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Dear Mr. Supervisor and Members of the Town Board: 
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March 25, 1975 

The Planning Board is pleased to transmit the Brookhaven Master Plan with its recommendation for early 
approval as a guideline for Brookhaven's future. 

To implement these guidelines, detailed proposals have and will continue to be made for your review and 
approval. The very heart of the plan is in these proposals. 

We appreciate the sense of urgency and concern shown by the Town Board in already implementing some 
of the plan's major recommendations including the special study of senior citizen housing, your success in 
getting Suffolk County to expand its farmland preservation program to include Brookhaven, your aggressive 
effort to achieve preservation of right-of-way for extension of Route 347 and your approval of a two acre 
residential district. There will be a continued need for courageous, affirmative action. 

A plan is meaningless without implementation. The Planning Board will be presenting further vital 
implementation proposals for your review and approval. 

So many public officials, organizations, and private citizens contributed generously of their time and 
knowledge to the process of developing this plan that it would be impossible to single out anyone of them 
to express our appreciation. Suffice it to say that the end product is the result of the Planning Board's 
continuing interacti.on with the public as well aswith-educational, town, c.ounty and other official agencies. 
Raymond, Parish & Pine, Inc., the consulting firm who assisted us in the development of the plan, were 
diligent, creative, and sensitive to the specific needs .of our Town, and we believe that the plan produced 
with their help will guide the growth .of the Town .of Br.o.okhaven well f.or many years. 

Sincerely, 

TOWN OF BROOKHAVEN 
PLANNING BOARD, 

~Oh~~ o --~hairman 
. , . 
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Planning is a constant vital continuing process. The Brookhaven Master Plan 
represents the informed judgment of the Planning Board and the Consultant 
as to the best planning policies for the town to pursue as of December 1974. 
The essence of master planning is that these policies must constantly be 
evaluated in the light of changing events - and that possible events (e.g., 
zoning changes) should be viewed in the light of their impact upon the 
integrity of the plan. 

From this, it should be clear that the plan is based upon the actual 
conditions in Brookhaven in 1974. A major portion of the time spent in 
developing the Master Plan was exclusively devoted to fact-finding. In May 
of 1974, a series of three public meetings was held on this fact-finding phase 
and a compilation of the fact-finding memoranda has been made available to 
the public at the Planning Board offices and at the following libraries: State 
University at Stony Brook; Suffolk Community College at Selden, and the 
Patchogue and Middle Island public libraries. 

Following the public meetings, the plan itself was developed. This did not 
mean that the fact-finding had ended; on the contrary, new studies were 
initiated, some in response to comments made by the public. Furthermore, 
plan concepts were constantly tested against reality. This volume incorpo
rates data from the many background memoranda, particularly those that 
most strongly and directly affected the policies of the plan. 

Corridors, Clusters, Centers ... and Conservation 

Five objectives underlie the Master Plan, realistic objectives in that they 
represent areas where Master Plan policies can exert a significant impact on 
the future of the Town of Brookhaven. These objectives are as follows: 

1. The preservation of significant and unique environmental features includ
ing those needed for the protection of depletable natural resources such 
as potable water; 

2. The preservation of sufficient open space in its natural state to maintain 
the town's present high standard of environmental quality; 

3. The structuring of development patterns to enable the eventual establish
ment of public transportation systems; 
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4. The structuring of development patterns to enable their being supplied 
economically and effectively with all needed public facilities and 
services; and 

5. The achievement of a variety of housing of an acceptable quality to serve 
the needs of all of the town's residents. 

These objectives can best be pursued through the concepts that formed the 
basis of the Nassau-Suffolk Comprehensive Development Plan - namely, 
corridors, clusters, and centers - with the addition of a fourth concept 
which has become increasingly recognized in recent years, that of conserva
tion. These four concepts are intimately interrelated since, short of outright 
acquisition of vacant land, corridors, clusters and centers are the best avail
able tools for implementing.conservation. 

Through its encouragement of clustering, or open-space zoning, the town has 
started to achieve conservation of water, of energy, of open space and of 
other natural resources. By encouraging open-space zoning the town is also 
fostering that elusive quality of an "attractive" place to live, with hamlets 
and identifiable communities which, in this plan, are called "centers." 
Centers are conceived of as super-clusters: an inner core of stores, offices, 
services, and amusements, with townhouses and apartments nearby; and 
these, in turn, surrounded by detached single-family homes and greenbelts. 
Corridors of commerce and industry and higher density residential settle
ments enable energy-saving mass transportation to link the centers together. 

In clustering, as it has traditionally been used, the density that is permitted 
under zoning on an entire parcel of land is concentrated in a smaller area, 
and the remainder of the land is preserved or used for a park, school, or 
some other amenity or public purpose. Brookhaven has recently carried this 
concept one step further, by transferring the residential density or develop
ment rights of one parcel of land to another, non-contiguous, parcel within 
the same school district. Suppose, for example, that you own two parcels of 
land in the same school district zoned so that you could build 50 homes on 
each. One parcel is a beautiful forest; the other is near a center. By trans
ferring the development rights of the forested tract to the other, you would 
be able to build 100 homes near the center, and the town would enjoy the 
forest in perpetu ity. 

By continuing to use clustering in this manner and by transferring develop-



ment rights within a single school district in accordance with a plan, the 
town should be able to save valuable environmental features without in
curring large capital expenditures or losing tax revenues. 

Population Potential 

One theme runs throughout the plan, a single question that was asked time 
and time again during the preparation of the plan: how many people should 
ultimately live in Brookhaven? 

What factors determine an ultimate population level? The most basic is the 
ability of the earth to support its population, to provide adequate potable 
water, clean air, and food. The next is the ability of government to provide 
the necessary services and facilities; and beyond that, there is the ability of 
the environment to enrich residents' lives through beauty and the oppor
tunity to use a variety of natural areas. 

With regard to natural resources, the only real limitation known at this time 
is the water supply. Brookhaven's water comes entirely from aquifers, or 
ground water reservoirs, underlying Long Island. These aquifers are replen
ished on Iy through ra in water or recharge of waste water. 

According to the 1970 Holzmacher, McLendon and Murrell study,* 
Brookhaven has adequate potable water to support a population of over one 
million. But and it is a large "but" - with a population of one million, and 
no recharge of treated waste water or effluent, many of Brookhaven's 
streams and lakes would dry up and the bays would increase in salinity. 
Alternatively, with a population of one million and total recharge of treated 
effluent, the water table will remain relatively high, but present-day tech
nology is only now beginning to advance to the point of being able to avoid 
degradation of the quality of the ground water given total recharge at this 
scale. (Brookhaven, working with the Brookhaven National Laboratory, has 
been in the forefront in the development of a new technique of land applica
tion of effluent that shows great promise of solving the recharge problem.) 

A potential population of one million persons is therefore considered too 
high. In recognition of this, the town has modified its zoning policies over 
the past few years, to decrease the population potential considerably. Given 

"Comprehensive Public Water Supply Study, Suffolk County, New York, CPWS-24, Melville, New 
York. 
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full development under Brookhaven's present zoning, the town would have a 
population of about 700,000-750,000, about 30 percent lower than the 
theoretical maximum based on availability of water. This is also approx~ 
imately the population limit suggested for the town in the Nassau-Suffolk 
Comprehensive Development Plan. To stay within prudent limits until more 
definitive studies are completed, the Brookhaven Master Plan assumes that 
this number is a maximum. 

Beyond accepting the need for an upper limit to population growth in order 
to protect the groundwater supply, the Master Plan identifies undeveloped 
areas along the Ronkonkoma moraine (valuable for aquifer recharge), major 
wetlands, stream valleys and headwaters. Where governmental acquisition of 
these undeveloped and ecologically significant areas is not now deemed 
feasible, very low, rural density zoning is recommended, with clustering used 
to the fullest to preserve valuable open space. Other areas are also recom
mended for preservation, including farms, golf courses, certain heavily wood-

ed sites, and so forth. 

These recommendations would further decrease the potential population 
capacity, thus giving the town considerable latitude to modify its develop
ment policies in the future in order to satisfy the changing needs of a 
changing population, needs which the present plan is unable to anticipate. 

The full population level which the plan provides for will take many years to 
achieve, particularly given the recent slackening of growth in the town and 
the county. There will be ample time, as scientific knowledge is gained in the 
future regarding desirable limits, to adjust the ultimate population capacity, 
if necessary. The town and all other agencies concerned should be able to 
provide necessary services and facilities to serve the recommended level of 
population within the framework of a prudent fiscal policy. 

Taxes and Growth 

Underlying the question of how much growth the town should accept are 
the tax impl ications for each school district of different kinds and levels of 
growth. Local governments in New York State rely predominantly on the 
property tax to finance local government and educational services. About 
two-thirds of the local property tax, dollar goes to finance schools. This 
confronts the decision-makers in the field of land use with a dilemma. On 



the one hand, the planning principles articulated in the Nassau-Suffolk Com
prehensive Development Plan (adopted by Suffolk County and followed in 
large measure by Brookhaven Town) call for industrial development to be 
concentrated along the transportation "corridor" formed by the Long Island 
Expressway and the Long Island Railroad. On the other hand, the urgent 
fiscal needs of the various school districts require that some effort be made 
to distribute major non-residential ratables among the various districts, most 
of which do not border this transportation spine. 

School districts compete with each other for positive ratables - i.e., offices, 
shopping centers, and "clean" industry that seem to increase the tax base 
without adding children to the school system. But the true tax impact of 
such uses as compared with that of multi-family homes is rarely understood. 
Based on current Brookhaven experience, industrial (or office or commer
cial) uses and new garden apartments are both tax assets of about the same 
magnitude. This seems illogical because industry, offices, and shops do not 
generate school children while apartments do. However, three factors come 
into play in determining the true school tax impact of any new use: assessed 
and full valuation, new pupils, and state aid. In a Master Plan study of the 
impact of new industry, new garden apartments, and new detached single
family homes on a 100-acre tract in a theoretical school district in 
Brookhaven, industry and apartments were equally beneficial to the district; 
detached single-family homes just about broke even. (These results run 
contrary to popular belief although they have been borne out by numerous 
studies, on Long Island and elsewhere.*) The reasons for the results are as 
follows: 

1. Assessed value. The assessed value, of course, determines the tax yield. 
Per acre, on the average, apartments will have a somewhat higher value 
than industry; single-family homes will have only a fraction of the value 
of either of the other two. 

2. New pupils. New development increases school district costs if it adds 
school children to the district. New industrial construction adds no 
children to the school district (at least not directly, although some 
workers may move to the district to avoid commuting). New garden 

*Among these studies: American Society of Planning Officials, Report 210, School Enrollment by 
Housing Type, May 1966; Nassau-Suffolk Regional Planning Board, Progress Report, Residential 
Market Analysis, September, 1968; Sternlieb, George, Housing Development and Municipal Costs, 
Center for Urban Policy Research, Rutgers University; "Who Pays for What? A Cost Revenue 
Analysis of Suburban Land Use Alternatives", Urban Land, March, 1971. 13 
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Brookhaven, bordering on both Long Island Sound and the Atlantic Ocean, 
contains some of the most accidented and beautiful configurations on Long 
Island. The preservation of the town's natural features is important not only 
for protection of the water supply, but also for food production (in wetlands 
and bays as well as on farms), for clean air, and for the inherent beauty of 
these natural features. 

Glacial Moraines 

The most conspicuous exceptions to the generally flat terrain of Brookhaven 
are the two east-west ridges of the terminal moraines. A terminal moraine 
marks the furthest advance of a glacier. Both moraines are about a mile wide, 
and are characterized by steeply sloping topography and coarse-textured 
highly permeable soils, unconsolidated material picked up by the scouring 
action of the advancing glacier. 

Since Brookhaven's water supply is replenished only through rainwater or 
recharge of wastewater, the importance of the terminal moraines is easy to 
realize. The absorption of unpolluted rainwater, essential to the maintenance 
of both the quality and the quantity of the water supply, is accomplished 
most efficiently along these glacial moraines, whose highly permeable soils 
enable rapid infiltration of rainwater. This is especially true of the sloping 
lands, which act as natural recharge basins. The quality of rapid absorption, 
so valuable in the case of rainwater, means that fewer pollutants are removed 
from sewage effluent by these soils than elsewhere. 

The moraine is important not only for its water absorption qualities, but also 
because it provides unique scenic areas, including some of the best views on 
Long Island - for example, the Lookout on County Route (CR) 83, near the 
Ski Bowl. 

The North Shore's Harbor Hill moraine is substantially developed through
out most of its length. The few remaining large vacant areas should be placed 
in the rural density category. 

The older Ronkonkoma moraine runs east-west through central Brookhaven, 
from Ronkonkoma to East Manor, but is substahtially developed only in the 
westernmost part of the town. From Coram eastward, mature woodlands 
predominate in the undeveloped portion. Some areas still remain open 

The Environment 

17 

i 
'I 

'I 



, . !, 1'- . :" ""..... .. r··.···--_··-· .. ,., 
. . t.: 

; . 

: .I 

II 
1 

18 

between Nicolls Road and the William Floyd Parkway, so that it is possible 
to create an east-west greenbelt generally along the ridge line of the moraine. 
This would preserve, in the public domain, access to spectacular views of the 
Sound and the ocean. The recommended greenbelt, which would originate 
near Suffolk Community College in Selden, would cross the town's already
planned north-south greenbelt which runs from Smith Point to Shoreham. It 
would incorporate major uncommitted vacant areas and such town-owned 
lands as the Ski Bowl, and would link them, where necessary, with narrower 
trails located along public rights-of-way. The town, through foresighted use 
of open-space zoning, has already acquired not only the Ski Bowl, but a total 
of approximately 280 acres of particularly valuable and beautiful moraine 
land on both sides of C R 83. 

East of the William Floyd Parkway, much of the valuable moraine is already 
in public ownership. It is important, however, that those northern and 
eastern portions of the Brookhaven National Laboratory property which are 
not yet paved or built-upon be left undisturbed. The same applies to the 
federal holdings in Manorville that form part of the Calverton Airport clear 
zone. 

In eastern Brookhaven, in the Manorville-Calverton area, the natural surface 
of the moraine should be disturbed as little as possible. Ideally, no further 
development of any kind should be permitted to take place on the moraine. 
In practice, of course, such a policy would be prohibitively expensive. It is, 
therefore, recommended that the town achieve a desirable balance as 
follows: 

1. Reduce the future development densities along the moraine to the lowest 
reasonable level, particularly in the undeveloped Manorville-Calverton 
area. Permitted densities in the most fragile, most heavily accidented part 
of this area might be as low as one dwelling to each two acres. 

Even in these areas of lowest density, foster open-space zoning, through 
the use of Section 281 of the Town Law, to assure that, to the maximum 
extent possible, major privately-owned portions of the moraine will 
remain undisturbed, and that new development wi II be able to be 
sewered rather than have to rely on cesspools. 

3. Acquire as much of the moraine as possible in public ownership, includ-



ing the east":west greenbelt and areas adjacent to the federally-owned 
Calverton clear zone. Although this acquisition is expected to be 
accomplished primarily through open-space zoning (including the trans
fer of development rights within each school district), the purchase of 
individual parcels will undoubtedly be necessary to achieve continuity of 
the east-west greenbelt. 

By encouraging open-space zoning to preserve the moraine the town could 
also strengthen existing and proposed centers, by directing growth away 
from the most valuable portions of the moraine and into new or eXisting 
centers within each school district. 

A special moraine-connected problem is the dramatic North Shore escarp
ment, the eroded edge of the Harbor Hills moraine, with elevations of 100 to 
140 feet and slopes ranging from 50 percent to near vertical, except at three 
passes. It extends from the western end of Miller Place to the Wading River 
marsh. Due. to its unconsolidated nature, the escarpment lacks structural 
foundation stability. The progressive erosion of these headlands by storm 
tides, underground spring discharge, and rain runoff imperils development 
located near the edge of the escarpment. Wherever possible, new construc
tion should be kept at least one hundred feet back of the top of the escarp
ment. Where individual lots are so shallow that it is impossible for new 
construction to have an adequate setback, development might be prohibited 
through whatever means are available, including the use of both the police 
power and eminent domain. Where sufficiently large tracts abut the 
escarpment, the clustering principle should be applied to avoid disturbing the 
moraine and its headland. 

An additional glacially-formed feature deserves special mention the steep
sided depressions called "glacial kettle holes" that occur within the 
Ronkonkoma moraine and also on the otherwise flat "outwash plain" 
between the two moraines. The kf;"lttle-holes range in diameter from less than 
100 to water-filled Lake Ronkon koma. (The water is the exposed sur
face of the uppermost aquifer.) This particular kettle-hole is a valuable 
recreation resource as well as an unusual natural feature, and the shores and 
adjacent lands should be in public ownership insofar as possible. Several 
known areas of kettleholes have been recommended for preservation: on the 
Rocky Point-Middle Island RCA property, where they have been incorpor
ated into a greenbelt around a proposed center; and in Yaphank, on the 
G race estate. 
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Forests 

Most of Brookhaven's significant forests are concentrated in areas that are 
either already publicly-owned or along the moraine. Implementation of the 
policies recommended for minimizing development along the moraine would 
thus also preserve forest areas. Specific recommendations are made to 
expand the Cathedral Pines County Park and to acquire (through purchase or 
as a result of open-space zoning) the steeply sloping wooded area directly 
east of the Village of Port Jefferson. Elsewhere, the use of open-space zoning 
is recommended for the preservation of wooded areas adjacent to future 
development, including the woods along Old Town Road directly north of 
Coram, the forests and kettleholes in Yaphank and Rocky Point (RCA), and 
isolated stands of rare or unique trees, such as the chestnut trees near 
Gordon Heights or the historic lopped trees along many town roads. A 
strengthened site plan review process, discussed below, will identify and thus 
help to preserve these valuable isolated stands of significant trees. 

Wetlands 

The extraordinary value of wetlands in the chain of marine food production 
and in protecting nearby upland areas against flooding has only recently 
been appreciated. The wetlands can be divided into two categories: tidal 
wetlands, which are subject to the jurisdiction of the Department of 
Environmental Conservation under recently adopted state law~ and inland 
wetlands, which are similarly under state control in other states such as 
Connecticut and may soon be protected in New York by legislation now 
under consideration in the State Legislature. 

Brookhaven has the largest tidal wetland acreage - 2,800 acres - of any 
Long Island town, except for Hempstead. About 85 percent of Brookhaven's 
tidal wetlands are already in public ownership; substantial expansion of the 
publicly-owned wetlands is recommended to include all major undeveloped 
wetlands in the town. The remainder should be adequately protected by the 
state law, combined with the possible use of the clustering principle. 

Acquisition is also recommended of those inland wetlands in the Manorville 
area which are part of the Peconic River watershed. Other unprotected in
land wetlands in Brookhaven appear to be smaller or less significant, so that 



their preservation through public acquisition does not seem to be indicated. 
However, they should be preserved, undisturbed, insofar as possible, through 
clustering and careful site planning. 

Flood Plains 

Normally dry but low-lying coastal areas of the town may occasionally be 
subject to flooding. The Army Corps of Engineers has established the limits 
of the 100-year flood plain for Brookhaven as the 11 foot (above sea level) 
contour line on the North Shore and as the 5-6 foot contour line on the 
South Shore. (The 1 GO-year flood plain is an area subject to flooding by a 
storm of such severity that the probability of its occurring in any given year 

is one to one-hundred.) The town has recently modified its ordinances to 
qualify affected residents for flood insurance under the National Flood In
surance Act of 1968 as amended by the Flood Disaster Protection Act of 
1973. All existing development is eligible for subsidized flood insurance. 
New development is subject to special restrictions, and must be so 
constructed that the lowest floor is above the flood plain. (There is one 
special exception to this, for infill housing in an already developed area.) 

In vacant areas in and adjacent to the 100-year flood plain, the plan recom
mends rural density open-space development, with new construction 
clustered well above the flood plain. 

The Barrier Beaches 

As with the North Shore escarpment, erosion of the barrier beaches is 
inevitable the islands are actually shifting westward. Efforts to stabil 
the beaches in one location have merely hastened erosion elsewhere. 

While most of the barrier beaches are protected through federal ownership 
(the Fire Island National Seashore) and state, cdunty and town holdings, the 
built-up communities are exempt from federal control. It is not necessary for 
the federal government to augment its holdings by' taking over county or 
town parks: these areas are protected, loved, and used. Intensification of 
uses within the exempt communities, however, threatens the barrier beaches 
for the following reasons: 

1. The water supply - the aquifers beneath the barrier beaches - is limited, 21 
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threatened both by salt water intrusion and pollution from sewage 
effluent. 

2. The dunes are fragile. Homes built too near them are threatened as the 
dunes recede; furthermore, the normal human tendency to walk across 
the dunes hastens their destruction. 

3. Each new building increases the necessary and inevitable (if occasional) 
use of motorized vehicles on the island. 

The town is by and large unable to stop infilling of homes on single and 
separate lots within the exempt communities, and should urge expansion of 
the federal role wherever it is reasonable to expect it to be effective. How
ever, the town might consider the following measures: 

1. Motorized vehicles should be severely limited. 

2. On single and separate undersized lots, the size of the house and the 
number of bedrooms (or habitable rooms) should be severely limited. 

3. New construction should be discouraged, insofar as possible. Property
owners should be encouraged, perhaps through tax abatement, to acquire 
adjacent vacant land. 

Above all, the town should urge a stronger federal role to protect this fragile 
and valuable resouroe. 

Farms 

There are about 9,000 acres of active farms in Brookhaven, consisting mainly 
of potatoes, vegetables and nurseries. However, not all this acreage can be 
considered optimum farm land. Some farms are relatively small; some are 
not on Class I and" soils (the deep well-drained loamy and generally level 
soil that the Soil Conservation Service considers superior for agriculture); 
and some are duck farms and associated grain fields that will be phased out 
within the next few years because of inadequate sewage treatment facilities 
for the duck wastes. 

Although a few of these farm areas contain more than 500 acres each, by 
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inclusion in the National Register of Historic Places), Stony Brook (including 
the William Sidney Mount House, the only building in Brookhaven presently 
included in the National Register), Mount Sinai, Brookhaven, Moriches, 
Eastport, and South Manor. This list is by no means complete and does not 
include individual structures of possible historic interest. 

General areas of historic interest have been roughly delineated in the plan 
with the assistance of local societies. Most of these proposed historic districts 
are two or three blocks long and have a character that is predominantly 
residential, with an occasional corner grocery store or other small-scale com
mercial use. -In most of these areas, conversions to offices, specialty 
boutiques, or other small-scale non-residential uses might be considered on a 
case-by-case basis. 

From time to time, individual historic structures in the town are threatened 
or destroyed in the wake of development. To prevent their loss the town is 
interested in the creation of an "Historic Village" - patterned after the Old 
Bethpage Village Restoration project in Oyster Bay to be located on the 
100 acre parcel of town-owned property at the southwest corner of Long
wood Road and the William Floyd Parkway. 

Conservation, Development, and Aesthetics 

People have traditionally moved to the suburbs because of their open space, 
but, as more and more areas are developed, the open space inevitably 
shrinks. Brookhaven's farsighted open space acquisition policy, particularly 
as it may be expanded to include the preservation of farm lands and other 
ecologically significant areas, will help to preserve some of the town's origi
nal aesthetic quality. Ultimately, people will experience the town largely 
through travel along its major land service arteries and by living where uses 
are relatively close to each other. 

Public policy can protect existing amenities. Even in areas of intensive devel
opment, the site layout should retain or replace aesthetically desirable 
natural features. 

A major regulatory tool, and one that the town is already using, is site plan 
review. Brookhaven's site plan review process, however, should be streng
thened. This review process it is possible to identify and thus save valuable 
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trees, shrubs, and other natural features. This is done through a requirement 
that the land not be disturbed prior to identification by the applicant (with 
field review and confirmation by the Planning Board) of all naturally signifi
cant features on the site, such as streams, wetlands, slopes, valuable trees and 
other special vegetation, together with documentation of proposed changes 
to the natural site, its contours, and its vegetation. Landscaping should 
receive special attention, both for its aesthetic effect and, where necessary, 
its buffering quality. All but individually built single-family homes should 
have such site plan review, preferably by professionally trained people. 

The overall appearance of the town would be enhanced if all major parking 
lots had landscaping along their street frontages, and landscaped islands to 
break-up vast expanses of asphalt, even in industrial areas. 

In commercial areas, competing, distracting and often garishly lit signs are a 
principal offender. For new development, the town should enforce stringent 
sign control, scaling signs down relative to the surfaces on which they are 
applied, requiring lighting controls to prevent excessive glare, etc. In existing 
development, design studies, combined with an educational program, might 
bring about a gradual modification of signs to fit into an acceptable overall 
pattern. 

25 



CONSERVATION" CENTER$PLAN 

Publdy Owned O,*, ~ 

_ hut""..-.d Progrwnmed 
ProPDS*l Counly and Fed ... _ Adellhon. 

Propo1lld Con_hon A,_ 
[!]Ooll Cour_ Mot., .. 
_ F.,ms Su ..... Beds. 100 V_ Flood 

Wet~nds D FOI"'IS 100 Olher 

c",'m 
N_c.n,," 

-+ DU.cIlOn 01 o.n"ly T,.n.l .. 

' .... Ih,n sd'IooI dosl"cb) .... 



Most Brookhaven residents live in suburban single-family houses, located in 
relatively low-density neighborhoods of three types: those in and immedi
ately adjacent to the historic concentrations in the villages or hamlets; those 
which resulted from sporadic development of old filed maps, as in Mastic
Shirley, Centereach, or Gordon Heights; and the post-World War II major 
developments which blanket much of the westerly third of the town. In 
more recent years, traditional subdivisions have been supplemented by 
open-space development under the provisions of Section 281 of the Town 
Law. These "281" clusters, combined with planned retirement communities 
and scattered garden apartment developments, have introduced for the first 
time on a relatively substantial scale a housing type other than the detached 
single-family home. Since open-space zoning does not increase overall 
density but, by law, merely redistributes a given density in a different 
pattern, the net result is still a low-density suburban type of development. 

New planning concepts, discussed below, would increase flexibility beyond 
the "281" residential-only type of development. 

Open-Space Residential Development 

Open-space development should be specifically encouraged wherever it will 
enable attainment of significant environmental objectives; wherever, as a 
result of clustering, the population can be located nearer to existing or 
potential public transportation routes and nearer to centers or services; and 
wherever greater variety of housing types is needed. In all open-space zoning, 
careful review by the town should assure that the resulting open space 
pattern will fit in with a rational distribution scheme. 

In all but the smallest clusters, a variety of housing types should be encour
aged to obtain heterogeneous communities. Without changing the total 
number of housing units allowed, a large scale development could include a 
certain proportion of single-family detached houses, two-family houses, 
townhouses, garden apartments, and units especially designed for the elderly. 
This would enable residents to move to different housing types within their 
home communities as their life-cycle needs change. 

By following the direction charted in the plan when applying the open-space 
zoning technique, the town will be able to save ecologically valuable areas, 
and achieve continuous greenbelts and defined centers. The appropriate 
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locations on the ind ividual "281" plans for housing and for open space 
should be determined by the town in relation not only to specific natural 
features on the site itself/ but also to existing or future neighboring develop
ments. 

Planned Unit Developments 

In certain selected locations in the town/ IIplanned unit developments// are 
recommended. Planned unit developments consist of offices/ shopping/ 
various types of housing (including multi-family housing)/as well as addi
tions to public lands. They are developed in accordance with an overall plan. 

Unlike New Jersey, there is no enabling legislation in New York State perc 
mitting the establishment of a planned unit development zoning district. The 
developer is thus forced to go through subdivision procedures and zone 
changes for each use; there is no relief from the rigidity of the specific 
zoning district regulations, except in the case of the residential portion of 
the development/ thanks to Section 281. The town should urge adoption of 
enabling legislation. In the meantime/ the town might consider the adoption 
of guidelines/ for those who wish to develop large-scale acreage with more 
than one type of use. The guidelines could contain a statement of purpose/ 
locational criteria/ minimum overall acreage/ types of uses, and acceptable 
proportions of each. 

In the Master Plan, three specific locations are suggested· for planned unit 

developments: 

1. The rapid expansion of the State University at Stony Brook has gener
ated special housing needs. Most of its students,' faculty, and other 
employees neither need/ nor can afford, single-family housing. To meet 
the need for multi-family housing near the university, a planned unit 
development is recommended in the 250 acre area between Nicolls Road 
and Route 347/ west of Percy Raynor Memorial Park and east of Lake 
Grove. Non-residential uses are envisioned in the western portion of the 
250 acre area, with residential uses in the eastern portion. 

2. A large tract of vacant land, nearly 200 acres/ on Houte 25 between 
Middle Island and Ridge, is now zoned for a shopping center and indus-



try. The existing road system is inadequate to serve commercial and 
industrial development of this scale, and there are more appropriate 
locations in the town for such uses, along the transportation spine. It is 
recommended that the area be developed with smaller scale commercial 
facilities to serve local needs only, offices, and a range of housing types 
i ncl udi ng apartments. 

3. Adjacent to Brookhaven Memorial Hospital, east of Hospital Road and 
west of Sills Road, a hospital-related planned unit development is sug
gested, to include professional offices, staff housing, and other hospital
related uses. Commercial development is not envisioned in this 100-acre 
area, except perhaps as accessory to a hospital-related use. 

A "planned residential development" enabling ordinance may be under 
consideration by the state legislature in the immediate future and should be 
supported by the town. This concept, while less flexible than a planned unit 
development, should prove extremely useful to the town by permitting in 
larger open-space residential developments, the type of neighborhood, 
commercial and service establishments needed to serve the residents of the 
development. In fact, in approving some of the larger 281 's, the town has in 
the past recognized this need for neighborhood shopping, and granted the 
appropriate zoning change. The planned residential development legislation 
would simplify the procedure and greatly increase the flexibility of the 
development. 

Centers 

Two new centers are proposed in the plan: in Rocky Point along a proposed 
extension of Route 347, near its intersection with a new Sills-Rocky Point 
Road (both of which are discussed below); and in eastern Brookhaven, south 
of the Long Island Expressway, where the South Manor, West Manor, and 

Manor school districts meet. These centers should be created under 
close supervision through the site planning approval process. They are 
envisioned as small centers, with a population of 15-25,000, nearly surround
ed by extensive greenbelts. Shopping should be concentrated rather than 
stretched out along the highways. The shopping and associated professional 
and service office uses should be geared towards the satisfaction of local 
. .needs rather than the creation of yet another regional shopping center. 29 
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The higher residential densities at the core of these two centers should result 
from open-space zoning within each affected school district. While this will 
be relatively easy to achieve in Rocky Point, where 5,000 acres of vacant 
land are in single ownership, it may be more difficult to attain in Manorville. 
In the latter area it is proposed to cluster - or transfer development rights 
within most of the area east of Barnes-Manor Road (Le., slightly west of the 
eastern boundary of the Brookhaven National Laboratory) and north of 
Sunrise Highway. It is also proposed that the open-space zoning be based on 
overall very low densities in this now almost entirely rural area. 



By and large, in the Master Plan, existing residential densities (in built-up 
areas) and zoned densities (in vacant areas) were accepted. Changes have 
only been suggested where strongly indicated by planning or environmental 
considerations. Thus, in addition to lowering permitted residential densities 
for environmental reasons in easternmost Brookhaven and along the North 
Shore, where still possible, it is also recommended that permitted densities 
be lowered, where possible, along the South Shore. This is intended to 
protect its fragile environment as well as to enable clustering well above the 
1 ~O-year flood plain. Lowered residential densities are also suggested along 
Bartlett Road, with its woods, ponds, and heavily accidented moraine. 
Moderately lowered densities are recommended for some of the vacant and 
uncomm itted lands near Granny Road. 

Multi-Family Development 

The predominant housing type in Brookhaven will continue to be the de
tached single-family home. Multi-family development per se (as opposed to 
"281" clusters) should be limited. to existing centers, such as Coram, 
Ronkonkoma, and Port Jefferson Station, or to the developing centers. 
Small retirement communities are also particularly appropriate in centers, 
where shopping and amusements can be within walking distance. Higher
density development in centers helps to make the provision of mass trans
portation economically feasible (in Brookhaven in the form of buses). 
Conversely, scattered apartments and widespread low-density detached 
single-family houses intensify dependence on the automobile. 

Additional multi-family housing, in general, is recommended in existing 
centers or in specific cases where lower density development may be in
appropriate. For example, there are places in the town which, because of 
brittle impermeable clay soils or heavily accidented topography and high 
water table, may be subject to flooding. In those instances, the town should 
insist on the development of housing types which require no basement. Since 
detached single-family houses without basements are often minimally ade
quate, the town should encourage garden apartments and townhouses in 
such areas through open-space development or, if appropriately located in or 
near centers, consider encouragement of multi-family or non-residential 
development. 

The maximum densities for garden apartments currently established in 
Brookhaven's Zoning Code are seven and eleven dwelling units per acre in 

Residential Densities 
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Typical of the suburbs, the prevailing pattern of commercial development in 
Brookhaven consists of narrow strips along major highways, such as Route 
25A, Route 347, Middle Country Road, Montauk Highway, and Route 112. 
An occasional industrial or wholesaling use is interspersed among the com
mercial uses. Here and there, the strips widen into shopping centers. Major 
retail-commercial concentrations occur in the three incorporated Villages of 
Patchogue, Port Jefferson and Lake Grove whose Smithhaven Mall is the 
largest shopping center in Suffolk County. 

The strip commercial pattern is both unattractive and wasteful. Uncontrolled 
curb cuts foster left turns, blocking traffic and inviting hazardous driving; 
individually-built businesses competing for attention create ugliness; and 
with businesses spread out along the highway, the customer cannot walk 
from one errand to the next, but must use his car, thereby wasting energy 
and increasing congestion. 

In some instances, where commercially zoned land is undeveloped for a 
significant distance, a cutback may still be possible. Examples of this are 
Route 112 between Coram and Granny Road, and Route 25 east of Artist 
Lake. Generally, however, the vacant land in such strips must be considered 
as being committed to similar development in the future; in fact, even vacant 
land that is now residentially zoned may well have to be permitted to 
develop for commercial uses. An example of this is Route 112 south of the 
Long Island Expressway. 

Many of the strip commercial areas are only 100 deep. Where strip 
commercial zoning must be allowed to continue, the town should consider 
increasing its depth, where necessary to achieve safer and more attractive 
development. 

Brookhaven contains approximately 2,300 acres of vacant commercially 
zoned land. With a favorable economy and continued rapid growth in 
Suffolk County and Brookhaven Town, it is estimated that approximately 
600-750 acres of this still vacant land will be developed for commercial uses 
by 1985. This means that the amount of commercially zoned land greatly 
exceeds the foreseeable demand. For this reason, in cases, the town 
might consider a change from commercial to planned unit development, 
office space or apartments. This should only be done where such develop
ment is appropriate and needed and where vacant land that has been 
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commercially zoned over a long period of time (1) cannot be so developed 
because it is not located on transportation routes; (2) should not be so 
developed if a rational land use pattern is desired; or (3) is located in an area 
where a surfeit of commercial facilities already exists and where the popula
tion growth potential is limited. It is believed that the theoretical reduction 
in land values resulting from this type of zoning change may be acceptable 
since the high commercial value may be spurious and the change may be to a 
more marketable use. 

There is another type of vacant commercially zoned land that should be 
reconsidered. In many neighborhoods a vacant commercial parcel - often as 
small as a single lot - is surrounded by existing or potential homes. If 
allowed to develop, these small commercial parcels may undermine rational 
development of the neighborhood. As many of these as practical should be 
eliminated in the interest of achieving fully compatible development. 

Paradoxically, despite the extensive still-vacant commercial acreage, the 
town will require additional commercial land. Much of the town is totally 
undeveloped; as new residential neighborhoods emerge there will be a need 
for convenience neighborhood shopping centers. Such neighborhood 
shopping should be achieved through selective rezoning at the time when the 
character of the residential neighborhoods becomes clearer. Two specific 
instances are discussed above: (1) through the rezoning for commercial use 
of a portion of a large scale open-space development; and (2) new commer
cial development as an integral part of the proposed new centers. 

Commercial Recreation 

To enable utilization of its extensive water frontage, the Town of Brook
haven has permitted the location of marinas and boat storage and repair 
yards along its shores. From place to place, as appropriate, it has created the 
opportunity for waterfront restaurants. As the town has no marine
recreation zoning classification, protection from inappropriate conversions 
has been achieved in many instances through restrictive covenants. The town 
should consider enacting a specific marine recreation zoning classification 
that would restrict commercial development to a type that is ,specifically 
appropriate to a waterfront location. 

Expansion of water-related commercial recreation uses is pa'rticularlysuit-



able in selected locations in the 100-year flood plain where the residential 
fabric will not be disturbed. 

Two specific suggestions are made to illustrate appropriate locations for 
waterfront recreation: for a "boatel" type of facility on vacant land along 
the east side of Pattersquash Creek in Mastic Beach; and for a resort hotel on 
the east side of the Terrell River. Both locations have access to collector 
roads so that no disruption of residential neighborhoods is foreseen; both 
would add to the tax base of the respective school districts. 

Brookhaven's expanding population is also generating a need for inland 
recreation. Several recent private proposals for the creation of such areas 
have been reviewed by the town. A separate inland commercial recreation 
zoning category might avoid the necessity of granting such uses a relatively 
wide-open commercial or industrial classification and relying on restrictive 
covenants for the future protection of the adjoining areas. 

All commercial recreation implies an intensification of traffic; some of it also 
implies noise, lights, commotion, and other adverse impacts on surrounding 
areas. The locations for such uses must therefore be very carefully selected 
and the tracts of land involved must also be sufficiently large to permit 
adequate buffering from surrounding residential areas. Such designations 
would not be appropriate except in response to a carefully thought out 
application with proper safeguards. In one specific location - the triangular 
area bounded by William Floyd Parkway, CR 111, and Route 25 - it might 
be appropriate for the town to take the initiative in encouraging the develop
ment of a major sports facility. As Brookhaven and areas to the east develop, 
adequate population support may be generated for such a major sports facil
ity in this highly accessible yet somewhat isolated location. 

Offices 

By and large, it is assumed that new offices will be located within commer
cial zones, in the new and expanded centers, and as part of the planned unit 
developments. The town should also continue its policy of actively seeking 
major new offices. Uses such as Allstate usually avoid pre-zoned land, 
choosing to pick their own sites. Such rezonings should be weighed carefully, 
to assure that the site is well-located and accessible, and that the use will not 
adversely affect nei§lhboring properties. It is particularly advantageous for 
offices to locate in or near existing or proposed major centers. 
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Industrial 
Development Policies 

Currently, 8,100 acres in'the Town of Brookhaven are zoned for industry. 
Of these, about 5,800 are still vacant and another 600 are occupied by sand 
and gravel operations (not a permanent use). Given a healthy economic 
climate and a continuation of the town's present energetic and effective 
effort to attract commerce and industry, as many as 2,000 acres of this 
now-vacant industrially zoned land may be utilized over the next twenty-five 
years. 

The development of 2,000 additional acres at the same intensity as, say, the 
new Iverson Cycle plant, would produce 40,000 new industrial jobs. Taking 
into account the service jobs generated by these primary jobs, this amount of 
industrial development would be sufficient to support a population of over 
400,000 persons - approximately the entire population increment projected 
for Brookhaven under present zoning. 

Although as many as 4,000 acres of land currently zoned for industrial uses 
are not expected to be absorbed over the next twenty-five years, it is not 
recommended that the zoning envelope be cut back to fit any preconception 
of "right" amount. The present mix of types of industrially zoned land 
offers industries a choice of sites, depending on their specific requirements. 

In considering future zoning changes from residential to industrial, selec
tivity is important: questions must be asked regarding location, suitability, 
impact on surrounding uses, access, and so forth. Zoning changes should be 
largely limited to those designed to accommodate known users with an 
emphasis on large well-designed new industrial uses. Speculative changes 
should be generally denied in order to encourage the gradual development of 
land already zoned for industry. Also, future proposals should be carefully 
examined to assure that the overall pattern will strengthen the central trans
portation corridor of the county, as suggested in the Nassau-Suffolk Com
prehensive Development Plan. 

Based on such an assessment of location, suitability, access, and so forth -
some changes have been recommended to improve the present patterning of 
industrially zoned land in the town. Among these recommended changes are 
the following: 

1. A slight increase in the industrially zoned land east of Brookhaven Air
port (in the William Floyd school district), With this addition the 



industrially zoned area will extend to the Sunrise Highway service road, 
so that a non-residential access road can be built to serve any future 
industries. 

2. An eventual change to non-residential uses, primarily of a highway com
mercial or light industrial character, between Frowein Road and the 
railroad in the Moriches. This change is in recognition of the gradual 
encroachment of non-residential uses that has already occurred in this 
narrow strip along the railroad. Careful site planning will be needed in 
this location to avoid a "strip industrial" character with multiple curb 
cuts that would destroy the usefulness and efficiency of the bypass. 

3. A decrease in the amount of industrially zoned land in the Coram
Gordon Heights area along the Ronkonkoma moraine, where an east
west greenbelt has been recommended to preserve the beauty of the area 
as well as aid the recharge of the aquifer. 

4. Reclamation of all sand and gravel pits for their most appropriate use, 
which in most instances is for residential development or parks. 

5. Consideration of a change to residential zoning of small, undeveloped 
industrially zoned parcels that are surrounded by existing or potential 
residential development in order to encourage fully compatible develop
ment. Any theoretical reduction in land values from such changes may 
be acceptable since, because of the abundance of industrially zoned land 
in the town, such changes may increase the marketability of these 
parcels. 

6. A change to industrial zoning of small undeveloped residentially-zoned 
parcels surrounded by industrially-zoned land. These cannot reasonably 
be expected to be developed with homes, nor should they be. 

Many of Brookhaven's industrial properties abut residential zones. As devel
opment of the town intensifies, the compatibility of industrial development 
with the surrounding residential areas must be assured. Industrial areas 
should be required to provide deep landscaped buffers and screening along 
all residential properties. This type of requirement is particularly realistic in 
Brookhaven inasmuch as most of the industrial tracts are large, many in 
single ownership, and the industrially-zoned land greatly exceeds that which 37 
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can be used in the foreseeable future. Present site plan review policies will 
require strengthening to assure such screening. 

Certain provisions of the industrial zones should be revised to make them 
more realistic. It is not now possible, for example, to provide required yards 
and required parking and still build to the permitted coverage in the L-3 
zone: on a three-acre parcel (the minimum permitted)' the required yards 
alone account for more than one and one-half acres, yet zoning "permits" 50 
percent coverage. Wide well-landscaped buffers are recommended where 
industry abuts residential properties, but full buffering should not be re
quired if the adjacent property is also industrial. 

While, at the present time, Brookhaven's industries pose no major threat to 
the quality of the air or water in the town, the effect of industrial uses is 
cumulative. All industrial development should be properly controlled 
through performance standards to minimize its eventual adverse impact on 
the environment. This applies with special force to air quality which now 
represents one of Brookhaven's principal assets. 

In view of the importance of maintaining a balance between use and recharge 
of water to the preservation of the town's water quality, a selective accept
ance of industries using large amounts of water may become important in 
the later stages of Brookhaven's development. At that time, it may be appro
priate to distinguish between "dry" and "wet" industries and, among the 
latter, permit only those which are essential to satisfy local needs. 
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T own Offices 

Town Hall in Patchogue is small and crowded. Many town offices which 
cannot fit into the single building are scattered in several locations East 
Patchogue, Coram, Port Jefferson. 

Despite the recent rejection by the voters of the proposed new town office 
center near the Ski Bowl along CR 83, the town requires improved facilities. 
As the population grows, and ultimately doubles, the need for larger facil
ities will increase. 

The 150-acre tract originally acquired for town facilities on CR 83 (along the 
proposed east-west greenbelt on the Ronkonkoma moraine) constitutes some 
of the most desirable and beautiful public land in Brookhaven, and could be 
turned into an unusually attractive setting for a town hall. 

Schools and Libraries 

New community facilities of all kinds will be needed as the town expands 
and eventually doubles in population. While specific sites are not suggested 
for these new facilities, certain principles should be observed. 

As Brookhaven matures, it will probably repeat the kind of pattern that has 
occurred in Nassau County: a surge of population required large-scale build
ing of new schools, but as population growth leveled off, the number of 
school children declined. Today, there are surplus schools in Nassau County 
that are only two decades old. Where such schools are located in the hearts 
of single-family neighborhoods, their conversion to other uses is extremely 
difficult. New schools built to accommodate rapid growth should be located 
so that, if necessary, they can be converted to other uses such as offices 
without bringing excessive traffic onto residential streets. Ideal locations 
would provide safe access for the children, yet not intrude too deeply into 
totally single-family areas. In general, locations on the edges of centers are 
desirable. 

Library service in Brookhaven is organized on a school district basis. East of 
Port Jefferson, there is no library on the North Shore, and Center Moriches 
Free Library is the only one in the southeastern part of the town. The two 
proposed new centers are ideally located to serve the North Shore (the 

Institutions and 
Public Facilities 
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Rocky Point center) and eastern Brookhaven (the Manorville center) and 
libraries should become part of the fabric of these centers. If the service 
areas of the new libraries were to include all the unserved nearby school 
districts, a sufficient population base could be attained in time for their 
support and a wider range of books and other materials could be made 
available. 

Fire Districts 

As building takes place, it will be desirable that the town consult with 
individual fire districts on the timing of construction and siting of additional 
facilities, particularly in proper relation to highway access and high value real 
estate. The town should also assure that the road pattern will permit rapid 
response by fire companies to all parts of any new development which it 
approves. As major limited or controlled access roads are built, the town and 
the fire companies should consider possible readjustment of fire district lines 
to prevent the new roads from isolating some part of the district from the 
firehouse that is supposed to serve it. 

43 
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By and large the quality of housing in Brookhaven is excellent. There are, 
nevertheless, some areas of poor housing in the town. In 1970, the U.S. 
Census of Housing ceased reporting housing conditions. Two characteristics 
upon which it did report, namely, the lack of adequate plumbing facilities 
and overcrowding, indicate that these problems, while limited, exist in suffi~ 
cient amounts to justify public concern: 1,000 units lacked adequate plumb
ing and 3,000 were overcrowded. It was not possible, however, from Census 
data alone, to establish, by specific locations, the extent of housing defi
ciencies in the town. Because of this, efforts were made during the course of 
field work to identify, in general terms, the location and extent of housing 
deficiencies insofar as they could be determined from outward appearances. 

Statistical information regarding housing conditions is insufficient for the 
formulation of a specific program geared to meet specific needs. This 
becomes particularly evident when the available approaches to improving 
housing conditions are considered. If a family now lives in housing that fails 
to meet minimum standards, the family's housing conditions can be im
proved in either of two ways: 

1. The house or apartment can be rehabilitated with the family remaining 
in residence; or 

2. The family can be relocated to decent, safe and sanitary housing else
where. 

It should be clear, however, that in the second case, unless the vacated unit is 
improved or eliminated, it would be reoccupied. Thus, while housing condi
tions for the family who lived in it would be improved, substandard condi
tions (which would eventually affect another family) would be perpetuated. 
In the case of overcrowded housing (where sometimes the house or apart
ment itself, while too small for the family. is in good condition) it is general
ly necessary to provide or locate housing that is large, but not costly. 
Generally people submit to overcrowded conditions because they cannot 
find decent adequate housing that they can afford. 

The generally-accepted rule of thumb or standard for housing costs is that on 
the average, a low- or moderate-income family can afford to pay not more 
than 25 percent of its income for rent and utilities. In unincorporated 
Brookhaven, in 1970, about 2,000 rental households with incomes under 



$5,000 paid more than 25 percent of their income for rent. In fact, ali" but 
about 150 of these paid more than 35 percent for rent. Among households 
with incomes from $5,000 to $10,000, about 1,800 paid more than 25 
percent and about 700 of these, more than 35 percent. 

North Bellport-Hagerman 

By far the largest and most severe concentration of housing problems is an 
area of over 300 acres in North Bellport-Hagerman. It has been intensively 
studied numerous times, and has been the target of several county health 
department code enforcement efforts over the years. These enforcement 
efforts were not sufficient to remove the problem for three reasons: (1) the 
geographic area involved is extensive; (2) the homes are small, many of 
marginally adequate construction; and (3) many of those living in these 
homes are low-income minority group members who thus have a double 
handicap in finding other housing or the resources to upgrade their units. 

Despite efforts on the part of the county, the town, and interested local 
groups, the housing in North Bellport-Hagerman remains a problem. No 
all-out effort has yet been made to combine into a concentrated program 
such measures as rehabilitation of houses where this is economically feasible, 
removal of unsafe buildings, improvement of the appearance of the streets 
and sidewalks, provision of new housing at a cost they can afford for any 
who might otherwise be made homeless by such a program, efforts to in
crease homeownership, and so forth. 

It is worth noting that the Town of Islip recently undertook such a program 
in two areas. One of these in particular, in Regis Park,appears to have been. 
successful, transforming a neighborhood that was outwardly similar to North 
Bellport-Hagerman into an area of well-maintained homes and yards which, 
with a single exception, exhibits virtually no deterioration. 

Since North Bellport-Hagerman is by no means uniformly deteriorated -
many of its homes are well kept and many of its residents clearly take pride 
in their homes this type of program may be similarly successful there. 

Tools have changed since the time when the Regis Park program was 
launched. The specific federally-funded program used in that case no longer 
exists. The recently adopted Housing and Community Development Act of 45 
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Corridors of relatively intensive development, which constitute one of the 
major conceptual elements of the Master Plan, are essential to the achieve
ment of mass transportation and a consequent reduction of the town's 
present dependence on the energy-wasting automobile. The central trans
portation spine of Long Island is the corridor from Riverhead west to New 
York City, formed by the Long Island Expressway and the Long Island 
Railroad. The Nassau-Suffolk Comprehensive Development Plan urged the 
location of centers, industry, and higher density development along this 
corridor. The Master Plan supports this concept within Brookhaven. 

It would be unrealistic, however, not to acknowledge that the automobile 
will remain the primary method of transportation for most Brookhaven 
residents. With this recognition, it becomes apparent that the most immedi
ately urgent transportation proposal in the Master Plan is the safeguarding of 
a right-of-way for an extension of Route 347 eastward to join Route 25A at 
Shoreham: Such an extension is necessary for the orderly development of 
the area east of Port Jefferson and for the relief of Route 25A. 

At the present moment, the proposed right-of-way for this Route 347 exten
sion is virtually undeveloped. The situation may change momentarily how
ever, in this rapidly developing portion of Brookhaven. Town officials, 
cognizant of the problem, are urging rapid action by the county and state. 

It is also important that engineering design studies be undertaken immedi
ately for the intersection of Route 347 (including the extension) with Route 
25A and proposed County Route 111. Since each of the several possible 
solutions has different right-of-way requirements at the intersection, and 
each requires different types of improvements to Route 25A and CR 111 
(between Route 112 and CR 83), a troublesome bottleneck may develop 
unless this design feature is at least tentatively agreed upon so that the 
right-of-way for the intersection can be preserved. 

Other highway proposals are treated below, following the discussion of trans
portation centers, and of rail and bus transportation systems. 

Transportation Centers 

Two transportation centers are recommended along the central transporta
tion corridor in Brookhaven, one in RonkonKoma and one in Yaphank. 



The Ronkonkoma center is needed today: access to MacArthur Airport from 
the Long Island Expressway is poor; commuter parking at the railroad 
station is inadequate; car-poolers need a highly accessible parking lot at 
which to join forces; and, given sufficient activity at Ronkonkoma, improved 
bus service can become feasible. Redevelopment of the Ronkonkoma station 
area is suggested in order to accompl ish these pu rposes and, at the same 
time, create a center with viable commercial and office uses. This type of 
redevelopment would also have the advantage of improving the buffering 
around MacArthur Airport. As part of this improvement in the Ronkonkoma 
area, a new railroad bridge would be required S9 that Ronkonkoma Avenue 
and Hawkins Avenue could become paired one-way streets from the Long 
Island Expressway to Smithtown Avenue or to the airport. 

In Yaphank, which shows promise of becoming one of the most rapidly 
developing areas in Suffolk County, the county offices will be expanded and 
a quarter horse race track is under construction; Brookhaven Ai rport is 
nearby. Proposals have been discussed for industrial parks, residential com
plexes, a hospital, a regional shopping center with two million square feet of 
leasable space, and commercial recreation. Even though not all of these 
proposals may come to fruition, the intensity of uses will encourage greater 
numbers of travelers, particularly commuters, to use rail and bus facilities. 
As development takes place a bus loop (discussed below) should be estab
lished to serve all of these uses as well as the Long Island Railroad. The 
station itself will of course need improvement, including commuter parking 
facilities. A carpool staging area may be feasible at the parking lot for the 
quarter horse race track, which will be underutilized during most of the day, 

The existing highway system in Yaphank, although ample for current 
demands, will be severely inadequate if all the proposals will be realized. 
Even with improved rail service and a bus loop, there will still remain the 
peak traffic users of the race track and shopping center. To meet this 
demand, major improvements are needed. Direct access to the race track 
shopping center is recommended, via "flyovers" crossing the Long Island 
Expressway and the William Floyd Parkway. Extra lanes will be needed on 
both of these highways in the vicinity of the complex, and the service roads 
on both sides of the Long Island Expressway should be completed from Sills 
Road to Weeks Avenue. This will also improve access to the industrially
zoned area east of Brookhaven airport. Other improvements in the Yaphank 
area are discussed below. 49 
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Rail Transportation 

Long Island cannot avoid unbearable loads on its highways and the further 
wholesale construction of roadways and degradation of the environment 
unless rail service is not only continued, but vastly improved. The centers 
concept, when tied to rail transport and the rational location of industries 
along the railroad (given the assurance of reliable, competitive service) can 
provide a better quality of life and a more efficient transportation network. 
Freight and passenger rail service improvements should be encouraged. 

Where user demand has been demonstrated, parking facilities at railroad 
stations should be enlarged. The relatively small cost of carrying out im
provements of this type will help to eliminate the need for additional high
way lanes. 

A study of five railroad stations undertaken by graduate students at the 
State University at Stony Brook, as an adjunct to the Master Plan studies, 
revealed commuter dissatisfaction with the size of parking areas provided at 
Port Jefferson, Stony Brook, Ronkonkoma, and Mastic-Shirley, with fewer 
complaints at Patchogue. Improvements are needed at all of these stations, 
with the exception of Patchogue. 

Bus Transportation 

As centers and corridors develop more fully in Brookhaven, improved bus 
service will become feasible. Generally speaking, there are three types of bus 
service. 

The first is the traditional fixed route service connecting several major 
centers along a series of roads, with regular stops along the route. This is the 
type of bus service that the town now has (infrequently) along some of its 
major roads. If new homes, iobs and shopping will be sufficiently concen
trated in corridors, the present infrequent bus service can be greatly 
augmented. Early augmentation should be possible along Route 347 as far 
east as Port Jefferson and including the State University; along Middle 
Country Road as far east as Coram and including the Community College; 
and along Montauk Highway as far east as Bellport. 

The second form of bus service is a loop, typically using smaller buses and 51 
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providing service at shorter intervals between a more limited number of 
locations. Such a loop might connect Ronkonkoma and its transportation 
center to Patchogue, with stops at the Internal Revenue Service building (a 
major employer), the new Holtsville park complex, and other major attrac
tions in the corridor as they develop. In time, a bus loop will also be appro
priate at Yaphank linking the railroad station, county offices, shopping 
center, industrial parks, hospital, and residential areas. 

The third form of bus transportation, dial-a-bus, has been recommended by 
the Suffolk County Executive for the area generally west of Route 112; it 
may also be appropriate in Mastic-Shirley. Dial-a-bus is a new mass transit 
idea in which small buses (similar to the airport limousine service) are used 
without being confined to fixed schedules or routes. Those who want a ride 
call a dispatcher, stating their location and destination. The dispatcher in
forms the caller of a probable pick-up time, usually within about 15 minutes, 
and dispatches the appropriate bus. As the passenger is taken to his 
destination, the bus may pick up or discharge other passengers en route. 
Experimental dial-a-bus service has been used in a number of communities 
such as Haddonfield, New Jersey; Columbus, Ohio; Ann Arbor, Michigan; 
and Batavia, New York. 

Highways 

The town is fortunate in that most of its major highway linkages are in place. 
In fact, in eastern Brookhaven, the highway network has been largely laid 
out in advance of development, in accordance with good planning principles. 
However, some new roads are needed and improvements are needed for 
roads of all classes. Major intersection studies are required in three areas, so 
that the necessary right-of-way for the required improvements can be de
termined and safeguarded. These three areas are: Routes 347, 25A, and CR 
111 (discussed above); Yaphank (also discussed above); and the intersection 
in Coram of Routes 25 and 112 (discussed below). 

For many of Brookhaven's important land service roads - such as NYS 25A, 
NYS 25 and NYS 112 - 1I0perational" improvements are suggested. These 
roads serve through traffic as well as providing access to abutting land uses 
to the stores, offices, and homes facing on them and also to the many 
local streets that intersect them. 
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The recommendation of "operational" improvements for this type of street 
is a recogn ition of the important functions of these streets as they now are. 
No suggestion is made that they be rebuilt as limited access arterials; rather, 
that studies be initiated, possibly under the TOPICS program, to solve 
specific problems such as difficulty in making a left-hand turn at a specific 
intersection, a dangerous pedestrian crossing, and so forth. 

TOPICS is the acronym for a joint federal-state Traffic Operations Program 
to Increase the Capacity and Safety of streets and highways in built-up areas. 
Its objective is to improve the quality of traffic service on existing streets 
and highways with a minimum of time and cost. Studies are directed towards 
traffic engineering measures which can be implemented within the existing 
right-of-way, since TOPICS does not normally involve major new street or 
highway construction. (TOPICS funds the engineering studies; the actual 
implementation of the improvements is funded under the FAUS, or Federal 
Aid Urban System, program.) 

Relevant types of traffic engineering improvements envisioned under the 
TOPICS Program include the channelization of intersections, widening of 
traffic lanes, provision of additional traffic lanes, installation of traffic con
trol systems, traffic control signs and pavement markings, highway lighting, 
modifications associated with curb parking, improvements for pedestrian 
safety, and parking facilities to serve mass transportation passengers. This list 
is not complete - but it is clearly relevant to Brookhaven. 

Expressways are limited access roadways, designed to carry large volumes of 
vehicles over long distances. They are median-divided and all intersections 
are grade-separated. All of the town's existing or proposed expressways are 
state highways or are proposed for state takeover. 

NYS Route 495 - Long Island Expressway: No improvements planned, 
except in the Yaphan k area, as discussed above. 

NYS Route 27 - Sunrise Highway: Currently designed to expressway 
standards only east of Phyllis Drive near Patchogue. It should be improved to 
limited access expressway status west of Phyllis Drive; this project may be 
the next major New York State Department of Transportation undertaking 
in Suffolk County. Service road improvements are also needed, particularly 
to provide access from a relocated CR 25. 55 
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NYS Route 347 Nesconset-Port Jefferson Highway: One of the most 
congested roads in Brookhaven. The state plan to widen Route 347 to a six 
lane limited access roadway, with grade-separated intersections and service 
roads on both sides to provide access to abutting uses, should be quickly 
implemented. These improvements should continue along the proposed 
extension of Route 347 as far east as CR 83. East of CR 83, the proposed 
extension could initially be built as a four-lane controlled access route but 
with sufficient right-of-way for eventual improvement to expressway 
standards if necessary. 

CR 46 - William Floyd Parkway: Despite grade-separations at Middle 
Country Road, the Long Island Expressway, and Sunrise Highway, the 
William Floyd Parkway is not now an expressway. Abutting uses - presently 
few in number generally have direct access, and, because it is an existing 
road, the county cannot deny such access. In order to provide access control, 
which will become increasingly important as the Yaphank area develops, the 
William Floyd Parkway should be transferred to the state. If and when high 
speed ferry service is established across Long Island Sound, the parkway 
should be extended north to the Sound in such a manner as to minimize 
disruption of the moraine and wetlands. For this reason, a ferry terminal and 
associated facilities should be as modest as possible. 

Major Arterials are controlled access roads, generally grade-separated at inter
sections with other major roads and with a limited number of at-grade 
intersections, some signalized. These roads are designed to carry large 
volumes of traffic between the expressways and the lower level service roads, 
as well as between major centers within or outside the boundaries of the 
town. In Brookhaven, the major arterials are all county roads, with the 
exception of the proposed Route 347 extension, discussed above. 

CR 97 Nicolls Road: Recently completed, with grade separations at its 
intersecti.ons with the Long Island Expressway, Horseblock Road, and 
Patchogue-Yaphank Road. The state will build a grade-separated interchange 
at Sunrise Highway, as part of its improvement to the latter road. 

C R 83 Patchogue- Mt. Sinai Road: Completed as far south as Horseblock 
Road, this road has provided badly needed relief to Route 112. The county 
has already purchased the right-of-way to extend the improvements south to 
Sunrise Highway. The intersection at Bicycle Path will probably eventually 
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need to be completed, if new town offices are located there and the sand and 
gravel pits next to the Ski Bowl are reclaimed partially for multi-family 
use, as proposed in the plan. 

CR 101 - Sills Road: An improvement to major arterial status (partially 
along a new right-of-way) is needed to serve north-south traffic midway 
between CR 83 and the William Floyd Parkway. The southernmost portion 
of the road should be realigned to meet Montau k Highway at a right angle 
considerably east of the present intersection. This would not only improve 
the north-south functioning of the road, but would also make it easier to get 
to Brookhaven Memorial Hospital from the east. The portion of Sills Road 
between Sunrise Highway and the Long Island Expressway is presently being 
improved to provide for controlled access. If possible, to eliminate the 
"kink" in CR 101 as it crosses the Long Island Expressway, a new more 
westerly bridge and interchange should be built crossing the Expressway at a 
right angle. Sills Road should be improved to Route 25A, along a new 
right-of-way where necessary. The town has been foresightedly using "281" 
clustering to preserve a possible right-of-way through future developments in 
this area. 

CR 111 Port Jefferson-Westhampton Road: Only the easternmost portion 
is complete, from the Long Island Expressway to Sunrise Highway. The 
county owns the right-of-way for the balance and the road is currently in the 
design stage. The westernmost portions of the road, however, west of the 
intersection with CR 83, should be designed as part of a major intersection 
study. Many of the possible design solutions to the five-way intersection of 
CR 111, Route 112, and Route 347 (including the extension) involve dif
ferent treatments of CR 111. (One possible solution places the north-west 
terminus of the road at CR 83, with the rest of the county-owned right-of
way, from CR 83 to Route 347, used, say, for a bikeway.) 

Arterials are major internal circulation roads with no access control. Many of 
the arterials are strategically located and carry heavy volumes of traffic. 
Improvements proposed for these roads are generally in the nature of im
proved signalization, channelization, and minor widenings and realignments. 
In most cases, analyses of a more detailed type than are possible in a master 
plan program are necessary before specific improvements can be proposed. 
The state-owned right-of-way on Route 25A west of Port Jefferson should 
be utilized to construct a two-lane road with as few intersections as is reason- 59 
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ably possible. This would improve local circulation and reduce the number 
of vehicles on the narrow winding and scenic portions of the road in Stony 
Brook and Port Jefferson. East of Route 112, the road may need widening 
and improvement to major arterial status. This improvement may be needed 
from Route 112 to CR 111 or even as far east as CR 83, depending on the 
specific solution chosen for the Route 347-Route 25A-CR 111 intersection. 

NYS Route 25 - Middle Country Road: Traffic operation improvements are 
necessary along the entire length of Route 25, including realignment in 
Coram along a right-of-way already owned by the state. The plan recom
mends that the intersection of Route 25 and Route 112 in Coram remain at 
grade. 

NYS Route 112 Port Jefferson-Patchogue Road: A minor westerly realign
ment is recommended in Coram, to improve the intersection with Route 25; 
a new right-of-way will be required. Operational improvements and 
widenings are also needed along this road. 

CR 21 - Yaphank Avenue: A widening to four lanes is recommended from 
Horseblock Road to the Long Island Expressway, to provide better access to 
the county offices. North of the expressway, in order to serve the rapidly 
growing Yaphank residential community, Yaphank Avenue should be con
tinued as a two-lane road along a new right-of-way to join an improved 
Hollow Road. 

CR 16 - Horseblock Road: Access to the county offices (in addition to 
Yaphank Road and a possible Sills Road access) should come from Horse
block Road, as an extension of Woodside Avenue. 

CR 25 - Relocated: South of the Long Island Expressway, this road should 
be real igned to the west to connect to the north-south road proposed for the 
Pine Hills community. Such a realignment would facilitate construction of a 
north-south four-lane arterial south of the Long Island Expressway, joining 
Moriches-Middle Island Road just north of Sunrise Highway and avoiding the 
historic area on South Street. Because there is no interchange with the 
highway at this point, service roads for Sunrise Highway should be built 
from Weeks Avenue to Chichester Road. 61 
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Collectors are intended to move relatively low volumes of traffic from local 
streets to more important streets and highways, although some actually carry 
fairly heavy volumes a considerable distance. Collectors also provide direct 
access to adjacent lands. In some cases, minor improvements may be 
necessary. 

Old Town Road: Because of the relatively important nature of this road, 
extending from Setauket to Coram, it should be incorporated in the county 
system, with improvements to increase safety. 

Granny Road: Serving, as it does, a rapidly growing part of Brookhaven, 
Granny Road should also be incorporated into the county system. Widening 
is needed as far east as its intersection with the proposed CR 101. Despite 
the proposed county take-over, however, this road should remain residential, 
buffered where possible by the proposed east-west greenbelt. 

Longwood Road: As the on Iy east-west road between Route and the 
Long Island Expressway in the Yaphank area, Longwood Road will inevi
tably carry greatly increased traffic within the next few years, and should be 
improved from the proposed CR 101 to the William Floyd Parkway. Some 
new right-of-way will be required to improve the alignment and extend the 
road westward to meet CR 101. Despite the recommended improvement, 
however, no intensification of land uses should be permitted, other than 
those already planned at the intersection with the William Floyd Parkway. 

CR 99 Hot Water Street: As it will be a primary access to the proposed 
community college campus in Southampton, this two-lane road needs 
improvement. It does not appear that a grade-separated interchange at CR 
111 is necessary. 

Airports 

While the area impacted by the noise of the airplanes at MacArthur Airport 
is, in general, built-up, a different situation prevails at Grumman-Calverton 
and at the Brookhaven Airport. town has been extremely foresighted in 
acquiring protective land and in zoning so as to assure that the planned 
moderate expansion of Brookhaven Airport will not adversely impact resi
dential areas. However, there still remains an area west of William Floyd 
Parkway, between the southwesterly portion of the airport and the Carmans 
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EXPLANATION OF LEGEND ON LAND USE PLAN 

The map of the Land Use Plan is at the end of this volume. Together with 
the text, it forms the Master Plan. The Land Use Plan map shows recom
mended land uses for all vacant land in the town, but, by and large, in areas 
that are already fully or partially developed, it shows development as it has 
already occurred, even where such development does not precisely match 
existing zoning. In western Brookhaven, which is largely built up, the land 
use proposals are thus specifically related to certain locations where there are 
sizeable areas of vacant land - usually not less than 50 acres. This does not 
mean, however, that planning was done on a parcel-by-parcel basis. It can 
readily be seen that the map is generalized (as indeed it must be, since it is at 
a scale where one inch on the map equals a mile on the ground). In eastern 
Brookhaven, the planning was more conceptual because of the many 
thousands of acres of vacant land. 

Rural Density Residential: Overall net densities of less than one and one-half 
homes per acre. Corresponds to existing A 1 and A Residential Districts in 
the zoning ordinance and also includes proposed lower densities - as low as 
one home to each two acres. 

Low Density Residential: Overall net densities of about two to three homes 
per acre, corresponding generally to present B1 and B Residential Districts. 

Medium Density Residential: Overall net density of more than three homes 
per acre, corresponding generally to C and D Residential Districts, but 
excluding areas developed with, or zoned for townhouses or multi-family 
structu res. 

Major Parks and Open Space: Includes major existing parks (town, county, 
state and federal), proposed parks (including specifically expected dedica
tions through open space development), golf courses, major wetlands and 
stream valleys proposed for conservation, Long Island Lighting Company 
rights-of-way proposed for bikeways or other recreational use, and so forth .. 

Agriculture: Includes major farms almost entirely on Class I and II soils 
which are specifically recommended for preservation. 
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Office: Major existing and proposed office areas, corresponding to the J-4 
District but also including IRS in Holtsville. Individual small office parcels 
are included in the "General Commercial" category. 

General Commercial: Corresponds to all the "J" districts under present 
zoning, except for major office building (J-4) areas. (Individual-lot offices 
and industrial uses are not shown·separately.) 

Commercial Recreation: Includes both waterfront recreation (such as a 
marina) and inland recreation (such as a racetrack). Does not correspond to 
any existing zoning districts. 

Industrial: Corresponds to existing industrial districts but does not include 
commercial recreational uses that are presently industrially zoned but 
limited by special covenants (such as the Suffolk Meadows Racetrack). 

Major Instititutions: Includes colleges, airports, and major county and town 
offices, but does not include individual schools (considered part of the 
residential fabric), fire houses/·churches, and so forth. 

New Centers: Symbol showing location of planned new multi-use centers 
(residential, commercial, office and institutional uses, and parks). The 
middle of the "bulls-eye" symbol shows the overall density of the entire 
larger area (extending often to the school district boundary), because multi
family and townhouse development in these centers is expected to result 
from open-space development, including transfer of development rights. 

Multi-Use Planned Unit Development: MUlti-use areas to be developed as a 
single unit (although development might be staged). A single overall con
ceptual plan would be presented for residential, office, commercial, institu
tional and open-space elements. 

Open-Space Residential Development: Areas where "281" or cluster zoning 
has been specifically granted but development is not yet substantially com
plete, or areas specifically proposed for "281" development. (Where "281's" 
are complete, the developments are shown as built. Those with townhouses 
thus are shown as "multi-family and townhouse," and the park dedications, 
if they are substantial, are shown as "major parks and open space.") The 
orange and green stripes show open-space development; the color underlying 
them shows the overall residential density of the "281". 67 



Other Symbols: The following conventional representations of roads, 
railroads, and school and municipal boundaries appear on the Land Use Plan 
and the other maps in this volume; 

Municipal Boundaries 

..............•••••• School District Boundaries 

I I I I I I I I I I Railroads 

Expressways and Major Arterials 

Arterials and Collectors 
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