array of freestanding signs, utility 

poles and overhead lines, dominated by parking lot gray fields.  Street trees and other 

front yard landscaping enhancements are missing.  In many areas, property maintenance 

requirements are not met.  Underground utility work and roadway repairs have left 

patched and irregular pavement surfaces.  In many cases the street pavement is 

contiguous to and without separation from the front yard parking pavement, due to a lack 

of curbs, landscaping and sidewalks throughout the corridor.  

Five signalized 

intersections presently exist along 

this 1.6 mile long Montauk 

Highway corridor between William 

Floyd Parkway and Mastic Road 

providing needed traffic control at 

critical intersections.  The first, 

located at William Floyd Parkway 

and Montauk Highway, controls all 

traffic movements along both 

arterial roadways with a multiphase operation including dual turning lanes on critical 

approaches.  The next, one-quarter mile to the east, is at Montauk Highway and Grand 

Avenue.  This intersection provides an alternative route to and from the Southport 

Shopping Center and McGraw Street to the north, a parallel roadway to Montauk 

Highway.  Another one quarter mile to the east is the signalized intersection of Montauk 

Highway and Southport Shopping Center / Garden Place.  This intersection experiences 

significant congestion and delays at peak hours due to traffic volumes and limited 

capacity.  The intersection of Montauk Highway and Titmus Avenue / Hawthorne Street 
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is located one half mile to the east of Garden Place.  This intersection is significant 

because it provides a northerly route, Titmus Avenue, with a bridge over Sunrise 

Highway with direct access to Victory Avenue, which functions as the north service road 

of Sunrise Highway.  However, Hawthorne Street terminates at the Long Island Railroad 

tracks to the south, without the benefit of a crossing.  Finally, another one-half mile east 

of Titmus Avenue, is the intersection of Montauk Highway and Herkimer Street / 

Washington Avenue.  Herkimer Street is a short connector to Mastic Road, which crosses 

the Long Island Railroad tracks at grade and further provides major north / south access 

to the Mastic-Shirley peninsula, including the hamlet of Mastic Beach to the south. 

Suffolk County Transit provides public transportation with an existing bus system 

that provides limited service opportunities.  Bus stop waiting areas are poorly marked and 

generally unprotected from the weather increasing low ridership trends.  The apparently 

random bus stops within the Montauk Highway corridor exacerbate traffic congestion 

due to a lack of sufficient roadway shoulders as vehicles cross the roadway centerline to 

pass a bus slowing upon approach to a bus stop. 

The Long Island Railroad operates a train station in Shirley along the southside of 

the tracks on the eastside of William Floyd Parkway.  The station appears to be 

underutilized and has survived many system service cuts, but remains disassociated from 

the central commerce areas of Montauk Highway.   

Pedestrian usage of the Montauk Highway Corridor is presently not supported, 

nor accessible for all residents, 

including those with physical 

challenges.  The lack of continuous 

sidewalk areas and the state of 

disrepair of those existing 

segments create an unfriendly and 

unsafe walking environment.  

Street lighting within the corridor 

is limited and offers little comfort 

for pedestrians and creates an 

undesirable environment at night.  There is a lack of pedestrian controlled crosswalks for 
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pedestrians wishing to cross Montauk Highway and other busy cross streets.  Existing 

crosswalks are not convenient or readily visible.  There are no existing pedestrian-

friendly neighborhood shopping centers with attractive landscaping and public places.  

Walking is neither a pleasant, nor a convenient way to travel within the area.  Public 

spaces for community events are non-existent  

 The Montauk Highway corridor does not include a bicycle component as part of 

the transport system.  It is currently difficult to safely and conveniently navigate a bicycle 

through the Corridor / Study Area.  The lack of bike lanes creates a driving hazard when 

cyclists are forced to share the road with motor vehicles.  There are no destinations that 

provide safe and convenient bike racks for cyclists.  The lack of pedestrian and bicycle 

accommodations contribute to further traffic congestion, as residents are encouraged to 

drive rather than walk or bike. 

 

 

2. Existing Other Infrastructure. 
There has historically been no significant commitment to public infrastructure 

within the Study Area.  The area is not sewered, all buildings utilize individual septic 

systems.  Utility lines are above ground, and existing poles are prolific, random and 

placed within the right of way on both sides of the corridor.  There has been no 

investment toward municipal parking areas. Presently there are no other improved 

infrastructures.  Streetlights are not uniformly designed 

 

 

VI. RECOMMENDATIONS 
1. Land Use and Zoning. 

A. Commercial. 

In order to make this Mastic/Shirley Montauk Highway Corridor a viable and 

active community with a unique personality and create a sense of place, the 

development and redevelopment within the corridor must be done in a cohesive 

and coordinated manner.  These recommendations will provide the foundation 
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and tools with which this corridor can grow and prosper while providing a 

visually appealing and pedestrian friendly community. 

Three separate Main Street Districts will be established along Montauk 

Highway.  Supplementing and supporting these Main Street Districts will be a 

mix of multi-family, two-family and single family zoning districts and land uses.   

In order to separate the three Main Street Business Districts and draw a 

distinction between them requires the use of transitional lands and zoning as 

either single-family residential or low intense commercial uses, such as office 

uses consistent with a “J” Business District Zoning District.  “J” Business District 

allows and permits such uses as single and two-family residential dwellings, 

office uses, mixed use (excluding retail), churches or similar worship, libraries or 

municipal buildings.  All these uses within the transitional “J” Business areas will 

have a residential appearance, architecture, scale and setbacks.  Parks and civic 

uses can also be located within the transition areas. 

New Town Code provisions for Main Street District and the recommendations 

contained herein will establish the development criteria and standards necessary 

to accomplish the appropriate improvements.  Many of the existing business and 

land uses may have to be relocated, discontinued or acquired for redevelopment.   

Integrated into each Main Street District will be parks and civic uses.  

Roadway and infrastructure improvements will be provided consistent with a 

Main Street setting.  These infrastructure improvements are an essential part of 

the overall redevelopment of this corridor. 

Parking lots will be located behind or along the side of buildings.  When 

located along the side of a structure, the parking lot will be screened with 

landscaping or with streetwalls. 

Buildings on corner lots, at the 

intersection of major streets, or at the 

entrance to the Main Street District will be 

considered significant structures.  Such 

buildings should incorporate special 
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architectural embellishments, such as corner towers, clock towers, cupolas, spires, 

or other similar features to emphasize their location and importance. 

The development and redevelopment of this corridor will establish a 

Traditional Neighborhood Development or Main Street District.   

 

i. Main Street Districts. 

 The western or Shirley Main Street District will begin along 

Montauk Highway from William Floyd Parkway and extend to the Park Place 

intersection.  This will also include the lands along Grand Avenue and 

McGraw Street.  The central or West Main Street District will be located 

along Montauk Highway beginning from the east side of Bonnie 

Drive/Madison Street and extend to the west side of Oakland Avenue/Berkley 

Place.  The eastern or East Main Street District will begin along Montauk 

Highway at the Denton Place/Stuyvesant Avenue intersection and extend to 

the western side of the Forge River.  This area will also include some lands 

along Herkimer Street and along Old Montauk Highway.   

 

(a) Shirley Main Street District - Montauk Highway, McGraw 

Street and Grand Avenue. 

An opportunity exists to 

create a new Shirley Main 

Street District along Montauk 

Highway with a focus at the 

Grand Avenue/Montauk 

Highway intersection and the 

intersection of Grand Avenue 

and McGraw Street, see the 

proposed Land Use Plan, 

Figure 9.  This district would be consistent with the community’s vision 

report.   
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The areas designated for the Shirley Main Street District are as 

follows: 

 

• William Floyd Parkway and McGraw Street intersection and 

running along William Floyd Parkway. 

• North and south sides of McGraw Street and continuing along the 

east and west sides of Grand Avenue. 

• North side of Montauk Highway from William Floyd Parkway to 

the entrance to the Southport Shopping Center. 

• North side of Montauk Highway from Southport entrance to Park 

Avenue. 

• South side of Montauk Highway from Ormond Place to Garden 

Place and continuing to Park Place. 

 

The Shirley Main Street 

District will be primarily 

composed of a first floor 

commercial (or other similar 

use in compliance with the new 

Town Code for Main Street 

District (J-6 Business)) with a second (or third) story residential or office 

use.  Space is available for several larger box uses, however pursuant to 

the new Town Code for the Main Street District (J-6 Bus.), no single use 

shall exceed 60,000 square feet in building size.   

The layout and disposition of the buildings along all these roadways 

will be situated along the roadway frontages with all of the parking in the 

rear of the buildings or within public parking areas.  Alleyways shall be 

provided for pedestrian access from the parking facilities to the street 

frontage.  A typical building layout and disposition plan is shown in 

Figure 6. 
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The lands along the north side of McGraw Street from Grand Avenue 

east to the lands of the South Port Shopping Center (approximately two 

hundred foot deep lots) should be merged and developed as a Multi-

Family Residential development.  Building location, scale and architecture 

shall be similarly designed as those buildings in this Main Street District 

and placed along the McGraw Street with the parking to the rear of the 

lots/buildings.   

For the lands along William Floyd Parkway, due to the high intensity 

of traffic along William Floyd Parkway, the present 70 foot building 

setback would be 

more appropriate.  

However the 

existing front yard 

parking should be 

relocated to the rear 

yard and combined 

with other proposed 

parking areas.  The front yards should be landscaped to provide a visually 

pleasing appearance from this major roadway.   

Southerly access from Southport to Grand Avenue will be utilized for 

internal parking lot access and new street frontage to parcels presently 

fronting on Montauk. 

Public space, including civic spaces, private plazas and public parks, 

should be intermixed throughout the Main Street District.   

Presently the Town has several proposed site plan applications within 

this area.  The proposed CVS at the intersection of Montauk Highway and 

Garden Place has been designed the site in accordance with the 

recommendations and development standards contained herein and in 

accordance with the proposed Town Code for the Main Street District.  

The other proposed site plan is for Floyd Harbor Shopping Center located 
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at the southwest corner of McGraw Street and Grand Avenue.  This 

applicant has worked with staff to design the site in accordance with the 

community vision and town code provisions for the proposed Main Street 

District. 

 

(b) West Main Street - Titmus Avenue & Montauk Highway. 

A new West Main Street District along Montauk Highway should 

be created with a focus at the Titmus Drive/Washington Avenue 

intersection, see the proposed Land Use Plan, Figure 9.  This district 

would be consistent with the community’s vision report.   

 

The areas designated for the West Main Street District are as follows: 

• North Side of Montauk Highway from Bonnie Drive to the west 

side of Oakland Avenue. 

• South Side of Montauk Highway from Madison Avenue to the 

west side of Berkley Place. 

 
The West Main Street District will be primarily composed of a first 

floor commercial (or other similar use in compliance with the new Town 

Code for Main Street District) component with a second (or third) story 

residential or office use.   

The disposition of the buildings along these roadways will be situated 

along the Montauk Highway frontage with all of the parking in the rear of 

the buildings or within public parking areas.  Alleyways shall be provided 

for pedestrian access from the parking facilities to the street frontage.  A 

typical building layout and disposition plan is shown in Figures 7. 

Public space, including civic spaces, private plazas and public parks, 

should be intermixed throughout the main street district.   
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Figure 07
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Figure 08
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(c) East Main Street - Herkimer Street & Montauk Highway. 

The East Main Street District along Montauk Highway will focus at 

the Herkimer Street intersection will be a revitalization or redevelopment 

of an old main street district, see the proposed Land Use Plan, Figure 9.  

Several of the older structures in this area were located and situated in a 

manner consistent with a traditional neighborhood development or 

business district.   

The building locations in this area were constructed along the roadway 

with parking in the rear or sides of the structures.  Some of the existing 

uses are also consistent with a Main Street District, with a first story 

commercial or office use and a second story or accessory residential use.   

However over its long history, the existing infrastructure such as curb 

and sidewalks has fallen into disrepair.  This area also lacks the amenities, 

such as street trees and furniture, and lacks an overall architectural 

cohesion. 

 

The areas designated for the East Main Street District are as follows: 

• South Side of Montauk Highway from Pershing Street to the 

western side of the Forge River. 

• North Side of Montauk Highway from Stuyvesant Avenue and 

continuing along the north side of Old Montauk Highway to Henry Street. 

• Just north of the Montauk Highway intersection with Washington 

Avenue and extending along both sides of Herkimer Street to Carlton 

Avenue. 

 

The East Main Street District will be primarily composed of a first 

floor commercial (or other similar use in compliance with the new Town 

Code for Main Street District) component with a second (or third) story 

residential or office use.  Space is available for several larger box uses, 

with the redevelopment of the existing shopping center, however pursuant 
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to the new Town Code for Main Street Business District, no single use 

shall exceed 60,000 square feet in building size.   

The location of the buildings along all these roadways will be along 

the roadway frontages with all of the parking in the rear of the buildings or 

within public parking areas.  Alleyways shall be provided for pedestrian 

access from the parking facilities to the street frontage.  A typical building 

layout and disposition plan is shown in Figure 8. 

The lands along the north side of Old Montauk Highway from the 

existing PRC site known as Lakeside to Henry Street should be merged 

and redeveloped as a Multi-Family Residential development, pursuant to 

the Main Street District Code, as a continuation of the existing multifamily 

to the east.  Building location, scale and architecture shall be similarly 

designed as those buildings in this Main Street District and placed along 

the Old Montauk Highway with the parking to the rear of the lots.   

Another Multi-Family Residential land use could also be considered 

along Montauk Highway between Pershing Street and Denton Street.  This 

site is presently occupied with a three story multifamily use and an open 

air car lot.  The entire site could be redeveloped as a cohesive multifamily 

development.  Building location, scale and architecture shall be similarly 

designed as those buildings in this main street district and placed along 

Montauk Highway with the parking to the rear of the lots.   

 

 

 

 

 

 

 

A couple of civic uses are present in this district.  One is the Mastic 

Volunteer Ambulance Company located along Montauk Highway and 

Gunther Place.  This use is designed with the building along Montauk 
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Highway with the emergency vehicle access on Montauk Highway and the 

remaining parking and entrance on Gunther Place.  The other civic use is 

the Town Of Brookhaven Mastic Recreation Center located along 

Herkimer Street and Classon Avenue.  This site is situated with the 

building along Herkimer Street with the parking along Classon Avenue.  

These two uses are important parts of the new Main Street District. 

The island between Montauk Highway and Old Montauk Highway 

from Etna Place, running west to it’s closed intersection with Montauk 

Highway should be acquired and utilized for a civic use such as public 

common area or town square. 

This main street district also provides a unique opportunity to create a 

public park and large civic area.  The lands along the Forge River offer an 

opportunity to provide public access for park and civic areas while 

providing development opportunities compatible with J-6 Standards.  See 

the proposed Land Use Plan, Figure 9.   

 

(d) Transition Areas. 

The areas between the three Main Street Districts shall be designated 

as transitional areas to separate the Main Street Districts and establish a 

green space along the Montauk Highway road frontage, see the proposed 

Land Use Plan, Figure 9.  This is also consistent with the community 

visioning.  The land uses that could be established in this area can be 

either single-family residential or low intense commercial uses, such as 

office uses consistent with a “J” Business District Zoning District.  “J” 

Business District allows and permits such uses as single and two-family 

residential dwellings, office uses, mixed use (excluding retail), churches or 

similar worship, libraries or municipal buildings.  All these uses within the 

transitional “J” Business areas will have a residential appearance, 

architecture, scale and setbacks.  Parks and civic uses can also be located 

within the transition areas. 
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Customary home occupations (a maximum of 25% of the first floor 

area can be used for office and other home commercial uses) or limited 

use commercial and offices could also be a part of this transitional district.  

However all uses within this district must have a residential appearance, 

scale and architecture.  Front yard parking will not be permitted with the 

exception of driveway access for the single-family homes.  The lands 

along Montauk Highway from Park Avenue to just east of Bonny 

Drive/Madison Street should be developed pursuant to the “J” Business 

District.  Building location, scale and architecture shall be designed as 

typical single family dwellings, with typical setbacks and no parking 

within the front yard.  

The lands along Montauk Highway from Oakland Avenue/Berkley 

Place Pershing Street/Stuyvesant Avenue should be developed pursuant to 

the “J” Business District.  Building location, scale and architecture shall 

be designed as typical single family dwellings, with typical setbacks and 

no parking within the front yard. 

Park and open civic uses are encouraged in these transitional areas. 

 

 

B. Residential. 

The areas already 

committed to single family 

residential land uses should 

continue as such.  

However, zoning incentives 

could be offered to several 

of the areas, which will 

have a greater visual effect 

from the proposed Main 

Street.  A zoning district 

that allows for legal two family residential developments, such as the “D” 
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Residence Zoning District could be considered.  See the proposed Land Use Plan 

Figure 9. 

An area that could be considered for an incentive residential zoning district, is 

the existing single family homes along Titmus Drive from Montauk Highway to 

Sunrise Highway.  Due to the proposed improvements to Titmus Drive a “D” 

Residential Zoning District could be considered. 

As previously stated several areas have been identified for some kind of 

multifamily development within the main street district.  These types of 

development are important to help provide a steady presence of people within the 

main street district in order to support the business in these districts.   

Another key residential component to a successful Main Street District is 

providing the opportunity for second (or third) story residential uses over the first 

floor commercial or office uses fronting on the Main Street.  These residential 

dwelling units also provide for a much needed affordable housing market in this 

area. 

All residential developments in selected areas shall incorporate the design and 

placement of street trees.  However, a formal street tree planting scheme shall not 

be required if a landscape plan is approved for a development area. 

Individual streets should be recognizable by the tree used.  They may be 

planted with more than one species of tree to accent common areas and focal 

points within the development.  Different streets should be planted with different 

species of trees to provide interest and to ensure disease and pest resistance 

throughout a development and the Town. 

As much as possible, developments should include a mix of housing styles 

such as townhomes, condominiums, garden apartments, duplexes, and single-

family units to create a mixed-use community with housing options for residents 

of all ages and incomes. 

When located adjacent to single-family dwellings, the design and appearance 

of multiple family dwellings must have similar massing, height, roof pitch, and 

architectural features – including front porches; cornice lines; horizontal lines of 
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windows; and architectural embellishments, such as: shutters, dormers, 

belvederes, chimneys, etc., to create the appearance of single-family dwellings. 

 

 

 

i. Multi-Family Residential Uses. 

Several areas have been identified for Multi-Family Residential land uses 

within the main street districts.  The differences between the two land uses 

primarily consist of the layout and disposition of the buildings on the lots.  

Traditional Multi-Family land uses and zoning provide for certain setbacks 

from the roads and buffering from adjacent land uses.   

The MF/PRC Residential developments within the Main Street District 

should provide for the same building layout and disposition on the site as the 

other buildings within the Main Street District.  In order to accomplish this 

design, variances will be required by the Town Board from the MF/PRC 

Zoning Codes.  The first and second (or even third) story of the MF/PRC 

building shall be residential.     

The lands along the north side of McGraw Street from Grand Avenue east 

to the lands of the South Port Shopping Center (approximately two hundred 

foot deep lots) should be conjoined and developed as a MF/PRC Residential 

development within the main street district.  Building location, scale and 

architecture shall be similarly designed as those buildings in this Main Street 

district and placed along the McGraw Street with the parking to the rear of the 

lots.   

The lands along the north side of Old Montauk Highway from the existing 

PRC site known as Lakeside to Henry Street should be merged and 

redeveloped as a MF/PRC Residential development as a continuation of the 

existing multifamily to the east.  Building location, scale and architecture shall 

be similarly designed as those buildings in this main street district and placed 

along the Old Montauk Highway with the parking to the rear of the lots.   
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Another MF/PRC Residential use should be considered along Montauk 

Highway between Pershing Street and Denton Street.  This site is presently 

occupied with a tree story multifamily use and an open air car lot.  The entire 

site can be redeveloped as a cohesive MF/PRC Residential development.  

Building location, scale and architecture shall be similarly designed as those 

buildings in this Main Street district and placed along Montauk Highway with 

the parking to the rear of the lots.   

 

 

C. Development Standards and Guidelines. 

The development standards and guidelines shall include those criterion 

that are set forth in the Main Street Business District Design Manual as 

referenced herein: 

 

i. Building: 

• Buildings should be designed in an attractive and interesting 

manner to define the image of the community. 

•  A minimum five foot building setback from front property line 

shall be required.  This five foot area shall be utilized for planted 

landscaped areas or to provide for outdoor seating or display area.   

• A consistent building line should be maintained at the setback line 

along the street.  However, projections of porches, bay windows, stoops, 
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and their minor building masses into the building line are encouraged to 

create an interesting streetscape. 

• Buildings on corner lots, at the intersection of major streets, or at 

the entrance to the Main Street District shall be considered significant 

structures.  Such buildings should incorporate special architectural 

embellishments, such as corner towers, clock towers, cupolas, spires, or 

other similar features to emphasize their location and importance. 

• In general, buildings should relate in scale and proportion to other 

buildings in the area.  However, buildings of different sizes can be made 

architecturally compatible through skillful design and careful orientation. 

• Windows and projecting wall surfaces to break up larger wall 

surfaces establish visual interest and provide visibility of the street and 

other public spaces encouraging social interaction. 

• All sides of the building should be equally attractive.  Architectural 

details such as texture, pattern, color, and building form used on the front 
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facade should be incorporated on all visible building facades.  However, 

such requirements shall not apply to any façade(s) facing service courts or 

other areas generally not visible to the public. 

• Protective entry courts, common vestibules, covered breezeways, 

or enclosed stair halls to reduce the number of visible doors, unless 

designed in a row house or townhouse manner oriented toward the street. 

•  Buildings shall avoid long, monotonous, uninterrupted walls or 

roof planes.  Blank, 

windowless walls are 

not permitted.  

Where solid walls 

are required, the wall 

should be articulated 

by the provision of 

blank window 

openings trimmed 

with frames, sills, lintels, or, if the building is occupied by a commercial 

use, by using recessed or projecting display window cases.   

• The difference between ground floor commercial uses and 

entrances for upper level office or residential apartment uses must be 

reflected by differences in facade treatment.  Storefronts and other ground 

floor entrances should be accentuated through cornice lines.  Storefronts 

should be integrally designed as part of the entire facade.  
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• Façades shall be built parallel to the principal frontage line, if 

curved or broken the façade shall be built on a tangent line to it.  Corner 

lots shall have a principal frontage determined by the Planning Board.  In 

the case  of an infill the setbacks shall match one or the other of the 

existing adjacent buildings.   

• Buildings greater than one story should clearly delineate the 

boundary between each floor of the structure through belt courses, cornice 

lines, or similar architectural detailing. Structures may vary in height to 

add variety, with taller 

buildings placed at 

corners or points of 

visual termination. 

However, a consistent 

“build up line” should 

be maintained. 

• A commercial or mixed-use building, such as a corner store, 

located in the Main Street District must integrate its appearance with the 

area and should not exceed twice the height and massing of adjacent 

buildings. 

• Human scale should be created by building massing form, as well 

as the use of architectural elements such as colonnades, canopies, 

walkways, street-level display windows, lighting, and a variety of building 
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materials.  Human scale should be further reinforced by site design 

features around the building exterior. 

• Service and 

mechanical areas 

shall be designed as 

an architectural 

feature of the building 

and entirely screened 

from view. 

• Pitched roofs, if provided, shall be symmetrically sloped.  Parapets 

shall enclose flat roofs, a minimum of 42 inches high or as required to 

conceal HVAC equipment.   

• The location and design of exposed leaders and downspouts shall 

be identified on plans submitted for Planning Board approval.  Leaders 

and downspouts shall drain into drywells.  When                               

exposed leaders and downspouts are necessary on any building elevation, 

they shall be designed as an architectural element of the building. 

• Water from downspouts must be routed under or around sidewalk 

areas and must not flow over walkways where it could freeze and create 

dangerous walking conditions. 

• If downspouts cannot be designed to blend with the building’s 

style or theme and avoid a “tacked-on” or mechanical appearance, then the 

downspouts shall be closed and entirely screened from view. 

 

ii. Architecture: 

• Architectural elevations shall be submitted for review and approval 

to the Department of Planning, Environment and Development at the time 

of site plan submission. 

• Consistent architectural design, including building materials and 

colors, should be carried throughout the development area.  Designs 



43 

should provide visual interest and variety, yet be consistent with the 

architectural character of area. 

•  Building materials should be similar to the materials of structures 

in the area.  However, 

dissimilar materials may 

be permitted when 

incorporating other 

characteristics such as 

scale, form, architectural 

detailing and color to make the building compatible with the area. 

• Materials requiring low maintenance are recommended over high 

maintenance materials.  For instance, materials with integral color are 

generally recommended over materials that require painting. 

• Attached buildings within the same block must contain consistent 

cornice lines.  Architectural embellishments that add visual interest to 

roofs, such as dormers, belveders, masonry chimneys, cupolas, clock 

towers, and other similar elements are encouraged. 

• Buildings with multiple storefronts should be unified through the 

use of architecturally compatible materials, colors, and details.   

• Buildings must be designed to create street level interest and 

pedestrian comfort.  Doorways, covered walkways, windows, and other 

street level ornamentation should be incorporated to create pedestrian 

scale and inviting spaces. 

• Commercial structures should provide awnings, covered 

walkways, colonnades, or other weather protection.  Ground floor retail, 
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service, restaurant, 

and other 

commercial uses 

must provide large 

pane display 

windows on a 

minimum of 50 

percent of the front facade to provide views into the interior of buildings. 

• Ground floor retail, service, restaurant, and other commercial uses 

must provide large pane display windows on a minimum of 50 percent of 

the front facade to provide views into the interior of buildings.  Windows 

shall be clear glass.   

• Awnings should be used 

to complement the architectural 

style, materials, colors, and 

details.  Canvas or other similar 

waterproofed fabrics are 

preferred.  Fixed or retractable 

awnings are permitted at ground 

level and on upper levels where 

appropriate. 

• Entrances and storefronts must face the street.  All entrances to a 

building must be defined and articulated by architectural elements such as 

columns, porticoes, 

porches, overhangs, 

railings, balustrades, 

and other similar 

elements.  Doors, 

windows, balconies, 

porches, and roof 
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decks should be oriented toward the street and other public spaces to 

encourage social interaction. 

• In mixed-use buildings, the difference between ground floor 

commercial uses and entrances for upper level commercial or apartment 

uses must be reflected by differences in facade treatment.  Storefronts and 

other ground floor entrances should be accentuated through cornice lines.  

Storefronts should be integrally designed as part of the entire facade.  

Buildings with multiple storefronts should be unified through the use of 

architecturally compatible materials, colors, and details.  Canvas or other 

similar waterproofed fabrics are preferred.  Fixed or retractable awnings 

are permitted at ground level and on upper levels where appropriate.  

Awnings should complement the architectural style, materials, colors, and 

details.  Canvas or other similar waterproofed fabrics are preferred. 

 

 

 

 

 

 

 

 

 

 

iii. Signage 

• Signs are limited to wall, awning, hanging signs, or other similar 

accessory signs of low scale and low visual impact. The signs must 

compliment the building’s architectural style. 

• One (1) wall sign attached to or incorporated into each exterior 

side wall of each store facing a public street or parking area, advertising 

only the business conducted in such store. 
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• One address number no more than 6 inches high shall be attached 

to the building in proximity to the principal entrance. 

• One blade sign for each business may be permanently installed 

perpendicular to the façade.  Such sign shall not exceed a total of 4 square 

feet unless otherwise specified by the Town Board.   

• A detached or ground sign could be permitted by the Planning 

Board, advertising only the assembled businesses conducted on the 

premises upon which the sign is located.  Individual sites should not be 

permitted ground signs.   

• Signs shall be lit with external building mounted lighting fixtures 

and shall not be backlit. 

• All signs should be of wood or the Planning Board may approve 

similar materials as deemed appropriate. 
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iv. Parking: 

• Access and parking shall be located with and/or shared with 

adjoining properties. 

• Parking lots must be located behind buildings.  When located 

along the side of a structure, the parking lot must be screened with 

landscaping or with streetwalls. 

• Rear vehicular access is required within the Main Street District.  

Curb cuts on the Main Street should be discouraged or prohibited. 

• Parking lots shall be designed to separate pedestrian traffic from 

vehicle traffic, and include pedestrian walkways within the parking areas 

to direct pedestrian traffic to store entrances.   

• Where walkways pass through paved parking areas and drives, the 

following shall be accomplished:  A decorative paving material (i.e. 

pavers, stamped/textured concrete, or color concrete) shall be used to 

delineate the walkway crossing.  The corners of the intersection should be 
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flared (narrow driveway/street width at crossing).  ADA ramps shall be 

used at all crossings.  Walkways shall be designed and buffered in a 

manner that encourages their use. 

• Loading docks and service areas shall not be permitted on the 

frontages. 

• On-street parking along the 

frontage lines corresponding to each lot 

shall be counted toward its parking 

requirements.   

• A public parking lot or possibly 

a public parking garage will be 

provided.  

• Parking internal to and to the 

rear of the buildings, fifteen foot 

alleyways to the street fronts.   

• Access to transit stops and neighborhood retail centers, whenever 

possible. 

• Aisles should be placed on both sides of entrance drives to create 

pleasing tree lined entrances, to direct vehicles into and out of the site, and 

to provide adequate space for vehicular stacking at exits onto perimeter 

roadways. 
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v. Landscaping and Buffering: 

• All yard areas shall be planted in conjunction with an approved 

detailed landscaping plan and shall be maintained in a neat and attractive 

manner. 

• A minimum of 1 street tree is required per lot, with a minimum of 

2 trees required on a corner lot.  A preferred tree species list is provided 

herein. 

• Street trees shall be required and located within the right-of-way 

and between sidewalks and curbs within a 4 foot wide landscape cutouts.  

Street trees shall be a minimum of a four 

(4) inch caliper, every thirty (30) feet on 

center along the sites frontage.  Planning 

Board variances in street tree spacing 

may be necessary to coordinate utilities, 

streetlights, driveways, storm drain 

structures, sidewalks, and traffic 

clearance zones.  It may be necessary to 

group trees in some locations to avoid 

obstructions. 

• Street trees shall be located within the right-of-way and between 

sidewalks and curbs, or along the outside of the right-of-way within a 4 

foot wide landscape cutouts. 

• The developer shall be responsible for planting street trees and 

landscaping at the prior to the issuance of a certificate of occupancy.   
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• Street trees should be spaced as uniformly as possible.  However, it 

may be necessary to group trees in some locations to create views and to 

avoid obstructions. 

• Variances in street tree spacing may be necessary to coordinate 

utilities, streetlights, driveways, storm drain structures, sidewalks, and 

traffic clearance zones. 

• Street tree species list is provided herein. 

• Landscape design and species shall be used to create visual 

continuity throughout the development.   

• Landscape areas should be combined to form larger clusters at 

highly visible locations such as landscaped courts, plazas or common 

areas. 

• Landscape design should create variety, interest, and view 

corridors for visibility. 

• A variety of different species (including both deciduous and 

evergreen species) shall be incorporated into the site design to provide 

visual interest, as well as disease and pest resistance.   
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• The five-foot front yard setback area shall be a planted landscaped 

area or surfaced to provide for outdoor seating or retail display area.  

Foundation planters and trees should be incorporated around the building 

exterior to soften the building appearance and to create a place of relief 

from the summer sun. 

• All parking areas shall be screened from view with a hedge, berm 

and/or decorative wall or fence in accordance with Town standards. 

• Parking areas of fifty (50) spaces or more shall contain four 

hundred (400) square feet of landscaping for each twenty-five (25) spaces.  

Large parking areas shall be divided into smaller parking fields of 50 cars 

with landscape strips, peninsulas, or grade separations to reduce the visual 

impact of large expanses of paving, to direct vehicular traffic through the 

parking lot, and to provide a location for pedestrian walks.  This shall not 

apply to structured parking (e.g., parking garages). 

• A buffer area of twenty five (25) feet shall be maintained adjacent 

to any residence district.  Natural buffer areas, which do not maintain a 

density and quality of plantings equal to a single row of evergreen 

plantings five (5) to seven (7) foot in height and five (5) feet on center, 

shall be supplemented with additional plantings in order to meet minimum 

buffer requirements. 

• All landscaping and buffer areas shall be irrigated in accordance 

with Town standards. 

 

 

vi. Lighting: 

• Decorative streetlights of not more than twelve (12) feet in height, 

shall be uniformly applied, installed and maintained situated in sidewalk 

cutouts every thirty (30) feet on center along the sites frontage.  The same 

lighting fixture shall be applied to each main street district.  Street light 

fixture styles shall be one of the following:  Battery Park Fixture, 

Pennsylvania Globe Nantucket model, Other models as may be approved 
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by the Planning Board as acceptable to the Town Of Brookhaven Division 

of Street lighting. 

• Building-mounted light fixtures should be for aesthetic and safety 

purposes only and must direct light upward or downward.  Lighting should 

be used to highlight architectural features and create visual interest.  Wall-

pack lights or other lighting that shine outward toward adjoining 

properties or street right-of-way is prohibited. 

• Accent lighting that highlights building architectural features is 

encouraged.  Exterior neon lighting, illuminated banding, or other lighting 

that creates a glow is prohibited, unless approved by the Planning Board 

as part of an overall theme for the development area. 

•  

• Parking lot illumination must be accomplished with individual 

light poles and fixtures. Building-mounted fixtures are not permitted as a 

method of parking lot illumination.  

• The style of lighting should reflect the architectural character of 

the area.  

• Maintain parking lot light poles/fixtures of the same style, height, 

color, and intensity of lighting throughout the development area.  Varying 

styles of fixtures may be permitted if it is demonstrated that the styles 

contribute to an overall theme for the area. 
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• Decorative off street parking lot lights of not more than eighteen 

(18) feet in height, and 400 watts or less shall be uniformly applied, 

installed and maintained. 

• Off Street Parking Lot light fixtures shall be non-adjustable 

horizontally mounted fixtures with less than 90-degree luminaire cutoff.  

Fixtures that project light or glare toward street right-of-way or adjoining 

properties shall not be permitted.   

• Pedestrian lighting shall be uniformly applied, installed and 

maintained along pedestrian walkways and alleyways. 

• Building-mounted light 

fixtures should be for safety or 

signage purposes only and 

must direct light downward.  

Wall-pack lights or other 

lighting that shine outward 

toward adjoining properties or 

street right-of-way is 

prohibited.  Shielding shall be 

provided to avoid light trespass and glare. 

• Exterior neon lighting, illuminated banding, or other lighting that 

creates a glow is prohibited, unless approved by the Planning Board as 

part of an overall theme for the development area. 

 

 

vii. :Street Furniture. 

• The Planning Board may permitted 

and/or require one or more of the 

following street furniture amenities:  

Street Planters, Hanging Flowers/Plants, 

Benches, Waste Receptacles, 

Community Signs/Bulletin Boards, 
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Information Kiosks, Bollards & Bicycle racks. 

 

 

viii. Pedestrian. 

• Decorative paving materials and pedestrian amenities, pedestrian 

light poles, bollards, seating, bicycle racks and trash receptacles should be 

used to accent pedestrian spaces at building entrances, courts, plazas and 

along pedestrian walks. 

• Site design should separate pedestrians and vehicles as much as 

possible, with the number and length of pedestrian crossings through 

parking and paved areas kept to a minimum.  Where walkways pass 

through paved parking areas and drives, the following should be 

accomplished. 

• A decorative paving material (i.e. pavers, stamped/textured 

concrete, or color 

concrete) should 

be used to 

delineate the 

walkway crossing. 

• The corners 

of the intersection 

should be flared 

(narrow 

driveway/street 

width at crossing). 

• ADA ramps shall be used at all crossings.  Walkways shall be 

designed and buffered in a manner that encourages their use.  

• A Ten foot sidewalk plus a four feet planter area for street trees 

and street furniture shall be required.   
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ix. Multi Family Residential: 

• An internal vehicular circulation system reflective of a single-

family residential street system, as opposed to looped systems which may 

appear disjointed and confusing.   

• Buildings sited with front entrances and porches oriented toward 

streets, drives, and plazas, rather than clustered around parking lots.   

• Walkways that connect all buildings with parking areas, play areas, 

clubhouses, and sidewalks along adjoining streets, as well as neighboring 

stores, offices, and transit stops. 

• Centrally located plazas, clubhouses, pools, and recreational 

facilities. 

• Side and rear building elevations, garages, carports, and all 

accessory structures with the same level of design, aesthetic quality, and 

architectural detailing. 

• Porches, varied rooflines, and varied façade depths to create 

variety and individuality of each dwelling within the building. 

• Garages designed to be integrated with the building design or sited 

so as to avoid long monotonous rows of garage doors and building walls.  

Garages shall be oriented so that they do not visually dominate the 

building façade or the streetscape. 

 

 

D. Parks and Open Space. 

Public and private park and civic uses are an important component to any 

Main Street District.  

Several vacant parcels have 

been identified as potential 

park, greenway or civic land 

uses.  Well-configured 

public spaces such as 

squares, plazas, greens, 
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landscaped streets, greenways, and parks are woven into the pattern of the Main 

Street District and dedicated to the social activity, recreation, and visual 

enjoyment of the residents of the Town of Brookhaven.  The neighborhood design 

creates a hierarchy of useful open spaces: a formal square in the Main Street 

District; parks and playgrounds throughout the Main Street District; and street 

environments designed to promote walking and casual meetings between 

residents. 

Landscape and 

open space is one of 

the most important 

features in a Main 

Street District.  

Open space, both 

public and private, 

is distributed 

throughout the district and provides not only aesthetic qualities, but recreational 

and civic functions as well.  A variety of open space should always be 

conveniently accessible to all residents and provide physical linkages throughout 

the neighborhood.  It should also provide gathering places for residents and places 

for social interaction. 

Limited opportunities for large areas of open space exist within the Study 

Area, however a larger public park space and greenway is recommended along 

the Forge River.  This will require the acquisition of two key parcels of land.  One 

of these parcels, located along Montauk Highway, is presently used as a fence 

company with parking area.  This site is ideal for providing the public parking and 

access to the natural areas.  Neighborhood Park and playground and other similar 

improvements can also be included on this parcel.  The other larger parcel is a 

very sensitive parcel of land.  The 33-acre parcel has been the subject of a myriad 

of development plans and has remained on public acquisition lists for decades.  

Wetlands have been identified on this site and have consistently been on the 

recommended acquisition list.  The development of a passive and active 
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recreational park and nature center in this area will serve to provide recreational 

opportunities for residents and preserve significant scenic vistas.   

 

Open space ranges from public and semi-public areas such as neighborhood 

parks, squares, plazas, greenways, parkways, and other community common areas 

to private areas such as rear yards and courtyards.  In the residential areas with 

small lot sizes or higher density buildings, public open spaces are critical 

components.  Open space can be dedicated to the Town of Brookhaven or 

maintained under private ownership. 

The neighborhood park is the focal 

point and foundation of the community.  

It provides an area for recreation and 

play, as well as social activities such as 

community picnics, bazaars, holiday 

displays and activities for all ages to 

meet and gather together.  The park is 

best located where it is accessible to the 

highest possible number of residents. 

A square is a type of open space or neighborhood park that may encompass an 

entire block.  It is located at the intersection of important streets or in the Main 

Street District and is intended for civic 

or public purposes.  The square is 

typically developed in a formal manner 

consisting of paved walks, lawns, trees, 

fountains, and may include civic 

buildings.  Civic buildings may also be 

located across the street from the square.  

This area is intended as a central 

gathering space for the community and 

should be designed to accommodate a 

wide variety of gatherings. 
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A plaza is a form of open space that is typically more urban in nature and 

occupies a smaller portion of a block than a square.  Plazas are typically located at 

the intersection of major streets.  These spaces may range from highly interactive 

areas with adjacent commercial uses, such as retail shops and sidewalk cafes, to 

quiet passive areas for sitting, reading and relaxation.  Plazas are designed in a 

formal manner with landscaping, seating and other amenities such as fountains 

and public art.  

An open space area or greenways are natural areas where recreation and 

conversation of nature are among the primary values.  They are fingers of green in 

varying shapes that follow natural features such as ravines, creeks, streams, and 

other watercourses.   

The parkway is public open space or 

a planting strip, located between the 

sidewalk and the street.  It is important 

in defining the pedestrian realm by 

separating it from the street and creating 

a feeling of safety and comfort.  The 

width of a parkway varies from four to 

fifteen feet depending on the type of 

street and adjoining land uses.  Grass, shrubs, flowers, street trees, and street 

lighting are located within the parkway.  Utilities will very rarely be located 

within this area. 

Street trees are required in the Main Street District to create a frame around 

and improve the appearance of the Montauk Highway Corridor, as well as, 

separate vehicles from pedestrians.  The existence of trees on the street side of the 

pedestrian sidewalk is critical.  Whenever possible, the placement of trees on both 

sides of a sidewalk creates an exceptional pedestrian environment.  In a mixed 

residential area street trees shall be located in the parkway within the street right-

of-way and spaced approximately 20 feet on center.  However, it may be 

necessary to group trees in some locations to avoid obstructions and create views 

to retail shops.   
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A concerted effort is required between community leaders, local government 

and landowners to site civic or park uses in or adjacent to the Main Street 

Districts.  Presently the Colonial Youth Organization plans to build on the north 

side of the Sunrise Highway North Service Road.  The CYO provides day care 

and athletics to approximately 1,000 youths.  An organization such as CYO 

should be encouraged to site within or adjacent to the downtowns in order to 

encourage pedestrian activity and provide economic support to local retail and 

service providers.   The existing Mastic-Shirley Library is located on a small out-

parcel, within a commercial center, prohibitively far from the main street districts.  

Library expansion at its present location is constrained by parking requirements, 

as the Library parcel has no parking field, nor area to provide parking.  It appears 

prudent that plans should be developed to accommodate the future expansion of 

the library or library annex within walking distance of one of the main street 

districts.    
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2. Infrastructure 

A. Transportation. 

The transportation 

improvements, specifically to 

the Montauk Highway 

Corridor, will necessitate a 

joint and concerted effort 

between the Town Of 

Brookhaven, Suffolk County 

Department of Public Works 

and New York State 

Department of Transportation.  The improvements proposed should consist of 

a pavement cross section including travel lanes and streetscapes that presently 

do not exist.  The travel lanes should provide the capacity for vehicle and 

bicycle traffic and include some on-street parking areas.  The streetscape will 

contribute to the character of the community.  The pavement cross section 

includes a variety of lane widths to accommodate moving vehicles (12 ft) and 

bicycles (5 ft) with provisions for turning lanes (12 ft) where needed and on 

street parallel parking (8 ft), in certain areas within the Main Street District.  

Streetscapes should include curbing, street trees, sidewalks, planters and street 

furniture.  The corridor should incorporate a raised landscaped center median 

separating opposing travel lanes with emergency vehicle cutouts.  The raised 

median should also be designed to allow for emergency vehicles to cross by 

using mountable curbing. 

Implementation of these recommendations will provide for the means to 

handle the vehicle volumes and demands of vehicle mobility while providing 

the design elements and necessary enhancements to the corridor.  Alternate 

routes of access, parallel to and perpendicular to the corridor, will be 

accomplished by developing the existing surrounding street grid layout.  

There are several short sections of mapped roads the connect Clinton, Classon 



62 

or Carlton Avenues to Montauk Highway, that detract from safe vehicle 

circulation and compromise the intent of the Federally funded improvements 

to County Road 80.  The discontinuance and abandonment of these portions of 

the roads accessing Montauk Highway should be accomplished to facilitate 

access management and eliminate points of conflicts.  Theses road have been 

identified herein.  Alternate access routes will mitigate the potential for 

adverse corridor delays.  A level of acceptable delays with minimum 

reduction of mobility will be satisfactory in order to provide a transportation 

corridor that enhances overall traffic safety by reducing traffic speed, reducing 

accident potential and severity and increasing the corridor’s friendliness for 

bicycle and pedestrian activity.  The proposed transportation network will 

improve overall mobility throughout the corridor. 

Traffic safety measures should include the use of traffic calming 

techniques including the use of round a bouts and coordinated traffic signal 

systems, as well as providing enhanced pedestrian crossings utilizing curb 

extensions and crosswalk signs, markings and variable pavement surfaces at 

key intersections.  Bike lanes and/or routes are proposed throughout the 

Montauk Highway Corridor.  Public transportation will continue to be 

available and user enhancements will be provided at specific locations where 

bus stops, bus turnouts and bus shelters should be provided. 

 

The improvements proposed along the Montauk Highway corridor will 

vary throughout the length of the corridor.  The corridor design should 

provide the availability of on street parallel parking located in specific areas 

within the main street districts.  A different corridor design will be established 

in the “transitional” areas outside of the main street districts.  In these areas 

the center medium should continue but with no on street parking.  As opposed 

to the designated main street districts where curb cuts will be minimized or 

even eliminated completely.  In the transition areas individual curb cut access 

to Montauk Highway will be necessary.  Bike lanes and street trees should be 
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provided throughout the corridor.  Outside of the Montauk Highway Corridor 

an enhanced street grid network should be provided.  

It is extremely important to the functionality of a main street district to 

minimize the amount of street pavement and separation or distance between 

the buildings fronting along the right-of-way.  This will help ensure that 

pedestrian activity will occur along both sides of the roadway and reduce the 

amount of vehicular trips from one part of the main street district to another. 

This design element also minimizes the distance to cross the street and helps 

to provide for a more efficient traffic controls along the corridor. The 

recommendations contained herein provide the means to accomplish the goals 

of this plan while providing for the necessary improvements to the Montauk 

Highway Corridor and other supporting roadways. 

 

i. Improvement Recommendations 

This section intends to provide the recommendations necessary for the 

improvements of certain roadways within this area, particularly the Montauk 

Highway Corridor and the alternative roadway network.  Typical roadway 

cross sections are provided as well as specifications for traffic calming, 

streetscape and pedestrian enhancements.   

Four roundabouts are proposed to enhance traffic movements and 

mobility.  The first is located at the McGraw Street and Grand Avenue 

intersection, the second at Montauk Highway and Titmus Drive/Hawthorne 

Street intersection, the third at Montauk Highway and Fulton Avenue 

intersection and the forth at the intersection of Montauk Highway and 

Herkimer Street/Washington Avenue. 

An integrated roadway network is proposed utilizing existing streets to the 

north and south, east and west of the corridor, which would serve as alternate 

routes to Montauk Highway and William Floyd Parkway to travel east and 

west, north and south within as well as to and from the corridor.  These 

include McGraw Street easterly from William Floyd Parkway to the northerly 

entrance to the Southport shopping center.  Connecting the proposed rear yard 
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parking areas and eliminating individual curbs cuts on Montauk Highway 

within the main street districts will also provide alternative travel routes for 

vehicles. 

The integrated roadway network includes the improvement of Hoover 

Street/Smith Street between Park Avenue and Lambert Avenue east and west 

of Titmus Drive, 1st Place between Lambert Avenue and Fulton Avenue, and 

Sunrise Highway South Service road between Park Avenue and Titmus Drive.  

All three of these parallel streets are located north of Montauk Highway.  On 

the south side of Montauk Highway, Bedford Avenue from Garden Place to 

Hawthorne Street, Clinton Avenue from Van Buren Place to Hawthorne Street 

and finally, Mastic Boulevard from Hawthorne Street to Mastic Road offer 

additional east-west connections.   

Additional roadway network improvements could include the use of Aletta 

Place/Mastic Blvd. as an alternative access from Montauk Highway to and 

from William Floyd Parkway.  Camp Upton Road to the west of William 

Floyd Parkway could also be used as an alternative access to William Floyd 

Parkway and a connector to McGraw Street.   

The existing street grid layout also offers alternatives for north/south 

traffic movements.  These include the improvements to Grand Avenue from 

Montauk Highway north to McGraw Street, Garden Place south from 

Montauk Highway to Bedford Avenue.  Improvements to Park Avenue from 

Montauk Highway north to Sunrise Highway South Service Road and Titmus 

Drive from Montauk Highway north to Sunrise Highway are all vital in 

providing the needed street connections.  The Town of Brookhaven 

recognizes the need for a new access to the Sunrise Highway main line and/or 

future service roads of the Sunrise Highway main line at Titmus Drive.  

Furthermore we support design alternatives for an interchange at this location. 

Another vital street connection requires the improvements of Hawthorne 

Street from Montauk Highway south beyond the Montauk Branch of the Long 

Island Railroad, which will require the at-grade crossing of the existing 

railroad tracks.  This endeavor may be challenging at the least, since 
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additional at-grade crossings are typically unfavorable to the Long Island 

Railroad (MTA).  However, presently there are only two railroad crossings in 

this area, one at William Floyd Parkway to the west and the other at Mastic 

Road to the east of Hawthorne Street.  Considering that the vast majority of 

the population of the Mastic-Shirley area resides south of the Long Island 

Railroad, it is vital to consider an additional crossing. 
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Figures 10 & 11 
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(a) Montauk Highway Corridor 

The Montauk Highway Corridor within the Main Street District should 

be redeveloped and improved as a boulevard with raised landscaped 

median, vehicle travel lanes, bicycle lanes on both sides of the roadway, 

curb and sidewalks, street trees and decorative streetlights.  On-street 

parallel parking should be made available on both sides of the corridor 

within the main street districts.  In selected areas along the corridor the 

raised landscaped median should provided emergency vehicle cutouts.  

These cutouts should be angled and designed to allow emergency vehicles 

only, they should also be deigned in an attractive manner with brick 

pavers or similar materials.  Also in selected areas, the on-street parking 

areas within the main street district will be discontinued to provide for bus 

stops with bus lane turnouts where bus shelters will be provided.  A 

typical cross section shows how the various roadways can be developed, 

see Figure 12.   

 

As previously stated, roundabouts should be developed at the Titmus 

Drive/Hawthorne Street intersections, Fulton Avenue intersection and the 

Typical Main Street Cross Section – Figure 12 



68 

Herkimer Street/Washington Avenue intersection, see figure 10 & 11.  At 

other critical intersections, where additional traffic controls are required, 

traffic signals should be provided.  These include the Grand Avenue and 

Garden Place intersections along Montauk Highway, which are currently 

signalized.  Other intersections that may require traffic signal control as 

may be determined by Suffolk County DPW.  Also at critical 

intersections, pedestrian crosswalks should be provided with all required 

pedestrian and traffic controls. 

 

Public utilities are currently located above ground within the entire 

length of the Montauk Highway corridor.  The goal of this project must 

consider the relocation of all utilities below ground.  This will eliminate 

many roadside hazards and significantly improve the visual quality of the 

corridor.   

 

Access management 

throughout the corridor should 

be implemented, which may 

eliminate, limit and/or 

consolidate the multitude of 

individual site curb cuts.  

Common driveways and shared 

access agreements need to be 

considered.  Access to the 

parking areas located at the rear 

of the buildings should be 

provided through the side street 

network.  Several unimproved 

streets and some substandard but improved roadways should be eliminated 

or closed.  These include Versa Place, Park Place, Haven Place, Cedar 

Place and Leerets Place.  Along these former street right-of-ways, 
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alleyways should be provided for pedestrian access from the rear parking 

areas to the street frontage. 

 

Within the transitional areas, outside the Main Street Districts, the 

Montauk Highway corridor should be designed as a two lane (one lane in 

each direction) roadway with bike lanes in each direction with curb, 

sidewalks, street trees and decorative streetlights.  A typical cross section 

is provided that shows how this segment of the roadway can be developed  

(see Figure 13.)  Transitional areas will be developed predominately for 

single-family residential uses or those uses consistent with the “J” 

Business District with many of the uses having individual driveway curb 

cuts as may be required.  The pavement cross section includes a variety of 

lane widths to accommodate moving vehicles (12 ft) and bicycles (5 ft) 

with possible shoulders.  Streetscapes should include curbing, street trees, 

sidewalks, planters and street furniture.  The corridor should incorporate a 

raised landscaped center median separating opposing travel lanes with 

emergency vehicle cutouts.   

 

Typical Transition Cross Section – Figure 13 
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(b) Other Main Street Corridors 

The other Main Street Corridors will be improved with typical 

enhancements to enrich the streetscape and the quality of life, as well as to 

provide the means for pedestrian activity and mobility for all users within 

the area.  Most of these proposed improvements would be achieved within 

existing rights-of-way.  

• McGraw Street will have a typical main street cross section with 

one travel way in each direction, raised center medium, on-street parallel 

parking.  Curbs, sidewalks and decorative streetlights will also be 

provided.  The provision of a bike lane in each direction may be 

considered.  The present eighty (80) foot right-of-way may require an 

additional taking of five (5) feet on either side for these improvements. 

• Grand Avenue will have a typical main street cross section with 

one travel way in each direction, raised center medium, on-street parallel 

parking.  Curbs, sidewalks and decorative streetlights will also be 

provided.  The provision of a bike lane in each direction may be 

considered.  The present one hundred (100) foot right-of-way is more than 

enough to provide these improvements. 

Typical Residential Cross Section – Figure 14 
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• Titmus Drive is presently a variable width right-of-way, however 

the majority of the roadway is a fifty (50) feet wide with a typical thirty 

four (34) feet of pavement with no curbs and sidewalks.  The 

improvements proposed to Titmus Drive will require the taking of 

approximately five (5) feet on either side of the road in order to provide 

for a sixty (60) foot right-of-way.  The additional right-of-way will 

accommodate the improvements planned, which include curbs, sidewalks, 

street trees, decorative streetlights and on-street parallel parking for the 

use of the residents that live along this roadway.  Additional ten (10) feet 

of right-of-way may be needed if a bike lane is considered along this 

roadway.  These improvements will improve the streetscape of the 

roadway, improve mobility for all users and enrich the quality of life for 

those residents living along this heavily traveled roadway.  

 

• Hawthorne Street is presently improved from Montauk Highway 

southerly and terminates at the Montauk Branch of the Long Island 

Railroad.  South of the railroad tracks, Hawthorne Street is improved 

southerly to Somerset Avenue.  Hawthorne Street should be improved 

(within its present right-of-way of fifty feet) with curbs, sidewalks and 

decorative streetlights from Montauk Highway south to Somerset Avenue.  

A railway crossing should be considered to provide an additional railway 

crossing in this area.  This crossing would have access and evacuation 

benefits for the entire Mastic-Shirley neighborhood to the south in the 

event of a natural disaster such as a 100-year flood.  It should also be 

noted that Somerset Avenue is a major east-west connector roadway 

running between William Floyd Parkway and Mastic Road.  The 

additional railroad crossing at Hawthorne Street will accomplish a much 

needed roadway connection and establish a valuable alternative street grid 

network for the Montauk Highway Corridor and Main Street Districts. 

• Herkimer Street will have a typical main street cross section with 

one travel way in each direction, on-street parallel parking from Montauk 
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Highway to Classon Avenue.  A raised center medium may not be 

necessary along this section of roadway due to the short length of the 

proposed main street district, and the proposed round a bout.  Curbs, 

sidewalks and decorative streetlights will also be provided.  The provision 

of a bike lane in each direction may be considered.  The fifty (50) foot 

right of way will require additional takings in order to accomplish these 

improvements.   

• Mastic Road from Herkimer Street north to Montauk Highway 

could be completely abandoned and closed to Montauk Highway.  All 

northbound and southbound traffic would than move through Herkimer 

Street.  The existing residential dwellings on the side streets would access 

through Herkimer Street with cul-de-sacs established at their former 

Mastic Road intersections. 

 

(c) Alternative Access Roads 

Alternative access roads should be established and improved with 

enhancements and features that enrich the streetscape and the quality of 

life.  These alternative access roadways will supplement the existing street 

grid and Montauk Highway Corridor to distribute and circulate all modes 

of transport.  Vehicles, transit, bicycles, and pedestrian mobility will be 

enhanced along the Montauk Highway Corridor as well as throughout the 

neighborhood.  Improvements along alternate access roadways would be 

achieved within existing right-of-way widths.  Alternate access roadways 

include the following: 

• Park Avenue should be improved with curb and sidewalks. 

• Garden Place should be improved with curb and sidewalks. 

• The Sunrise Highway South Service Road should be built and 

improved from Park Avenue easterly to Titmus Drive.  This improvement 

should include curbs and sidewalks along the south side. 

• Clinton Avenue should be constructed and improved from Van 

Buren Place easterly to Hawthorne Street.  Presently this road is partially 
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improved east of Hawthorne Street and continues to Mastic Road.  This 

roadway will also act as access to the parking areas established at the rear 

of the uses along the south side of Montauk Highway.  Curb and sidewalks 

as well as street trees should be included in these improvements.   

• Bedford Avenue should be constructed and improved from Garden 

Place easterly to Hawthorne Street.  A small portion of this road is 

unimproved between Garden Place and Van Buren Place and should be 

improved.  Curb and sidewalk improvements should be considered along 

this roadway. 

• Carlton Avenue should be improved with curb and sidewalks from 

Hawthorne Street easterly to Herkimer Street. 

• Smith Street should be constructed and improved from Titmus 

Drive to Lambert Avenue.  These improvements should include curbs and 

sidewalks. 

• 1st Place should be constructed and improved from Titmus Drive to 

Fulton Avenue.  These improvements should include curbs and sidewalks. 

• Hoover Court should be improved with curb and sidewalks as well 

as street trees. 

• Aletta Place from Montauk Highway to Mastic Blvd. could be 

improved and used as an alternative access to William Floyd Parkway for 

all north and south turning movements.  If this alternative is utilized the 

Montauk Highway Aletta Place intersection should be signalized and the 

proposed development along the north side of Montauk Highway should 

align their driveway to this new intersection.  This alternative eliminates 

all turning movements at the Montauk Highway/William Floyd Parkways 

intersection. 

• Camp Upton Road from Montauk Highway to William Floyd 

Parkway could be improved and used as an alternative access to William 

Floyd Parkway for all north and south turning movements.  If this 

alternative is utilized Camp Upton Road should be opened across William 

Floyd Parkway to McGraw Street.  This alternative eliminates all turning 
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movements at the Montauk Highway/William Floyd Parkways 

intersection. 

 

In the areas adjacent to and along these alternate access roads, the use 

of decorative streetlights should be limited to the side of the roadway 

adjacent to the interior parking areas established at the rear of the uses 

along the north side and south side of Montauk Highway.  

 

Maintenance of the infrastructure improvements, particularly the 

landscaping improvements, will necessitate a joint and concerted effort 

between the Town of Brookhaven, Suffolk County Department of Public 

Works and private organizations such as the Boy Scouts and Girl Scouts 

and local civic organizations and Chamber of Commerce.  Local 

landscaping companies can lease or adopt parts (center median) of the 

landscaped areas to maintain while also advertising their organization with 

permission granted for small signs identifying their company and/or 

agency name.  A Main Street Business Improvement District should be 

considered for this corridor in order to fund the cost of providing the 

necessary maintenance  

 

 

B. Pedestrian 

The transportation improvements, as indicated above, to the Montauk 

Highway Corridor and other alternative roadways, will improve and enhance the 

overall pedestrian activity within this area.  

The overall Montauk Highway corridor and main street district improvements, 

as indicated above, will promote, improve and enhance overall pedestrian activity 

and safety within this area.  



75 

The sidewalk is a key element in a main street district as it allows and 

encourages pedestrian movement.  The design and layout of the pedestrian 

network needs to be considered with the same degree of importance as the street 

network.  In the main street 

district, sidewalks are 

required on both sides of all 

streets and must connect 

residential buildings to 

retail areas, civic buildings, 

and recreational areas.  The 

width of a sidewalk 

changes throughout a 

neighborhood depending 

upon its location and the 

type of adjacent land uses.  

Sidewalks in retail areas require a minimum width of 10-14 feet to allow for 

adequate room for pedestrians, as well as trees, lights, outside displays, and 

awnings.  Five foot building setback allows for increased sidewalk width for 

typical sidewalk uses such as outdoor dining and retail display or softening of the 

building façade with landscaping.  Sidewalks in mixed residential areas typically 

range from 5-6 feet depending upon the intensity of pedestrian traffic.  Sidewalks 

should be placed to accommodate changes in topography and existing trees and 

vegetation.   

Pedestrian comfort can be enhanced by carefully considering building design, 

location, setbacks, and orientation.  Recommended building design considerations 

include clustering of buildings, covered walkways, street-level display windows, 

and avoiding monotonous blank walls. 
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C. Other Infrastructure. 

i. Sanitary. 

The formation of a local sewer district is being considered by the Town in 

order to accommodate the potential design density envisioned within the main 

street districts.  Subdivisions that exceed Article VI sanitary design flow are 

required by Suffolk County Dept. of Health Services regulations to provide 

sewage treatment.  The Town is considering coordinating such development 

projects to provide one sewage treatment plan capable of fulfilling the design 

flow of the subdivision development projects, as well as, provide additional 

capacity to accommodate the Mastic/Shirley Montauk Highway Corridor.  

The sewer district, once created, is expected to provide the mechanism to fund 

and extend the necessary sewers.   

 

ii. Drainage. 

Drainage should be handled on-site by leaching pools.  A regional 

recharge basin should be considered to handle storm water runoff from the 

street network. 

 

iii. Utilities. 

All utilities must be located below ground.  A concerted effort from all 

municipalities and utility companies should be undertaken to ensure that 

during the reconstruction project for Montauk Highway all utilities are placed 

underground.   

Montauk Highway, within the study area, is one of the few areas on Long 

Island where duel pole lines exist.  LIPA/Keyspan owns all the utilities along 

the south side of Montauk Highway and Verizon owns all the utility poles 

along the north side.  Brookhaven Cable pays those utility companies to co-

locate.  Verizon has an incomplete network of underground conduit and LIPA 

has no underground system in the area.  Keyspan is advancing gas mains west 

from the Forge River.  Promoting the rerouting of aerial utility lines below 

grade will significantly improve the quality of the corridor. 
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In order to accomplish this goal Suffolk County should coordinate the 

preparation of a utility routing plan as a component of the reconstruction of 

Montauk Highway.  New developments within the corridor should provide the 

means necessary to relocate underground utilities.  Existing business should 

be encouraged to retrofit to accommodate underground utilities with low 

interest loan incentives. 

 
iv. Public Parking. 

Public parking garage should be considered within each of the main street 

districts.  Parking incentives should be offered to those developers that 

contribute to the construction of public parking facilities.  All parking 

facilities should be free and open to the public.  Access to parking should 

either direct or indirect to streets having traffic controls. 

 

v. Public Transportation. 

The public transportation improvements include: Bus turnouts, bus stops, 

bus shelters, information kiosks and access to railroad station.  A pedestrian 

access from the rail station to the Shirley Main Street District should be 

considered. 

 

 

VII. IMPLEMENTATION 
1. Incentives. 

In order to achieve the goals of the community vision and the Town as 

outlined in this document, a series of incentives have been explored and 

developed to facilitate the transition to viable Main Street Districts.  

A. Industrial/Commercial Incentives (485B & Double 485B). 

The Industrial/Commercial Incentive Plan was developed to grant tax 

incentives to spur selective growth and job creation within Suffolk County 

townships.  As per the intent of the incentive plan, the Town of Brookhaven 

has selected strategic industrial and commercial uses within specific corridors 
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to support with tax incentives and promote business revitalization.  The 

Town’s 2001 amended plan extended the economic incentives to include 

specific types of business within the Montauk Highway Corridor between Van 

Buren Street and Mastic Road.  The incentives program is intended to provide 

stimulus for capital improvement projects in the small business sector, that 

generally do not have access to similar Industrial Development Agency 

programs.  The program requires the commitment of the local school district 

to support a partial tax exemption on new capital improvements to be phased-

out over ten years, after which the commercial building is fully assessed. 

The program has broad application within the Study Area, however the 

Industrial/Commercial Incentives Plan must be amended to extend the 

Montauk Highway Corridor from William Floyd Parkway to Mastic Road and 

include McGraw Street and Grand Avenue corridors.  Amendment to the 

Industrial/Commercial Incentive Plan to address the location of specific uses 

has the potential to provide the greatest mechanism to create the Main Street 

Districts envisioned. 

 

 

B. Sanitary Density Transfer Program. 

A Town wide acquisition program funded by the Open Space Bond may 

provide the basis of a sanitary density transfer program designated to facilitate 

the construction of two and three-story mixed use buildings within the Main 

Street Districts.  Without the benefit of sewer infrastructure, commercial 

building size and residential density is constrained by Article VI of the 

Suffolk County Sanitary Code.  Article VI regulates the permitted sanitary 

flow from individual buildings relative to the combined uses, lot size and 

building gross floor area.  The sanitary density transfer program would be 

available to investors willing to purchase credits or sterilize lands for park 

purposes within the designated transitional areas along the corridor and 

provide development within the Main Street Districts consistent with the 
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design criteria until such time as a regional sewer treatment plant can be 

realized in the area. 

 

 

C. Empire Zone. 

The Town is developing a program where industrial uses within Main 

Street Districts would be eligible to relocate to an industrial park in the 

Empire Zone in order to benefit from tax relief and expansion opportunities.  

The Town program capitalizes on the Code provision requiring each 

subdivision to provide suitable property to satisfy recreational requirements.  

The Town would reserve property within the industrial subdivisions to trade 

with industrial users in the Main Street Districts.  There are a number of 

industrial uses within the Study Area that would benefit by relocation to the 

Empire Zone and Economic Development Zone. 

 

 

D. Payment in lieu of Parking (PILOT). 

Downtown mixed-use density goals can be constrained by available 

parking.  Viable Main Street Districts require sufficient parking to 

conveniently satisfy residential, retail and service requirements.  Where 

planned development within a main street district is constrained by lot size 

and unable to satisfy requisite parking requirements, a Payment in Lieu of 

Parking Program can minimize the deficiency.  A developer would make a 

one time PILOT, based on a cost of construction estimate using an average 

appraised land value, to a dedicated fund.  The fund would be managed by the 

Town or by a Special District and used to establish and maintain municipal 

public parking areas. 
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E. Small Business Loans. 

This program was developed with Community Development Block Grant 

funds to provide improvements that will create incentives for small business 

owners to improve or expand existing business. 

Existing small business will be able to participate in one of a number of 

different loan programs offered by the Community Development Corporation 

of Long Island (CDC).  The Low-Interest Loan Program (LILP) will be 

available to existing business within the boundaries of Mastic/Shirley corridor 

that propose development compatible with the goals and objectives of this 

Plan.  In order to qualify for the LILP, business must meet specific use and 

design criteria in conformance with the Mastic/Shirley Land Use Plan, such as 

architectural design standards and provisions to accommodate underground 

utilities.  Specifically, all business qualifying for the LILP will retrofit their 

existing utility connections to eliminate all aerial utilities to the individual 

buildings. 

 

 

F. Expedited Review and Approvals. 

Main Street District development proposals, in consort with the design 

criteria presented herein and in compliance with the Town Code provisions, 

will benefit from expedited review and approval.  In an effort to encourage the 

revitalization of the Main Street Districts, a streamline review and 

administrative approval will minimize permitting delays.  Development 

proposals eligible for an administrative approval will have the option of 

phasing on-site improvements pending sanitary infrastructure construction.   

 

 

G. Relocation. 

Present land uses that do not meet the intent and goals of the Main Street 

District could be relocated to a more appropriate location with the assistance 

of the Town of Brookhaven.  Those uses that are industrial in nature could be 
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relocated to the Town’s EDZ or other locations with the assistance of the 

Town’s Department of Economic Development.  Incentives could be offered 

to these land uses to relocate.   

 

 

2. Implementation. 

It is envisioned by this plan that property owners within the Montauk 

Highway Corridor will develop or redevelop their properties in accordance with 

the recommendation and goals contained herein.  However, in the event that the 

goals of this plan are not be realized the Town Of Brookhaven can achive the 

goals of the plan with the following tools:  

 
 

A. Special Districts. 

Special use or amenity districts are generally formed to provide a 

collective entity to fund certain public improvements.  Sewer district, 

Sidewalk districts, Street lighting districts and Road Improvement districts 

have all been used to fund improvements to benefit participants within the 

district.  Business Improvement District are formed to fund improvements, 

security and on-going maintenance of improvements within district 

boundaries.  The participants benefit economically from the improvements 

that the collective district supports.  The Town has committed to organize, 

facilitate, supervise and manage, if necessary, the special districts necessary to 

support revitalization of the Main Street and transition districts. 

i. Business Improvement District. 

The Town Board is authorized under New York State General Municipal 

Law to adopt a Business Improvement District.  BID may include construction 

and installation of landscaping, lighting, aesthetic and decorative fixtures, and 

parking facilities.  As well as to provide for the operation and maintenance of 

any district improvements, opening closing or widening of existing streets, 

construction of ramps, sidewalks, plazas and pedestrian malls, removal or 

relocation of utilities, and improvements for persons with disabilities. 
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B. Public Assembly of Small Lots/Acquisition. 

The Town of Brookhaven can assist in the assembly of small lots using 

their powers of condemnation in order to further the goals of this plan.  The 

assembly of small lots may be necessary to achieve the goals of this plan and 

to realize a more appropriate planned development along the Montauk 

Highway Corridor.  A substantial private commitment would be necessary to 

facilitate and partially fund the assembly of small lots and provide 

infrastructure improvements, such as underground utilities, sewer system and 

local roadway improvements.  The Town Of Brookhaven can also use their 

powers of condemnation in the future event that the goals of this plan are not 

being met.   

 

 

C. Utility Plan. 

An underground utility plan should be designed and adopted for the entire 

corridor with the corporation between the Town of Brookhaven, Suffolk 

County DPW, LIPA, Verizon, Cablevision and any other public or semi-

public utility company.  Implementation could be accomplished at the time of 

the corridor roadway improvements while the roadway construction in 

underway. 

 

 

D. Amortization. 

The Town Of Brookhaven can develop an amortization plan.  In the 

execution of this plan it is recognized that there are some uses which, due to 

their very nature, have serious objectionable characteristics and which do not 

meet the goals and objectives of this plan.  Special regulation of these uses 

may be necessary to ensure that these adverse effects will not contribute to the 

blighting or downgrading of the surrounding neighborhoods or land uses   
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An amortization of those uses not consistent with the goals and objectives 

of this plan would cease doing business within a specific period of time 

established by the Town Board.   

 
 

3. Town Code. 

The implementation of this plan will require the adoption of new Town 

Code provisions for a Main Street District land use and zoning.  Rezoning of 

parcels consistent with the Community Vision and the Plan should also be 

undertaken. 

A. Main Street District. 

A draft proposed Town Code for a new Main Street District zoning is 

provided as an addendum. 

 

 

B. D Residence. 

The use of this zoning district could be an asset to those existing 

residential dwellings along primary alternative access roads.   
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Addendums 
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Inventory 
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MONTAUK HIGHWAY CORRDOR LAND USE INVENTORY 

SCTM # Use Add. Use Tenants Vacancies Condition Improvements 
0200 82300 0800 080001 Retail 0 10 2 3 C&S on Montauk, 

No C&S on Titmus, 
Street trees on 
Montauk, No LS 

0200 82300 0800 066000 Industrial Storage 2 0 3 Co C&S, No LS, 
FY Parking, former 
Res. 

0200 82300 1000 004002 Office 0 1 0 1 C&S, LS, No FY 
Parking. 

0200 82300 1000 004003 Retail/Auto Office 1 0 1 C&S, LS, Street 
Trees, Bays to Rear, 
access to rear. 

0200 82300 1000 005000 Auto Storage 1 0 4 No C&S, No LS, 
Bays on Montauk 

0200 82300 1000 007000 
0200 82300 1000 008000 

Auto Storage 1 0 4 No C&S, No LS, 
Open Air Car Lot 

0200 82300 1000 009000 
0200 82300 1000 020000 

Restaurant Res. 2-3 
Tenants 

1 0 2 C&S, LS, No FY 
Parking, Dirt 
Parking 

0200 82300 1000 021001 Car Wash 0 1 0 2 C&S, Min LS 
0200 82400 0200 028000 Office ? 0 1 4 No C&S, No LS, 

No Parking, Res. 
Arch. 

0200 82400 0200 025000 Retail Acc Bldg 3 0 3 No C&S, No LS 
0200 82400 0200 027001 Retail 0 13 1 1 C&S, LS, 1 Access 
0200 82400 0300 055005 Gasoline 

Filling 
C Store 1 0 3 No C&S, No LS 

0200 82400 0400 026000 Restaurant 0 1 0 4 No C&S, No LS, 
No Parking 

0200 82400 0400 023000 
0200 82400 0400 024000 
0200 82400 0400 025000 

Auto Storage 1 0 4 No C&S, No LS, 
Fenced, No 
Frontage, No 
Parking 

0200 82400 0400 028000 Industrial Storage, 
Detached 
storage 

1 0 4 S poor on Montauk, 
No C, No C&S on 
Stuvesant, No LS, 
No Parking, Bays 
on Montauk 

0200 82400 0400 070000 Retail Res. in rear, 2-
3 tenants 

2 0 3 C&S on Montauk, 
No C&S on 
Broadway, No LS, 
Parking on SY 

0200 82400 0500 014000 Retail 0 1 0 1 C No S, No C&S on 
Broadway, Parking 
on SY, No LS 

0200 82400 0500 015000 Retail 2nd Sty. Res. 1 0 3 No C&S, No LS, 
Parking on SY 

0200 82400 0500 016000 Residential ?? 2-3 ?? 2 No C&S, No LS, 
Parking in FY 

0200 82400 0500 046000 
0200 82400 0500 048001 

Funeral 
Home 

2nd Sty, 
Res.??? 

1 0 2 No C&S, Min LS, 
Access on Old 
Montauk & 
Washington. 

0200 82400 0600 027000 Industrial Storage 0 0 4 Fenced Storage 
Yard, No C&S, No 
LS 
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0200 82400 0700 013000 Residential 0 1 0 2 Typ. Res. 
0200 82400 0700 014001 Industrial Storage 0 0 4 Fenced Boat 

Storage Yard, No 
C&S, No LS 

0200 82400 0700 014001 Residential 0 1 0 2 Typ. Res. 
       

SCTM # Use Add. Use Tenants Vacancies Condition Improvements 
0200 82400 0700 014002 Auto Storage/Depot 1 0 4 NO C&S, No LS, 

Bays on Montauk, 
Access to Old 
Montauk 

0200 82400 0800 001000 
0200 82400 0800 002002 

Civic/Post 
Office 

Storage 1 0 4 C&S, LS, No FY 
Parking, 2 access 

0200 82400 0800 003000 Retail 0 2 0 3 C&S, No LS, No 
FY Parking 

0200 82400 0800 009000 Retail 0 1 0 4 No C&S, No LS, 
Parking on SY 

0200 82400 0800 012000 
0200 82400 0800 026000 

Retail 2nd Sty. Res. 5 0 4 No C&S, No LS, 
Parking in FY & SY 

0200 82400 0800 018000 Residential 0 0 0 1 No C&S, Typ. LS. 
0200 82400 0800 019000 Retail SY Res. 0 1 4 No C&S, No LS 
0200 82400 0900 001000 
0200 82400 0900 004001 

Auto Storage 1 0 4 No C&S, No LS, 
Parking on Montauk 
in ROW, Sm. Office 

0200 82400 0900 004002 MF Res. MF Res. ?? ?? 4 C&S on Montauk, 
No LS, Parking on 
Denton & RY 

0200 82400 0900 005000 Industrial 0 1 0 4 C&S Poor, No LS, 
No Parking, Bays 
on Montauk 

0200 82400 0900 011000 Retail 2nd Res, RY 
Res. 

2 0 4 C&S Poor, No LS, 
Parking in ROW 

0200 82400 0900 012000 
0200 82400 0900 017000 

Retail Storage 1 0 3 C&S on Herkimer, 
No LS, Parking in 
ROW, Storage in 
RY 

0200 82400 0900 014000 Office RY Res. 1 0 3 C&S, LS on 
Prospect (Res.) 
Parking in ROW 

0200 82400 0900 015000 Retail 2nd Res., RY 
Res. 

1 0 3 C&S, No LS, 
Parking in ROW & 
in RY 

0200 82400 0900 018000 Auto Storage/Debris 1 0 4 NO C&S, No LS, 
No Parking 

0200 82400 1000 001000 Retail 0 1 0 3 C&S Poor, Parking 
in FY & SY, No LS, 
Former Res. 

0200 82400 1000 002000 Retail 0 0 1 4 No C&S, NO LS, 
No Parking 

0200 82400 1000 003000 Retail Storage 1 0 4 No C&S, No LS, 
No Paved Parking 

0200 82400 1000 004000 Industrial Storage 0 0 4 Gravel Parking Area 
& Storage, No 
C&S, No LS 

0200 82400 1000 005000 
0200 82400 1000 006000 

Industrial Storage/Debris 0 0 4 Fenced Storage 
Yard, No C&S, No 
LS 

0200 82400 1000 007000 Retail 2nd Sty. 
Res.??? 

1 0 3 No C&S, No LS, 
No Parking, Former 
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Res. 
0200 82400 1000 009000 Retail 2nd Sty. Res. 1 1 3 No C&S, Min LS, 

Parking on SY, 
Former Res. 

0200 82400 1000 012000 
0200 82400 1000 013001 
0200 82400 1000 013002 

Civic/Ambu
lance Co. 

0 1 0 4 C&S, LS, Parking 
in RY 

0200 82400 1000 014000 Residential 0 1 0 3 Typ. Res. 
0200 82400 1000 015000 Gasoline 

Filling 
Storage 1 0 4 No C&S, No LS, 

Bays on Montauk 
SCTM # Use Add. Use Tenants Vacancies Condition Improvements 

0200 82400 1000 019000 Gasoline 
Filling 

C Store 1 0 3 No C&S, No LS 

0200 82400 1000 020000 Auto 0 1 0 3 No C&S, No LS, 
Bays on Etna & 
Mastic 

0200 82400 1000 025000 
0200 82400 1000 026000 
0200 82400 1000 027000 
0200 82400 1000 028000 
0200 82400 1000 029000 
0200 82400 1000 030000 
0200 82400 1000 031000 

Civic/TOB 
Recreation 
Center 

Play Area 1 0 4 C&S, LS, SY 
Parking 

0200 82400 1000 044001 Commercial 
Center 

0 12 2 3 C&S, Min LS, 3 
Access, Parking on 
all Sides, Movies 

0200 82500 0100 019000 MF Res. 0 ??? ??? 2 C&S, LS 
0200 82500 0300 001001 Industrial SF Res./ 

Storage 
1 0 4 No C&S, No LS, 

No Paved Parking 
0200 82500 0300 001001 Industrial Storage 1 0 4 No C&S, No LS, 

No Parking 
0200 85100 0100 001000 Fast Food Drive 

Thru/outdoor 
seating 

1 0 2 C&S, Min LS 

0200 85100 0100 002000 
0200 85100 0100 003000 

Civic/Churc
h 

0 1 0 1 C&S, LS 

0200 85100 0100 004000 Industrial  0 1 0 3 C&S, No LS, On 
Street Parking 

0200 85100 0100 012000 MF Res. 0 ??? ??? 4 No C&S, No LS, 
Debris 

0200 85100 0100 021000 MF Res. 0 2-3 ??? 4 No C&S, No LS, 
No Driveway 

0200 85100 0100 026000 Residential 0 1 0 3 Typ. 
0200 85100 0200 003000 Retail 0 1 0 3 C&S, No LS 
0200 85100 0200 008000 Retail 3 0 0 2 C&S, FY LS, Inline 

Stores 
0200 85100 0200 010002 Retail/Office Office 3 0 3 C&S, Min LS, 

Parking in 
SY/Shared 

0200 85100 0200 010003 Office Office 2 1 3 C&S, No LS, 
Parking in 
SY/Shared 

0200 85100 0200 011000 Retail Tire sales 4 0 3 C&S, No LS, FY 
Parking, No Imp on 
Grand. 

0200 85100 0300 003001 Industrial 0 0 0 4 No Imp. 
0200 85100 0300 003002 Auto Repair Storage 1 0 4 LS, No FY Parking 
0200 85100 0300 004000 Industrial Storage 1 0 4 No Imp. 
0200 85100 0300 006001 Office 0 5 5 3 C&S, LS, Parking 
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in SY 
0200 85100 0300 010001 Industrial Storage 1 0 3 C&S, Min LS, 

Aluminum Bldg. 
0200 85100 0300 014001 Civic/Churc

h 
0 1 0 3 No C&S, No LS 

0200 85100 0300 025001 Retail 0 5 0 3 C&S, No LS, 
RY/SY Parking 

0200 85100 0300 027000 
0200 85100 0300 032001 

Retail Outdoor 
Seating 

9 2 4 C&S, Min. LS,  

0200 85100 0300 033000 
0200 85100 0300 034000 

Office 0 1 0 2 C&S, No LS, 
Shared Parking 

0200 85100 0300 034000 
0200 85100 0300 035000 

Retail 0 1 0 3 C&S, No LS, 
Shared Parking 

SCTM # Use Add. Use Tenants Vacancies Condition Improvements 
0200 85100 0300 036000 
0200 85100 0300 037000 
0200 85100 0300 038000 

Retail 0 3 0 3 C&S, FY LS, FY 
Parking 

0200 85100 0300 042000 Retail Storage 1 0 4 No C&S, No LS, 
FY Parking 

0200 85100 0300 043000 Retail 0 1 0 4 No C&S. No LS, 
FY & SY Parking,  

0200 85100 0300 044000 
0200 85100 0300 045000 

Retail 0 1 0 2 No C&S No LS, FY 
Parking 

0200 85100 0300 045000 Fast Food Drive Thru 1 0 1 Interior access 
0200 85100 0300 050002, 
0200 85100 0300 051000 
0200 85100 0300 053004 

Commercial 
Center 

Bank W/ Drive 
thru 

30 0 1 3 anchors, 1 U/c, 
interior access, 
National Retailers 

0200 85100 0300 051000 Residential 0 0 0 0 Historic House 
0200 85100 0300 053002 Retail/Auto Storage 3 1 4 C&S, No LS, 

Shared access,  
0200 85100 0400 017002 Fast Food 0 3 0 1 C&S, LS, 3 Access 
0200 85100 0400 018001 Fast Food Drive Thru 1 0 1 C&S, LS, 2 Access, 

Interior access 
0200 85100 0400 019000 Fast Food Drive Thru 1 0 1 C&S, LS, 2 Access, 

Interior access 
0200 85100 0400 021002 Office/Real 

Estate 
0 1 0 1 C&S, LS, 2 Access, 

Interior access, Res. 
0200 85100 0400 028001 Fast Food Drive Thru 1 0 2 C&S, LS, 2 Access 
0200 85100 0400 029000 Retail 0 5 2 4 C&S Poor, No LS, 

Former Res., No 
C/O 

0200 85100 0400 030001 Auto 0 1 0 1 C&S, LS, Overhead 
doors on Montauk 

0200 85100 0500 001000 Auto Storage 1 0 4 No C&S, No LS, 
No Parking, No C/o 

0200 85100 0500 001300 Industrial 0 0 0 4 Paved Parking 
0200 85100 0500 001400 Retail 0 2 0 4 No C&S, No LS, 

Parking in FY & SY 
0200 85100 0500 001500 Office Res. 1 0 3 No C&S, LS, 

Parking on Versa 
0200 85100 0500 018000 Retail/Office 0 2 0 3 No C&S, No LS, 

Res 
0200 85100 0500 032001 Retail 0 8 4 3 C&S, No LS, 2 

Access, CVS 
0200 85100 0600 001000 Gasoline 

Filling 
C Store 1 0 4 C, No S, No LS 

0200 85100 0600 009001 Retail/Office 0 2 0 3 No C&S, No LS, all 
Yard Parking 

0200 85100 0600 010000 Office 0 1 0 1 C&S, LS, RY 
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Parking, 2 access 
0200 85200 0100 025000 Retail 0 2 1 3 C&S, No LS, 

Interior access 
0200 85200 0100 026000 Retail Warehouse 1 0 2 C&S, FY LS, 

Interior access 
 

0200 85200 0100 050000 
0200 85200 0100 052001 

Retail/Auto Auto 2 0 4 No C&S, No LS, 
FY Parking, Bays to 
rear 

0200 85200 0100 053000 
0200 85200 0100 054000 

Retail/Office 0 2 2 4 No C&S, No LS 

0200 85200 0100 055000 
0200 85200 0100 056000 
0200 85200 0100 038000 

Retail 0 1 1 4 No C&S, No LS 

       
SCTM # Use Add. Use Tenants Vacancies Condition Improvements 

0200 85200 0100 057000 Retail Storage 1 0 4 No C&S, No LS 
0200 85200 0100 058000 
0200 85200 0100 060001 

Industrial Storage 1 0 4 No C&S, No LS, 
No Paved Parking 

0200 85200 0100 061000 Retail 0 3 0 3 No C&S, No LS 
0200 85200 0100 086000 Vacant/Clea

red 
0 0 0 0 None 

0200 85200 0100 063001 Gasoline 
Filling 

Repair/C Store 1 0 3 No C&S, No LS, 
Bays on Montauk, 
Junk Cars 

0200 85200 0100 064000 Retail 0 1 0 3 No C&S, No LS, 
FY Parking, Acc. 
Bldg. 

0200 85200 0100 066001 Office 2 
story 

0 4 0 1 C&S, LS 

0200 85200 0100 067000 Office 2 - Res. in 
Rear 

1 0 2 No C&S, No LS, 
No Parking 

0200 85200 0100 070001 
0200 85200 0100 071000 

Car Wash 0 1 0 1 C&S, Min LS, Bays 
face Montauk 

0200 85200 0100 075001 Retail 0 4 0 2 C&S, No LS, 
Parking in FY 

0200 85200 0100 079000 
0200 85200 0100 080000 
0200 85200 0100 081000 

Residential 0 1 0 3 Frontage on Hoover 

0200 85200 0200 001000 Auto Storage 1 0 2 C&S, FY LS, Bays 
on Montauk 

0200 85200 0200 006001 Retail Retail 2 0 2 No C&S, No LS, 
Access from Haven 

0200 85200 0200 007000 Retail/Office 0 4 0 3 No C&S, No LS, 
Parking on Haven 
SY 

0200 85200 0200 008000 Auto Storage 1 0 4 No C&S, No LS, 
Bays on Montauk, 2 
Access 

0200 85200 0300 005001 Retail 0 1 0 1 C&S, LS, no 
Montauk access 

0200 85200 0300 006000 Auto Storage 1 0 4 No Imp. 
0200 85200 0300 007000 MF Res. Debris 2-3 ?? 4 No Imp. 
0200 85200 0300 008000 Auto Storage 1 0 4 No C&S, No LS, 

Bays on Montauk, 2 
access 

0200 85200 0300 009001 Retail 0 2 0 3 C&S, No LS, FY 
Parking 

0200 85200 0400 001000 Restaurant Res. 1-2 1 1 3 No C&S, No 
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Tenants Parking, Former 
Res. 

0200 85200 0400 006000 Retail 0 1 0 3 C&S, No LS, 2 
Access 

0200 85200 0400 007000 Residential 0 1 0 3 No C&S, Typ. Res. 
LS, Access on 
Cedar 

0200 85200 0400 015000 Retail Storage 2 0 4 No C&S, No LS, 
No Parking, Former 
Res. 

0200 85200 0400 020000 Auto Detached Res. 
2-3 Tenants 

1 0 4 No C&S, No LS, 
Bays on Hawthorne, 
Parking in FY 

0200 85200 0500 002001 Auto 2nd Office 
RY Depot 

1 0 4 No C&S, No LS, 
Bays on Montauk, 
Parking in FY 

0200 85200 0500 003001 
0200 85200 0500 004001 

Auto/Industr
ial 

Storage 2 0 4 2 Res. Buildings, 
No C&S, No LS, 
Parking in FY 

0200 85200 0500 009002 Retail 0 1 0 1 C&S, Min LS 
0200 85200 0500 011002 
0200 85200 0500 012000 

Industrial Storage 2 0 4 No C&S, No LS, 
Bays on Montauk 

SCTM # Use Add. Use Tenants Vacancies Condition Improvements 
0200 85200 0500 015000 Office 0 1 0 4 No C&S, No LS 
0200 85200 0500 017002 
0200 85200 0500 017003 

Industrial 0 1 0 4 No C&S, Street 
Trees, No LS, 3 
Access 

 
 
 
 
 

LEGEND:   
Bays = BAY DOORS 
C = CURB 
C Store = CONVENIENCE STORE 
FY = FRONT YARD 
LS = LANDSCAPING 
Min. = MINIMAL 
Res. = RESIDENCE 
RY = REAR YARD 
S = SIDEWALK 
Storage = OUTDOOR STORAGE 
Sty. = STORY 
SY = SIDE YARD 
Ten. = TENANT 
Typ. = TYPICAL 

 
CONDITION: 
1 = Excellent 
2 = Good 
3 = Fair 
4 = Poor 
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MONTAUK HIGHWAY 
CORRDOR LAND USE 
AREA 

USE SQUARE 
FEET 

Retail 174,224 sq. ft. 
Commercial Center 315,180 sq. ft. 
Office 41,086 sq. ft. 
Fast Food 15,582 sq. ft. 
Gasoline Filling 10,036 sq. ft. 
Industrial 67,360 sq. ft. 
Residential 21,062 sq. ft. 
Mixed 5,281 sq. ft. 
Civic 3,813 sq. ft. 

 
NOTE: All information obtained from  
assessment records found in the Town Of  
Brookhaven Assessor’s Office. 
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Proposed Rezoning Parcels 
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REFERENCE # TAX MAP # 
FROM 
ZONE TO ZONE

MSD1 0200 78600 0400 021000 A1 D 

MSD2 0200 82200 0400 001000 A1 D 

MSD3 0200 82200 0400 002000 A1 D 

MSD4 0200 82200 0400 003001 A1 D 

MSD5 0200 82200 0400 003002 A1 D 

MSD6 0200 82200 0400 004000 A1 D 

MSD7 0200 82200 0400 005000 A1 D 

MSD8 0200 82200 0400 006000 A1 D 

MSD9 0200 82200 0400 007000 A1 D 

MSD10 0200 82200 0400 008000 A1 D 

MSD11 0200 82200 0400 009000 A1 D 

MSD12 0200 82200 0400 010000 A1 D 

MSD13 0200 82200 0400 011000 A1 D 

MSD14 0200 82200 0400 012000 A1 D 

MSD15 0200 82200 0400 013000 A1 D 

MSD16 0200 82200 0400 014001 A1 D 

MSD17 0200 82200 0400 014004 A1 D 

MSD18 0200 82200 0400 015000 A1 D 

MSD19 0200 82300 0100 024000 A1 D 

MSD20 0200 82300 0600 005000 A1 D 

MSD21 0200 82300 0600 011000 A1 D 

MSD22 0200 82300 0600 021000 A1 D 

MSD23 0200 82300 0600 023001 A1 D 

MSD24 0200 82300 0600 024000 A1 D 

MSD25 0200 82300 0600 025000 A1 D 

MSD26 0200 82300 0600 026000 A1 D 

MSD27 0200 82300 0600 027000 A1 D 

MSD28 0200 82300 0600 028003 A1 D 

MSD29 0200 82300 0600 029000 A1 D 

MSD30 0200 82300 0600 030000 A1 D 

MSD31 0200 82300 0600 031000 A1 D 

MSD32 0200 82300 0600 032000 A1 D 

MSD33 0200 82300 0600 033000 A1 D 

MSD34 0200 82300 0600 034000 A1 D 

MSD35 0200 82300 0600 035000 A1 D 

MSD36 0200 82300 0600 037001 A1 D 

MSD37 0200 82300 0600 038000 A1 D 

MSD38 0200 82300 0600 040000 A1 D 

MSD39 0200 82300 0700 001000 A1 D 

MSD40 0200 82300 0700 002000 A1 D 

MSD41 0200 82300 0700 003000 A1 D 

MSD42 0200 82300 0700 005001 A1 D 

MSD43 0200 82300 0700 006000 A1 D 

MSD44 0200 82300 0700 007000 A1 D 

MSD45 0200 82300 0700 008000 A1 D 

MSD46 0200 82300 0700 009000 A1 D 

MSD47 0200 82300 0700 010000 A1 D 

MSD48 0200 82300 0700 011000 A1 D 

MSD49 0200 82300 0700 012000 A1 D 



 95

MSD50 0200 82300 0700 053000 A1 D 

MSD51 0200 82300 0800 001000 A1 D 

MSD52 0200 82300 0800 002000 A1 D 

MSD53 0200 82300 0800 017000 A1 D 

MSD54 0200 82300 0800 019001 A1 D 

MSD55 0200 82300 0800 020000 A1 D 

MSD56 0200 82300 0800 033000 A1 D 

MSD57 0200 82300 0800 034000 A1 D 

MSD58 0200 82300 0800 035000 A1 D 

MSD59 0200 82300 0800 038000 J2 J6 

MSD60 0200 82300 0800 051001 A1 D 

MSD61 0200 82300 0800 052000 A1 D 

MSD62 0200 82300 0800 053000 A1 D 

MSD63 0200 82300 0800 054000 A1 D 

MSD64 0200 82300 0800 066000 J2 J6 

MSD65 0200 82300 0800 075000 A1 D 

MSD66 0200 82300 0800 078000 A1 J6 

MSD67 0200 82300 0800 080001 J2 J6 

MSD68 0200 82300 0800 081000 J2 J6 

MSD69 0200 82300 0800 082000 J2 J6 

MSD70 0200 82300 1000 004002 J2 J6 

MSD71 0200 82300 1000 004003 J2 J6 

MSD72 0200 82300 1000 005000 J2 J6 

MSD73 0200 82300 1000 007000 L1 J6 

MSD74 0200 82300 1000 008000 L1 J6 

MSD75 0200 82300 1000 009000 A1 J 

MSD76 0200 82300 1000 020000 J2 J 

MSD77 0200 82300 1000 021001 J2 J 

MSD78 0200 82400 0200 025000 J2 J 

MSD79 0200 82400 0200 027001 J2 J 

MSD80 0200 82400 0200 028000 J2 J 

MSD81 0200 82400 0300 018000 J2 J 

MSD82 0200 82400 0300 019000 J2 J 

MSD83 0200 82400 0300 020000 J2 J 

MSD84 0200 82400 0300 055005 J2 J 

MSD85 0200 82400 0400 026000 J2 J 

MSD86 0200 82400 0400 027000 J2 J 

MSD87 0200 82400 0400 028000 J2 J6 

MSD88 0200 82400 0400 070000 J2 J6 

MSD89 0200 82400 0500 014000 J2 J6 

MSD90 0200 82400 0500 015000 J2 J6 

MSD91 0200 82400 0500 016000 J2 J6 

MSD92 0200 82400 0500 046000 A1 J6 

MSD93 0200 82400 0500 048001 J2 J6 

MSD94 0200 82400 0600 013000 J2 J6 

MSD95 0200 82400 0600 014000 J2 J6 

MSD96 0200 82400 0600 015000  J6 

MSD97 0200 82400 0600 027000 J2 J6 

MSD98 0200 82400 0600 044000 J2 J6 

MSD99 0200 82400 0600 045002 J2 J6 

MSD100 0200 82400 0600 046001 J2 J6 
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MSD101 0200 82400 0600 047001 A1 J6 

MSD102 0200 82400 0700 013000 A1 MF1 

MSD103 0200 82400 0700 014001 A1 MF1 

MSD104 0200 82400 0700 014002 J2 MF1 

MSD105 0200 82400 0800 001000 J2 J 

MSD106 0200 82400 0800 002002 J2 J 

MSD107 0200 82400 0800 003000 J2 J 

MSD108 0200 82400 0800 007000 A1 J 

MSD109 0200 82400 0800 008000 A1 J 

MSD110 0200 82400 0800 009000 J2 J 

MSD111 0200 82400 0800 012000 J2 J 

MSD112 0200 82400 0800 013000 J2 J 

MSD113 0200 82400 0800 014000 J2 J 

MSD114 0200 82400 0800 015000 J2 J 

MSD115 0200 82400 0800 016000 J2 J 

MSD116 0200 82400 0800 017000 A1 J 

MSD117 0200 82400 0800 018000 J2 J 

MSD118 0200 82400 0800 019000 J2 J 

MSD119 0200 82400 0800 020000 A1 J 

MSD120 0200 82400 0900 001000 J2 MF1 

MSD121 0200 82400 0900 004001 A1 MF1 

MSD122 0200 82400 0900 004002 J2 MF1 

MSD123 0200 82400 0900 005000 J2 J6 

MSD124 0200 82400 0900 006000 A1 J6 

MSD125 0200 82400 0900 010000 A1 J6 

MSD126 0200 82400 0900 011000 J2 J6 

MSD127 0200 82400 0900 012000 J2 J6 

MSD128 0200 82400 0900 013000 J2 J6 

MSD129 0200 82400 0900 014000 J2 J6 

MSD130 0200 82400 0900 015000 J2 J6 

MSD131 0200 82400 0900 016000 J2 J6 

MSD132 0200 82400 0900 017000 J2 J6 

MSD133 0200 82400 0900 018000 J2 A1 

MSD134 0200 82400 1000 001000 J2 J6 

MSD135 0200 82400 1000 002000 J2 J6 

MSD136 0200 82400 1000 003000 J2 J6 

MSD137 0200 82400 1000 004000 A1 J6 

MSD138 0200 82400 1000 005000 J2 J6 

MSD139 0200 82400 1000 006000 J2 J6 

MSD140 0200 82400 1000 007000 J2 A2 

MSD141 0200 82400 1000 008000 J2 A2 

MSD142 0200 82400 1000 009000 J2 J6 

MSD143 0200 82400 1000 010000 J2 J6 

MSD144 0200 82400 1000 011000 A1 J6 

MSD145 0200 82400 1000 012000 A1 J6 

MSD146 0200 82400 1000 013001 J2 J6 

MSD147 0200 82400 1000 013002 J2 J6 

MSD148 0200 82400 1000 014000 J2 A2 

MSD149 0200 82400 1000 015000 J2 A2 

MSD150 0200 82400 1000 016000 J2 J6 

MSD151 0200 82400 1000 017000 J2 J6 
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MSD152 0200 82400 1000 018000 J2 J6 

MSD153 0200 82400 1000 019000 J2 A2 

MSD154 0200 82400 1000 020000 J2 J6 

MSD155 0200 82400 1000 044001 J2 J6 

MSD156 0200 82500 0300 001001 A2 A5 

MSD157 0200 82500 0300 025000 A2 A5 

MSD158 0200 82500 0300 026000 A2 A5 

MSD159 0200 85100 0100 001000 J2 J6 

MSD160 0200 85100 0100 002000 J2 J6 

MSD161 0200 85100 0100 003000 J2 J6 

MSD162 0200 85100 0100 004000 L2 J6 

MSD163 0200 85100 0100 005000 A1 J6 

MSD164 0200 85100 0100 006000 A1 J6 

MSD165 0200 85100 0100 007000 A1 J6 

MSD166 0200 85100 0100 008000 A1 J6 

MSD167 0200 85100 0100 009000 A1 J6 

MSD168 0200 85100 0100 010000 A1 J6 

MSD169 0200 85100 0100 011000 A1 J6 

MSD170 0200 85100 0100 012000 J4 MF1 

MSD171 0200 85100 0100 013000 A1 D 

MSD172 0200 85100 0100 014000 A1 D 

MSD173 0200 85100 0100 015000 A1 D 

MSD174 0200 85100 0100 016000 A1 D 

MSD175 0200 85100 0100 017000 A1 D 

MSD176 0200 85100 0100 018000 A1 D 

MSD177 0200 85100 0100 019000 A1 D 

MSD178 0200 85100 0100 020000 A1 D 

MSD179 0200 85100 0100 021000 A1 MF1 

MSD180 0200 85100 0100 022000 A1 MF1 

MSD181 0200 85100 0100 023000 A1 MF1 

MSD182 0200 85100 0100 024000 A1 MF1 

MSD183 0200 85100 0100 025000 A1 D 

MSD184 0200 85100 0100 026000 A1 MF1 

MSD185 0200 85100 0100 028001 A1 MF1 

MSD186 0200 85100 0100 029000 A1 D 

MSD187 0200 85100 0100 030000 A1 MF1 

MSD188 0200 85100 0200 003000 J2 J6 

MSD189 0200 85100 0200 005001 J2 J6 

MSD190 0200 85100 0200 005002 J2 J6 

MSD191 0200 85100 0200 006000 J2 J6 

MSD192 0200 85100 0200 007000 J2 J6 

MSD193 0200 85100 0200 008000 J2 J6 

MSD194 0200 85100 0200 010002 J2 J6 

MSD195 0200 85100 0200 010003 J2 J6 

MSD196 0200 85100 0200 011000 J2 J6 

MSD197 0200 85100 0200 012000 J2 J6 

MSD198 0200 85100 0200 013000 J2 J6 

MSD199 0200 85100 0200 014000 J2 J6 

MSD200 0200 85100 0200 015000 J2 J6 

MSD201 0200 85100 0200 016000 J2 J6 

MSD202 0200 85100 0200 017000 J2 J6 
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MSD203 0200 85100 0200 018000 J2 J6 

MSD204 0200 85100 0200 019000 J2 J6 

MSD205 0200 85100 0200 020000 J2 J6 

MSD206 0200 85100 0200 021000 J2 J6 

MSD207 0200 85100 0200 022000 J2 J6 

MSD208 0200 85100 0200 023000 J2 J6 

MSD209 0200 85100 0200 024000 J2 J6 

MSD210 0200 85100 0200 025001 J2 J6 

MSD211 0200 85100 0200 025002 J2 J6 

MSD212 0200 85100 0200 026000 J2 J6 

MSD213 0200 85100 0200 027000 J2 J6 

MSD214 0200 85100 0300 003001 J2 J6 

MSD215 0200 85100 0300 003002 J2 J6 

MSD216 0200 85100 0300 004000 L1 J6 

MSD217 0200 85100 0300 006001 J2 J6 

MSD218 0200 85100 0300 007000 J2 J6 

MSD219 0200 85100 0300 008000 L1 J6 

MSD220 0200 85100 0300 010001 L1 J6 

MSD221 0200 85100 0300 011000 J2 J6 

MSD222 0200 85100 0300 012000 J2 J6 

MSD223 0200 85100 0300 014001 L1 J6 

MSD224 0200 85100 0300 025001 J2 J6 

MSD225 0200 85100 0300 027000 J2 J6 

MSD226 0200 85100 0300 032001 J2 J6 

MSD227 0200 85100 0300 033000 J2 J6 

MSD228 0200 85100 0300 034000 J2 J6 

MSD229 0200 85100 0300 035000 J2 J6 

MSD230 0200 85100 0300 036000 J2 J6 

MSD231 0200 85100 0300 037000 J2 J6 

MSD232 0200 85100 0300 038000 J2 J6 

MSD233 0200 85100 0300 039000 J2 J6 

MSD234 0200 85100 0300 040000 J2 J6 

MSD235 0200 85100 0300 041000 J2 J6 

MSD236 0200 85100 0300 042000 J2 J6 

MSD237 0200 85100 0300 043000 J2 J6 

MSD238 0200 85100 0300 044000 J2 J6 

MSD239 0200 85100 0300 045000 J2 J6 

MSD240 0200 85100 0300 051000 J2 J 

MSD241 0200 85100 0300 054000 J2 J6 

MSD242 0200 85100 0400 021002 J2 J6 

MSD243 0200 85100 0400 022000 J2 D 

MSD244 0200 85100 0400 023000 J2 D 

MSD245 0200 85100 0400 024000 J2 D 

MSD246 0200 85100 0400 025000 A1 D 

MSD247 0200 85100 0400 026000 A1 D 

MSD248 0200 85100 0400 028001 J2 J6 

MSD249 0200 85100 0400 029000 A1 J6 

MSD250 0200 85100 0400 030001 J2 J6 

MSD251 0200 85100 0400 030002 J2 J6 

MSD252 0200 85100 0400 031000 A1 D 

MSD253 0200 85100 0400 032000 A1 D 
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MSD254 0200 85100 0400 033000 A1 D 

MSD255 0200 85100 0400 034000 A1 D 

MSD256 0200 85100 0400 035000 A1 D 

MSD257 0200 85100 0400 036000 A1 D 

MSD258 0200 85100 0400 037000 A1 D 

MSD259 0200 85100 0500 001000 A1 J6 

MSD260 0200 85100 0500 002000 J2 J6 

MSD261 0200 85100 0500 003000 A1 D 

MSD262 0200 85100 0500 004000 A1 D 

MSD263 0200 85100 0500 005000 A1 D 

MSD264 0200 85100 0500 006000 A1 D 

MSD265 0200 85100 0500 007000 A1 D 

MSD266 0200 85100 0500 008000 A1 D 

MSD267 0200 85100 0500 009001 A1 D 

MSD268 0200 85100 0500 009002 A1 D 

MSD269 0200 85100 0500 010000 A1 D 

MSD270 0200 85100 0500 011000 A1 J6 

MSD271 0200 85100 0500 012000 J2 J6 

MSD272 0200 85100 0500 013000 J2 J6 

MSD273 0200 85100 0500 014000 J2 J6 

MSD274 0200 85100 0500 015000 J2 J6 

MSD275 0200 85100 0500 016000 J2 J6 

MSD276 0200 85100 0500 017000 J2 J6 

MSD277 0200 85100 0500 018000 J2 J6 

MSD278 0200 85100 0500 019000 A1 J6 

MSD279 0200 85100 0500 032001 J2 J6 

MSD280 0200 85100 0600 001000 J2 J6 

MSD281 0200 85100 0600 004002 J2 J6 

MSD282 0200 85100 0600 007001 J4 J6 

MSD283 0200 85100 0600 008001 J2 J6 

MSD284 0200 85100 0600 009001 J2 J6 

MSD285 0200 85100 0600 010000 J2 J6 

MSD286 0200 85100 0600 011000 J2 J6 

MSD287 0200 85100 0600 012000 J2 J6 

MSD288 0200 85100 0600 013000 J4 J6 

MSD289 0200 85100 0600 042000 A1 J6 

MSD290 0200 85200 0100 025000 J2 J 

MSD291 0200 85200 0100 026000 J2 J 

MSD292 0200 85200 0100 027000 J2 J 

MSD293 0200 85200 0100 028000 J2 J 

MSD294 0200 85200 0100 029000 J2 J 

MSD295 0200 85200 0100 030000 J2 J 

MSD296 0200 85200 0100 031000 J2 J 

MSD297 0200 85200 0100 032000 J2 J 

MSD298 0200 85200 0100 033000 J2 J 

MSD299 0200 85200 0100 034000 J2 J 

MSD300 0200 85200 0100 035000 J2 J 

MSD301 0200 85200 0100 036000 J2 J 

MSD302 0200 85200 0100 037001 J2 J6 

MSD303 0200 85200 0100 037002 J2 J6 

MSD304 0200 85200 0100 038000 J2 J 
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MSD305 0200 85200 0100 039000 J2 J 

MSD306 0200 85200 0100 040000 J2 J 

MSD307 0200 85200 0100 041000 J2 J 

MSD308 0200 85200 0100 042000 J2 J 

MSD309 0200 85200 0100 043000 J2 J 

MSD310 0200 85200 0100 044000 J2 J 

MSD311 0200 85200 0100 045000 J2 J 

MSD312 0200 85200 0100 046000 J2 J 

MSD313 0200 85200 0100 047000 J2 J 

MSD314 0200 85200 0100 048000 J2 J 

MSD315 0200 85200 0100 049000 J2 J 

MSD316 0200 85200 0100 050000 J2 J 

MSD317 0200 85200 0100 052001 J2 J 

MSD318 0200 85200 0100 053000 J2 J 

MSD319 0200 85200 0100 054000 J2 J 

MSD320 0200 85200 0100 055000 J2 J 

MSD321 0200 85200 0100 056000 J2 J 

MSD322 0200 85200 0100 057000 J2 J 

MSD323 0200 85200 0100 058000 J2 J 

MSD324 0200 85200 0100 060001 J2 J 

MSD325 0200 85200 0100 061000 J2 J 

MSD326 0200 85200 0100 062000 J2 J 

MSD327 0200 85200 0100 063001 J2 J6 

MSD328 0200 85200 0100 064000 J2 J6 

MSD329 0200 85200 0100 066001 J2 J6 

MSD330 0200 85200 0100 067000 J2 J6 

MSD331 0200 85200 0100 071001 J2 J6 

MSD332 0200 85200 0100 075001 J2 J6 

MSD333 0200 85200 0100 076000 J2 J6 

MSD334 0200 85200 0100 077000 J2 J6 

MSD335 0200 85200 0100 078000 J2 J6 

MSD336 0200 85200 0100 079000 J2 J6 

MSD337 0200 85200 0100 080000 J2 J6 

MSD338 0200 85200 0100 081000 J2 J6 

MSD339 0200 85200 0100 083001 J2 J6 

MSD340 0200 85200 0100 083002 J2 J6 

MSD341 0200 85200 0100 086000 J2 J 

MSD342 0200 85200 0100 087000 A J6 

MSD343 0200 85200 0100 088000 A J6 

MSD344 0200 85200 0100 089000 A J6 

MSD345 0200 85200 0100 090000 A J6 

MSD346 0200 85200 0100 091001 A J6 

MSD347 0200 85200 0100 091002 A J6 

MSD348 0200 85200 0100 092000 A1 J 

MSD349 0200 85200 0200 001000 J2 J6 

MSD350 0200 85200 0200 002000 J2 J6 

MSD351 0200 85200 0200 003000 J2 J 

MSD352 0200 85200 0200 004000 J2 J 

MSD353 0200 85200 0200 006001 J2 J 

MSD354 0200 85200 0200 007000 J2 J 

MSD355 0200 85200 0200 008000 J2 J 
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MSD356 0200 85200 0200 009000 A1 J 

MSD357 0200 85200 0300 005001 J2 J 

MSD358 0200 85200 0300 006000 A1 J 

MSD359 0200 85200 0300 007000 A1 J 

MSD360 0200 85200 0300 008000 J2 J 

MSD361 0200 85200 0300 009001 J2 J 

MSD362 0200 85200 0300 010001 A1 J 

MSD363 0200 85200 0300 011001 A1 J 

MSD364 0200 85200 0300 013002 J2 J 

MSD365 0200 85200 0300 064001 J2 J 

MSD366 0200 85200 0400 001000 J2 J6 

MSD367 0200 85200 0400 002000 A1 J6 

MSD368 0200 85200 0400 005000 A1 J6 

MSD369 0200 85200 0400 006000 J2 J6 

MSD370 0200 85200 0400 007000 A1 J6 

MSD371 0200 85200 0400 008000 A1 J6 

MSD372 0200 85200 0400 009000 A1 J6 

MSD373 0200 85200 0400 012000 A1 J6 

MSD374 0200 85200 0400 013000 A1 J6 

MSD375 0200 85200 0400 014000 A1 J6 

MSD376 0200 85200 0400 015000 J2 J6 

MSD377 0200 85200 0400 016000 J2 J6 

MSD378 0200 85200 0400 017000 A1 J6 

MSD379 0200 85200 0400 018000 A1 J6 

MSD380 0200 85200 0400 020000 J2 J6 

MSD381 0200 85200 0400 022001 A1 J6 

MSD382 0200 85200 0400 023000 A1 J6 

MSD383 0200 85200 0500 002001 J2 J6 

MSD384 0200 85200 0500 003001 A1 J6 

MSD385 0200 85200 0500 004001 J2 J6 

MSD386 0200 85200 0500 005001 J2 J6 

MSD387 0200 85200 0500 006001 A1 J6 

MSD388 0200 85200 0500 007000 A1 J6 

MSD389 0200 85200 0500 008001 A1 J6 

MSD390 0200 85200 0500 009002 J2 J6 

MSD391 0200 85200 0500 009003 J2 J6 

MSD392 0200 85200 0500 011002 J2 J6 

MSD393 0200 85200 0500 012000 A1 J6 

MSD394 0200 85200 0500 013000 A1 J6 

MSD395 0200 85200 0500 014000 A1 J6 

MSD396 0200 85200 0500 015000 J2 J6 

MSD397 0200 85200 0500 017002 A1 J6 

MSD398 0200 85200 0500 017003 A1 J6 

MSD399 0200 85200 0600 040000 A1 A2 

MSD400 0200 85300 1000 001000 A1 A2 

MSD401 0200 85300 1000 002000 A1 A2 

MSD402 0200 88000 0200 002001 A1 D 

MSD403 0200 88000 0200 002002 A1 D 

MSD404 0200 88000 0200 003000 A1 D 

MSD405 0200 88000 0200 004000 A1 D 

MSD406 0200 88000 0200 005000 A1 D 
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MSD407 0200 88000 0200 006000 A1 D 

MSD408 0200 88000 0200 007000 A1 D 

MSD409 0200 88000 0200 008000 A1 D 

MSD410 0200 88000 0200 034000 A1 D 

MSD411 0200 88000 0200 035000 A1 D 

MSD412 0200 88000 0200 036000 A1 D 

MSD413 0200 88000 0200 037000 A1 D 
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Vision Report 
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William Floyd Community Summit, The Chamber of Commerce of the Mastics 
& Shirley, Town of Brookhaven, Suffolk County 

Submitted by: 
ADL III Architecture in association with Vision Long Island 

Disclaimer 
Tlte contents of this report represent tl' I! knowledge, experience and txptrlist oflhe citizens and Quthors in providing Ideas and 
concepts /0 Improve safety, access, fflobJ/lty atld livability throllgh IITle/scaping, transit, walking, bicycling and Oll"tf traffic 
management strategies. This report does not const/llile IJ slandar~ specljlcatlon, or regulation; it is not Intended to be tlsed as a basis 
for establishing clvlllinbl/ity. The decision to lise a particlilar measure s/,ould be mode 0" th e basis 0/ an tllg/neerlng study o/tlte 
location. This report is not a subs/llt1le/or sotlnd englneeringjtldgltJellt. Adhtrl!IIce 10 the prlnciples/oulld 111 litis report C(1n lead to 
an overall Improvement/II neighbor/rood and commullity livabllity and traffic safety. 
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Part One 

Introduction, Summary 
and 

Existing Conditions 

Montauk Highway. Over the years Montauk Highway has changed from a historical 
community hub to its present incarnation as a busy thoroughfare with traffic added 
volume, speed and confusion. Increasing traffic and parking demands have brought 
an abundance of signs, graying parking lots and an aging infrastructure. Many new 
buildings in the area have been built as a result of reactive planning, rather than a pro· 
active community vision. The Montauk Highway of the future is to be built 
upon a developed community vision. 
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Introduction 

In early February 2002, the Mastics and Shirley residents took part in a series of walking audits, 
workshops, training sessions, design studios and public presentations. The work focused on developing 
town streetscape plans for Montauk Highway, including both the street itself and the land b'iffering it on 
either side. 

This report summarizes four days of work, ftm, and creativity by more than 500 people who gathered 
together breathing new life, color, safety and efficiency into this growing community. As they worked 
together to envision a new streetscape, participants were asked to consider all land uses, transportation 
modes, recreation, shopping, entertainment, residential, housing and other service needs in the study 
area. 

AIJL III Architecture, Inc. led a design team that conducted interviews, observations and facilitated a 
series of ten events with a spectrum of Town of Brookhaven residents, property owners, retailers, staff. 
elected offiCials and other stakeholders. 

Among the issues raised and discussed: Community Driven Process. Ten separate 
events packed into a four-day public process 
allowed over 500 residents to create a vision for 
Montauk Highway. Reams of dreams and talent 
emerged from tables. Youth, adults, and area 
professionals added essential points and details to 
the fmal plan. 

• 

• 

• 

• 

• 

• 
• 
• 
• 
• 
• 

• 
• 

Creation of a public plaza, with a town statue 
benches, gardens, decorative pavement, green 
space and drinking fountains. 
Definition of the Mastics and Shirley's "100% 
location", i.e. a place where many desirable 
elements converge. Workshop participants 
specifically cited the need for a social public 
gathering space and teen areas. 
Improved efficiency and performance of 
Montauk Highway for moving area and local 
traffic. 
Improved access and safety of motorists, 
pedestrians and bicyclists. Bike lanes, wide 
sidewalks. 
Elimination of ugly graying space. It was felt 
that the addition of more green space would 
create more pride in the town. 
Improved pedestrian access to key retail properties. 

Vision drives design. Towns across America are 
learning that with a coordinated, locally 
developed vision former impossible dreams 
become reality. New energy and new 
commitment resu1t from a town that unifies and 
builds its dreams together. Former negative 
energy is transformed into positive, collective 
community-building spirit. In the end residents 
are proud, productive and happy. 

Creation of improved ways to cross Montauk Highway and other principle roadways. 
Reduced travel speed to more appropriate and safe speeds of 30 mph along Montauk Highway. 
Addition of improved traffic management tools and gateways, such as medians and roundabouts 
Aesthetic improvements to include attractive street lamps, trees. 
Aesthetic, functional aUeys linking Montauk Highway commercial properties to a town plaza and 
parking. 
Elimination of unsightly utilities and other poorly located objects. 
Cleanliness and maintenance, including commercial code enforcement. 
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Questions: Can the slowly evolving Mastics and Shirley community better embrace its future through 
planned growth? Can the driving, walking, bicycling and transit experiences be built and changed in a 
way that embrace the history and philosophy of settlers, while building in missing elements of a 
community life? In recent years, some buildings, traffic management decisions and land uses in the 
downtown have resulted in unhappy places and dissatisfied residents. 

Town Making Process. Nationwide, new and "as old as the hills" methods of town and street design are 
offering citizens exciting new prospects for building lively, yet quiet, pleasant places to assemble, shop, 
be entertained and associate with friends and strangers. A new process using highly interactive workshops 
is .ebuilding trust and partnerships, allowing many new formerly forbidden dreams to be achieved. 

Place Making. Collectively the caretakers and stakeholders of the downtown and adjoining 
neighborhoods seek a missing sense of place. This place should offer the Mastics and Shirley community 
a mix of public social life, vibrancy, activity, identity and purpose. Although Smith Point Counly Park, 
hosts some wonderful seasonal events and provides much needed recreational space in the area, it is not 
located within a comfortable walking distance of the commercial district. Today there is no central, 
organized, attractive place to hold festivals, or to linger and relax in a retail space away from the noise of 
traffic. Young children and teens lack a place where they feel comfortable and can be observed and cared 
for. The commercial district is not currently friendly to people with disabilities and older seniors. 

Auto Traffic. Auto traffic and the need for parking dominate current space use. This saturation will be 
addressed through traffic management in the area, but no amount of 'tweaking' will reduce current traffic 
congestion on Montauk Highway. Alternatives to both driving space and travel modes in the corridor are 
badly needed. 

Proper speed is dictated by a combination of improved geometries, operations, tree canopies and building 
types. Motorist/pedestrian conflicts in higher speed areas will be addressed. Innovative techniques in 
street making will add more green space, reduce impervious surfaces and provide more planter strips, 
medians with turning pockets, walkways, and sitting places. 

Designers will build vistas terminating in attractive roundabouts, and will give more emphasis to moving 
people with bikes and foot power. Pedestrians, bicycles and transit will make up a higher percentage of 
travel modes. 

Parking and driving will be easier and more convenient. "Way finding" (i.e. the ability to get from one 
location to another quickly) and locating parking lots will be easier, street crossings will be simplified and 
better channeled. Walking from existing neighborhood streets to the town center, civic buildings and 
commerce will be more secure, fun and rewarding. 

Vision vs. Reality. Today the visitor in a car sees graying, poorly landscaped parking lots, heavily 
congested roads, utility poles, and ponding water. Montauk Highway and other principal roadways suffer 
from the lack of planning and vision that exemplify much of the past forty years. Residents and workshop 
participants were unanimous in their priorities. The great majority seeks a quieter village atmosphere with 
places of beauty that are restful, comfortable, welcoming and serene. 
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Today, walking is unsafe, uncomfortable and unwelcoming. There is a lack of safe walking or bicycling 
access to crossing Montauk Highway. Waiting for transit is uncomfortable in most places. Shade is 
limited. There is nO clear sense of place making, uniformity or identity. 

Most noticeably, traffic speeds through places important for social and civic events. For the purpose of I 
chis study ADL ill Architecture concentrated on methods to create place, making use of improved land I 
development, bringing streets into a healthy, appealing form, keeping traffic in motion, and generating a 
clean, attractive, walkable, welcoming environment. 

Montauk Highway To Create Missing Town Potential. The vision most people have for Montauk ,~ 
Highway is unifonn. Each segment of the community seeks a street and public area that completes a 
sense of village life. Montauk Highway will transfonn driving into a safe, orderly, steady progression of 
movement through the community. 

Public Consensus: Workshop participants expressed a remarkable degree of public consensus on key 
topics, and provided an effective forum to explore other planning and design ideas that should help shape 
the future development of a village center. The William Floyd Community Summit, and other sponsors 
of this workshop would like to see this public consensus achieving process refined and appl ied to this and 
many future concerns sllch as land use, transportation and other community and natural habitat 
development or preservation issues. 

The process identified missing elements transfonning the Montauk Highway area into a more attractive, 
functional, safe and enjoyable place to work, shop, be entertained and live. Developed properly, the area 
will function as a center of public activity, hosting new public space, businesses, services and 
entertainment and providing better linkages, sidewalks, parks and streetscapes. By providing new 
opportunities for interaction, the changes will bring more people to the area. 

Study Area 
The study area includes aHland inside the following boundaries: all of Montauk Highway (both the street 
itself, the land buffering it on either side) from William Floyd Parkway to the West and Barnes Road to 
the East. 

Participants were asked to include all land use, linkages, transportation, recreation, shopping, 
entertairunent, residential and other service needs in this study. 
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A Visual Survey of Existing Conditions on Montauk Highway 

Community residents seek bike lanes and lower auto speed 

Very wide roads with no landscaping or beautification Poorly orchestrated parking and lack of green space 

Environmental assets not adequately accessed Active businesses not unified 
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Part Two 

~rinciples 

And 
Process 

Public Process Develops Ownership 
The plan started without preconceived notions other than that consensus would be 
built from a common developed vision. The ten separate events gave people many 
ways to contribute, learn and network. This same process can also be applied to even 
tougher community development decisions. 

I • 
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Principles 
The principles of walkable communities were 
reflected in training presentations conducted 
during the event. These are general principles 
tbat are pertinent to the development of walk able 
places in many communities. 

The principles for creating walkable 
communities are not new. Many older cities are 
excellent examples of planning and design that 
encourage walking. Many people love to visit 
great cities such as New York City, San 
Francisco, and Boston because they are vibrant, 
joyful, and alive with people. These exciting 
communities experience high levels of traffic 
congestion, but they also enjoy high levels of 
pedestrian use. 

But somewhere along the path to the present, 
accommodating vehicles became a priority so 
demanding that the new ways of building place 
evolved. Pedestrians, if accommodated at all, 
were treated as impediments to traffic flow. 
Streets grew wider, with more lanes. Access to 
goods and services without a vehicle became 
difficult, if not impossible. 

In many cases, beautiful old neighborhoods were 
pierced by wide, sterile strips of asphalt. People 
moved. Neighborhoods deteriorated. The tax 
base eroded and the street no longer paid for 
itself. Fewer people walked. Pride of place 
disappeared. 

Now communities are seeking a different 
emphasis. The lesson lies in the past: properly 
designed streets foster community. The impact 
of traffic and street design on community values 
is being evaluated. Communities want issues of 
public safety and security, community cohesion, 
environmental compatibility, preservation of 
historic and cultural resources and visual quality 
considered when streets are developed. 

Context Sensitive Design 
The engineering community is responding by 
evaluating street designs within the context of 
the needs of communities. This approach has 
been labeled 'Context Sensitive Design' by 
many professionals, and is promoted by federal 
agencies and many states. The term defines an 
approach to transportation decisioil-making that 
is: 

• Visionary - How will things look and 
work in the future 

• Considerate of community values 

• Addresses the interaction between 
highway and adjacent areas 

Context sensitive design is not a new set of 
street standards to be applied in certain 
situations. It is a mindset that encourages the 
design of transportation facilities as places for 
people that are representative of the values of 
the community, and that are in harmony with 
the surrounding landscape and land use. The 
flexibility to achieve this people-friendly 
design exists already within the standards and 
guidance used by engineers. 

9 
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"Pedestrians are the lifeblood of our urban 
areas, especially in the downtown and other 
retail areas. In general, the most successful 
shopping sections are those that provide the 
most comfort and pleasure for pedestrians. " 
American AssociAtion of State Highway Officials, A Policy on 
Geometric Design of HighwllYs and Streets. 1994 

The pages that follow discuss the principles of 
planning and designing for walkable 
communities. It is through careful selection of 
the elements of the street and attention to detail 
that truly wonderful, walkable places are 
created. 

Principle #1 - Walking Distance 
In a waUcable community, a range of residential, 
leisure, commercial and educational activities 
focus around a one-quarter mile radius. Most 
people will walk up to \II mile for errands, 
visiting or other purposes. In attractive areas, 
walking distances will extend up to half mile 
and more. Land use must be managed to create a 
variety of attractions in one place, i.e. village 
centers. To keep these spaces alive, vital and 
fun, it is essential to mix activities. Often many 
activities are combined in one building or block. .I' 

Principle #2 - Reduced Speed 
Roadway speeds must be moderate (20-25 mph 
are most common). Landscaping (street trees) 
and medians, combined with bike lanes and on­
street parking, help convert formerly wide, 
multi-lane roads into more tame, people-focused 
places. Wide sidewalks in downtown areas are 
essential to support transit and walking. These 
treatments effectively convert high-speed 
roadways into quieter places, supportive of 
walking and bicycling. Curbs, gutters and 
drainage facilities are not impacted with these 
changes. On two-lane roads speeds are set by 
prudent, rather than impulsive drivers. For 
additional detail see (www.walkable.orgiRoad 
Diets). 

, 
j 
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Principle #3 - Landscaped Edges 
and Walkways 
In village areas, landscaping is needed on both 
sides of each sidewalk to buffer walkways from 
streets and parking areas. In light shopping 
areas, sidewalk widths as little as 8-10 feet are 
common. A width of 5 feet is an absolute 
minimum for anything but solo walking. Six feet 
is required when walkways are attached to 
curbs. Shopping districts require sidewalk 
widths of 8-16 feet or more for anticipated 
volumes. 

Sidewalks are needed on both sides of streets. 
Sidewalks are most often set back from 
roadways 6 to 20 feet in suburban areas. Parking 
lots should be buffered and hidden using 
attractive visual landscaped screens. Fences 
should be minimized or eliminated. The 
combination of low shrubs and raised borders 
screens large gray areas of parking lot asphalt, 
and enhances security. Low shrubs and open · 
landscaping are important in maintaining space 
with no hiding places. 

Principle #4 - Well-Connected, 
Easy Crossings 
Walkable neighborhoods or urban centers 
require high levels of connectivity and ease in 
crossing streets safely. For variety, route choice 
and ease of travel, pedestrians need many 
connections. Pedestrians will walk up to 150 feet 
out of the way to find good points to cross main 
streets. Therefore, organized crossings are 
needed each 300 feet along main street 
environments. Medians and curb extensions help 
define safe, visible and inviting crossings that 
will be well used. 

When main streets are overly wide with high 
speed/volume traffic, refuge islands and medians 
are needed to assist pedestrian crossings. 
Medians can be orchestrated in many locations 
to help reduce the number of conflicts that 
pedestrians must identity and avoid. Pedestrians 
should not be required to stand unprotected in 
center lanes to wait for gaps in traffic. 

People feel most comfortable w"alking when 
buffered from both the street and parking lots. 
Measure your own comfort in walking along 
these two walks (pictured above). Note these 
walkways are across the street from one 
another. One sidewalk gets more use than the 
other. Smart retailers install well-designed 
walks. 
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driveways and demand of left turning 
vehicles is high, then refuge island design can be 
applied 

Off-street parking can be converted to parallel or 
diagonal parking (on side streets). Improved use 
of space benefits retailers and developers by 
creating more convenient parking. 

Principle #5 - Design for Basic 
Human Needs 
Successful places of any size or scale address a 
compliment of five basic human needs. These five 
elements should be considered at both the micro­
and macro-levels. Whether trying to market a 
barbershop, restaurant, movie theatre, theme park, 
transit delivery system, neighborhood or 
commercial district, all human beings respond to 
high levels of the following elements: 

1. Security 
2. Convenience 
3. Efficiency 
4. Comfort 
5. Welcome 

Security 
Designers must provide for both real and 
perceived security. Many "eyes on the street" are 
needed. These "eyes" are provided from nearby 
buildings, by abundance of human activity, 
through open landscaping and other design. 
Typical blank walls and building setbacks weaken 
the feeling of security. 

The feeling of personal security takes many 
forms. The most important ingredient is the 
presence of many people. Noisy, congested, 
fume-filled streets lead to an erosion of the 
presence of people and enjoyable place. Street 
design to induce low speeds and steady 
movement of traffic is critical to interactive 
place. 
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Convenience 
To be useful and functional, streets should provide 
access to most of the commercial needs of 
community residents and visitors. Once cars are 
parked, there should be no need to climb back into 
them for more shopping or other errands. 

Most people working in retail shops should be 
welcomed to own residences in the immediate 
neighborhood and walk or ride bicycles to their 
work places. The original town center has historic 
and compact form, allowing high levels of walking 
and bicycling convenience. In recent years many 
people have moved from the central town area, 
creating long and inefficient patterns of travel. 

Efficiency 
People seek ways to make efficient use of their 
time and money. Affordable pricing hinges on 
maximizing use of land, buildings and place. Wide -
spacing and full separation between land uses, 
poorly located parking and transit stops and other 
elements of isolation lead to low efficiency. 
Walking efficiency is fully dependent on short 
distances between multiple vendors and services . 
More compact land use achieves missing 
efficiency. This efficiency can be clustered in 
pedestrian pockets, tight combinations of public 
space, shops, work places and residential areas. 

Comfort 
Comfort for the motoring public is largely met in 
climate controlled, lumbar supported, sound 
dampened car environments. Goods are carried in 
trunks of cars. Trash is temporarily stored in litter­
bags, and restrooms are often toe-upon-accelerator 
away. In sharp contrast, pedestrians find their 
needs met through shady streets with wind breaks, 
conven ient placement of stores, green buffers to 
the speed of cars and emptiness of parking lots, 
occasional benches for sitting, litter canisters, and 
clean, conveniently placed rest rooms, water 
fountains, gardens and other quality details of built 
urban environments. 

Successful streets attract stores with large 
windows facing the street, people gathered 
around tables, and others standing On street 
corners. Security is based on having many 
others around, and lots of windows and eyes on 
the street. 

When walking was the primary means of 
mobility, towns were laid out with compact, 
convenient form. Only with the advent of autos 
did city planners forget the importance of 
keeping intact walking scale vii/ages. 

Efficiency is achieved when buildings supply 
space for the many and varied goods and 
services of a fully functional vii/age center. 
Housing, stores, post office, bank, outdoor 
sealing, transit and other elements are all 
present in a compact village center. This mixed­
use building at Orenco Station in Portland, 
Oregon, meets many of the needs of residents 
and visitors. The variety of stores keeps the 
street lively. Many eyes on the street add to the 
security. 

13 
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Welcome 
Welcome is achieved when people are invited to 
attractive, relaxing places through close 
attention to detail. Gateway entries, colorful 
buildings and awnings, well kept walkways, 
public art, and nicely landscaped streets are 
building blocks of welcome. Festive activities, 
diversity, choice, quality smells and sounds, low 
traffic speeds, clean, well-kept environments add 
to welcome. Screening utility vau lts, dumpsters, 
parking lots and other elements that offend the 
senses are also important factors in welcoming 
people to the area. 

For decades pedestrian-scale street lamps were 
viewed by road building agencies as frill and 
fluff. Today, smart communities work to add 
benches, low-level lighting, bike racks, 
decorative features and other amenities to build 
welcoming environments. The estimated 10-
15% increase in cost is repaid through increased 
business, tourism, pride and community spirit. 
Senses of place and belonging are only achieved 
by adding the extra cost to projects. Streets 
should be viewed as living rooms or front 
porches. Neglect the furniture, decorative trim 
and the house loses much of its value. The same 
is true of main streets 

Sag Harbor 

Greenport 
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THE WORKSHOP PROCESS 

Day One-
Six activities were held. Each allowed different folks to share their insights, hopes, dreams, ideas, 
concems and issues. Starting Friday moming where focus group sessions were held. One group addressed 
issues faced by retailers. Another focus group addressed issues faced by the implementers of the 
completed vision -- the Town, County, State and Federal Government land use policies. 

Focus groups impart specialized knowledge and bring out concepts that might otherwise remain hidden 
until the end ofthe workshops. The comments helped the design team focus, validate and listen to the 
public at large at meetings later in the evening. 

PRIORITIES 
Un ified Storefronts 
T,·ees 
Underground Wires 
Barnes Road Connector 
Sidewalks 
Parks for il ll agels 
William Floyd Statue 
Sou th Service Road 

55 
34 
32 
29 
28 
24 
22 
22 

Vil lag,) Square 1 <) 

Beautifu l Restaurants 16 
Nice landsc;<ping 16 
Nicer Stores J4 
Lill"np posts 1J nd benches .13 

ToWYVof1k~~ NY 15 
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Day Two-
Four walking audits were conducted, one by a youth group, and three with adults. Participants talked 
about what worked for them in different parts of the study area, and what did not work. Some groups did 
role playing, looking through the eyes of an eight year old child, an 80-year-old senior, and a person with 
mobility limitations. 

Following an indoor morning critique of street designs shown on an LCD projector, the nearly 200 
participants took a lunch break. 

Following the lunch break, adult and youth participants split into tables that had a mix of interests, from 
residents to retailers to investors, developers, political leaders and others. 

At the end ofthe brainstorming session, each group presented their ideas to the others. The youth 
presented first. Next the adult participants presented their findings from nearly two hours oftable design. 

Argue with your pens, not your mouths 
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Day Three - Professional Design 
Workers assembled fifteen table designs on three large walls. Town Planner Scott Lewendon condensed 
the overall concepts from the design table sessions. By adding his knowledge of successful Town center 
and community design, Scott and architect Alex Latham were able to sketch out a general concept for the 
new Montauk highway corridor. 

Eleven design professionals (see credit list) from the Long Island and Brookhaven area prepared plan 
views, renderings and additional visual support for the plan. 

I • 
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Part Three 

Solutions 

"'-

Towrvof'Brook.hu.N~ NY 19 
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RECOMMENDATIONS 

Recommendations for the overall corridor will be divided into the five categories including three 
neighborhood centers: 

1. Grand Avenue 
2. Hawthorne Center 
3. Twin Ponds 
4. Street Sections 
S. General Recommendations. 

1. GRAND AVENUE 

.' 

.. ~ 

1m 
I~~ 

The character and Montauk Highway is an example of the 
consummate suburban sprawl intersection designed to make an environment as friendly to the automobile 
as possible. Since the northeast corner of this intersection is undeveloped, the community had focused 
their interest in developing this parcel to: 

a) Fill in the open space with a designed commercial neighborhood center, which emulates a 
downtown fee l that would be very walkable. 

b) The center of this new neighborhood would be Grand Avenue located equidistant from William 
Floyd Parkway and Southport Shopping center. . 

c) The northern east/west avenue of the center would be McGraw, and this street would be 
developed to the north in the later phases of the build out of this commercial neighborhood. 
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The design of this development would be comprised of two to three story buildings fronting the street 
with parking behind the buildings. With buildings fronting the street, twelve foot wide sidewalks, street 
trees, on street parking, retail uses at street level, and offices and potential apartments on the second and 
third floors, the vitality of shopping and socializing in a downtown atmosphere would unsurpassed in the 
area. The schematic drawings of this area are illustrative of how well integrated this type of development 
can be designed into the existing street fabric and into the existing suburban fabric that exists in the 
Mastic/Shirley area. 

McGraw St. and Grand Ave. would become "Main Streets" within this neighborhood. It is strongly urged 
that the eastern terminus of McGraw be developed as an enhanced gateway into the existing Southport 
Shopping Center. 

Future development to the .area north of McGraw and south of Sunrise Highway will be less conducive 
for single family residential and more appropriate for additional retail & office uses and also apartment 
housing. The street grid in this area would be continued north and connected to a future service road for 
Sunrise Hi!' m\\Iav. 
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2. HAWTHORNE CENTER 

of the major aspects o.fthe Center Neighborhood" has to do with the development of a 
new north/south travel axis alongTitrnus Drive (North of 27A) and Hawthorne Street (South of27A). 
Currently, Titmus Drive crosses over Sunrise Highway and connects to Hawthorne Street. Southerly 
access to the peninsula is blocked by the east/west Long Island Railroad. It is strongly proposed to allow 
Hawthorne Street to cross the railroad tracks over with a bridge or preferably under with a trestle. 

The major intersection ofHawthome Center would then be at Route 27 A at Titrnus Drive and Hawthorne 
Street. A roundabout should be developed at this intersection as a center point (figuratively -and literally) 
of this neighborhood. 

". 
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Two other major elements of developing this area as a second ''Neighborhood'' with a "downtown" or 
"main street" character include a civic building, in this case a library, and two parks, one a "green" in 
front of the library and the other park north of the library which would be more recreational in nature. 

" , 

, . 

....... . ., 

Weil:desig;;ed ~ivic buildings are lacking in the United States today -;';;d a Library can 
provide an enhanced level of civic pride. The library, centrally located along the 27 A corridor can offer 
the children, adults and the elderly of the community a place and the " lawns" or ""r'~~rl" 
front and connected to the intersection "",pn," 
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3. TWIN PONDS 

Arts Center. 

Located on the southeast portion of this new neighborhood, the Cultural Arts complex commands 
beautiful views to the south and east ofthe existing wetlands and the water of Twin Ponds. 

Towrvof13rodkhcvvfWll, NY 24 

I 

I 
I 



1 

I 

1 

\ 

J 

j 

J 
U 

····Draft •••• for discussion purposes only 

The center of the "Main Street" commercial area would be located at the intersection of Herkimer Street 
and 27 A. Two story buildings fronting the streets with retail on the first floor and office and apartments 
on the second floor would be an indication of the building type in this downtown area. This commercial 
section of Twin Ponds would be the smallest of the three new neighborhood centers. 

4. GENERAL RECOMMENDATIONS 

A. Traffic Congestion: The following suggestions within the overall concepts of this phase will assist 
in relieving some of the traffic congestion evident today on the 27A corridor. 

a. Develop a south service road for Sunrise Highway 
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b. Unblock the existing street grid and street fabric of the entire Mastic/Shirley area by building out 
existing paper streets or undeveloped streets. 

c. Develop new North/South travel access from Titmus Drive south to Hawthorne Street and enable 
Hawthorne Street to cross over or under the Long Island Railroad. 

d. Connect Barnes Road to the Sunrise Highway. 

e. Develop a variety of modes of transportation including walking, bicycle and bus. 

Tn conjunction with unblocking the existing street grid by building out proper roads and "unclogging" the 
flow of traffic throughout the entire neighborhood north and south of the 27 A corridor, some relief for the 
existing traffic congestion will be achieved. 

Street Design Improvements 

Streets serve many functions. They provide space for vehicles, trucks, bicyclists, and pedestrians to move 
along them and to cross them. Streets provide frontage for buildingslbusinesses and space for parked 
vehicles and delivery vehicles. They provide space for outdoor dining and drinking, space to sit and talk, 
space for trees, benches, street lighting, and street furniture. They provide space for street vendors, 
minstrels, and street dancers. But they are also the basic fabric of the transportation system. They provide 
mobility for pedestrians of all ages, bicyclists and vehicles and access to the abutting buildings. 

Because streets provide for so many uses it is often difficult to provide a design that meets all of these 
needs. Tn the past when compromises had to be made they favored the automobile. Nowadays 
communities favor the design of streets that provide facilities for all users. As a consequence, space for 
vehicles is often reduced so that other important details such as trees, lighting, medians, wider sidewalks 
etc. can be added. Each of these elements builds upon one another to create a sense of place and add to 
the atmosphere of a village center. 

., r 

Wider sidewalks, trees, and pedestrian grade lighting on both sides were added with benches. Bike lanes, 
medians and short refuge islands were utilized to help create an atmosphere of a town center. 
Roundabouts were added in place of traffic signals to reduce vehicle speeds, reduce delay caused by 
vehicle back-ups, and to improve the ease and safety of pedestrians across Montauk Highway. 
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Medians: Medians reduce delay, smooth out traffic speeds, help manage traffic at critical locations, 
channel conflicts to appropriate locations, provide spaces for landscaping, and provide a pedestrian 
refuge. This latter function helps pedestrians cross the road and reduces the number of pedestrian 
conflicts. The proposed medians will be 12 feet wide, providing space for pedestrians to share while 
crossing the road, and creating a safe, attractive, efficient tool for managing traffic. Median islands are 
generally 300 feet long. In some cases these medians can be shortened (called refuge islands) to as little 
as 60 feet. 

As a general rule, medians and other access 
management tools reduce crashes by up to 50 
percent on main roadways. 

Turning Pockets: assist drivers by allowing autos to pull into a pocket out of mainstream traffic to await 
the opening of a gap. Motorists retain their left tum access in safer median turning pockets. 

Roundabouts: Roundabouts are envisioned at several locations. Roundabouts were included, as 
explained above, to provide the necessary capacity, flow and speed moderation at critical points along 
Montauk Highway. 
Modem roundabouts should not be confused with old-fashioned traffic circles. Roundabouts are much 
smaller, safer, and more efficient. Overall the roundabouts will reduce delay, decrease trafficoack-ups 
and save the town of Brookhaven approximately $3,000 to $4,000 per year in operating and maintenance 
costs. In addition, the number of accidents will be reduced, the intersections will be prettier and 
pedestrians will find it easier and safer to cross at the roundabout. 

In short, roundabouts are expected to: 

• Improve the flow rate of traffic. 
• Reduce crashes by 60-90%. 
• Reduce vehicle emissions 
• Reduce delay to all users of the 

intersection 
• Improve appearance and aesthetics 
• Improve access by allowing motorists to 

reach driveways they have just passed 
• Improve walking conditions 
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Pedestrians: Pedestrians need four conditions to cross a road safely: 

• Low vehicle speed 
• Simple decision making - deal with one direction oftrafflc at a time 
• Adequate gaps between vehicles 
• Visibility of conflicting vehicles 

Pedestrians need ample width sidewalks on both sides of Montauk Highway. This study recommends 6' 
minimum width sidewalks on all sections, and 8-14 foot widths in key commercial areas, where right-of-
way permits. Sidewalks are to be separated from the street with a planter strip whenever practicable. The -
minimum recommended separation is 4 feet. There are some physical constraints that reduce this 
sidewalk width. 

Crosswalks: Crosswalks should be provided at 
regular intervals along Montauk Highway 
Pedestrians generally will not walk very far out of 
their way to use a crosswalk. As a general rule 
pedestrians will walk up to 150 feet to reach a well­
defined, functional crosswalk. 

Bicyclists: Bicyclists will benefit from several 
changes. On Montauk Highway, bike lanes are 
recommended, serving as a five or six foot buffer 
between the parking lane or sidewalk and travel 
lane. The narrower appearance of the roadway will 
slow traffic speeds to about 30 mph. The added lane 
width can be found througb improved lal1e 
markings. Travel lanes can be reduced to eleven feet 
each. Bike lanes add enhanced safety and operations 
to the road edge. 



J 

I 
I 
J 

1 

J 

1 

J 

····Draft •••• for discussion purposes only 

Underground Wires 

Rear Parking 



Implementation 
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Part Four 

Project Phasing 
And 

Implementation 

Principles of a Successful Community Plan 

• Make plans with people, not for them 
• Goals: Seeing the BIG picture 
• Strategies: Getting from here to there 
• Leadership: Committed and unified 
• Governance: continue and open process 
• Draw strength from your economic, cultural diversity 
• Follow and find more money and resources 
• Build and Sustain constructive partnerships 

• Cultivate the media 
• Be committed here for the long haui 

A sustainable and livable communi ty is created by making one improvement at a time. Sidewalks, street 
trees and other amenities are installed intersection-by-intersection, block-by-block. Parking lots can 
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become penneable and attractive, large lots can be screened and redefined by each owner. Public plazas 
and great blocks can strut with one model. Individually, these changes do not create a community. 
Collectively, they provide the infrastructure needed for freshness, vitality, comfort, pride, welcome and a 
sense of place to work, live, play, shop and do business. In other words, the whole is greater than the sum 
of its parts. 

Deliverables: It is very important to produce immediate results that stakeholders, the press and other 
people can see. For example, a new section of sidewalk, new street lights, benches and trash receptacles, 
drinking founta ins or a freshly painted crosswalk are visible while a transportation plan is a paper 
document that may never be seen or appreciated by the pUblic. The point is that a program, to keep its 
momentum, needs some quick wins. These early achievements are real and create the sense that 
something is happening; that government and community leaders are responsive. 

Strategies: Improvements don't just happen. They requ ire a well orchestrated thoughtful strategy that is 
implemented over time. The following strategies provide the structure under which Montauk Highway 
and its commercial shopping district can be realized. 

Partnerships 

William Floyd Community Summit and the Mastic Shirley Chamber of Commerce 

In preparation for the Montauk Highw~y Project, a number of stakeholders with interests in common 
fonned the Montauk Highway Project Committee. The partners have indicated a willingness to achieve a 
built-dream by working together. Continued development and collaboration of the Partnership is essential 
to realizing high quality results from the community vision. 

The Montauk Highway Project currently cons ists of the following stakeholders: 

• William Floyd Community Summit neighborhood and church leaders 

• Town of Brookhaven, Suffolk County and Federal and State Government PaJtners 

• Chamber of Commerce, Business and Property owners 

• William Floyd School District, Library and other special districts 

In order to be most effective, the Montauk Highway Project needs to be supported by local and regional 
agencies. Initial players should attract other followers and continue to take leadership in implementing 
short tenn and long tenn projects. Adding other stakeholders, such as significant businesses and 
employers inside and outside the direct study area and other neighborhood groups could enhance 
effectiveness of the effort. Significant changes to Montauk Highway and the surrounding area will come 
about as a result of continued development and collaboration among those in the Partnership. However, 
the mechanics of implementation may prove overly challenging to its volunteer nature. Therefore, the 
Partnership should consider creating a more fonnal organization to attend to the complexities of building 
the project. 

Considerable opposition to change can be expected. The Partnership must be endorsed and backed by 
local government leaders. The Partnership must have the active participation of these leaders. Local 
government officials and elected officials must pledge their faith and pledge trust in the Partnership to 
work out necessary language and implementation steps fo r change. 
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The Partnership should resolve issues using fairness and effective communications. The Partnership 
should remain tme to the community vision and handle appropriate change to accommodate 
neighborhood and business sensitivities and needs. These decisions must be driven by the vision, and not 
unsubstantiated fears. 

Business Improvement District (BID) or Community Development Corporation 
A business improvement district allows the Partnership to take control of its destiny and provides a single 
voice for promoting the interests of the area. The BID provides a means to generate its own revenue and 
allow it to set priorities for implementation. The Partnership acts as the board of directors of the business 
improvement district. The Business Improvement District or CDC could take on a number offunctions 
including: 

• Maintaining public spaces by, for example, pressure washing sidewalks, litter removal, snow 
removal, grooming the landscaping, and repairing damaged benches and trash receptacles. 

• Installing and maintaining enhanced lighting 

• Overseeing project development and design 

• Matching capital funding from town, county, state, and federal funding partners 

• Communicating with the community leaders and city/county officials including promotion and 
marketing of the Main Street Oistrict, providing information and resources for developers and 
real estate professionals . . 

The Pa.rtnership reviews state statutes and city/county ordinances to gain understanding of the authority to 
establish a Business Improvement District. 

Funding the Vision 

Reinventing Montauk Highway and the surrounding area requires multiple funding partners to tackle the 
varied components of the project. The Partnersh ip identifies both conventional and non-conventional 
sources to suppJement Business Improvement District/CDC revenues. 
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Conventional sonrces: 

• Federal Surface Transportation Program 
Enhancement Funds for bicycle and 
pedestrian improvements, landscaping, and 
historic preservation 

• Federal Transit Administration funding for 
transit facilities such as bus pull-outs, 
connections to the planned regional rail 
system, shuttle systems and park/ride lots 

• Federal and State Highway Safety 
demonstration grants to address the high 
frequency of pedestrian hits in the corridor 

• New York DOT and County highway and transit funds 

• State appropriations for State capital improvements 

• Town Property Tax allocated to capital 
projects 

• Utility fees (for under grounding utilities) 

.• Sidewalk Improvement District 

• Sidewalk Improvement Trust (Zero interest 
loan to retailers, pro-rated over 10 years) 

• Building Fal'ade Trust (Zero interest loan to 
retailers, pro-rated over 10 years) 

• Tax Increment Financing 

Non-conventional sources: 

This attractive, well-loved pocket park in 
Langley, Washington has 17 design features 
unique to this park. Places that matter the 
most are built with passion, care, love and 
commitment. Money, materials and 
resources are found inside the neighborhood 
or business district. Projects sUch as this are 
built when a common community vision is 
achieved. 

Non-conventional funding takes on many forms . Increasingly, public improvements are being realized 
through public/private partnerships. This type of partnership could take many forms such as community 
development corporations, neighborhood associations, "Friends" groups, private foundations, direct 
industry support and involvement of individual citizens. In fact, most public amenities, whether they are 
parks, children's playgrounds and fountains, street trees or the restoration of buildings, are the result of 
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individual people getting involved and deciding to make a difference. This involvement doesn't just 
happen, it needs to be encouraged and nourished by the Montauk Highway Partnership and other 
governmental authorities. 

Access to most public funding sources can be enhanced by a willingness of private sector interests to 
invest in projects that benefit both public and private constituencies. Businesses could "adopt" portions 
afthe street and take on responsibility for routine maintenance and minor physical upgrades. Key 
property owners could provide an annual contribution to implement the project and maintain public areas. 
The Partnership should engage the services of a well-respected public finance expert to explore the 
intricacies of special district financing . 

Coordination with Utilities 

The Montauk Highway corridor and the surrounding 
area house a variety of utili ties including overhead 
electric, telephone, and cable lines as well as 
underground water, sewer, storm water, and gas lines. 
Others may include steam pipes, fiber optic lines, and 
computer network cables. Rapid expansion of the 
communications industry is placing an unprecedented 
demand on public rights of way. 

"Piggybacking" pedestrian and olber improvements on 
capital projects is one of the single best ways to make 
major improvements in a community. Sidewalks, curb 
ramps, landscaping, lighting and other amenities can be 
included in road projects, utility projects, and private 
construction in public rights-of-way (i.e. cable 
television, high-speed fiber optics etc.). To accomplish 
this, there are several things that can be done: 

• Contact all state and regional agencies, local 
public and private utilities that do work in 

Utility companies can offer many ways of . 
enhancing the roadway image. Improved 
canopy cover results from burying utilities, or 
raising them to a height that allows improved 
growth. Other coordination results in reduced 
costs or shared corridors for trails and 
improved links. (example: foous group session 
with utilities companies, Ft Meyers Beach) 

public rights-of-way. Secure their five-year project lists as well as their long-range plans. Then, 
work with them to make sure that the streets are restored in the way that complements the vision 
for Montauk Highway. 

• Look internally at all capital projects. 

• Take advantage of every opportunity to make improvements at the time of construction. 

• Consider combining small projects with larger capital projects as a way of saving money. 
Generally, bid prices drop as quantities increase. 
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Utility providers should be contacted to identify 
replacement needs and timing. Replacing utility lines 
usually includes many of the same components as road 
reconstruction such as demolition of pavement, 
excavation, and reconstruction of the roadway base. 
The Partnership should coordinate with utility providers 
with the goal of simultaneously replacing utilities and 
reconstructing Montauk Highway. That will allow cost 
sharing of common elements. It also defers the need for 
utilities to cut into new pavement and disrupt the street 
to replace utilities after the project is completed. 

Projects of this magnitude usually require phasing to 
manage costs and cash flow as well as to minimize 
disruption to traffic and adjacent businesses. Part ofthe 
design work will include phasing and maintenance of 
traffic plans that, depending on revenue, will govern the 
time required to complete the project. 

Comprehensive Plan and Development Code 

The children and a number of older participants in the 
visioning process observed that the Town of 
Brookbaven should strengthen its code enforcement in 
the area. Stronger efforts to encourage repairing 
buildings, trimming landscaping, and generally 
sprucing up the area will enhance the image and help 
draw customers to the area. 

Strengthening the development code would require 
developers and property owners to install or maintain 
public amenities such as sidewalks, street trees and curb 
ramps. Additionally, they would be required, through 
zoning, to locate buildings at the edge of the street with 
parking located behind buildings. The key is to focus 
on a few community priorities without creating 
hardships and disincentives for developers and property 
owners. 

While the Town of Brookhaven can focus enforcement 

Many street environments greatly enhance 
their overall image and use with a simple to 
organize volunteer face-lift. Resultant pride 
of place helps kick-start significant 
investments. 

Frozen snow banks blocking access, 
dumpsters, overgrown plants, litter, poorly 
maintained storefronts are common in many 
neglected Main Streets. Just two or three 
poorly maintained properties drag down the 
success of other healthy businesses. 
Suburban plazas and malls require minimal 
maintenance by leaseholders. Main Street 
requires the same level of care and attention. 

efforts on the area, perhaps the most effective way to give the area a facelift is through the volunteer 
efforts of businesses and property owners along the street. Organized efforts to periodically clean, pick 
up trash, and embellish the landscape builds pride in the area and improve its appearance. 

Every effort should be made to develop and support the objectives of the comprehensive plan to 
encourage Mastic Shirley as a pedestrian-oriented urban village. 
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Short-term Strategies 

The Partnership should initiate and promote an annual program to make small, visible improvements. 
Examples include sidewalk replacement, community clean-up, annual tree planting, etc. This is an 
excellent way to create momentum and community support. Set a goal, for example, of adding 100 trees 
per year to key locations for a period of ten years. Since funds are limited, you will want to be very 
careful about the projects you select. There are several things to consider: 

• Give priority to locations used by the greatest number of people, the elderly, those with 
disabilities and that provide access to transit. Gateway entries are another important place to 
focus efforts. 

• Evaluate existing maintenance practices. Snow was seen as a constant threat to having 
attractive walkways, planter strips, medians and corner treatments. No town in America, 
despite high snow loads, should be held hostage to a lack of maintenance knowledge, 
equipment or practices. 

Ongoing Care 

Part of the lure of shopping experience resides in the consistent level of common area maintenance and 
predictable operation of facilities. These developments prosper from a coordinated effort to promote 
themselves through advertising and staging special events to draw customers. Montauk Highway should 
be viewed as a significant activity center. Area retail merchants and the Partnership will benefit from 
similar efforts to coordinate upkeep, promote its amenities, and to organize special events that will 
introduce new users to the area. 
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