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At the turn of the twentieth century, Long Island remained a thriving farm 
community producing products for the distant population of New York City.  As 
transportation enabled wealthy individuals to travel longer distances much of 
Long Island became popular as a getaway or place to keep a vacation home.  The 
Town of Brookhaven communities of Centereach and Selden, now collectively 
known as Middle Country for their location on Long Island, are prime examples 
of this tradition.  Middle Country also embodies the uncontrolled and unplanned 
population explosion that defined Long Island and much of the United States 
during the post-World War II suburban boom that began with Levittown in 
Nassau County.    

The Levittown suburbs promised first time homebuyers the American dream; an 
affordable single family home, backyard, and room to roam.  An expanding 
economy and the most generous government incentives in American history put 
the dream within reach for many people who flocked to the suburbs.  As a result, 
communities like Middle Country were overrun by population growth and 
development.  Land seemed limitless.  Zoning was either nonexistent or strictly 
segregated land uses and limited density.    

The ironic result was that the traditional downtown, the two to four story mixed 
use “Main Street USA” that was the bedrock of much of American society was 
also strictly prohibited.  Those places that resisted suburban style are popular 
even today.  Places like the villages of Port Jefferson, Sayville, and Northport.   
The result for communities like Middle Country is a disconnected street network 
created through subdivisions, extreme traffic and high accident rates, the 
dependence on a car to get anywhere, floundering strip malls, and skyrocketing 
taxes. 

It is for these reasons that community members in Middle Country undertook this 
project.  Because they want to gain control of their community and improve the 
quality of life.  They want the white picket fence and to walk to the corner store.  
The community was very clear and consistent with what the future of Middle 
Country should be and that requires a careful balance of traditionally competing 
needs.  It requires utilizing the tools of the Town in different ways and using 
tools like the Transfer of Development Rights that would have seemed ridiculous 
twenty years ago.   

Chapter Two: The Community Profile provides a basis for the current situation.  
Middle Country has been overwhelmed by traffic and safety problems on its only 
significant commercial corridor.  It has been locked in and now faces many of the 
problems longtime residents left New York City to avoid.  Youth are bored and 
lack the ability to travel around the community safely without a car.  Vacancies 
at strip malls are increasing.  There are many assets in Middle Country as well.  
The school system is above state standards and other cultural amenities provide 
opportunities, such as a nationally recognized library and healthy civic 
environment.  These assets build a platform for future improvements. 

Chapter Three: Community Building and Vision Process outlines the process 
community members have spent over two years undertaking in order to make this 
document and community improvement possible.  It is a community driven 
project.  This is a living document and thus it is the beginning not the end of 

I N T R O D U C T I O N  
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community improvements.  The community will be responsible to work with the 
Town, County, State and other entities to ensure the plan is implemented and 
remains responsive to changing community priorities.  The Middle Country 
Coalition for Smart Growth, a conglomeration of local organizations has 
spearheaded this project and will ensure ongoing input from the wider 
community in the future of Centereach and Selden. 

The details of what the community said are outlined in Chapter Four: Community 
Goals.  The eleven goals, ranging from community centers to crosswalks and 
from restaurants to art classes.  The community came to an impressive consensus 
on what they want to see.  They want a place to call home, where they can shop, 
and eat and pick up their kids after extracurricular programs.  Most importantly, 
where they can walk down the street and feel safe. 

Dreaming about the future was the easy part.  Making it a reality is the hard part.  
The Coalition will be asking the community to be actively involved in making 
this vision a reality.  The Town of Brookhaven has committed to play their role, 
by using this document as a guide for all future land use decisions in Middle 
Country and implementing the necessary policies to make the community’s 
vision achievable.  The Town will also incorporate this document into 
Brookhaven 2030, the town wide comprehensive plan updated that is currently in 
the community input phase.  The recommendations in Chapter Five: Community 
Vision and Recommendations, represent an attempt to achieve the necessary 
balance between environmental, economic, and social issues to ensure a 
sustainable community for years into the future.  Chapter Six: Implementation 
Matrix, outlines the path to success.  Recommendations are broad.  Some are 
easily achievable by a few people working together in a short term and some will 
take twenty or thirty years.  Others will probably lose importance as the 
community changes and never be implemented. 

This is a fluid document, a starting point to achieve the community’s vision that 
incorporates a downtown.  It celebrates the suburban character resident’s love 
while improving quality of life issues.  It is the responsibility of everyone in the 
community to ensure it is successful by participating and ensuring that their voice 
is heard in the future.  Step by step, over the next thirty years, the community 
will transform itself into a new version of suburbia; a sustainable version that 
meets the vision outlined by the community.   

I N T R O D U C T I O N  
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le Map 2.1 Context Area: Middle Country is in the Geographic Center of Long Island and centrally 

located in Suffolk County (The red box is the study area)

2. Community Profile
2.1. MIDDLE COUNTRY STUDY AREA 

Location
The Hamlets of Centereach and Selden are located in the Town of 
Brookhaven, Suffolk County, New York.  These hamlets are 
approximately 40 miles east of the New York City line and are culturally 
and physically part of the suburban growth that defines Long Island.  The 
hamlets are centrally located approximately 10 minutes north of the Long 
Island Expressway in the Town of Brookhaven (see Map 2.1).   The 
central character of the two hamlets lends to the collective name, Middle 
Country.   

Middle Country is composed of two geographically adjacent, but 
culturally separate communities, which are unified by a number of public 
service entities.  The most notable unifying factor is the Middle Country 
Central School District.  The school district includes the communities of 
Selden and Centereach, as well as a portion of the Village of Lake 
Grove.  For the purposes of this study Middle Country is defined by the 
geographic area within the two zip codes that almost entirely encompass 
the accepted boundaries of Centereach and Selden.  

S T U D Y  A R E A  
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Map 2.2 Study Area:  Zip Codes 11720 Centereach and 11784 Selden

These boundaries were chosen because they are the most reasonable 
consistent political boundaries that generally mirror the community’s 
perception of Middle Country.  The lack of community consensus on 
accepted boundaries is illustrated by the varied boundaries identified by 
different organizations such as the school district, which excludes the 
northern portion of the two zip codes.  Lake Grove was not included in 
this study because it is an incorporated village that maintains its own 
control over a number of governmental functions, such as zoning, and is 
considered a separate community.   The postal code boundaries defining 
the study area are 11720 (Centereach) and 11784 (Selden).   

The rough communal boundaries of the Study Area include Stony Brook 
(State Road 347) to the North, Coram (County Rd 83) to the East, and 
Lake Grove/Ronkonkoma (Coles Rd) to the West.  There is no generally 
accepted southern boundary to the community which in accordance with 
the zip codes seems to lie approximately halfway between Middle 
Country Road and Portion Road (County Rd 16).  All demographics 
within this document correspond to US Census statistics for these two 
zip codes. 

A number of local organizations unify the communities of Centereach 
and Selden under the Middle Country name including, the Library, 

D E M O G R A P H I C S
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Figure 2.1 Varied 
Boundaries:
The school district and 
library catchment areas are 
slightly different than the 
Study Area boundaries.  
The portion of postal Code 
11720 north of Hawkins 
Road is not included and 
thus school and library 
demographics may vary 
slightly from those in this 
report.  Most notably, the 
population (1,000 fewer) 
and Median Household 
Income ($67,832) in 
Centereach are slightly 
lower according to the US 
Census (Centereach CDP).

Chamber of Commerce, and local newspaper (Times of Middle 
Country).  While the communities share most of their elected officials 
they retain significant autonomy from one another.  Local leaders have 
expressed interest in using the Community Planning Process to further 
unite the two communities.  Barriers to Middle Country unification 
include Nicolls Road (County Road 97), which forms a significant 
physical barrier, and cultural differences, such as opinions on 
development and socio-economic variations between the two 
communities.  Nicolls Road is technically entirely contained within 
Centereach with the official community border a few blocks to the east at 
Selden Boulevard.  However, the physical barrier is strong enough that 
for all intents and purposes it is viewed as the legitimate community line 
by many local residents. 

Previous Planning
This area lacks any type of focused planning strategy, although a few 
significant projects and studies have been completed.  The Town of 
Brookhaven’s Zoning Code was first adopted in 1937 and ushered retail 
development along Middle Country Road1.  The area has been 
significantly impacted by New York State Department of Transportation 
(NYSDOT) improvements to Middle Country Road.  In the 1980s, the 
road was expanded to four lanes significantly decreasing front yards and 
removing old growth trees and vegetation.  The Selden portion of Middle 
Country Road received the addition of shoulders in 1992 that were 
designed to increase safety for drivers entering and exiting numerous 
curb cuts throughout the community.  NYSDOT is currently working to 
implement improvements to Middle Country Road through Centereach 
(Section 2.4).  The Town of Brookhaven completed a Revitalization Plan 
for the Centereach Business Area (Middle Country Road) in the 1990’s 
(undated) that provided a limited analysis of existing conditions and 
provided recommended solutions.  The document focused largely on 
vegetation, limited parking, and visual impact of signs.  It includes loose 
recommendations and does not appear to have any legal basis or to have 
been officially adopted by Town officials. 

The Town of Brookhaven has recently focused more significant attention 
on long range planning and has or is conducting visioning and land use 
studies in communities throughout the Town, including the nearby 
communities of Coram, Middle Island, and Ridge where a new land use 
plan was recently adopted.  The Town of Brookhaven’s Zoning Code and 
private development have been the primary forms of planning in the 
community since significant growth started converting pristine farmlands 
into suburban sprawl in the mid-twentieth century and this trend 
continues in places where community plans have not been completed.

1 Revitalization Plan: Centereach Business Area, date unknown, Town of Brookhaven 

S T U D Y  A R E A  
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Figure 2.2: Race versus 
Ethnicity in the US 
Census
Although people frequently 
assume that Hispanic (or 
Latino) is a race the US 
Census classifies this 
reference as an ethnicity.  
Thus someone classifying 
themselves as a Hispanic is 
also counted as a separate 
race and the entire 
population is counted as 
Hispanic or not Hispanic.    

2.2.DEMOGRAPHICS2

Demographic Trends
Selden and Centereach are demographically similar communities with a 
population difference of less than two thousand people.  The similarities 
support interests in unifying the communities as Middle Country.  The 
main differences between the two communities are referenced in specific 
categories highlighted on the next page and except where these variations 
are noted, the communities are considered as one throughout this 
document. The variations that exist speak to the need to balance social 
equity and ensure opportunities are reaching residents of both 
communities.  The Middle Country communities consistently account for 
ten to twelve percent of the total Town population and most other 
demographic categories3.

There is a small community of color in Middle Country that represents 
less than seven percent of the population, as compared to twelve percent 
in the Town of Brookhaven (Figure 2.2).  There is also a significant 
Hispanic population in Middle Country that approached eight percent in 
2000 and has continued to increase throughout Long Island.4  The most 
significant Hispanic population in Middle Country is of Puerto Rican 
descent.

Although there is a common perception among local residents that the 
number of undocumented workers has continued to increase in the 
community, the census does not account for illegal immigration and 
there is currently no other data available to collaborate the community’s 
perceptions.  Real or perceived the issue of illegal immigration has been 
a dominate subject at many local community meetings.   

The Selden and Centereach communities differ significantly in 
educational achievement.  Centereach is nearly identical to the Town 
average in educational attainment.  Nearly half of the population is or has 
attended college and nearly a third received a degree, while one quarter 
of the Selden population has received a college degree.    

There are significantly fewer renters in Centereach than in Selden, 
although the numbers for Selden are comparable to Town statistics.  This 
coincides with a slightly higher vacancy rate as well.  The rental rate is 
not high enough to be a significant concern, however, homeownership is 
an important indicator of upward mobility and it should always be a goal 
for a community to improve this statistic to ensure a thriving population.  
The lower ownership rates in Selden may also make the local population 
susceptible to income gentrification in a Long Island housing market that 
is generally extremely tight5.  Increasing property values in the market 
benefit homeowners (except where taxes are concerned), and hurt 

2 Demographics are based on US Censes 2000 numbers, the latest accurate assessment for Selden and 
Centereach.  They should be used as guides not absolutes.  When possible projections to 2005 and appropriate 
trends have been noted.

3 US Census 2000, Town of Brookhaven
4 Roy Fedelem, Suffolk County Planning and Research Division. May 2007.
5 Long Island Index, 2007

D E M O G R A P H I C S
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renters.  A balanced income community is important to a thriving 
economy, but rising home values are threatening the ability for blue 
collar workers and adult children to find appropriate affordable housing.  
There are very few apartments/condos available in the community to 
serve these residents that are not ready for single family homeownership.  

There is a significant divide between Centereach and Selden in terms of 
Median Household Income (MHI).  Centereach is a relatively wealthy 
community with a MHI of nearly $69,000.  This indicates a household 
wealth exceeding that of the Town, County, and Nation.  The MHI in 
Centereach is also over ten thousand dollars higher than the median in 
Selden ($58,299).  This is a significant difference and illustrates one of 
the greatest divides between the two communities.  Although lower than 
the Town ($62,475) and County ($65,288) levels, Selden has a MHI 
significantly above the national mark of $42,000.  Middle Country has a 
smaller percentage of residents earning at least $100,000 a year more 
than Suffolk County as a whole, but also has a very small poverty rate 
(2.6% versus 6% at the County and 12% nationally).   

Employment statistics are generally similar in Middle Country with 
small variations.  Centereach has slightly more white collar workers 
(office workers), while Selden has more blue collar workers 
(construction and manufacturing).  This likely explains the income 
disparities described above.  Overall Middle Country lags slightly behind 
the Town in proportion of white collar to blue collar jobs.6

6 This is not a judgment on the quality of white versus blue collar jobs.  White collar jobs generally represent 
higher incomes, better mobility, and increased opportunities .

D E M O G R A P H I C S
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Table 2.1: Middle Country Demographic Snapshot (US Census, expanded 
demographics in Appendix G)

Centereach Selden MIDDLE COUNTRY 
Number % Number % Number % 

POPULATION 28,106 100.0% 26,412 100.0% 54,517 100.0% 

White   25,818 91.9% 24,245 91.8% 50,063 91.8%
African American        553  2.0% 552 2.1% 1,105 2.0%
Asian        926  3.3% 646 2.4% 1,572 2.9%
Some other race        392  1.4% 495 1.9% 887 1.6%
Two or more races        416  1.5% 473 1.8% 889 1.6%

Foreign Born 2,626 9.3% 1,947 7.4% 4,573 8.4% 

Hispanic     1,953  6.9% 2,119 8.0% 4,072 7.5% 

AGE 28,105 100.0% 26,411 100.0% 54,516 100.0% 

Under 20 years 8,328 29.6% 8,112 30.7% 16,440 30.2% 

18 to 24 years 1,619 5.8% 1,540 5.8% 3,159 5.8% 

25 to 44 years 9,160 32.6% 8,959 33.9% 18,119 33.2% 

45 to 64 years 6,408 22.8% 5,602 21.2% 12,010 22.0% 

65 and over  2,590 9.2% 2,198 8.3% 4,788 8.8% 

EDUCATION (25+ Yrs) 18,172 100.0% 16,709 100.0% 34,881 100.0% 

Less than High School 2,122 11.7% 2,814 16.8% 4,936 14.2% 

High school graduate/GED 6,462 35.6% 6,045 36.2% 12,507 35.9% 

Some college 3,842 21.1% 3,874 23.2% 7,716 22.1% 

College Degree 4,211 23.2% 3,077 18.4% 7,288 20.9% 

Graduate/professional degree 1,535 8.4% 899 5.4% 2,434 7.0% 

3+ Enrolled in School (any 
level) 8,124 28.7% 7,615 0.0% 15,739 0.0% 

HOUSING (total units) 8,631 100.0% 8,644 100.0% 17,275 100.0% 

Owner-occupied 7,452 86.3% 6,615 76.5% 14,067 81.4% 

Renter occupied 1,010 11.7% 1,770 20.5% 2,780 16.1% 

Vacant and Vacancy Rate 169 2.0% 259 3.0% 428 2.5% 

Built before 1980 7496 87.3 6980 81.0 14,476 83.8% 

Households with at least one 
vehicle 8,201 97.3% 7,792 93.3% 15,993 0.0% 

� D E M O G R A P H I C S  
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Table 2.1 Continued: Middle Country Demographic Snapshot (US Census) 

Centereach Selden MIDDLE COUNTRY 

Number % Number % Number % 

HOUSEHOLD INCOME 8,407 100.0% 8,332 100.0% 16,739 100.0% 

Less than $24,999 960 11.4% 1,156 13.9% 2,116 12.6% 

$25,000 to $34,999 523 6.2% 814 9.8% 1,337 8.0% 

$35,000 to $49,999 1,233 14.7% 1,436 17.2% 2,669 15.9% 

$50,000 to $75,999 1,988 23.6% 2,027 24.3% 4,015 24.0% 

$75,000 to $99,999 1,551 18.4% 1,444 17.3% 2,995 17.9% 

$100,000+ 2,152 25.6% 1,455 17.5% 3,607 21.5% 

 Median Household Income $68,627 n/a $58,299 n/a n/a

 Persons Below Poverty Level 1,408 5% 1,396 5.3% 2,804 2.6% 

LABOR (16+ years in labor 
force) 14,686 100.0% 13,283 100.0% 27,969 100.0% 

Employed 14,120 96.1% 12,766 96.1% 26,886 96.1% 

Unemployed 566 3.9% 517 3.9% 1,083 3.9% 

EMPLOYMENT (by industry) 14,120 100% 12,766 100% 26,886 100%
Ag; forestry; fish and 

hunting; mining 22 0.16% 34 0.27% 56 0.21% 

Construction 995 7.0% 1,209 9.5% 2,204 8.2% 

Manufacturing 1,227 8.7% 1,169 9.2% 2,396 8.9% 

Wholesale trade 543 3.8% 563 4.4% 1,106 4.1% 

Retail trade 2,020 14.3% 1,887 14.8% 3,907 14.5% 

Transportation & 
warehousing; utilities 793 5.6% 841 6.6% 1,634 6.1% 

Information 582 4.1% 667 5.2% 1,249 4.6% 
Financial, Insurance, & 

Real Estate; rental and 
leasing

1,043 7.4% 782 6.1% 1,825 6.8% 

Professional; scientific; 
management; administrative; 
& waste management srvs 

1,067 7.6% 875 6.9% 1,942 7.2% 

Educational; health and 
social services 3,365 23.8% 2,624 20.6% 5,989 22.3% 

Art; entertain; recreation; 
accommodation & food srvs 944 6.7% 737 5.8% 1,681 6.3% 

Other services 523 3.7% 625 4.9% 1,148 4.3% 

Public administration 996 7.1% 753 5.9% 1,749 6.5% 

D E M O G R A P H I C S
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Figure 2.3: Historical Photos
Top: Middle Country Road, Centereach, 

1915
Middle: Middle Country Road, Centereach, 

1965
Bottom: Middle Country Library Cultural 

Center / Former Selden School, 1984 
Courtesy of Middle Country Public Library 

2.3.HISTORICAL CONTEXT 

Middle Country Community Character
Centereach and Selden are relatively young communities growing out of 
the suburban boom that followed World War II and swept across Long 
Island from New York City.  Originating as farming communities and 
then estates to wealthy families, New Village and Westfield were 
eventually renamed Centereach and Selden, respectively.  In the 1930s 
these homes were first sold in the Middle Country area as vacation 
homes to city dwellers.  In 1940, there were just over 1,200 residents in 
Centereach and Selden combined, just over 
two percent of today’s population. 

The wave of “Levittown style” 
suburbanization rolled through the Town of 
Brookhaven and shaped the communities of 
Centereach and Selden that are now 
collectively home to more than 54,000 people.  
The physical environment was shaped by early 
zoning policies that strictly segregated land 
use types.  Thus Middle Country Road (State 
Route 25) was transformed from a two-lane 
dirt road lined by small vegetable and fruit 
farms into a corridor of strip mall 
developments set increasingly farther back 
from the main road (Figure 2.3).   

Selden developed a small downtown core 
along Middle Country Road approximately 
between Handsome Avenue and March Court.   
Buildings with minimal setbacks can still be 
found in this area, however, it no longer 
represents a downtown or pedestrian space.  
Business activity in this area has been 
supplanted by more recent commercial 
ventures such as the two large shopping 
centers that sandwich the small stretch of 
Middle Country Road. 

H I S T O R I C A L  C O N T E X T  
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Figure 2.4: Historical Maps from the US Geological 
Survey
Top: Middle Country 1904 (Centereach is still referred to as 

New Village) 
Bottom: Middle Country 1956 

Residential development was largely limited to single family homes 
removed from commercial corridors as is typical of suburban 
development offering after World War II throughout the United States.  
Significant distance to local 
businesses and the lack of 
established sidewalks require 
the use of an automobile while 
the detached road network 
funnels all traffic to a couple of 
main arteries.  This has 
subsequently created one of the 
worst traffic problems in the 
State of New York.  Much of 
this street network was created 
through subdivision applications 
rather than through a strategic 
planning process.7

The first attempt to significantly 
unify the two separate 
communities under the Middle 
Country name appears to be in 
1957.  This year the first library 
opened on Middle Country 
Road in Selden and the Selden 
and Centereach School districts 
were unified into the current 
system under the Middle 
Country moniker.  After this 
initial period, there is a long 
absence in the use of Middle 
Country except for commercial 
ventures until it was revived in 
2005.  At this point the recently 
revived Centereach Chamber of 
Commerce decided to adopt the 
name Greater Middle Country 
Chamber of Commerce to 
acknowledge its original 
founding under the Middle 
Country name and to unite the 
business communities of 
Selden, Centereach, and the 
Village of Lake Grove.  The 
adoption of the name into the 
newly formed Middle Country 
Coalition for Smart Growth and mission to unify Centereach and Selden 
solidified the most recent efforts.  Despite the devotion among local 

7 For a comprehensive outline of the history of these communities please see the Middle Country Public 
Library’s publications, “The Chronicle of Centereach” (1989) by Louise Weiss and Doris Halowitch and “The 
Hamlet of Selden” (1990) by Louise Weiss.

Middle Country Road 

Middle Country Road 

H I S T O R I C A L  C O N T E X T  
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Figure 2.5: Ruland House Today 

Figure 2.6: Hobbs Farm
Bethel AME Church has 
created the “Friends of Hobbs 
Farm” to assist with 
maintenance, get involved in 
saving the farm, and donate to 
the project.  For more 
information contact: 
Contact: Tom Lyon 
Friends of Hobbs Farm 
631.219.0783
hobbsfarmfriends@aol.com

community leaders to unify they are likewise intent on 
maintaining a level of autonomy that respects the 
differences between the two communities. 

Significant Historical Sites
While much of the historical context of the area has been 
overrun by development, there are a couple of significant 
locations that remain or have been noted by the Town of 
Brookhaven.   

Ruland House 
Ruland House is a traditional farm house that has 
survived along Middle Country Road in Selden.  
Located near Independence Plaza, the property is 
experiencing development pressures and Councilwoman Kathy 
Walsh (Third Council District) has taken recent steps to preserve 
this site, one of the few remaining structures that speaks to the 
community’s history.  With the cooperation of the property 
owner, Breslin Realty, the property was designated a historic 
building by the Town of Brookhaven in June 2007 and will be a 
preserved part of Selden history. 

Cemeteries and Graveyards 
There are a number of cemeteries located along Middle Country 
Road.  Most of these cemeteries are private graveyards located 
on the estates of the original settlers of the community, before 
suburban development took place.  These locations are spread 
out and many are difficult to identify.  There are seven 
documented locations dating back to the early history of the 
community.  Additional cemeteries may exist that have not yet 
been documented.  Those with known locations include (not all 
official names):   

� Selden Union Cemetery adjacent to the Selden Fire 
Department

� The George Lee Cemetery located between office buildings 
on Mark Tree Road and Residential buildings fronting 
Stanley Drive just west of Centereach Mall   

� Ruland Cemetery near the Ruland house 
� Breslin Cemetery west of Home Depot 
� Hammond Cemetery located on the northeast corner of the 

intersection of Nicolls Road and Middle Country Road 
(accessed from Coleman Drive) 

Hobbs Farm 
The 11.5 acre Hobbs Farm located at the intersection of North 
Washington Avenue and Oxhead Road (South of Hawkins Road) 
was owned and operated by three generations of the Hobbs family 
for the majority of the twentieth century.8  It is not only one of the 

8 Friends of Hobbs Farm and Bethel AME Church of Setauket  

H I S T O R I C A L  C O N T E X T  
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Map 2.3: Current Zoning Map (refer to the Town of Brookhaven for official zoning maps) 
Table 2.2 on page 23 summarizes zoning classifications 

few remaining farm spaces in the area but is a rare example of a farm 
owned and operated by an African American family on Long Island.  
Property ownership was passed to the Hobbs Family church, Bethel 
AME in Setauket in the 1980s when the last family farmer passed 
away.    

Although the church has recently suffered a decline in parishioners 
from Centereach, a few of the church’s congregation continue to 
reside in the area.  The church has explored a number of options to 
preserve the farming heritage of the site while also generating 
enough income to support the property and potentially the church 
itself.  To date it has been unable to find a suitable use for the 
property and has ruled out residential development of the six single 
family homes allowed by current zoning.  Maintenance on the site 
has proven both difficult and expensive.  The church is actively 
looking for potential solutions that are also in line with the 
community’s interests.

H I S T O R I C A L  C O N T E X T  
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Zoning 
Single family detached homes dominate zoning classifications in Middle 
Country.  Selden is almost entirely A Residence 1 District while 
Centereach is split between B Residence District and C Residence 
District.  A and B Districts allow for accessory buildings as well as 
certain commercial uses upon approval of the Town Board.  While the 
classifications differ slightly they essentially allow the same type of 
single family homes in both communities.  Multifamily housing and 
senior housing are also permitted in small districts interspersed 
throughout the two communities, with a greater proportion in Selden.  
Please note that this information is provided for reference purposes only, it is 
not intended as a guide to Town zoning regulations.  Please refer to the Town 
of Brookhaven for official zoning maps, classifications, and restrictions.

Middle Country Road is dominated by the J Business 2 District that 
allows for a number of neighborhood commercial establishments, and is 
largely responsible for defining the character of the commercial corridor 
to date.  Middle Country Road is the only corridor in the study area 
significantly zoned for commercial activity.   Small portions of Mark 
Tree, Holbrook, and Horseblock Roads include commercial districts 
allowing for retail and commercial uses for one to two blocks from 
Middle Country Road. 

Portion Road, just south of the Study Area is zoned for commercial use, 
but lacks the intensity of Middle Country Road.  A large commercial 
center and multi-family housing complex at the southeast intersection of 
Nicolls Road and Nesconset Highway is the only other location where 
significant commercial development has been allowed to occur within 
the Study Area.  However, there are other significant commercial areas 
directly adjacent to the Study Area, such as Smith Haven Mall one and a 
half miles to the west, described in more detail in section 2.7.

The current zoning significantly prohibits mixed use development 
essential to the creation of thriving downtown corridors.  The Town has 
attempted to address this need through the creation of a new Main Street 
Business District, J Business 6.  This district encourages mixed use 
development and the creation of Main Street corridors.   

The Town of Brookhaven has favored the creation of overlay zoning 
districts to avoid the difficulty in rezoning properties.  Although less 
impactful than a full zoning change, the Hamlet Center and Transitional 
Overlay districts have the potential to significantly improve the 
character of future development and encourage the same type of mixed 
use development necessary to create a Hamlet Center or downtown 
district and provide incentives for redevelopment. 

In addition the Town now promotes the use of design guidelines for 
architecture, landscaping, and signs to supplement zoning land use 
controls.  Design guidelines have the potential to establish unique looks 
for hamlets or individual streets and are frequently used by 
municipalities that favor forms based codes over traditional zoning.  The 
Town of Brookhaven has incorporated general design guidelines into its 
Main Street Business District zoning classification. 

Z O N I N G  
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Table 2.2: Middle Country Zoning Classifications (Town of Brookhaven Code, This table 
is provided for reference purposes only.  It is not a comprehensive summary.  Please refer to 
the Town of Brookhaven for official zoning maps and classifications.) 

Middle Country 
Road Permitted Uses Minimum Set 

Backs 
Maximum Lot 

Coverage 

J-2: Neighborhood 
Business

Bank, Bowling alley, Religious, 
Commercial center, Day care, Deli, Dry 
cleaners, Health club, Laundromat, 
Sports education, Office, Personal 
service, Retail and professional services, 
Take-out restaurant 

Front Yard: 25 feet, 
Side Yard: 10 feet, 
Rear Yard: 25 feet 

35% 

J-2: Commercial 
Center See above 

Front Yard: 100 
feet, Side Yard: 50 
feet, Rear Yard: 75 
feet

20% 

J-4: Professional 
Offices 

Offices, Gallery, Bank, Day care, 
Exhibit halls, Undertaking 

Front Yard: 40 feet, 
Side Yard: 10 feet, 
Rear Yard: 25 feet 

25% 

J-5: High Intensity 
Business

College, Restaurant, Gas station, 
Storage, Theater, Convenience store, 
Car Dealership, Car Wash 

Front Yard: 50 feet, 
Side Yard: 25 feet, 
Rear Yard: 40 feet 

25% 

J-6: Main Street 
Business Corridor (not
currently in Middle 
Country)

Retail sales, Restaurant, Office, Bank, 
Bar/Tavern, Live performance, 
Museum, Artist Studio, Billiard hall, 
Indoor recreation, Health club, 
Religious facilities, second story 
restricted to residential or office, Hotel 

Front Yard: 5 feet, 
Side Yard: 0 feet, 
Rear Yard: 30 feet Width: 50 feet 

L-1: Light Industrial 
Bank, Religious, Laundromat, Day care, 
Health club, Monument, Manufacturing, 
Lodge, Office, Printing, Warehouse 

Front Yard: 50 feet, 
Side Yard: 10 feet, 
Rear Yard: 50 feet 

35% 

CR: Commercial 
Recreation 

Bowling alley, Outdoor recreation, 
Health clubs, Ice skating, Indoor 
amusement 

50 feet from all 25% 

Centereach 
Residential 

Max Building Area (square 
feet) Set Backs Lot Coverage 

B: Single Family 
Home 7,500 n/a n/a 
C: Single Family 
Home 7,875 n/a n/a 
A-1: Single Family 
Home 15,000 n/a n/a 

MF: Multi Family 
Residential 6 - 9 units per acre 

Front Yard: 25 feet, 
Side Yard: 50 feet, 
Rear Yard: 50 feet 

35% FAR 

Selden Residential 
A-1: Single Family 
Homes 15,000 n/a n/a 
B: Single Family 
Homes 7,500 n/a n/a 

MF: Multi Family 
Residential 6 - 9 units per acre 

Front Yard: 25 feet, 
Side Yard: 50 feet, 
Rear Yard: 50 feet 

35% FAR 

PRC: Planned 
Retirement 
Community 

6 - 9 units per acre 
Front Yard: 25 feet, 
Side Yard: 50 feet, 
Rear Yard: 50 feet 

35% FAR 

Z O N I N G  
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Map 2.4: Middle Country Bus Routes (Suffolk County Transit) 

2.4.TRANSPORTATION INFRASTRUCTURE 

Overview
Development patterns in Middle Country largely limit transportation 
options.  The haphazard street network and residential structure prevents 
the creation of a strong transportation network, encourages the use of 
private automobiles, and eliminates opportunities for pedestrians.  
Seniors and youth are most affected by limited accommodation for 
pedestrians and dependence on the automobile.  These groups are the 
most likely to either lack access to automobile usage or not feel 
comfortable with driving, especially in the intense traffic environments 
that most often characterize Middle Country Road. 

The lack of reliable and efficient public transportation options and 
automobile orientation of the physical environment are likely significant 
contributors to the high percentage of Middle Country residents who 

commute via car.  According to the 2000 U.S. Census, over ninety 
percent of all Middle Country residents commute via car.  Nearly ten 
percent of the population utilizes car pool opportunities and the majority 
of commuters spend over 30 minutes commuting each way.9  These 
statistics are relatively common for similar communities on Long Island 
that lack direct access to more significant transportation options such as 
train service. 

Public Transportation 
Public transportation options are limited in Middle Country.  The lack of 
coordinated transportation options, including biking and pedestrian 

9 See Appendix X: Census 2000 Demographic Table

T R A N S P O R T A T I O N  I N F R A S T R U C T U R E  
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Table 2.3: Middle Country Bus Service (Source: Suffolk County Transit, Time estimates derived from Suffolk 
County Transit Schedules, selected stops only)

Route S58 S63 6B S71
Main Corridor Middle Country Road Middle Country Road Various Nicolls Road 
Time to travel full 
length of route 2 Hours 50 Minutes 45 Minutes 2 Hours 

Time between 
Centereach Mall to 
College Plaza 

20 Minutes 6 Minutes 25 Minutes n/a 

Connections to 
other busses 

All at Suffolk County 
Community College All at SCCC All at SCCC All at SCCC 

Major Stops 

Huntington Square 
Mall Smith Haven Mall Smith Haven Mall Stony Brook RR 

Station 
Smithtown RR 

Station Centereach Mall Centereach Mall SUNY Stony 
Brook 

Smith Haven Mall College Plaza St. Joseph’s Village SC Community 
College 

Centereach Mall SC Community 
College College Plaza Brookhaven 

Town Hall 
SC Community 

College County Offices SC Community 
College Yaphank 

College Plaza St. Joseph’s College County Offices Shirley 
Coram Plaza Patchogue 

Middle Island Plaza 
Riverhead   

Trips
Jul-Sep 2007 58,241 33,796 15,654 12,716 

opportunities, as well as efficient bus and rail service is a characteristic 
of many Suffolk County communities.   

Suffolk County Transit offers four bus lines that run through Selden 
and/or Centereach (Map 2.4/Table 2.3).  With the exception of the 6B 
route, these bus routes require pedestrians to travel from residential 

districts to main arteries, mainly Middle Country Road, before reaching 
the nearest bus stop.  Based on community comments during the vision 
process, current service does not fulfill the community’s needs and fails 
to create access to key points for groups in the highest need, seniors and 
youth (please see Section 4.3).

While bus service does connect significant commercial areas to each 
other well, they do not connect commercial areas to schools and require 
youth to travel down dangerous residential streets without the use of 
sidewalks to utilize limited bus services.   

The four routes listed are among Suffolk County Transits busiest yet 
these routes do not run frequently enough to provide reliable access.  No 
bus consistently runs on a shorter time frame than once every hour.  This 
fails to meet the conditions generally necessary to attract usage, 

T R A N S P O R T A T I O N  I N F R A S T R U C T U R E  
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including reliability and ease of use.  Perhaps an even larger barrier to 
increasing usage of public transportation is negative perceptions about 
quality of public transportation within the community.  Community 
sentiment during the visioning process views public transportation as 
dangerous and inconvenient.  Thus, not only will adults not utilize the 
bus even when it is convenient, but they refuse to allow their children to 
use it as well. 

This perception is contradicted by a 2004 Suffolk County Transit rider 
survey that found 95% of riders felt service was good or excellent.  
These riders took the bus because they lacked other options and half 
spent more than two hours on the bus.  Almost all were commuting to 
work or school.  Overwhelmingly the survey respondents recommended 
more service to improve the system.10

The Town of Brookhaven offers a Jitney service to seniors that is 
extremely popular and the only means for many seniors to get around the 
community.  However, demand far exceeds capacity in a community 
where seniors tend to be isolated from daily needs such as medical 
services, commercial areas, and recreational opportunities.11  Seniors 
need to book the jitney weeks in advance and are often unable to utilize 
its services due to high demand.  The only other option for seniors is to 
utilize expensive taxi services. 

The Long Island Railroad (Metropolitan Transportation Authority), the 
main provider of public transportation between Long Island and New 
York City, does not provide direct access to the Middle Country 
Community.  Commuters must travel several miles to the closest stops, 
Ronkonkoma (Hawkins Avenue and Railroad Avenue, 7.3 miles (from 
library)) and St. James (Lake Avenue and Second Street, 6.3 miles (from 
library)).  Other stations reasonably close enough to be used by Middle 
Country residents include Stony Brook and Smithtown.  Buses do 
connect to all nearby LIRR stations but the lack of timely service and 
negative perception inhibits them as a useful means to access train 
service.  These accumulated barriers prevent the community from 
utilizing potential public commuter methods in place of automobile 
travel.

Road Network and Safety

Middle Country Road serves multiple conflicting purposes as it traverses 
Centereach and Selden. It is first and foremost State Route 25, serving as 
a highway to efficiently move large numbers of commuters and other 
traffic through Middle Country in an east-west fashion.  State Route 25 
originates at the FDR Drive in Manhattan as the Queensboro Bridge.  It 
zigzags through Queens as Queens Boulevard and Hillside Avenue 
before continuing as one of the only corridors to carry traffic the full 
length of Long Island.   Through Nassau County it is known as Jericho 

10 Suffolk County Transit Survey
11 Stated by both seniors and jitney staff at an October 26, 2007 focus group session. 
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Table 2.4: Annual Average Daily Traffic on Selected Major Local Roads
(Note the significant increase on State Route 25 through Middle Country)

Road� Between�
Year�

Surveyed�
AADT*�

State�Route�25� LAKE�AVENUE� RT�347� 1999� 24,688�

State�Route�25� RT�347� HALLOCK�RD� 2002� 27,363�

State�Route�25�
HALLOCK�RD�

HAWKINS�
AVE/STONYBROOK�RD�

2002� 34,911�

State�Route�25�

HAWKINS�
AVE/STONYBROOK�

RD�
CR�97�NICOLLS�RD� 2001� 38,477�

State�Route�25� CR�97�NICOLLS�RD� CR�83�N�OCEAN�AVE� 2000� 36,987�

State�Route�25�
CR�83�N�OCEAN�

AVE�
RT�112�CORAM� 2002� 19,521�

State�Route�25� RT�112�CORAM� MT�SINAI�CORAM�RD� 2002� 31,147�

State�Route�25�
MT�SINAI�CORAM�

RD�
CR�21�MIDDLE�ISLAND�

RD�ROCKY�
1997� 26,071�

County�Road�97� S�COLEMAN� SR�25� 2001� 61,018�

County�Road�97� SR�25� HAWKINS�AVE� 2001� 31,157�

Turnpike and then alternates between Main Street, Middle Country 
Road, and Main Road in Suffolk County before terminating at the Ferry 
Terminal in Greenport.  Queens Boulevard has the highest fatality rate of 
any street in New York City and Middle Country Road has one of the 
highest accident rates in Suffolk County.12

Middle Country Road serves as the main and generally the only 
commercial corridor for a string of communities in and surrounding the 
Study Area including Lake Grove, Centereach, Selden, Coram, Middle 
Island, and Ridge.  While there are other major corridors and less 
significant commercial areas in most of these communities, the bulk of 
commercial traffic and residential traffic accessing commercial uses are 
oriented to this road. 

The suburban character of the Study Area includes a disconnected road 
network that adds to the strain on Middle Country Road.  Limited 
through streets in residential neighborhoods with frequent cul-d-sacs 
force local traffic to use the corridor even when residents have no need to 
access commercial businesses.  This is the result of development that 
took place through progressive isolated subdivisions without coordinated 
planning efforts.  The only other east-west corridors through the 
community are Portion Road (County Road 16) to the South and 
Hawkins Road to the North.  Neither of these corridors provides a viable 
alternative to using Middle Country Road for most local trips.  While 

12 Newsday.com County accident rates; and http://en.wikipedia.org/wiki/New_York_State_Route_25
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Map 2.5: NYS DOT project 004202 limits (Courtesy of NYS DOT and LKB)

Hawkins Road traverses the majority of the community and is likely 
large enough to handle increased volumes in some places, it is a 
residential corridor that includes no commercial uses, a number of 
school, recreational, and church facilities, has only two lanes, and  is 
broken up by poor intersections such as the inefficient corkscrew at 
Nicolls Road.    

The combination of high traffic volumes and the physical design of 
Middle Country Road contribute to an inefficient traffic flow and high 
accident rate.  The physical layout includes multiple curb cuts into each 
property, an open middle lane that allows for cross road left turns, and 
off set intersections that create traffic conflicts due to short distances 
between traffic lights.  A 2003 Newsday Special Report found that the 
road in this area was the most dangerous on Long Island.13  A follow up 
report in 2007 found the road remained one of the most dangerous in the 
state.  Nearly every part of the road exceeds state averages for similar 
roads and the Selden portion is worse than Centereach.14  The most 
dangerous intersections are in Centereach around the Centereach Mall 
where there are multiple street lights, offset intersections, and frequent 
curb cuts.   The Centereach and Selden portion of Middle Country Road 
accommodates more traffic than surrounding communities with over 
37,000 vehicles that use the road every day according to the New York 
Department of Transportation (Table 2.4).15

These multiple competing interests along with the excessive strain that 
they put on the corridor, especially through Centereach and Selden, have 
created a very serious safety issue for both motorists and pedestrians.  
Although minor efforts have been made to address these significant 

13 Death on the Roads: The Island’s Deadliest:  Route 25 and Highways Like it, not the 
LIE, lead fatalities.  Robert Fresco.  Newsday, May 11, 2003. 
14 Newsday interactive map of Long Island accidents,  

www.newsdayinteractive.com/project/2007/roads/hal05a.htm, August 2007 
15 NSDOT traffic count report 2003 
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Improvements for State Route 25 in 
Centereach
� Must remain a “Primary Arterial” with 

the capacity for 31,000 to 40,000 cars, 
trucks, and busses everyday 

� Design must enhance safety without 
impeding traffic flow and should 
encourage people to use local roads as a 
by-pass

� Will be almost entirely within the 
existing footprint 

� Widened sidewalks, new curb lines, and 
grass

� New auxiliary lanes at some 
intersections, but no new intersections 

� Integrate planning and transportation to 
enhance effectiveness of improvements 

Figure 2.7: Single Point Intersection Design 
From Wikipedia 

safety and traffic issues, the corridor has yet to see 
significant improvements (next section).   

NYS DOT Project 004202 Scheduled 
Improvements
The New York State Department of 
Transportation is working to address the issues 
outlined above and improve traffic flow along 
Middle Country Road.  In 1992, the Department 
completed a widening of Middle Country Road in 
Selden that added shoulders to both sides of the 
road.  While this project may have improved 
safety along the corridor it has met some 
community opposition because it further eroded 
the perception of pedestrian safety along the 
corridor due to a wider road and increased traffic 
speeds.

In 1999 DOT completed the reorganization of the intersection of Middle 
Country Road and Nicolls Road into a single point urban interchange 
that essentially made Nicolls Road an overpass of Middle Country Road.  
This diamond like design allows high traffic volumes to flow more 
freely, but can be more difficult for pedestrians and bicyclists to traverse 
than traditional intersections.  

The Department of Transportation is currently planning improvements to 
the Centereach portion of Middle Country Road.  Planning efforts began 
in the 1990s and have recently been solidified with 
significant community input.  Improvements are 
planned for Middle Country Road from State 
Route 347 (west of Smith Haven Mall) to 
Hammond Road on the eastern edge of Centereach. 
The project is expected to enter into a contract 
sometime in the near future and the goals with 
planned improvements as stated by the New York 
State Department of Transportation are highlighted 
in Figure 2.8.   

2.5.ENVIRONMENT
Environmentally Sensitive Areas and Open 
Space
There are a few small properties that are 
designated as protected open space by Suffolk 
County in Centereach.  Many of these properties 
are used as recharge basins to protect Long 
Island’s water supply.  Two larger parcels are 
protected in Selden, one on Portion Road near 
Suffolk County Community College and one at the 
corner of Middle Country Road and County Road 
83. 
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Suffolk County Environmental Maps 
in Appendix D

Figure 2.9: Parks and Education
Top: Centereach Pool 
Middle: New Village Recreation 

Center
Bottom: Centereach High School 

The northwest corner of the study area is located in the South Setauket 
Woods, which are protected Pine Barrens and are also 
designated under Suffolk County’s special groundwater 
protection areas.  The communities to the east of the 
Study Area fall within the Compatible Growth Area of 
the Central Suffolk Pine Barrens.  These designations 
significantly limit developable properties in the areas east 
of Middle Country (Appendix D).

Brownfields and Contaminated Properties
A brownfield is generally a vacant parcel or building where 
redevelopment is complicated by the perception that it is 
environmentally contaminated.  The United States 
Department of Environmental Protection Agency’s official 
definition is: “Brownfields are real property, the 
expansion, redevelopment, or reuse of which may be 
complicated by the presence or potential presence of a 
hazardous substance, pollutant, or contaminant.”16

There are no major confirmed brownfields in Middle 
Country.  There are a number of businesses that are likely 
sources of contamination including gas stations, dry 
cleaners, and auto related businesses.   A number of 
properties are potential brownfields or are suspected by the 
community to have been contaminated but many of these 
sites are still in use.  Properties that the community 
suspects of contamination include the northeast intersection 
of Middle Country Road and Nicolls Road.  There are a 
couple greenhouse properties along Middle Country Road 
that may be a source of pollutants based on industry norms.  
However, they have not had difficulty in attracting new 
uses to these properties. 

2.6.COMMUNITY FACILITIES AND 
ASSETS 

Parks and Open Space
A number of recreational amenities are offered in Middle 
Country.  Physical barriers can make some of these 
facilities difficult for youth to access without parental 
supervision.  Existing fields suffer from overuse and poor 
maintenance.  There are twenty eight different parks in 
Middle Country.  These parks include a variety of different 
resources including a public swimming pool, baseball 
fields, and playgrounds.  While parks in Selden are better 
dispersed throughout the community, more significant 
facilities are located at the parks in Centereach.

16 US Environmental Protection Agency, www.epa.gov/brownfields/glossary.htm 
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Figure 2.10: Stony Brook University 
Expansion
Top: New Campus to southwest of existing 

campus 
Bottom: Artist Rendering 
(Courtesy of Stony Brook University) 

The center of recreation activities is located at the northern end of the 
community at the intersection of Nicolls Road and Hawkins Road.  The 
Centereach Pool facility is located on the South side of Hawkins and 
includes a community pool, tennis, basketball, and handball courts, 
playgrounds, bathrooms, and a picnic area.    Just north of Hawkins Road 
is the New Village Recreation Center and recently renovated little league 
baseball fields.  Although located in Centereach, Nicolls Road and the 
Long Island Power Authority’s Right-of-Way are significant physical 
barriers that limit cross access to Middle Country Road or Hawkins 
Road, making the park more accessible to residents of Selden than 
Centereach.       

Bald Hill Park is located just outside the study area.  It features an 
outdoor amphitheater and a Veteran’s Memorial. 

Education   
The Middle Country Central School District 
manages 12 schools serving 11,520 students.  
This includes two high schools, two middle 
schools, eight elementary schools, and two Pre-
Kindergarten/Kindergarten Centers.  These 
schools are relatively evenly geographically 
distributed throughout Centereach and Selden.  
The current district was formed through the 
unification of the separate Centereach and 
Selden districts in 1957.  The district performs 
above average in New York State17 and boasts 
significant parent involvement that has led to 
some inventive programs to keep students off of 
streets at night.   The district encompasses the 
majority of the study area as well as portions of 
surrounding communities with the exception of 
areas north of Hawkins Road in Centereach that 
are in the Three Villages School District. 

The State University of New York at Stony 
Brook (Stony Brook University) and Suffolk 
County Community College provide higher 
education on the north and south edges of the 
study area and are well respected in academic 
circles.  The close proximity of two prestigious 
institutions of higher education represents an 
enormous unrealized asset to the Middle 
Country community.  Neither school has a 
strong relationship with the local communities 
whether through adult education, outreach, or 
provision of employment opportunities.  SUNY 
Stony Brook offers a number of campus bus 
routes with connections to LIRR stations and 
Smith Haven Mall, although they do not connect 

17 www.greatschools.net, February 2007.   
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Map 2.6: Community Facilities

to Middle Country destinations. Suffolk County Transit routes do link 
Middle Country Road with both schools, but this route does not connect 
to any major destinations or transfer points within the community either. 

Stony Brook University runs a major medical center that is utilized by 
many Middle Country residents and plans to open a new Research and 
Development Park in 2008.  This new campus will include the nation's 
first dedicated wireless and information technology research center.  The 
university hopes that this center will lead to the development of new 
technology businesses and produce jobs within these industries.  This 
new campus should present opportunities to Middle Country residents to 
expand their knowledge base, access new employment opportunities, and 
possibly attract new businesses to the community.   

C O M M U N I T Y  F A C I L I T I E S  A N D  A S S E T S  
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Figure 2.11: Centereach 
Library Branch Receives 
Honors
 (Courtesy of Middle Country Library) 

Educational opportunities can help increase professional opportunities 
and the preponderance of institutions of higher learning and a strong 
school district may represent tools to improve access to greater 
opportunities for Selden and Centereach residents. 

LI MacArthur Airport
Long Island MacArthur Airport is located less than ten miles from the 
study area in the Town of Islip.  The airport is a significant asset that 
serves over two million passengers a year and provides a number of 
national flights on three major airlines; Delta, US Airways, and 
Southwest.  A new terminal was recently completed in two phases that 
added eight new gates used by Southwest.  Nearly all flights are to 
locations in the eastern United States, but the airport continues to gain in 
popularity and add new flights. 

Community Capital
There are a number of local groups and active community leaders that 
ensure a high level of local engagement and involvement.  A few of them 
are briefly identified below (this is not a comprehensive list). 

� Civics: The Centereach and Selden Civic Organizations are 
extremely active in the community.  They coordinate community 
activities such as tree lightings and other holiday ceremonies and 
work with local elected officials to secure funds for community 
betterment projects.  In partnership with the Town of 
Brookhaven, the civics facilitate community input on proposed 
development projects and have been instrumental in convincing 
large chain stores (such as CVS and Walgreens) to incorporate 
improved aesthetics into their building and landscaping designs.   

� Chamber of Commerce: The Greater Middle Country 
Chamber of Commerce was recently rejuvenated and 
has taken an active role in organizing the local business 
community and creating community improvement.  It 
has worked alongside the civic organizations to bring 
additional funding to projects and has begun exploring 
the possibility of initiating a Business Improvement 
District in Middle Country. 

� Emergency Responders Programs:    The police and 
fire departments hold a number of events to engage the 
local community and get them involved ranging from 
fairs where equipment is demonstrated to youth 
volunteer programs.  These programs promote 
emergency responders as role models and create 
additional youth activities in the community.18

� Middle Country Public Library: There are two 
library branches located in Middle Country, one in 
Selden and one in Centereach, which serve over 76,000 
people a year.  Both branches were recently renovated 

18 Clergy focus Group, October 2006
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and expanded providing excellent facilities to the local 
community.  The Centereach Branch renovation in 2004 has 
been highlighted in architectural circles and the December issue 
of “Library Journal” (Figure 3.10).  The library produced and 
maintains the Community Resource Database, which is a 
searchable database of community based organizations and the 
services they offer.  It is an impressive service that incorporates 
the entire region.  The library also offers a number of programs 
for all ages ranging from the Selden Teen Resource Center to 
hosting senior bingo nights. 

� Religious Community:  There is a diverse religious community 
in Middle Country and its environs.  There is a broad spectrum 
of Christian denominations as well as Jewish and Buddhist 
temples.  During a focus group it was noted by participants that 
different religious groups generally do not currently 
communicate with one another.  There has been conflict between 
the significant dedication to youth sports by local residents and 
religious services held on Sunday mornings.  Attempts have been 
made to resolve this conflict through agreements to hold youth 
sports after most religious services have concluded.   

� Selden Centereach Youth Association (SCYA): SCYA 
provides numerous services to local youth including after school 
programs, counseling, recreation, tutoring, and community 
service.  They organization is currently attempting to move to a 
new facility and is in negotiations with the Town to realize this 
goal.  Their current facility is located in Middle Country Road 
and there are significant safety concerns due to traffic.  The 
current facility is also severely too small to accommodate local 
needs and the organization has had to turn people away from 
popular programs due to a lack of sufficient space.  

� Youth Sports Leagues: There are a number of local youth 
sports leagues.  Soccer and baseball are popular leagues among 
local youth.  High demand has led to competition for limited 
facilities and degradation in the quality of fields from overuse.  

C O M M U N I T Y  F A C I L I T I E S  A N D  A S S E T S  



M i d d l e  C o u n t r y  S u s t a i n a b l e  C o m m u n i t y  P l a n  35

Co
m

m
un

it
y

P
ro

fi
le

Figure 2.12: Commercial Areas
Top: Middle Country Road Commercial 

Corridor
Middle: Centereach Mall Parking Lot 
Bottom: Stand-Alone Walgreens Lot 

2.7.COMMERCIAL PROFILE 

Local Economic Conditions 
The Middle Country economy is a mixture of local 
businesses and national chain retailers.  Large grocers 
and retailers such as Wal-Mart and Home Depot anchor 
large shopping centers or are located in strip malls very 
near these shopping centers, a character typical of 
suburban communities.   Major Long Island grocers 
with stores in Middle Country include Pathmark, 
Walbaums, and King Kullen.  Convenience retailers 
such as CVS and Walgreens have increasingly begun 
relocating from strip malls to stand-alone buildings.  
The vacated stores have not filled in quickly but the 
retailers have been extremely responsive to the local 
community’s demands that these new buildings 
incorporate greater aesthetic standards than is typical of 
national retailers.  There are a number of automobile 
oriented businesses along the Middle Country Road 
corridor including, multiple drive-thru restaurants, car 
dealerships, and automobile salvage yards. 

There are 622 businesses in Middle Country according 
to the 2002 economic census19 that are evenly 
distributed between Centereach and Selden (the 
economic census does not provide address 
identification).  The census finds a strong majority of 
auto-oriented businesses (fast food, auto repair, gas 
stations) in Centereach, which may point to a potential 
niche industry.  However, a 2005 Middle Country Road 
land use survey conducted by the Town of 
Brookhaven’s Planning Department found a nearly even 
distribution of these types of businesses in the two 
communities.  The survey also found 622 
establishments evenly distributed in the two 
communities, although this survey was relegated to only 
Middle Country Road and incorporated non-business 
uses such as residential buildings.20     

19 2002 Economic Census of the U.S. Census Bureau, reported as North American Industry Classification 
System categories
20 Please Note: The 622 establishments found along Middle Country Road by the Land Use Survey are 
not the same 622 establishments identified by the economic census throughout the community.  The 
identical number is purely coincidental.
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Table 2.5: Town of Brookhaven Centereach Civic Land Use Survey (2005) 
Note:  This information is provided for reference only and its accuracy has not been validated.  Accurate 
information will be derived from the Market Analysis recommended in Chapter Five. 

MC USE Centereach % Use Selden % Use MC % MC 
General Retail 58 39.2% 90 60.8% 148 23.8% 
Commercial Center 4 36.4% 7 63.6% 11 1.8%
Restaurant 5 55.6% 4 44.4% 9 1.4%
Restaurant w/ Drive 
Thru 5 27.8% 13 72.2% 18 2.9%

Office 21 60.0% 14 40.0% 35 5.6% 
Office w/Drive Thru 3 42.9% 4 57.1% 7 1.1%
Mixed Retail/Office 5 100.0% 0 0.0% 5 0.8%
Mixed
Retail/Residential 0 0.0% 2 100.0% 2 0.3%

Mixed
Office/Residential 0 0.0% 2 100.0% 2 0.3%

Mixed Retail/Industrial 1 50.0% 1 50.0% 2 0.3%
Gas Station 2 33.3% 4 66.7% 6 1.0%
Gas Station w/C Store 0 0.0% 2 100.0% 2 0.3%
Auto Sales 13 52.0% 12 48.0% 25 4.0%
Auto Repair 28 56.0% 22 44.0% 50 8.0% 
Car Wash 0 0.0% 1 100.0% 1 0.2%
Industrial 3 17.6% 14 82.4% 17 2.7%
SF Residential 111 59.4% 76 40.6% 187 30.1% 
MF Residential 0 0.0% 1 100.0% 1 0.2%
Utility 1 33.3% 2 66.7% 3 0.5%
General Municipal 8 47.1% 9 52.9% 17 2.7%
Institutional 5 83.3% 1 16.7% 6 1.0%
Community Building 0 0.0% 4 100.0% 4 0.6%
Funeral Home 1 50.0% 1 50.0% 2 0.3%
Cemetery 1 100.0% 0 0.0% 1 0.2%
Park 0 0.0% 1 100.0% 1 0.2%
Vacant 37 64.9% 20 35.1% 57 9.2% 
Commercial
Recreation 2 66.7% 1 33.3% 3 0.5%

Total Use 314 50.5% 308 49.5% 622 100.0%

Property 
Condition Centereach % Cond Selden % Cond MC % MC 
Excellent 2 25.0% 6 75.0% 8 4.8%
Good 20 40.8% 29 59.2% 49 29.3%
Fair 27 51.9% 25 48.1% 52 31.1%
Poor 52 89.7% 6 10.3% 58 34.7%
Total 101 60.5% 66 65.3% 167 100.0%

Other businesses are also well distributed between Centereach and 
Selden.  Both surveys reported similar numbers of food related 
establishments (grocery stores, restaurants, etc…), although there is a 
significantly higher proportion of drive-thru oriented restaurants in 
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Figure 2.13: General Conditions
Top: Excessive Signage 
Middle: Derelict building 
Bottom: Smith Haven Mall, south 

entrance  

Selden than Centereach.21  Centereach has nearly twice the number of 
office related businesses as Selden and more entertainment related 
businesses, while Selden has more Health and Personal Care related 
businesses.  The Town survey identified a number of single family 
residential uses along existing commercial corridors. 

There is a similar amount of available space in the two communities 
according to the Town/Centereach Civic’s 
survey with 272 acres in Centereach and 280 
acres in Selden.  Fifty eight of these acres are 
currently residential only uses and nearly fifty 
acres were vacant at the time of the survey.  
Nine percent of all uses are vacant, including 
both buildings and properties.  Nearly a third 
of all land uses along Middle Country Road 
are single family residences. This is a higher 
proportion than general retail services with 
less than one quarter.

The Town’s land use survey found a number 
of properties in need of improvement based 
on visual assessments.  Nearly two thirds of 
the properties surveyed were rated either fair 
or poor condition.  Just under thirty-five 
percent are in the poor category inferring that 
they are in need of significant improvements.  
These results are consistent with a 
redevelopment survey conducted by the Town 
in the early 1990’s that found a significant 
need for improvement of signs, landscaping, 
and other aesthetics along Middle Country 
Road in Centereach.22

It should be noted that there has been 
significant development since these surveys 
were taken and they are provided as a baseline 
only, a full economic analysis would need to 
be completed in order to create a reliable 
current picture of the local economy.  

21 Town of Brookhaven (Joe Sanzano) and Centereach Civic Land Use Survey
22 Revitalization Plan: Centereach Business Area, date unknown, Town of Brookhaven
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Table 2.6: Middle Country Shopping Center Summary (Source: Suffolk County 2006)

Shopping�Center�Name�
(total)�

Street�location�
(Corner/Street)�

Square�
Footage�

Stores� Acres�

Middle�Country�(37)� 1,787,500� 336� 230�

CENTEREACH�(25)� ��� 1,157,500� 186� 148�
Centereach�Mall� �N/25�� E/Mark�Tree�Rd.� 371,000� 37� 41.4�
Nicolls�Plaza�II� S/347� �E/Pond�Path�� 295,000� 3� 42.4�
Nicolls�Plaza�� S/347�� E/Nicolls�Rd.� 90,000� 7� 13.2�

Waldbaums�Plaza�� �S/25� E/Holbrook�Rd.� 89,000� 13� 9.5�
Pathmark�SC� �S/25� W/Pleasant�Av.�� 80,000� 8� 10.4�

n/a� �N/25�� W/Eastwood�� 50,000� 7� 3.6�
Atlantic�Plaza� S/25� ��E/S.�Coleman�� 31,000� 5� 5.3�
MC�Plaza� N/25� Opp,W/Rustic�Rd� 19,000� 11� 2.6�

Six�M�Plaza�(pt.)� N/25� W/Dawn�Dr.�� 18,000� 11� 1.5�
Centereach�Plaza� N/25� E/N.�Howell�Av.� 16,000� 9� 4.9�

n/a� N/25� W/N.�Howell�Av.� 11,000� 4� 2�
n/a� N/25� E/Dawn�Dr� 11,000� 5� 1.1�
n/a� N/25� Opp,E/Forrest� 11,000� 5� 0.8�
n/a� S/25� Opp,W/Oak�St.� 9,000� 5� 0.8�

Handy�Pantry�S.�C� N/Portion� W/Avenue�B�� 8,500� 5� 1.1�
n/a� S/25� E/Horse�Block� 8,000� 9� 0.5�

Belle�Aire�Mall� N/25� �W/Oak�St.�� 6,000� 3� 1.2�
n/a� S/25�� W/S.�Howell�Av.�� 5,500� 4� 0.7�

Six�M�Plaza�(pt.)� N/25� W/Dawn�Dr.� 5,000� 7� 0.6�
MC�Commons� S/25� W/Forrest�Av.�� 4,500� 4� 0.3�

n/a� S/25�� W/Rustic�Rd.� 4,500� 4� 0.7�
n/a� S/25�� E/S.�Coleman�� 4,000� 5� 1.4�

2295�2297� N/25�� E/Oxhead�Rd.��� 4,000� 5� 0.5�
n/a� N/Portion� E/Holbrook�Rd.�� 3,500� 4� 0.8�
1707� �N/25� W/Hammond�� 3,000� 6� 0.5�

SELDEN�(12)� �� �� 630,000� 150� 82�
Independence�Plaza� N/25�� W/Boyle�Rd.�� 245,000� 26� 35�

College�Plaza� �N/25� �E/Boyle�Rd.�� 170,000� 19� 24.1�
Westfield�S.�C.����� S/25� E/Blue�Point�Rd� 47,000� 10� 5.3�
Parkhill�Center� S/25� E/Park�Hill�Dr.� 31,000� 12� 3.1�

MC�Plaza� S/25� W/Blue�Point�Rd� 30,000� 16� 3.3�
Country�Corners� S/25� E/College�Rd.� 22,000� 12� 2.3�
Liberty�Plaza� S/25� W/Park�Hill�Dr.� 20,000� 13� 1.9�
MC�Plaza�II� S/25�� W/Park�Av.�� 19,000� 16� 1.9�

1245� N/25�� Opp,W/Highview� 18,000� 5� 1.5�
Boyle�Road�Plaza� E/Boyle� Opp,N/Montclair� 15,000� 11� 1.6�

600�Plaza� S/25� E/Blue�Point�Rd�� 7,000� 5� 1.2�
n/a� N/25� E/Selden�Blvd.�� 6,000� 5� 0.8�

Proposed/Recently�
Completed�(2)�

�� �� 167,000� TBD� 26�

�Selden� �N/25� W/Bicycle�Path�� 42,000� n/a� 8�
Selden� N/25�� E/Marshall�Dr.�� 125,000� n/a� 18�

According to the Suffolk County Planning Department the dominance of 
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shopping centers in Middle Country is not out of character for the Town 
of Brookhaven where only eleven percent of retail square footage is 
located in downtown areas (265 shopping centers to only 15 downtown 
areas).23  Every large town in Suffolk County has comparable downtown 
space to Brookhaven but significantly less shopping center space and 
smaller populations.  There are no “Downtown” areas in Middle 
Country.  There are four major shopping centers of more than 100,000 
square feet in Middle Country, two in each community.  Centereach 
Mall, Nicolls Plaza II, Independence Plaza, and College Plaza have a 
combined square footage of over one million square feet and 85 total 
stores, the size of a small regional mall.   

Competition from surrounding communities is significant and there is 
nearly three million square feet in over 230 stores in the three adjacent 
communities that are readily accessible to Middle Country residents; 
Lake Grove, Coram, and Stony Brook.  Three quarters of this space is 
concentrated in Lake Grove where the Smith Haven Mall occupies more 
than one and a half million square feet24 and there are three adjacent 
supporting shopping centers.  The Mall completed a $73 million 
renovation/expansion in 2007 that incorporates new stores and an 
outdoor lifestyle center.  All of these commercial areas are located within 
one and a half a miles of the study area and within three miles of the 
major shopping centers in Middle Country.   

In total there are 37 shopping centers in Middle Country ranging in size 
from 370,000 square feet to just 3,000 square feet and with a combined 
total of 1.8 million square feet.25  Centereach has twice as many 
shopping centers as Selden.  Centereach Mall has one of the highest 
vacancy rates of any major shopping plaza in the county at twenty four 
percent, although the property owner, Kimco Realty Corporation, claims 
that it has signed leases for all of its retail spaces since the County report 
was produced.  The vacancy rate at the Centereach Mall is possibly due 
to the difficulty in accessing the site and lack of visibility from Middle 
Country Road that is essential in an automobile-oriented shopping center.  
The overall vacancy rate for storefronts in shopping centers in Middle 
Country is 10%, which is two percent higher than the County as a whole 
but lower than the rate for the three surrounding communities (table 2.6).  

23 Shopping Centers and Downtowns: Suffolk County, New York, Suffolk County Department of Planning, 
May 2006
24 Smithaven Mall claims only 1 million square feet and another 137,000 with a new addition (on site of a 
former anchor store) to be completed in late summer 2007 
25 Shopping Centers and Downtowns: Suffolk County, New York, Suffolk County Department of Planning, 
May 2006
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Map 2.8: Vacant Properties (See Table 2.7 on Page 44 for descriptions) 
Top: Centereach 
Bottom: Selden

2.8.OPPORTUNITIES 

O P P O R T U N I T I E S  
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Development Potential
As of November 5, 2007 there are twenty three pending projects in 
Centereach and Selden.  They consist of eleven site plan applications and 
twelve change of zone applications.  The majority of activity is taking 
place in Selden which has twice as many applications before the Town as 
Centereach.  Selden has more developable properties, both in terms of 
vacant lots and underutilized (could be used for a better purpose).  This 
illustrates the significant interest in development that currently exists 
within Middle Country as a whole.  The majority of this development 
favors the same suburban orientation that is typical in the community and 
many projects are for automobile related uses.  While the vast majority 
are located on Middle Country Road a few are located in other parts of 
the community.  Properties worth noting:   
� Nicolls Office Plaza, located at the southwest intersection of Nicolls 

Road and Middle Country Road is a site plan application for two 
single story office buildings which the owner has worked closely 
with the community to incorporate landscaping and improved 
aesthetic styles 

� Independence Plaza at Middle Country Road and Boyle Road has 
applied to install a cell phone tower in the parking lot.  This is a 
project that has been considered for a number of years and after 
working closely with the Town, property owner, Selden Civic and 
Middle Country Coalition for Smart Growth the project will be heard 
by the Board of Zoning Appeals. 

� The site of Island Green Golfing Range has filed an application to 
change zoning on the property from Commercial Recreation to 
multi-family workforce housing.  The application is for workforce 
housing.  Although one of the few remaining parcels able to 
accommodate a large housing development it would mean the loss of 
one of the few remaining commercial recreation properties in the 
community and the Selden Civic has strongly opposed the proposal. 

� Centereach’s Western Border.  Applications on both sides of 
Middle Country Road would significantly reduce the developable 
space in Centereach and neither includes a residential component.  
One of these projects incorporates a mixed use building 
(retail/office) to accommodate the community’s goals, while the 
other is a typical automobile oriented building. 

� Lowes has is interested in building in the College Plaza Shopping 
Center.  The project could lead to significant improvements, but will 
continues the dominance of big box stores in the community.  This 
store will be required to include green design elements as per the 
Town’s recently passed Leadership in Energy and Environmental 
Design code. 

There is currently a very limited supply of potential development sites 
for significant projects.  Most vacant properties are small with minimal 
street frontage on Middle Country.  This will likely require a proactive 
approach by developers or municipal officials to assemble combinations 
of underutilized properties to create more significant development 
potential.  Properties that exhibit potential for redevelopment based on 
size, location, characteristics, and ability to spur other projects are 
highlighted below (this does not reflect the potential impact of sewer 

O P P O R T U N I T I E S  
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limitations).  See Table 2.7 for a listing of surveyed properties, the table 
does not include properties under construction at the time of surveying.26

� Note these parcels are currently under an application for new 
development.  Parcels (0200 51400 0200 033000, 0200 51400 
0200 013000) at the intersection with Coles Drive are cleared 
and ready for development.  Combined with parcel (0200 51400 
0200 032005) which is listed as an industrial property would 
create one of the largest redevelopment parcels in the 
community.  However, the property is poorly located in a 
transitional area between Centereach and the Village of Lake 
Grove to be a significant catalyst in the community. 

� Located next to the new Pathmark Shopping Center parcel (0200 
51500 0700 003000) is a site with significant potential that is 
currently for sale.  The property is large but has minimal street 
frontage on Middle Country Road.  This would be a high profile 
parcel and combined with the sparsely developed parcel on the 
corner would be a highly visible location at a busy intersection.   

� The parcels between Horseblock Road and Nicolls Road are 
seeing significant transition in the last year.  They are utilized by 
varying different uses including restaurants and car dealerships.  
There is a former nursery site that is currently being utilized by a 
car dealership but is large enough to accommodate significant 
development (0200 48700 0400 009003).

� At the southeast corner of Nicolls Road is a property (0200 
48800 0600 001000) that is of interest to many people in the 
community.  It is currently open space but high visibility could 
make this a very desirable property for development. 

� There is a vacant lot and a vacant building located across Middle 
Country Road from the previous property.  They combine for a 
good size property in a high visibility location.  Although fears 
of possible environmental contamination and the remains of the 
derelict building will complicate development on these sites 
(0200 48800 0400 011000, 0200 48800 0400 010000).

� The highest development potential in Middle Country is likely 
the two parcels (0200 48900 0200 033001, 0200 48900 0200 
034000) adjacent to the Home Depot and owned by Breslin 
Realty.  These undeveloped sites are located adjacent to two of 
the largest shopping centers in this part of Brookhaven, are large 
enough to accommodate significant development, and are 
untouched.  The only barriers are the existence of a historic 
home in the southwest corner of the two properties two small 
family cemeteries, and community interest in preserving the 
sites.  Although a home in one corner of the sites was recently 
protected as a historic structure it should not affect the 
development potential.. 

26 Vacant Lot/significant building survey completed in early spring 2007 by Sustainable 
Long Island. 
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Table 2.7: Vacant Properties

Map Between Street Condition Existing
Structures 

1 at Hammond Lane Middle Country Road Good None 
2 2511 Middle Country Road Good Empty Building 
3 East of 2637 Middle Country Road Poor Foundation 

4 2637C Middle Country Road Poor Boarded 
Building

5 Coles Rd S. Middle Country Road Poor Pavement 
6 W of 2450 Middle Country Road Poor None 
7 West of Pathmark Middle Country Road Good None 
8 West of Hustedt S Middle Country Road Good None 

9 Across from 
Hustedt N. Middle Country Road Fair Empty Building 

10 Husted Larger Lot S. Middle Country Road Good Empty Building 

11 Btwn Muls and 
Strip Mall S Middle Country Road Poor None 

12 W. of Nichols Rd S Middle Country Road Good None 
13 E. of Nichols Rd S Middle Country Road Good None 
14 E. of Nichols Rd N. Middle Country Road Good None 

15 S. Coleman Rd N. Middle Country Road Poor Abandoned 
Building

16 Selden BLVD N. Middle Country Road Poor Abandoned 
Building/Garage 

17 Rosemary Lane S. Middle Country Road Fair None 
18 Btwn DD Badolatos N. Middle Country Road Good None 
19 West Starbucks N. Middle Country Road Good None 
20 East Starbucks N. Middle Country Road Fair No Trees 

21 Across from 
Starbuck S Middle Country Road Fair Some trash 

22 W OF Selden 
Beverage N. Middle Country Road Fair Some trash 

23 Magnolia N. Middle Country Road Fair None 
24 W of March N. Middle Country Road Good None 
25 E of March N. Middle Country Road Good None 

26 Absnett S Middle Country Road Fair None 

27 Across from Driving 
Range S Middle Country Road Fair None 

28 East of Island 
Green N. Middle Country Road Poor Pavement 

29 West of Hough and 
Guidice Realty S Middle Country Road Fair None 

30 East of Hough and 
Reality S Middle Country Road Fair None 

31 W of Central 
Federal Realty S Middle Country Road Fair None 

O P P O R T U N I T I E S  
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Table 3.1: Middle Country Coalition for Smart Growth 
Membership

Organization� Representative�
Greater Middle Country Chamber of Commerce Michael J. Anderson 
Middle Country Public Library Board John Hoctor 
Selden  Civic Association Pat Biasotti 
Centereach Civic Association Diane Caudullo 
Community Foundation of Centereach Carol Cavalieri 
Middle Country Public Library Sandra Feinberg 
Selden Civic Association Debbie Felber 
Middle Country Children’s Soccer Jeff Freund 
Middle Country Central School District, 
Superintendant Dr. Roberta Gerold 
Sustainable Long Island, Executive Director Sarah Lansdale 
Greater Middle Country Chamber of Commerce Kevin E. McCormack 
Centereach Civic Association Robert Mille 
Smart Growth Coalition Administrative Assistant Doreen Newman 
Middle Country Central School District Kim Tarpey 
Sustainable Long Island, Community Planner Wayne Tomac 
New Members and Replacement Members 
Selden Fire District Michael Mateo, Jr. 
Greater Middle Country Chamber of Commerce Diane Catinella 
Middle Country Central School District James Donovan 
 Arlene Barresi 

3. Community Building and Vision Process

3.1.BACKGROUND: Community Foundations 
Coalition Formation 
“Envisioning a Brighter Future for Middle Country” began in September 
2002 when community leaders from the Centereach Civic Association 
and the local business community met to revive the then defunct 
Centereach Chamber of Commerce.  The revived organization was 
eventually renamed The Greater Middle Country Chamber of Commerce 
to reflect the growing 
membership in surrounding 
communities and the 
obvious links between 
adjoining communities 
connected by the major 
commercial corridor, State 
Route 25.  It also reflected 
local sentiment wishing to 
unite the neighboring 
communities. 

These community leaders 
began discussing with other 
local organizations the need 
to address underlying issues 
within the community that 
affected not only the 
business community but also 
local residents.  The central 
issue in the community was 
the central commercial 
corridor itself, Middle 
Country Road, which is one 
of the most dangerous roads in New York State for pedestrians and 
automobiles.27  This group of leaders began meeting and formed the 
Middle Country Coalition for Smart Growth (the Coalition) in 2005.  See 
Table 3.1 for a list of Coalition organizational membership and 
representatives.  In June of 2005, the Coalition interviewed candidates 
and eventually selected Sustainable Long Island as a partner to facilitate 
a community vision project for the Middle Country communities of 
Centereach and Selden.  In accordance with its mission, Sustainable 
Long Island also agreed to provide ongoing technical assistance to the 
Coalition through the implementation of the Community Plan. 

27 Newsday Article 2003, 2007 
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Table 3.2: Government 
Partners
New York State
� John J. Flanagan, 

Senator 
� Steve Englebright, 

Assemblyman
� Ginny Fields, 

Assemblywoman 
� Wayne  Ugolik, NYS 

Department of 
Transportation, Program 
and Planning Manager 

Suffolk County
� Joseph T. Caracappa, 

Legislator

Town of Brookhaven
� Brian X. Foley, 

Supervisor
� Kathleen Walsh, 

Councilwoman 
 

� David Woods, AICP, 
Commissioner 
Department of Planning, 
Environment and Land 
Management

Figure 3.1: Coalition Logo

\

For more on the current status of the Middle 
Country Coalition for Smart Growth please see 
Section 3.4 or visit the Coalition’s website at 
www.MiddleCountrySmartGrowth.com. 

3.2. PHASE I: Building Local Capacity 
Coalition Meetings
Successful community regeneration requires that the capacity of local 
groups, community leaders, and residents be developed so that they are 
able to facilitate and manage community wide improvements.  This 
ensures long term benefits to the communities that are not reliant on 
elected officials, other public officials, or outside organizations.  This 
process began in August 2005 when Sustainable Long Island (SLI) 
facilitated the first of monthly meetings with the Middle Country 
Coalition for Smart Growth to ensure wide community representation, 
develop organizational capacity, and prepare the Coalition to undergo the 
Sustainable Community Planning Process in 2006.  Meetings continue to 
be hosted by the Middle Country Public Library in Centereach, which is 
also part of the Coalition membership. Although initially a Centereach 
driven Coalition, efforts were made to extend the reach of the project to 
Selden and new representatives were included from that community’s 
groups.   

Monthly Coalition meetings formed the original goals for the community 
planning process and provided the nexus of information necessary to 
engage the community in defining their collective vision.  Monthly 
meetings will continue to guide the process throughout all phases and 
ensure the Coalition becomes a self sustaining organization that is able to 
manage implementation and coordinate local groups within its 
membership to ensure improvement to the local quality of life. 

Political Mobilization 
A hallmark of this process was the success SLI and the Coalition had in 
securing support from local elected officials.  SLI attended meetings with 
Coalition members and elected officials to discuss the process and 
request support for the project.  Elected officials from the state, county, 
and town level all contributed funding to ensure project support and have 
remained committed to the process.  Each has been an active participant 
in each phase of the process.  Officials at the Town of Brookhaven have 
been especially committed to seeing the process through and ensuring 
that the final product is a plan that can be adopted by the Town Board.  
Table 3.2 outlines elected officials who participated in the process.  The 
ongoing relationship between municipal officials and the Coalition will 

P H A S E  I :  B u i l d i n g  L o c a l  C a p a c i t y  
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Table 3.3: Seven Points of Contact
The extensive outreach coordinated for 
community events included all of the 
following and sought to reach each 
resident in at least seven different ways: 
� Presentations to groups in the 

community
� Magnets mailed to every home (see

picture below)
� Town Website and bulletins 
� Relevant community and municipal 

newsletters
� Column in the Times of Middle 

Country
� Advertisements in local 

publications
� Brochure
� Coalition website and links from 

other sites 
� Flyers at significant events, in 

businesses, sent home from school, 
and distributed at shopping centers 

� Posters in businesses 
� VMS “digital” road signs 
� Centereach Civic sign 
� Public Service Announcements via 

local radio stations 
� Lawn Signs 
� Save the Date postcards mailed to 

every home 

ensure the success of this plan and recommendations outlined in Chapter 
Six highlight opportunities to enhance this relationship further. 

3.3. PHASE II: Community Vision 

Community Outreach
Successful and effective community involvement requires 
a coordinated effort to inform community stakeholders of 
the expected process and results.  An extensive and 
unique outreach effort was undertaken that sought to 
reach every community member in at least seven different 
ways.  Sustainable Long Island’s “Seven Points of 
Contact” approach was tailored to the highest impact and 
is detailed in Table 3.3.   

Coalition members played a vital role in spreading the 
word and ensuring broad community participation.  
Community presentations designed to explain the process 
and encourage wide community participation were 
conducted throughout the summer and early Fall by 
Sustainable Long Island and Coalitions members leading 
to the community design weekend.  Presentations were 
made to local civics, PTSA groups, the Chamber of 
Commerce, churches, and other local groups.  Significant 
outreach began with an information table at the 
Centereach High School homecoming on September 16th

and continued through the October 31st community 
presentation.

Community Education Workshops
While community members know their community best it 
can be difficult to understand the interconnected nature of 
issues within the community as well as the impact of 
varied potential solutions.  Sustainable Long Island 
conducted three Community Education Workshops to 
provide community members with a base knowledge and 
vocabulary to constructively address quality of life issues 
and ensure a successful community vision session.  
Topics, dates, and locations of each Community 
Education Workshop are highlighted in Table 3.4 and 
more information can be found in Appendix F.  Planning 
professionals were invited to provide expert analysis on 
major issues in the community highlighting 
interconnections within Centereach and Selden, and 
incorporate solutions undertaken in communities around 
the country similar to Centereach and Selden. 

Community Vision Weekend
The vision weekend, October 26th through 31st, gave 
community members the chance to express their opinions in a visually 
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Table 3.4: Community Education Workshop Presenters 

Transportation & Infrastructure, September 25,  
Middle Country Public Library Centereach
David Woods, 
AICP 

Commissioner of Planning, Town of 
Brookhaven 

Introduction of Project and 
Study Area 

Sarah Lansdale, 
AICP 

Executive Director, Sustainable Long 
Island

Introduction of Community 
Planning and Visioning 

Joe Scariza Gannett Flemming Road Networks and NYS 
DOT Project 

Walter Hilbert Suffolk County Department of Health Sewers in Suffolk County 
Jerry Gluck  Senior Vice President, Urbitran  Access Management 

Land Use Planning & Zoning, October 5 
Middle Country Public Library Selden
Joe Sanzano Map Drafter, Town of Brookhaven  Zoning in Brookhaven 
Diane Mazarakis, 
AICP Senior Planner, Town of Brookhaven Possibilities for 

Improvement 
Sarah Lansdale, 
AICP 

Executive Director, Sustainable Long 
Island Smart Growth Principles 

Land Use Design & Local Economy, October 17 
Middle Country Public Library Selden
Shuprotim 
Bhaumik 

Principal, Economics Research 
Associates The Local Economy 

Nicolette
Wagoner, AICP Senior Associate, Saratoga Associates Planning 

William Kuhl, 
FASLA Principal, Saratoga Associates  Landscape Design 

engaging, interactive, and collaborative series of focus groups, field 
condition inventories, collaborative goal setting, design sessions, and a 
community celebration.  With an impressive attendance of over 600 in 
pouring rain, the events offered opportunities for friendly, informal 
discourse and debate among community residents, resulting in a 
workable vision and solutions to improve the quality of life in 
Centereach and Selden.  

a) Focus Groups 
Focus groups were conducted on Thursday October 26th and Friday 
October 27th at the Middle Country Public Library in Centereach.  These 

sessions facilitated targeted input from specific groups that play a 
significant role in the provision of services to the Middle Country 
community.  See Table 3.5 for an outline of focus group topics and 
participants.  Participants were specifically chosen in collaboration with 
the Middle Country Coalition for Smart Growth based on their role as 
community experts that provide an essential service to the community, 
their willingness to contribute to community improvements, and their 
ability to provide insight that could significantly improve the quality of 
the community plan.  Actual participant names are withheld to ensure 
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Table 3.5: Focus Group Topics and Participants
� Government Officials – Elected officials,  

municipal representatives, and Middle Country 
Coalition members 

� Business and Property Owners – owners of 
significant properties or businesses within the 
community as well as professionals in the real estate 
industry such as brokers and developers 

� Public Service Professionals / Emergency 
Responders – Representatives from the Fire 
Department, police, and EMS professionals 

� Youth Related Professionals – Representatives for 
organizations working with local youth including the 
school district, parent teacher association, you sports 
leagues, and youth center 

� Religious Leaders – clergy from local religious 
facilities of all represented orientations 

� Civic\Environmental Groups – representatives 
from the local civic organizations and other 
organizations already active in creating community 
improvement 

� Senior Related Professionals – representatives 
from organizations that work with seniors including 
the Town of Brookhaven Division of Senior 
Services, senior citizen groups, the VFW, and church 
groups 

Figure 3.2: Elected Official Focus 
Group

participants felt free to give input that may not be publicly popular.  Each 
focus group session identified 
Strengths/Assets, Weaknesses, and 
Opportunities specific to the topic area 
which were used to inform other sessions 
throughout the Community Vision 
Weekend and the recommendations 
within the Community Plan (Chapter 5).

b) Friday Presentation and Goal 
Identification

On Friday evening, October 27th,
community members came together at 
Newfield high School for the first 
opportunity for significant public input 
from the community at large.  Over 100 
community members participated in a 
presentation summarizing the lessons 
learned about planning principles and 
solutions from the Community Education 
Workshops.  The Sustainable Long Island 
Community Design Team (Table 3.6)
facilitated a discussion identifying the 
issues and goals central to the Middle 
Country community. These goals became 
the outline for the rest of the community 
planning process as well as this plan and 
are described in greater detail in Chapter 
4.   

c) Community Vision Design Day 
The Community Vision Design Day gave 
community members a chance to 
experience their community in a unique 
way and collaboratively identify 
solutions, especially to land use needs.  Due to 
torrential rain on the Design Day community walking 
tours were changed to bus tours.  Buses went to 
different parts of the community identified as areas of 
concern by community members at earlier events.  
Community Design Team members along with 
members of the Middle Country Coalition for Smart 
Growth facilitated experiential learning sessions on 
the bus tours that asked participants to look at 
different elements of the community, good and bad, 
that they may not notice in their daily lives and to 
imagine experiencing them as a different person – a 
child, senior, disabled person, blind person, or tourist.  
This helped facilitate a more comprehensive 
viewpoint in the positives and negatives of the 
physical environment. 
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Table 3.6: Sustainable Long 
Island Community Design Team

Saratoga Associates  
� William Kuhl, FASLA, 

Managing Principal 
� Nicolette Wagner, AICP, 

Director of Planning 
� Tanya Saltzman, AICP, Urban 

Planner

LWDMR & Associates
� Eli Martin, RA, Partner

Urbitran
� Atma Sookram, AICP/PP, Vice 

President Traffic Engineering 
and Transportation 

Economics Research Associates
� Kate Coburn, Principal 

Gannett Flemming
� Joseph Scarzia, Senior 

Transportation Manager 

Youth Educators
� Elaine Klein 
� Ashley Carr 

Figure 3.3: Student Art Display

More than 100 participants returned to design tables at Centereach High 
School.  Again facilitated by the community design team and Coalition 
members, the community engaged one another in a 
discussion of solutions known as a charette.  Participants 
debated how to solve different issues in the community and 
what their perfect community would look like.  Concepts to 
improve the community centered on the physical placement 
and design of community amenities such as youth centers, 
parks, and crosswalks (detailed in Chapter Five).   The ten 
different tables presented and discussed their ideas as a 
whole before returning for a second session of design tables. 

Included in the design session was a Youth Summit.  The 
Youth Summit began before the visioning with efforts 
coordinated through the Middle Country School District and 
Superintendent Roberta Gerald to teach youth about planning 
issues. Art students from New Lane and Stagecoach 
elementary schools and Centereach and Newfield high 
schools created drawings of their vision for the future of the 
community that were on display at the Community Vision 
Design Day (Figure 3.3).   

Running concurrently with the adult design tables the youth 
summit incorporated separate tables specifically designed for 
youth of all ages.  This process was facilitated by two 
teachers experienced in teaching planning concepts to youth.  
The youth ranging from small children to high school 
students, discussed issues, solutions, and their dream for the 
type of community they would like to grow up in.  The 
community was able to experience a riveting presentation of 
youth defined solutions.   

d) A Public Celebration: The Community’s Vision 
Unveiled 

The Community Vision Process concluded on October 30th

with a public celebration to unveil the community’s 
vision and ensure local support, was held at the 
Centereach Fire Department.  This presentation 
brought the input gathered during the Community 
Vision Design Day into a summarized presentation that 
outlined a preliminary and cohesive vision by 
previously defined community goals.  The presentation 
was highlighted by preliminary designs for town 
centers in Centereach and Selden that each 
incorporated the most significant input received during 
the design day.   The celebration ended with the 
community acceptance of the vision presented and 
approval to commence with the writing of a formal 
plan and implementation strategy.  Final 
recommendations are presented in Chapter Six. 

P H A S E  I I :  C o m m u n i t y  V i s i o n  
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Figure 3.4: Community Vision Events
Top: Friday Goal Identification 
Middle: Vision Design Day, Youth 
Presentation 
Bottom:  Community Presentation 

3.4. PHASE III: Implementation 
After months of coordination with the Town of Brookhaven and the 
community the completion of this plan represents the 
beginning of Phase III of Sustainable Long Island’s 
Community Planning Process.  The Town has committed 
to adapt this community plan into an official Land Use 
Plan that will guide all future development in Centereach 
and Selden.  The Middle Country Coalition for Smart 
Growth will continue to work with the Town and receive 
technical assistance from Sustainable Long Island to 
ensure the long term implementation of the community’s 
vision through the recommendations outlined in Chapter 
Six.   

Coalition Development 
Sustainable Long Island continues to provide support 
to the Middle Country Coalition for Smart Growth 
after the visioning process (described above) was 
completed.  The collaborative partnership throughout 
the planning process ensured that the Coalition would 
become a thriving organization with the capacity to 
undertake the implementation of the community plan.   

After the completion of the community visioning 
process, the Coalition began the process to fulfill its 
role in implementation.  It has received its certification 
as a 501(c)3 non-profit organization dedicated to 
community improvement.  In February of 2007 the 
Coalition accepted over twenty applications from 
around the region and hired its first Executive 
Director, Kevin McCormack, who was an original 
Coalition member and outlined a strategic direction for 
the organization that was consistent with the goals of 
other Coalition members.   

Mr. McCormack has worked to develop the Coalition 
into a sustainable organization with a committed 
Board of Directors (still developing) and consistent 
funding for organizational development, additional 
studies, and project implementation.  At the time this 
report was completed he was well underway with these 
goals.  Representing their respective constituencies, 
the Coalition has actively participated in the creation of this document to 
ensure that it is representative of the broader community’s interests.  
They have commented on drafts and approved it as meeting the 
community’s goals. 
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In addition the Coalition is working closely with the Town of 
Brookhaven’s Planning Department to ensure that development 
proposals and Town actions are consistent with the community’s vision 
outlined herein.  The Coalition and Town are already working 
collaboratively to ensure that development applications and variances 
respond to the community’s concerns.   
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Figure 4.1: Community Goal 
Definition Exercise

4. Community Goals 
The Middle Country community was engaged on several occasions throughout 
the community planning process (described in Chapter 
Three).  This chapter summarizes overarching ideas 
developed from over 700 different individual and group 
comments logged by Sustainable Long Island during 
multiple community input sessions, including community 
goal identification exercises, focus groups, adult and youth 
design tables, and community surveys for people unable to 
attend the design weekend.  Additional input is incorporated 
into recommendations in Chapter Six.   

Community Goals are outlined in order from highest 
priority to the lowest as identified during the goal 
identification exercise at the community meeting on Friday, 
October, 27th (Table 4.1).  It should be noted that ranking 
the goals based on overall input received would slightly 
change the priority order.  Due a lack of significant direct 
impact throughout the process the original goal to “address 
vacant lots” was removed with input redirected to other 
appropriate goals.  “Community Enhancement” was added 
as a goal based on the significant input it received 
throughout the process and inability to appropriately 
integrate the input into other goals.  A summary of the input received by 
Community Goal follows.  Some specific comments have been highlighted to 
acknowledge the community sentiment or for their uniqueness in supporting the 
community’s overall vision. 

4.1.BEAUTIFICATION
“Bus stops have no benches or garbage cans” 

� Improve the general aesthetics of the 
streetscape through the inclusion of 
landscaping, street furniture, and the removal 
of both illegal signs and legal signs that have 
too many businesses listed. 

� Ensure that new and existing buildings are 
designed nicely and are attractive.  
Implement standards to require that 
buildings look similar. 

� Identify solutions to ugly roll down gates 
that detract from a building aesthetics and 
attract graffiti.  Possibly require “open” style 
gates that allow you to see the storefront 
behind the gate. 

� Remove temporary signs within a reasonable 
time frame including memorials for victims of accidents, lawn signs 
used as advertising, and advertising placed on utility poles that also 
interfere with automobile safety. 

B E A U T I F I C A T I O N  
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Table 4.1: Top Community Priorities by Goal

Community Goal Top Priorities Community Goal Top Priorities 

Beautification

Streetscape 
Improvements Town Center 

Town Center 

Limit Memorials Public Space 
Open Store Gates Downtown 
Aesthetics

Safety 

Traffic Safety 
Landscaping Street Safety 
Design Standards Emergency 

Recreation and 
Entertainment

Park Limit Curb Cuts 
Dog Park Lighting 
Senior Center 

Energy Efficiency / 
Utilities 

Drainage 
Open Space Sewers 
Youth Center Utilities
SCC Solar 
movie theater Pit

Transportation 

Traffic

Housing Opportunities 

Multifamily
Traffic Flow Affordable 
Public Transit Senior
Seniors Options 
Parking Mixed Use 
Medians 

Government Policy / 
Responsiveness

Enforcement 

Pedestrian
Community 

Sidewalks Maintenance 
Walkability Zoning 
Pedestrian 
Overpass Emergency 

Crosswalks Parking 

Parking 
Community / Other 

Community pride 
events

Local Businesses / 
Economy

Restaurants Religious community 
Development Youth Programs 
Car Dealerships 
BID
Public Space 

4.2.RECREATION AND ENTERTAINMENT
“A true community park similar to John J. Burns Park in Massapequa” 

The community provided more input on this goal than any other.  They feel 
very strongly about the priorities listed below and would like to see a wide 
variety of different options. 

� Create a larger variety of parks including a number of uses not 
currently available in the community such as a dog park and skate 
park.   

� Create active parks with fields for youth sports leagues and passive 
open spaces that have walking, running, and biking trails. 

� Develop a youth center that caters to multiple youth related needs 
including a place to “hang out,” availability of athletic facilities, and 
the provision of new after school programs, such as art classes.   

� Develop a senior center that is accessible to transportation, and near 

R E C R E A T I O N  A N D  E N T E R T A I N M E N T  
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Figure 4.3: Design Table Transportation and 
Safety Recommendations  

Figure 4.4: North Washington 
Avenue (no sidewalk on the west side)

shopping and a senior residence.  A joint youth and senior center 
may be developed to pool resources and create a mentoring program. 

� Take advantage of Suffolk County 
Community College’s proximity 
within the community to develop 
a partnership and have classes 
offered to local residents. 

4.3.TRANSPORTATION
“Right turns only out of stores etc… on 
Middle Country Road w/ turnarounds to 
go left” 

Safety issues related to transportation are 
included in ‘Safety.’

� Improve design elements of 
Middle Country Road to reduce 
traffic.  Specifically address 
frequent curb cuts, poorly timed 
street lights, and unaligned 
intersections that force added 
street lights.28

� Create a new jitney service that 
connects significant points in the 
community (Centereach Mall, 
Library) to important points outside the community (LIRR train 
stations, Smit Haven Mall, local colleges).   

� Expand the Town jitney service offered to seniors, it is well liked but 
overbooked. 

� Move parking lots behind buildings, and 
buildings closer to the road.  Parking lots can be 
accessed from side streets or behind. 

� Install medians to beautify Middle Country Road 
and prevent cars from making left turns across the 
road.

� Make parking lots accessible to adjacent 
properties to avoid the need to use middle 
Country Road to go to the next store 

4.4.PEDESTRIAN OPPORTUNITIES
“I would like to see stop signs at all side streets along 
with sidewalks” 

� Develop sidewalks along Middle Country Road, 
near all schools, and along all roads that connect 
Middle Country Road to community facilities 
such as the schools and parks. 

28 The New York State Department of Transportation’s improvements to Middle Country 
Road scheduled for 2007 will address some of these concerns, see section 3.4 for more 
details on this project 

T R A N S P O R T A T I O N  /  P E D  O P P O R T U N I T E S   
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Figure 4.5: Community Design Table 
Town Center Recommendations 

� Make other enhancements to encourage people to walk within the 
community and make it a more pleasant experience.  Make new 
developments pedestrian accessible and create places for people to 
walk.

� Create a pedestrian overpass/bridge to allow people to safely cross 
Middle Country Road.  There were various locations suggested 
(especially by youth) including at Centereach Mall and Nicolls Road. 

� Install crosswalks at every major intersection with a special type of 
design and look to encourage motorists to slow down. 

4.5.LOCAL ECONOMY/BUSINESS ENHANCEMENT
“Different types of restaurants” 

� Bring a number of full service family style restaurants to the 
community, especially higher end 
restaurants.  Develop a restaurant row at 
Centereach Mall and near Independence 
Plaza where people can access a number of 
restaurants in one location, like is typical in 
many downtown areas. 

� Redevelop shopping centers with many 
vacancies such as Centereach Mall. 

� Attract new businesses to the community 
such as clothing stores, a movie theater, and 
social oriented businesses (coffee shops, 
book stores, video arcade). 

� Limit the number of car dealerships and 
similar businesses (auto salvage yards) along 
Middle Country Road.  Prevent used car 
dealerships. 

� Create a Business Improvement District 
along Middle Country Road to address 
beautification projects, assist small 
businesses, and encourage quality new 
business growth. 

4.6.TOWN CENTER DEVELOPMENT
“Downtown center – walkable, community gathering 
place” 

� Develop Town Centers that are focal points 
for commercial activities with a variety of 
retail offerings. 

� Include public space in the form of plazas, fountains, parks, and 
other elements that have sitting areas near shopping. 

� Create a downtown area in each community by moving buildings up 
to the street and parking lots behind buildings.  Incorporate other 
amenities of downtowns such as outdoor seating (especially at 
restaurants) and sidewalks for window shopping. 

L O C A L  E C O N O M Y  /  T O W N  C E N T E R  
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Figure 4.6: Numerous Community Design Table 
Recommendations

4.7.SAFETY
“Please make Centereach/Selden safe for our children to walk/ride bikes by 
way of a park system to keep them off Middle Country Road or make the 
road safer.” 

� Improve safety on side streets by installing sidewalks and elements 
to decrease speed such as stop signs and speed bumps 

� Improve safety on Middle Country Road by improving crosswalks, 
increasing crossing times, and slowing traffic down 

� Install better street and address signs so people can find businesses 
and other locations easier 

� Limit traffic from turning onto and off of Middle Country Road by 
reducing the number of curb cuts or eliminating them altogether.   

� Install better lighting throughout the community.  Middle Country 
Road and side streets are dark and don’t have consistent lighting, 
especially for pedestrians 

4.8.INFRASTRUCTURE AND ENERGY EFFICIENCY
“All new homes being built should have choice of solar installations” 

� Improve drainage issues throughout the community, especially in 
certain parking lots such as College Plaza 

� Build sewers along Middle Country Road to allow for increased 
density and commercial development.  Consider development of a 
private sewer treatment facility if necessary 

� Bury utilities underground  
� Implement green 

infrastructure whenever 
possible, including 
installing solar panels on 
flat roofs 

� Find a way to make public 
retention ponds more 
attractive, safe, and usable 
by the community 

4.9.HOUSING 
OPPORTUNITIES

“Too many strip malls, what about 
putting apartments above them for 
more affordable housing so our 
kids can live in the area” 

� Develop multifamily housing along Middle Country Road that is 
affordable to young people who would like to live in the community 
or stay in the community they grew up in, but can’t afford the high 
expense of a single family home 

� Develop senior housing near main shopping areas, town centers 

S A F E T Y  /  I N F R A S T R U C T U R E  /  H O U S I N G  
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Figure 4.7: Community Design Table Recommendations for 
Independence and College Plazas 

� Develop a range of housing options including single family homes, 
accessory units, condominiums, town homes, and apartments 

� Develop mixed use buildings along Middle Country Road with retail, 
office and a couple stories of residential

4.10. POLICY AND GOVERNMENT RESPONSIVENESS
“Enforce code for removal of personal signs” 

� There is a lack of enforcement of a number of Town codes in Middle 
Country.  Most identified were sign/building codes, private property 
maintenance, and illegal housing situations 

� The Town needs to maintain facilities and landscaping better, 
especially in parks 

� Change the zoning code to discourage shopping centers and 
suburban development and encourage mixed use buildings and a 
downtown feel 

� Expand the capacity of emergency personnel, such as the fire 
department  

� Develop public/private partnerships to address community issues 

4.11. COMMUNITY ENHANCEMENT
“Pride in the schools!  Welcome sign i.e. “Centereach – Home of the 
Centereach Cougars” make it a place of pride for the kids too” 

� Establish more events to encourage community pride, such as 
parades, fairs, and concerts 

� The religious community should work together to reach people and 
encourage them to be involved in the community 

� Develop more programs to engage youth and give them an outlet 
other than crime and mischief, such as the outreach nights held at the 
high schools in 2006 that gave youth a place to have fun and 
socialize after school hours and in a safe environment 

P O L I C Y  /  C O M M U N I T Y  E N H A N C E M E N T  
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Figure 5.1: Community Gateway
Selden Welcome Sign (Selden Civic 
Association)

5. Recommendations
The Middle Country community envisions Hamlets in 2030 that 
are healthy and vibrant, where children have ample parks and 
recreation opportunities, safely walk to school, and seniors 
effectively use available services.  Middle Country Road has 
few accidents and every major road has sidewalks.  Residents 
congregate at Town Centers in each community where they 
enjoy quality shopping, food, and family entertainment and 
walk along Middle Country Road through the hamlet center to 
the ice cream shop on the corner.  They are proud to tell people 
they are from Middle Country and call Selden and Centereach 
home.  This vision of Middle Country’s residents is described 
in Chapter Five, how to achieve that vision and improve the 
quality of life in Middle Country is outlined below.   

5.1. BEAUTIFICATION
Create a gateway to each community
A community gateway can be any number of different landscape 
elements that signify to pedestrians and motorists that they are entering a 
specific community.  Different gateways may include a community 
board/sign, landscaped area with a waterfall or stone sign, a banner 
across the road, or an arch across the road.  These are often seen at the 
entrance to housing developments.  Both Centereach and Selden 
currently have entrance signs along Middle Country Road near Nicolls 
Road, however, there are no signs entering from the western side of 
Centereach or the eastern side of Selden. 

Each gateway must clearly define Centereach and Selden as separate 
communities while simultaneously unifying them as Middle Country.  
Many residents who live outside of Centereach and Selden are unfamiliar 
with the concept of Middle Country and these gateways can serve to not 
only develop local pride but create a consciousness for commuters.  This 
will assist the business community in branding the commercial offerings 
and attracting dollars from commuters that currently pass through.  A 
number of community members where interested in tying this branding 
to the two local high schools if possible. 

The Coalition should enhance the existing signs with landscaping and 
install community signs along Middle Country Road in Centereach at 
Coles Drive and in Selden at CR 83.  Each of the four signs should 
include a feature identifying the Hamlet as part of Middle Country.  This 
will require additions to the existing signs.

One or more local landscapers should be approached to provide 
landscaping and maintenance around the signs for free with the ability to 
post a sign advertising their services.  An example of this type of 
agreement is at the corner of Horseblock Road and Old Medford Avenue 
near Brookhaven Town Hall.      

B E A U T I F I C A T I O N  
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Figure 5.2: Design Guidelines  
Top: Tiered Plantings 
Middle: Decorative Sidewalks 
Bottom:  Screening Mechanical Equipment 

Implement Design Standards for Architecture, Signs, and 
Landscaping

The design standards are unique to Centereach and Selden but have a 
unifying element as well.  Both communities have already begun 
considering architectural styles through their local civic organizations 
and have secured agreements with retail tenants to include improved 
designs.  These styles are designed to embrace those preferences.  The 
standards include: architecture, signs, streetscape (street furniture), and 
landscaping.  A pattern book of acceptable designs and their 
implementation is included to ensure options are clearly defined to 
developers in future projects and provide 
the Town with standards that are easily 
implemented during the site plan review 
process.  This process allows the Town 
to ensure that new buildings meet zoning 
codes and other regulations, thus it is 
here where the most impact can take 
place on improving future design of 
buildings. 

Detailed Design Guidelines are included 
in Appendix A.

Streetscape Improvements
Community residents want Middle 
Country Road to incorporate more 
landscaping and be more attractive.  A 
streetscape improvement program that 
incorporates pedestrian lighting, 
information kiosks, banners, 
landscaping, and street furniture will 
significantly enhance the overall look of 
commercial areas.  The design of these 
elements are part of the design 
guidelines included in Appendix A.   

Streetscape programs work well as a 
partnership between the Town and a 
local group that will manage the 
projects.  Each contribute a portion of 
the improvement costs, often a 50/50 
match up to an agreed upon maximum.  
The local partner can be the Middle 
Country Coalition for Smart Growth or 
an organization that the Coalition works 
with such as the Chamber of Commerce, 
or local civic groups.  If a Business 
Improvement District is formed for the 
Middle Country Road corridor it would 
be the ideal entity to manage a 
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Figure 5.3: Streetscape 
Elements 
Benches, Trees, Street 
Furniture, Lighting, Trash 
Receptacles, bus Stops, 
Bicycle Racks 

Figure 5.4: Streetscape Improvement Programs

Yonkers, NY
With a fewer than 200,000 people Yonkers has instituted a 
successful streetscape improvement program for more than a 
decade. 

� City issues bonds to cover two projects each year 
� Includes design, construction of planters, light poles 

and architects fees 
� 30 commercial streets have been renovated since 

inception 

Contact: Mario Caruso 914.377.6562

streetscape improvement program in partnership with the Town (Section
5.5).  Such an organization can become an investing partner, 
facilitate additional funding from outside sources, and remove 
some of the burden from the Town to help pay for costly 
improvements and ongoing maintenance. 

While the entire corridor is in need of landscaping 
improvements, the majority of streetscape improvement funds 
should initially be focused within the designated Hamlet and 
Town Centers.  Described in section 5.6 these central locations 
along Middle Country Road will become the center of 
commercial activity in Centereach and Selden.  These 
improvements should encourage pedestrian activity and include a 
more intense incorporation of street furniture and landscaping.  
The portions of Middle Country Road that serve as the gateways 
to Selden and Centereach from Nicolls Road to the Hamlet 
Centers should be the next priority location.  The gateways 
should receive less intensive improvements and be focused 
primarily on beautification.  Once these areas are sufficiently 
improved greater attention can shift to the remaining  portions of 
Middle Country Road.  In the interim private property owners 
should be encouraged to integrate improvements in line with the 
design guidelines. 

A $50,000 grant committed by Assemblywoman Fields at the 
outset of the community vision weekend will be utilized to 
purchase and install decorative lighting on a few blocks in each 
of the community centers.  The Centereach Civic Association has 
already responded to the community’s input by installing a 
community clock at the Walbaums Shopping Center. 

Demonstration project: The Coalition should coordinate the 
implementation of a Streetscape Demonstration Project in each 
community.  These projects will be in high profile locations and 
illustrate the different elements of improvements to inspire 
interest and excitement in the project.  This can be coordinated 
through a vendor at low or no cost once design guidelines are 
established.  Locations should be chosen that are in or near the 
Town Centers with significant current pedestrian activity. 
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Figure 5.6: Façade 
Improvement Program

Town of Hempstead
Hempstead runs a façade program that 
will fund up to 50% of the cost of façade 
improvements matching the business 
owner’s contribution.   The program also 
funds 100% of some improvements 
including, new sidewalks, signage, 
signage lighting, and architectural fees. 

Contact: Garrett Rooney 516.538.7100 

Village of Freeport
The Village uses Community 
Development Block Grant money to run 
a façade program that covers 50% of 
costs with the storeowner matching the 
other 50%.  A low interest loan is also 
available for the storeowner for their 
share.  An additional $15,000 is available 
for fixture instillation including signs, 
awnings, and sign lighting. 

Contact: Ellen Kelly
Executive Director, Community 
Development Agency, 516-377-2203 

Figure 5.5: Streetscape Improvement 
Partnership Program

Green Streets
Greenstreets is an innovative project between the new 
York City Departments of Parks and Transportation to 
revitalize paved street areas like triangles and medians 
into green spaces.   Over 2,000 Greenstreets have been 
planted since the program began. 

� While the program initially funded installation 
and maintenance it now seeks ‘partners’ to fund 
this work on behalf of the Parks Department 

� Partners in funding and/or maintenance include: 
o Community Groups 
o Local Businesses 
o Corporate Sponsors 
o Foundation Grants 

Contact: Jason Schwartz, Director,  
Partnership for Parks, (212. 360.1310), 
Jason.Schwartz@parks.nyc.gov

Develop a Storefront/Facade Improvement Program 
The Town should offer matching funds up to a certain level, typically 
around $5,000 to $10,000 to businesses in a defined area that upgrade 
their storefronts to the standard set by the 
design guidelines.   The program should 
offer $10,000 within the Hamlet Center and 
$5,000 on the rest of the corridor.  
Buildings should not be financed that don’t 
meet other design guidelines/zoning 
requirements.  The Town of Brookhaven 
has acknowledged the need for this type of 
program and is currently conducting a 
feasibility analysis to institute a town wide 
façade improvement program by reviving 
an old program that utilized federal 
Community Development Block Grant 
funds.  A local organization may also be 
able to support the program by contributing 
small amounts of capital to increase 
improvements made. 

Create Maintenance Partnerships 
Formal agreements between the Town of 
Brookhaven and local community groups 
should be signed to ensure that the 
improvements instituted above are 
maintained.  The Coalition for Smart Growth can help 
manage and facilitate the process of identifying local 
groups, if not take on the responsibility entirely.  A 
Business Improvement District (BID) would also be a 
strong candidate to take on this responsibility (Section 5.5).

In the absence of a BID any trusted local group can sign an 
informal agreement with the Town that commits the 
organization (civic, youth sports league, library, etc…) to 
maintain a specific portion of new landscaping and to 
ensure that new storefronts and streetscape improvements 
are maintained to expectations.  This requires no formal 
legislation by the Town. The agreement should outline the 
responsibilities of the group and any resources the Town 
will commit.   

A community cleanup program should also be instituted 
to ensure that the corridor is well maintained and not reliant 
on business and property owners to ensure that trash, 
graffiti, and vacant lots are cleaned on a regular basis. 
Residents/organizations will volunteer to be part of a 
“Cleanup Crew” that will be responsible for cleaning and 
watching over a specified area.  The designated areas 
should include all of Middle Country Road (broken up into 
four to five block responsibilities per crew) and portions of 
the community where there is dumping or other aesthetic 
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Figure 5.7: Community Clean Up 
Programs

New York State Adopt a Highway
Though unusual along a commercial corridor 
the community may be able to participate in 
the New York State Adopt A Highway 
program.  Businesses, organizations, or 
individuals commit to clean a segment of 
highway at least four times a year for two 
years.

An adapted version for the Town may be more 
appropriate that defines approximately 10 
block segments.  Adopter’s names/logo can be 
placed on banners (attached to light poles) 
along that segment of road with a requirement 
to clean once every other month.   

The DOE Fund
This program successfully uses inventive 
programs that pay homeless, needy or recently 
paroled individuals a salary to work as a 
cleanup crew.  For over 20 years this program 
has combined clean-up work with other 
training and educational services to ensure 
upward mobility of this population.  It 
provides reliable transitional employment to 
newly released inmates that often have 
difficulty finding employment and re-entering 
society while providing a relatively cheap 
service to the community.  A similar program 
could be managed/funded by the Town, 
Coalition, or other local group.  If supported 
by the Town the “crew” could be used for 
other communities as well. 

Contact: www.doe.org

Keep Islip Clean
This is a grassroots organization that gets local 
residents involved to clean up their community 
and is an affiliate of  Keep America Beautiful, 
Inc.  They work throughout the year, “picking 
up roadside litter, planting flowers, painting 
over graffiti, cleaning our wetlands and 
improving the quality of life…” 

The organization attempts to change behavior 
through education, raise awareness, and 
encourage ownership, service and civic 
responsibility.

Contact: 631-224-2627 Email: 
keepislipclean@optonline.net.

problems.  This can be coordinated through the Town or 
Coalition for Smart Growth and would require a set 
schedule for activities (i.e. the third Saturday of every 
month). 

This program can also be utilized as a way to assist the 
Town with enforcing building codes.  Cleanup “crews” 
will receive training from the Town on what is acceptable 
and what is not acceptable under Town codes.  If the 
cleanup crew identifies a building that is not being 
maintained or has fallen out of code for any other reason 
they will have a designated individual at the buildings 
department they can contact directly regarding the 
violation.   In order to ensure the success and relevance 
of the program the Town will need to commit to explore 
the alleged violation in a reasonable time frame, perhaps 
five working days, and report back to the 
organization/individual that identified the violation.  The 
cleanup crew or individuals should be trained to 
“identify” code violations and should never attempt to 
take any direct enforcement action or approach the 
property/business owner.  This is another program that 
can be coordinated by the Coalition for Smart Growth.   

The Town of Brookhaven has a program called the 
“Make it Sparkle…Make it Shine” program that 
encourages local groups to clean up areas with the 
assistance of the Department of Waste Management.  
Residents who want to get involved can call waste 
management at 631.451.6222.  In addition the Town 
increased efforts to address litter problems in 2006 with 
its “Lets clean up Brookhaven” campaign, which engages 
residents and other Town departments in efforts to keep 
the Town cleaner. 

Create an Art in Public Spaces Program 
Designed to bring art into the community while creating 
beautification elements and supporting local artists.  
Artists can be commissioned to create sculptures or paint 
murals in high visibility locations.  Commissions can 
come from the Town or private sector businesses that 
want to contribute to beautification elements.  This art is 
often commissioned as part of public buildings Review 
Longmont, Colorado’s very successful program at, 
www.ci.longmont.co.us/museum/aipp/upcoming.htm.    
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Figure 5.8: Art in Public Spaces

Town of Huntington
This program has three goals 

� Crete a better visual environment 
� Integrate artist work into public 

projects whenever possible 
� Promote tourism and economic 

vitality 

Contact: Community Development at 
631.351.2881 

5.2. RECREATION AND ENTERTAINMENT
Expand Youth Services/Youth Center 
The Selden Centereach Youth Association (SCYA) 
provides an extremely valuable and well used service 
to local youth.  The organization is in the process of 
looking for a new facility and has considered a 
location on Town property at the Centereach Pool 
facility.  This would be an ideal location but the Town 
and youth Center have not been able to come to an 
agreement on terms.  At the time this plan was 
finalized the organization was searching for other 
locations to construct a new facility.   

Current financial and space restrictions prevent the 
organization from considering enhanced programming 
that would be beneficial to the community’s youth.  
While some of these constraints will be relieved at a 
new facility the community identified a number of 
additional services that they would like offered within 
the community that the SCYA does not plan to 
incorporate at a new facility.   

Form a partnership between the Town, a community 
group, and possibly the school district to explore 
expanding the services offered to youth by the SCYA 
and the library.  A new community recreation center should be 
constructed that offers athletic programs, mentoring, cultural 
programming such as art classes, and a safe place where local youth are 
welcome to socialize.  This facility should be located in a separate area 
from the SCYA, a location near a Town Center would be preferable.  
Assuming the SCYA completes its relocation to Centereach Pool the 
youth center should locate to either Selden Town Center, Middle 
Country Park, or Boyle Road Park (see below).  A potential secondary 
location would be the north end of Centereach Mall near the library.  If 
the SCYA locates to another location in the community the recreation 
facility should be located at the Centereach Pool.  The new facility 
should attempt to offer different programming, or target a different age 
group than SCYA to avoid duplication of services and competition.  This 
facility should also provide office space/a staging area for the many 
youth sports leagues in the community. 

Develop a Senior Center Near Shopping and Services
The Town offers an impressive array of services to seniors including 
transportation and an adult day care facility in north Centereach.  
However, seniors in the community do not feel comfortable utilizing 
local commercial and recreational facilities and the overwhelming 
demand for Town services, such as the senior jitney, are not currently 
capable of meeting demand.  Institution of pedestrian improvements 
highlighted below will aid this process.  Seniors also expressed interest 
in a facility that will cater to their needs and provide a space for them to 
spend time socializing during the day.  The possibility of combining this 
facility with a youth center, described above, should be explored to 
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Figure 5.9:  Youth Facilities
Top: Selden Centereach Youth 
Association 
Bottom:  Centereach High School’s 
New Turf Field 

prevent duplication of services and encourage program synergies.  It 
should incorporate senior activities and 
programming/entertainment during the day. 

It is essential that this facility be located in a 
pedestrian oriented area and be accessible without the 
use of an automobile.  This may require the expansion 
of local bus service or the Town jitney service, 
already frequently utilized by seniors, and the 
development of new senior housing near the senior 
center.  It would be beneficial if the site were located 
near medical offices as well.  A site near the Selden 
Town center would be an ideal location, especially if 
a medical office can be attracted to the Hamlet 
Center.  Middle Country Park (see below) beside 
Independence Plaza and Starbucks may present the 
opportunity to locate this facility near services and off 
Middle Country Road while preserving the majority 
of the properties.  If at all possible the senior center 
should include senior residences and the possibility of 
using it as a joint youth center should also be 
explored.  Other locations include redeveloping 
parcels in the south side of Middle Country Road 
within either hamlet Center.   It may be necessary for 
the Town to offer private incentives such as density 
bonuses to build such a facility.   

Renovate and Upgrade Existing Parks
While there are a number of parks serving the 
community there is not enough space to accommodate active youth 
activities and leagues.  This can be served both through the incorporation 
of a few key new parks and through upgrades of existing parks that will 
allow for increased usage.  Improvements should include replacing 
overused athletic fields with multipurpose turf fields similar to what was 
installed by the school district at the high schools in 2006.  This turf 
allows for increased use and significantly lowers maintenance costs.  The 
inclusion of lighting on these fields will also increase usage and reduce 
the demand on other areas. 

Parks the community has identified to receive multipurpose turf and 
lights include: 

� Centereach Park  
� Percy Raynor Park (South Setauket) 
� Liberty Park (Boyle Road at Liberty Street) 
� Veterans Park (Boyle Rd ant Hawkins Rd) 
� Levitt Field (New park on Hawkins Avenue) 
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Figure 5.10: Dog Park Benefits and 
Design

Community Benefits:
� Socializes and exercised dogs in a safe 

environment 
� Promotes responsible pet ownership 
� Provides elderly and disabled owners with 

an accessible place to exercise their 
companions 

� Enables dogs to legally run off-leash 
� Promotes public health and safety 
� Provides a tool for realistic enforcement of 

dog control laws 

The Ideal Dog Park is Designed to Include:
� Concern for the environment 
� One acre or more surrounded by a 4’ to 6’ 

fence. 
� Entry - double gated 
� Shade and water 
� Adequate drainage 
� Parking close to site 
� Grass area; routine mowing 
� Covered garbage cans with regular trash 

removal 
� Pooper scooper stations 
� Benches 
� Wheel chair access 
� Safe location, not isolated 
� Regular maintenance 

Resources:
www.dogpark.com 
www.dogplay.com/Activities/dogparkl.html#start 
www.lidog.org

Develop New Parks
The community expressed significant interest in 
additional parks of varying types, including: sports 
facilities, leisure trails, dog parks, and a skate park.  
To the degree possible, each one of these elements 
should be provided in each community. 

Skate Park: In response to the community’s 
overwhelming interest in the development of a local 
skate park Councilwoman Kathleen Walsh is 
working to secure funding for a skate park on the site 
of the Centereach Pool.  This is an appropriate site; 
however, the Town will need to focus on creating 
safe connections for youth to access the skate park 
from both Centereach and Selden, including 
improving pedestrian access along Hawkins Road 
and across Nicolls Road.  

Dog Park: The community expressed significant 
interest in the incorporation of a dog park.  A dog 
park is an area that is enclosed by a fence and usually 
a secure double gate system to prevent dogs from 
escaping as others enter and leave, where dog owners 
can let their dogs run free without a leash.  They 
foster social skills in dogs as well as dog owners.  
Some communities choose to add additional simple 
amenities such as benches for owners and plastic 
bags with trash bins so owners can easily cleanup 
after their dogs.  Maintenance is no greater than for 
other open park spaces.  The Town recently 
announced plans to open its first dog park.  Selden 
Park (see below) or Centereach Pool would both be 
appropriate locations for dog parks. 

Nature Playgrounds / Revitalization of Retention 
Ponds (Sumps): There is a number of public 
retention ponds/sumps located throughout the community.  These spaces 
are fenced in and closed off to the community.  Many have deteriorated 
and the community identified them as dangerous.  The Garden City Bird 
Sanctuary is an innovative solution that transformed barbed wire fences 
into a peaceful nature preserve with walking trails.  The grassroots 
community project created an asset in the community, a passive use park 
without disrupting the functions of the retention pond and is cared for 
entirely by a local group utilizing volunteers (Contact:
www.gcbirdsanctuary.org, Email -   gcbirdsanctuary@gmail.com, ).   

Sumps with significant open areas as well as additional, small and 
unused properties should be converted into nature playgrounds.  This is 
an option for private organizations that cater to youth and have additional 
space such as the library in Centereach.  Nature playgrounds are natural 
areas that provide a location   for children to play and interact in a natural 
environment.  The purpose is to encourage children to play outdoors and 
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Figure 5.11: Park Improvements  
Top: Middle Country Park (west of Home 

Depot)
Middle: Corvair Lane Park (Boyle Road)
Bottom:  Levitt Bellfield expansion 

to educate them about nature, including the benefits of outdoor activity.  
These playgrounds should be constructed as properties 
are identified by the Town, community, or private 
organizations that would fit this use. 

New or Expanded Park Sites: 
There are a number of sites that should be considered to 
accommodate the other uses identified above into one 
facility.   

1. Middle Country Park: The properties 
collectively known as the Breslin Property 
(0200 48900 0200 033001 and 0200 48900 0200 
034000), located west of Independence Plaza 
Shopping Center Should remain open space 
and formalized as a passive recreation park 
property with the majority of the development 
rights transferred to properties in the adjacent 
Town Center.  The properties will be used for 
passive walking trails and maintained as open 
space.

The recently designated historical building, the  
Ruland House, is one of the last remaining 
historic properties in the community and 
should be utilized by the Town for a cultural 
facility such as a Middle Country Museum.   
There are two possible cemeteries on the site, 
one near the house and one to the extreme 
north near Home Depot that need to be 
preserved and marked.  They are currently 
indistinguishable.     The far eastern portion of 
the site, north of Starbucks and behind Home 
Depot, may be utilized for a senior center and 
residence while preserving the majority of the 
site as open space with passive trails.  

2. Centereach Pool and Levitt Fields form the 
nucleus for a nice existing park.  However, the 
properties are both disjointed internally and 
lack a connection to one another.  The 
properties should be unified and improved.  A 
walking trail and a dog park should be added 
and all facilities should be easily accessible by 
foot.  The parking lots could be consolidated to 
create more park space.  A connection should be formed across 
Hawkins Road between the two facilities incorporating a raised 
crosswalk and mid block bottleneck to slow traffic down.  There 
is a vacant parcel directly east of Levitt Fields, Three Villages 
Property (0200 39100 0100 027000), which is perfect site to 
incorporate a number of additional athletic fields and the 
extension of walking trails.  
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Figure 5.12: New Parks
Top: Hobbs Farm (north from Barn)
Middle: LIPA Right of Way (south from 
Hawkins Road)

3. Corvair Lane Park Expansion: This Town owned property is 
located next to an existing play ground and is currently unused.  
The community identified this as the 
potential location for a park and the site is 
well suited to meet two community goals.  
A dog park should be created on this site 
near the playground and the remaining site 
should be used for passive walking trails.  
Parcel numbers 0200 44600 0100 027000
and 0200 44600 0100 026000.

4. Parks/large public plazas should also be 
incorporated into each of the Town Center 
sites.  The Centereach Mall was initially 
planned to incorporate community 
facilities and could easily do so today even 
if the Town Center is not constructed in 
the near future.  More detail is provided in 
Section 5.6.

Create a Sustainability Education Center and 
Working Organic Farm 
Hobbs Farm is an eleven acre property located at 
the intersection of North Washington and Oxhead 
Road in Centereach that was owned and managed 
by three generations of Black farmers.  The 
property is currently owned by the Bethel AME 
Church in Setauket which has expressed interest in 
preserving the property.  The Coalition should 
work with the Church and the Town to preserve 
this farm.  The property should be retained as a 
working organic farm, with either the old barn 
renovated, or a new barn constructed as a 
sustainability education center.  The barn should utilize and display 
various green design elements and should feature various exhibits on 
sustainable development (economy, environment, and social equity), 
with explicit exhibits on the tradition of a black owned farm, green 
building design, sustainable agriculture, and history of Middle 
Country/the Bethel AME Church. 

The renovated barn and house can be used for educational activities for 
school children during the week, community activities on Saturdays, and 
church events on Sundays.  The farm should be maintained as a working 
organic farm that encourages experiential learning about the 
process/benefits of organic produce.  A partnership with Stony Brook 
University, less than half of a mile from the site could provide assistance 
in the farming and educational activities while enhancing the university’s 
programs.  Another potential partnership is with the Cornell Cooperative 
Extension which already provides similar assistance on Long Island.  A 
small portion of the site could also be reserved for community gardens.  
The local universities should be engaged to play a role in the educational 
component and produce should be sold at the community centers. 
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Figure 5.13: Parks on Utility 
Right-of-Ways

Central Maine Power
This utility allows a range of uses on its 
right-of-ways including hiking, bird 
watching, and non-motorized vehicles.  
They also allow ATVs and snowmobiles 
with special permit.  The utility requires 
uses meet safety, engineering, operations, 
legal, and environmental constraints and 
the State covers liability insurance 
coverage. 

BC Hydro
The Canadian utility grants extensive 
recreational rights on its right-of-ways 
including greenways, recreational 
corridors, and agricultural uses.   
Agreements are signed between the utility, 
municipalities, and local organizations to 
ensure public safety and security of the 
system.   

Long Island Power Authority
Although LIPA is not publicly open to the 
idea of allowing recreation on its Right-of-
ways they do have precedence for this type 
of agreement.  The Bethpage Greenway 
bike Path utilizes a LIPA Right-of-way to 
connect bikers south to Massapequa.  This 
agreement required that Bethpage State 
park agree to maintenance of the greenway.  

Pictured below:  The New Berlin Trail in 
Waukesha County, Wisconsin,  an 
electrical right-of-way similar to the one in 
Centereach that is used for active 
recreation.

The property is currently zoned for single family homes and could 
accommodate five or six as-of-right.  However, the church, 
community, and Town are all committed to preserving the 
property as a farm.  The town and county have already 
begun exploring buying the development rights on this 
property.  This tool would protect the property from 
development in the future by effectively changing the 
allowable development to an agricultural standard while 
providing the church with compensation for the value that 
is lost by not developing homes.   

An alternate possibility that would have an even more 
significant benefit to the community is to transfer the 
development rights to the Town or Hamlet Centers to 
increase density in accordance with this plan.  While this is 
the preferable scenario it also takes significant 
coordination to ensure that the owner of a privately held 
property in the target locations is willing and able to 
purchase the development rights.  The Hobbs farm is 
parcel number (0200 44100 0500 001000).

Create a Park on the LIPA Right-of-Way
The Long Island Power Authority maintains a right-of-way 
for high transmission power lines that bisects the 
Centereach community from the Long Island Expressway 
to Port Jefferson.  Keyspan leases and maintains part of the 
property for an underground pipeline as well.  This 
property currently serves as a significant physical and 
mental barrier because it prevents most street and path 
crossings.  The limited street crossings add to the traffic 
problem that plagues Middle Country Road, however, the 
site presents an enormous opportunity to enhance 
recreational opportunities and reconnect the community.   

The property is already frequently used by youth and ATV 
enthusiasts in an uncontrolled manner that presents risks to 
residents’ safety (both active and passive users) and creates 
significant liability issues for LIPA.  This property should 
be transformed into a corridor park through an agreement 
with LIPA.  The site is large enough to absorb a number of 
users safely and with minimal expense.  Formalized paved 
trails should be installed for various uses including 
pedestrians and bikes.  There may be an opportunity to 
create an extended mountain bike trail as well.  Fences 
should be used to ensure the safety of users, protect 
existing on ground equipment, and prevent motorized 
vehicles from utilizing the property. 
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Map 5.1: Park Recommendations

Meandering paths running the length of the site can be used to create a 
safe north-south corridor with occasional connections to neighborhood 
streets by way of numerous cul-de-sacs on either side.  With the 
incorporation of a small portion of unused county right-of-way at the 
intersection with Nicolls Road (where the LIPA Right-of-Way turns 
west) the path can connect to the various recreational opportunities at 
Centereach Pool and Levitt Bellfield Park to the north.  A study should 
be conducted to determine the safest connection that can be created 
across Nicolls Road, options will include a pedestrian underpass and 
crosswalk with traffic calming elements to eliminate potential pedestrian-
vehicle conflicts.

With some additional efforts this “park” could also be used to create 
bicycle connection between SUNY Stony Brook, Suffolk County 
Community College, and the Centereach Hamlet Center.   

R E C R E A T I O N  A N D  E N T E R T A I N M E N T  
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Map 5.2: Preliminary Access Management Plan for Middle Country Road at Selden Town 
Center (See Appendix I for greater clarity and analysis of each Town Center) 

Agreements to utilize utility right-of-ways are instituted in communities 
around the country and LIPA has been open to similar agreements in 
communities on Long Island, including Bethpage and Port Jefferson.   

5.3. TRANSPORTATION
The New York Department of Transportation recently completed a 
project to add shoulders to Middle Country Road in Selden (Section 3.4)
and will begin work on improvements to Middle Country Road through 
Centereach in 2007.  While these improvements address a number safety 
and traffic issues they will fail to meet the community’s expectations for 
improving safety and traffic flow along Middle Country Road.  The DOT 
improvements were considered the baseline for future work along the 
corridor and the recommendations herein include a number of 
improvements that were at one time considered for the corridor but 
dropped due to extenuating circumstances, such as budget constraints 
and a prolonged and difficult community input process.  These 
recommendations, however, reflect the community’s collective voice. 

T R A N S P O R T A T I O N  
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Figure 5.15: Develop a Mixed Use 
Parking Garage
Retail on the first floor, office on the 
second, and parking behind/above 
(Boulder, CO) 

Figure 5.14: Preliminary Street Alignment 
Proposals
Selden
� Extend Independence Plaza/College Plaza 

internal Parking lot access  to new entrance 
west of Starbucks 

� Create a road around the back of Independence 
and College Plazas 

� Extend Montauk Street from Park Hill Drive 
east to Oakmont Ave 

� Extend Park Ave South to Walnut/Montauk St 
� Extend Handsome Ave south to Oakmont Ave 
Centereach
� Align Mark Tree and Holbrook Roads 
� Extend Market Street west to Henry Road 
� Extend Perkins Street east to the Pathmark 

Shopping Center 
� Extend Virginia Street east to William Lane 
� Extend William Lane north to Middle Country 

Road
� Extend Tudor Road east to Horseblock Road 
� Create a Street from Eastwood Boulevard east 

to Hammond Road 

Commission an Access Management Plan for Middle Country Road
A number of improvements are outlined in this section to ensure that 
Middle Country Road supports the implementation of the community’s 
vision, however, to ensure that improvements 
along the full corridor are appropriate and 
beneficial a full access management plan 
should be conducted to analyze the optimal 
organization of Middle Country Road as a 
conductor of  commuter, shopping, and local 
traffic in a safe environment for pedestrians 
and motorists while incorporating as many of 
the recommendations below as possible.  It 
should also analyze the potential inclusion of a 
multimodal path along existing Middle Country 
Road right-of-way. 

A conceptual access management plan for a 
few blocks has been integrated into this plan 
and provides a sample of what a full plan will 
incorporate (Map 5.3).  The plan should 
consider each of the additional 
recommendations in this section and outline the 
most appropriate future changes to Middle 
Country Road and ancillary streets.  It must 
balance traffic needs with the community’s 
vision for a safe downtown corridor.   Elements 
of the access management plan that are present 
in the conceptual design are highlighted in 
recommendations below. 

Create a Street Grid: Connect and Align Streets
The flow of traffic in Middle Country is significantly hampered by an 
ineffectual street grid that is emphasized by “dead end” curvilinear 
streets that channel most traffic to Middle Country Road, the only 
significant east-west corridor (Map 2.2).  Due to 
the various obligations of this road (commuter 
corridor, local artery, and Main Street) it is choked 
with traffic during much of the day.  There are a 
number of opportunities to reunify the street grid.   

The access management plan (highlighted above) 
will make formal recommendations for these 
connections; however, preliminary connections 
that can relieve strains on Middle Country Road to 
improve traffic flow and safety are highlighted 
herein (Figure 5.15).  These connections serve two 
purposes.  In Hamlet centers they redirect 
commercial traffic to side streets while 
internalizing it within the commercial area.  
Outside the Hamlet Centers they create community 
connections to encourage local traffic to use 
alternative routes to Middle Country Road.  This 
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Map 5.3: Preliminary Street Alignment Improvements
Top: Centereach 
Bottom: Selden 

will allow Middle Country Road to serve its first priority as a commuter 
route.  The recommended connections have varying levels of viability 
and a number would require acquiring of private property by the Town of 
Brookhaven. 

� T R A N S P O R T A T I O N  
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Figure 5.16: Suburban 
Transportation Systems

Go Boulder
A community transit program in Boulder now 
includes seven different public bus routes.  
Some were existing underutilized routes, some 
are newly established.  Each route has been 
branded to improve perceptions (Skip, Jump, 
Hop, Leap, and Bound) and service was 
increased thus increasing convenience, for 
example every 6 minutes during peak times and 
10-15 minutes during non peak times on one 
line.  Ridership tripled on some lines. 

The Leap (pictured) travels to another 
community on rural roads. 

Contact: Go Boulder 303.441.3266

Install Medians with Dedicated Turn Lanes
Medians should be installed along the entire stretch
of Middle Country Road through Selden and 
Centereach.  These medians will serve to prevent 
accidents, provide safe stopping points for 
pedestrians and enhance the beautification of the 
corridor.  The medians should be mountable where 
appropriate to allow emergency vehicles to pass 
traffic, landscaping with native, non-obstructive 
plants at appropriate locations, and protected mid 
block crossings should be incorporated on long 
blocks

Eliminate Curb Cuts Along Middle Country 
Road
All new development will be required to create 
access points from ancillary streets and connections 
between shopping centers.  Curb cuts from Middle 
Country Road will be limited to one per property 
and eliminated if appropriate side access is 
available.  Left turns from properties along Middle 
country Road should be prohibited to prevent 
accidents.  These recommendations should be 
formalized along the corridor as appropriate as 
properties are improved or redeveloped. 

Change Parking Lot Access 
Parking lots should be moved behind buildings to 
create a street wall and encourage pedestrian use of 
sidewalks.  New parking lots should require cross 
access connections to neighboring parking lots with main entry points 
from ancillary streets.  While this is essential in the Hamlet Centers it is 
also important to encourage the same type of development patterns on 
the full length of Middle Country Road to fully address safety and 
aesthetic issues identified by the community. 

Develop Parking Structure
Parking will remain a central issue in Middle Country even after the 
incorporation of Town and Hamlet Centers.  The Town of Brookhaven 
should consider partnering with a developer/property owner in Hamlet 
Centers to create a mixed use parking structure that incorporates first 
floor retail, second floor office space and parking behind and above (see 
Figure 5.16).  This may be done in partnership with a BID or a private 
property owner.  If financing agreements can be reached the town may 
become an essential component to financing a mixed use parking 
structure at Centereach Mall.  This does not necessarily require actual 
funding by the Town.  The Town commitment may come in the form of 
a Payment in Lieu of Taxes (PILOT) for a defined period or other 
municipal incentive that allows the developer to justify the return on 
investment.   The addition of municipal financing/assistance may help 
property owners accept the added expense of replacing parking fields 
with community facilities and businesses. 

� T R A N S P O R T A T I O N  
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Figure 5.17: Pedestrian 
Improvements
Hawkins Road is a major route between 
recreational facilities for youth 

Expand Public Transportation
The Town of Brookhaven and the Coalition should work in collaboration 
with Suffolk County Transit to improve current bus 
service and develop a new jitney service that links 
the major assets and around the community with 
residential neighborhoods.  A public- private 
partnership that incorporates a number of the 
following major stops as financial contributors 
would help make the project financially feasible 
and invest each of the partners in the routes success.   

Stops should include: Centereach Town Center 
(Centereach Mall), Selden Town Center 
(Independence Plaza/College Plaza), both Middle 
Country Libraries, Suffolk County Community 
College, SUNY Stony Brook, Centereach Pool, 
Smith Haven Mall, Long Island Railroad Stations in 
Stony Brook and Ronkonkoma, any additional new 
parks of significant size and amenity, the new 
senior/youth center, a park and ride facility, and 
possibly schools located near major roads.  

This new service must be new and different from existing bus service to 
overcome negative perceptions of public transportation.  It must also be 
more frequent and reliable than the four existing bus lines that run 
through Middle Country on an hourly basis (Figure 5.6.  A community 
member proposed using a trolley for the jitney that would establish it as 
almost an attraction on its own.  The Town or Coalition should 
commission a feasibility study to determine whether community 
members will ride the service once it is provided. 

Over a long term basis, the Coalition should advocate for additional 
transportation options.  In years to come the LIPA corridor may create 
the opportunity to install a north South Light Rail line that would connect 
Port Jefferson to Patchogue and significantly improve transit options in 
Middle Country.  This is an extremely long term vision that will not 
become a possibility for years.  After the preceding goals have been 
achieved the Coalition should commission a study to analyze the 
viability of a Light Rail track on the LIPA right-of-way without 
interfering with current functions.  The study should also determine 
public support for these improvements and source of funding. 

T R A N S P O R T A T I O N  
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Map 5.4: Locations for New Sidewalks (see Figure 5.18 for detailed list)
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Figure 5.18: Preliminary Locations for New 
Sidewalks
Selden
� Marshal Drive from Middle Country Road to 

Newfield High School 
� Dare Road from Middle Country Road to 

Hawkins Road 
� Boyle Road from Middle Country Road to 

Hawkins Road 
� North Bicycle Path From Middle Country Road 

to Hawkins Road 
� Middle Country Road 

Centereach
� Mark Tree Road from Middle Country Road to 

Nicolls Road 
� North Washington from Middle Country Road 

to Hawkins Road 
� Holbrook Road 
� Horseblock Road 
� School Street between Mark Tree Road and 

Eastwood Boulevard
� Market Street 
� Middle Country Road 

5.4. PEDESTRIAN OPPORTUNITIES
Install Sidewalks in Targeted Locations 
Sidewalks will increase safety of pedestrians and youth who walk the 
most of all residents.  Priority areas should be Middle Country Road, 
roads connecting schools/libraries to neighborhoods or other youth 
oriented locations (near entertainment), and roads that link residential 
neighborhoods to the Hamlet Centers (Figure 5.18).   

Install Bike Paths and Lanes
Middle Country Road is the only significant east-west corridor through 
Centereach and Selden.  To facilitate and encourage bike use the Town 
should commission a study to analyze the feasibility of installing a bike 
path directly adjacent to the sidewalk along one or both sides of the road 
running the distance outside the Hamlet Centers.  Effectively they will 
serve as an extension of the sidewalk but will be designated a bike path 
by color and marking variations.  This will enable safer use by youth and 
recreational enthusiasts, increase accessibility to Hamlet Centers, and 
prevent unsafe conflicts between pedestrians and bicyclists.  Safe 
connections can then be made to new park space along Middle Country 
Road.  Bike paths should not extend into Hamlet Centers as they will 
encourage riding that may interfere with walkers and create safety issues.  
However, bikes should be accommodated within Hamlet Centers and 
bikes racks and other bike friendly 
amenities must be incorporated into 
streetscape improvements outside 
businesses. 

Bike Lanes should also be added to 
Hawkins Road.  With the increase of park 
facilities proposed to the existing facilities 
at the Centereach Pool area and other 
parks/schools located along Hawkins Road 
it is essential to create a safer corridor for 
children.  This connection should extend 
from Pond Path in Centereach to Old Town 
Road in Selden.  Pond Path should also be 
considered for a future bike lane. 

Create Pedestrian Connections to 
Residential Neighborhoods from 
Commercial Areas
Wherever reasonably possible the Town 
should facilitate pedestrian connections 
between residential areas and commercial 
activity along Middle Country Road.  The 
Town has traditionally required buffers 
between the competing uses of commercial 
and single family housing but not required 
pedestrian connections.  As a result there 
are of number of places where single family homes are located within 
100 feet of a commercial center but forced to drive a car or walk 
excessive distances to access businesses.  Selden has a higher proportion 

P E D E S T R I A N  O P P O R T U N I T I E S  
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Figure5.20: Crosswalk 
Treatments

Figure 5.19: Recommended Locations for 
Crosswalk Definition

All intersections along Middle Country Road 
within the Hamlet Centers

� Washington Ave to Horseblock Road 
� Marshal Road to Evergreen Road 

Major Intersections along school routes
� Mark Tree Road at School Street 
� Mark Tree Road at 43rd Street 
� Mark Tree Road at Hawkins Road 
� Hawkins Road at Hammond Road 
� Hawkins Road at Nicolls Road 
� Hawkins Road at Boyle Road 
� Hawkins road at Dare Road 
� Coleman Road t Middle Country Road 
� Coleman Road at Hawkins Road 
� North Bicycle Path at Middle Country Rd 
� Wood Road at Middle Country Road 
� School Street between Mark Tree Road and 

Eastwood Boulevard
In front of all schools, parks, and significant 
community facilities

of this scenario than Centereach.  Focal points should be at Town 
Centers (i.e. connect Independence Plaza to the housing development 
behind it via a path).  When appropriate the 
Town should require that commercial 
property owners facilitate pedestrian 
connections. 

Emphasize Crosswalks
Crosswalks should be textured and a different 
color at significant pedestrian crossings.  
Markings should be placed on roads at busy 
crosswalks to draw motorist’s attention.  
Special crosswalk warning signs should also 
be installed at mid-block, non-stop light, and 
busy crosswalks.  These signs use typical 
“yellow” crosswalk signs and include bright 
flashing lights that warn motorists when a 
pedestrian is about to cross the road.  
Pedestrians initiate the lights by pressing a 
typical crosswalk button.  Other elements that 
can be utilized on residential streets include 
raised crosswalks (Figure 5.20).

The town or State Department of 
Transportation should commission a study to 
identify the impacts on traffic of increasing 
crossing times.  These elements should be 
included in the access management plan for 
Middle Country Road described above. 

5.5. LOCAL ECONOMY/BUSINESS ENHANCEMENT
Commission a Market Analysis Focusing on Restaurants, 
Theater, Leisure, and Youth Related Businesses
It is vital that the next step in implementing the community’s 
vision incorporate a market analysis outlining demand and 
leakage and focusing on the restaurants, theaters, leisure 
businesses, youth oriented, and boutique sectors.  This plan 
should consider and make recommendations on each of the 
issues in the section below. 

Attract Full Service Family Restaurants 
Although there are currently a number of full service 
restaurants in Middle Country residents are unsatisfied with 
the range of options and locations.  Existing restaurants 
include the locally owned Suffolk Diner.  Other full service restaurants 
present in the community include the Olive Garden, Ruby Tuesday’s, 
and Buffalo Wild Wings.  Residents would like a central location, a 
“Restaurant Row” where there is a cluster of higher end restaurants, such 
as the Cheesecake Factory that recently opened at Smith Haven Mall.   
The implementation of this recommendation will depend on Suffolk 

P E D  O P P O R T U N I T I E S  /  L O C A L  E C O N O M Y  
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Figure 5.21: Long Island BIDS

� Glen Cove Downtown BID
 (516) 759-6970 Voice  
info@glencovedowntown.org

� Riverhead BID
(631)727-0048 
www.riverheadli.com/bid.html 

� Patchogue BID 
631-207-1033 
www.patchoguevillage.org/BID.htm 

� Port Jefferson BID 
631.476.2363 
Email: info@portjeffbid.oeg 
www.portjeffbid.oeg 

County Department of Health Sewer regulations which 
strictly regulate restaurants and the outcome of the Market 
Analysis.  A “restaurant row” should be located within each 
Town Center consisting of at least four eateries each 
(including existing). 

Create a Middle Country Road Business Improvement 
District
The Middle Country Chamber of Commerce has already 
considered this option favorably and in coordination with 
the Town and Coalition for Smart Growth should pursue 
this option.  The Town should provide initial support for the 
creation of the BID and prepare the assessments necessary 
to successfully lunch a BID. 

BIDs typically serve 10 functions29:
1. Maintenance. Collecting rubbish, removing litter 

and graffiti, washing sidewalks, shoveling snow, 
cutting grass, trimming trees, planting flowers in 
public places. 

2. Security and hospitality. Hiring uniformed security and street 
"guides" or "ambassadors"; buying and installing electronic 
security equipment or special police equipment, staffing 
sidewalk tourism kiosks.  

3. Consumer marketing. Producing festivals and events; 
coordinating sales promotions, producing maps and newsletters; 
launching image enhancement and advertising campaigns; 
erecting directional signage. 

4. Business recruitment and retention. Conducting market research; 
producing data-oriented reports; offering financial incentives for 
new and expanding businesses; marketing to investors. 

5. Public space regulation. Managing sidewalk vending, street 
performances, street furniture, code compliance. 

6. Parking and transportation management. Managing the public 
parking system; maintaining transit shelters; operating 
ridesharing programs.  

7. Urban design. Developing urban design guidelines; managing 
facade improvement programs. 

8. Social services. Creating or aiding help-the-homeless, job 
training, and youth services programs. 

9. Visioning. Developing a vision or strategic plan.  
10. Capital improvements. Installing pedestrian-scale lighting and 

street furniture; planting and maintaining trees and flowers. 

29
Business Improvement Districts and Urban Entertainment and Cultural Centers,  Lawrence

O. Houstoun, Jr., AICP, American Planning Association
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Brand Each Town Center and Create a Marketing Campaign 
The BID, Chamber of Commerce, or Coalition for Smart Growth and 
possibly the Town’s Department of Economic Development should 
partner with surrounding property owners to draw local residents, 
commuters, and neighboring residents to the Hamlet Centers.   Each 
community will need a name that it can identify it as unique from other 
communities, such as Downtown Centereach.  This branding along with 
a concerted marketing campaign, which may include advertising, special 
coordinated discounts at businesses in the district, and street banners, 
will draw new customers to the district and help local businesses 
compete with Smith Haven Mall.  Community members showed an 
affinity for creating a connection with the high schools in branding their 
communities. 

L O C A L  E C O N O M Y  
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Figure 5.22: Zoning Changes 
Main Street Business District
(Abbreviated list) 

Permitted Uses
� Retail sales, restaurants, offices, 

banks, bars, community/movie  
theater, museums, cultural centers, 
indoor recreation, recreational 
schools, municipal buildings 

� Upper stories restricted to 
residential or office use  

Character
� Front yard setback 0 to 25 feet 
� 35 Feet in height 

Town Center Planned 
Development Districts 
The two Town Centers will be rezoned 
as PDDs to allow greater flexibility in 
redevelopment.  The property owners, 
Town and Community will work closely 
to determine the appropriate land use 
mix and requirements for each site.  The 
rezoning will allow for more inventive 
redevelopment, increase potential, and 
require a public benefit.  The Town 
Centers should still conform to 
architectural standards and character set 
out in the design guidelines. 

Neighborhood Commercial 
District
(Abbreviated list) 
Permitted Uses
� Retail sales, restaurants, offices, 

banks, bars, community/movie  
theater, museums, cultural centers, 
indoor recreation, recreational 
schools, municipal buildings, dry 
cleaner, day care, bowling alley 

� Upper stories restricted to 
residential or office use  

Character
� Front yard setback 30 to 40 feet 
� 35 Feet in height 

5.6. CREATE TOWN CENTERS AND DOWNTOWN DISTRICT
The most significant impact this document can have in Middle 
Country may be to change the character of Middle Country Road.  It 
is currently a mishmash of different building types and styles set 
behind excessively large parking lots.  Many locals pass by the 
accident prone corridor for stronger commercial areas in 
surrounding communities.  However, the corridor remains the 
“center” of activity in both Centereach and Selden.  A downtown 
district once existed along Middle Country Road near the current 
location of the Selden Fire Department but the impacts of suburban 
development and lingering effects of highway widening projects 
have all but eliminated the relevance of this district as a 
“downtown” space.   

Community members emphasized the importance of developing a 
center for shopping, cultural/recreational activities, and dining 
within a pedestrian friendly environment.  They want two distinct 
districts within each hamlet; a “Town Center” on a single large site 
that offers significant public amenities (plaza, youth/senior center) 
and is part of a greater “downtown” district along Middle Country 
Road.  The recommendations in this section will facilitate this goal.

The recommendations within this section have attempted to carefully 
balance community interests.  While there is interest in increased 
density along Middle Country Road, the incorporation of mixed use 
buildings, and the reversal of auto oriented suburban development 
there is equal interest in “not becoming Brooklyn.”  While the real 
estate market will likely naturally prevent this, we have taken steps 
to create the balance within, using the traditional American Main 
Street of two to three story mixed use buildings as the model for 
future development in Middle country.  Four story buildings should 
be considered for future developments that show significant benefit.   

We have also considered the next generation of Town Center design 
as a model, including Paseo Colorado in Los Angeles and 
Washington Center in Gaithersburg, Maryland.  Appendix H
incorporates a guide to Town Center creation created by the Urban 
Land Institute.  While some of these projects feature significantly 
more density than is recommended in Centereach and Selden they 
are still excellent models of possibilities and success. 
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Map 5.5: Zoning Recommendations
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Rezone the Hamlet Center J-6 (Main Street Business District)
To create a Downtown “feel” and character along Middle Country Road 
and maintain the character of the Town Centers (see below) Middle 
Country Road should be rezoned from Washington Avenue to 
Horseblock Road in Centereach and Marshal Drive to Evergreen Drive in 
Selden to the J Business 6 District which promotes downtown business 
district development.  The Hamlet Center Overlay district may be an 
alternative, though less favorable option to achieve this goal.   

All new automated uses such as, gas stations, drive through restaurants, 
and car dealerships, should be strictly prohibited in the hamlet center 
zones.  Other auto uses should be restricted to the remaining corridor 
outlined below.  Existing gas stations should be permitted if they can 
meet all other standards of the zoning classification and adopted design 
guidelines to represent the downtown character.       This would include 
placing convenience stores along the Middle Country Road street front to 
be pedestrian friendly, moving pumps and canopies to the rear of the site, 
and relocating curb cuts to side streets (on corner lots).   A sample 
potential smart growth zoning code for gas stations is provided in 
Appendix B. 

Create a New Neighborhood Commercial Zoning District   
(see Appendix B for draft language) 
The portion of Middle Country Road that is not designated as Hamlet 
Centers should be rezoned to a new zoning district J Business 9 
Neighborhood Commercial.  This district is a combination of the existing 
J-2 and J-6 business zoning classifications.  It will eliminate the suburban 
development style that has created many of the safety and economic 
development barriers that exist today while less intensely incorporating 
the positive characteristics the J-6 Business classification.   

This portion of the corridor (Centereach: Coles Road to Washington 
Ave, and Horseblock Road to the hamlet border Selden Road, Selden: 
Selden Boulevard to Marshall, and Evergreen to County Road 83) should 
maintain the character and feel of the Downtown and Hamlet District in a 
less dense atmosphere that allows for additional automobile oriented 
businesses such as drive-thru restaurants but meeting design guidelines, 
parking requirements, and minimum/maximums setbacks to ensure 
community character and pedestrian activity are maintained.   Most uses 
allowed in the J-2 district will be allowed in this district with a few 
exceptions including single and two-family residential.  Mixed use 
buildings (retail on the first floor with office/residential on upper floors) 
and multifamily structures should be allowed by special approval.  To 
alleviate fears by some Selden residents of overdevelopment, the 
residential within mixed use buildings should be prevented for the next 
five years within Selden.  After this period the community should be 
reengaged by the Coalition and Town to determine if local sentiment is 
clearer in favor or against.  Auto-oriented businesses such as dealerships 
and fast food restaurants will also be permitted by special approval after 
illustrating that they confirm to established design guidelines.  This will 
meet the community’s goal of turning Middle Country Road into a Main 
Street without overwhelming the entire corridor.   
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M i d d l e  C o u n t r y  S u s t a i n a b l e  C o m m u n i t y  P l a n  90

R
ec

om
m

en
da

ti
on

s
The buildings in this area should be detached but still limit parking and 
curb cuts in front of stores.  In time it may become possible to encourage 
street parking in these areas which significantly enhances these types of 
spaces by slowing cars down and encouraging walking.  However, the 
current configuration of Middle Country Road could make this 
dangerous and it should be reviewed once the character of the corridor 
begins to change.  It will be essential to create access points between 
parking lots (behind stores) to accommodate automobile oriented 
businesses.  Pedestrian orientation should be maintained with landscaped 
storefront facades and outdoor seating encouraged.  This district should 
be seen as an extension of the J Business 6 District the Town recently 
created to foster downtown development.  The new district will foster 
transitional zones between Hamlet Centers without losing the downtown 
feel.

Front yard setbacks should be a minimum of 30 feet and a maximum of 
40 feet with an FAR of 60%.  Building height should be no more than 
two stories.  Façade requirements should ensure that the building spans 
the majority of the width of the lot meeting all established design 
guidelines for architecture, landscaping, and signs.   

Town Center Planned Development Districts
Development of the Town centers will take a focused and coordinated 
partnership between the Coalition, Town, and property owners.  This 
partnership has already been initiated in reference to the Selden Town 
Center.  To implement the type of changes the community hopes to see 
on these sites it may be necessary to rezone these areas as Planned 
Development Districts which allow much more flexibility but should 
only be used if redevelopment cannot be otherwise accommodated.  
Although relieved from zoning restrictions these areas should be strictly 
required to adhere to the character and architectural standards established 
by the J-6 Main Street Business Districts and design guidelines in 
Appendix A.  Building setbacks and other specifications may not apply 
within these districts.

The greater flexibility will allow for more creative designs, the 
incorporation of public spaces, and ensure a return on value to property 
owners that will be difficult to accomplish under current zoning 
restrictions.  Due to existing efforts this may not be needed in Selden 
where the Town is actively discussing improvements with property 
owners.

 Town Center Design Concepts
The backbone of the new Middle Country Road corridor is the creation 
of two Town centers in the heart of the Hamlet Centers (described in 
detail on page 81).  There was consensus within the community on the 
location of the Town Centers and many of the recommendations within 
this document are built around these locations.   

Independence Plaza and College Plaza are located at the intersection of 
Middle Country Road and Boyle Road in Selden.  They are both 
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successful shopping centers surrounded by parking with limited retail 
pads near Middle Country Road.  The Centereach Mall is located at the 
intersection of Middle Country Road and Mark Tree Road in Centereach.  
It is a poorly designed shopping center that surrounds an expansive and 
largely unused parking lot (with the exception of a handful of spots 
located near successful stores).  The complex has frequent vacancies and 
the anchor store, Wal-Mart, is so far removed from Middle Country 
Road that it is not recognizable from that distance. 

Each of these shopping centers represents an opportunity to fulfill the 
community’s vision for a mixed use “center.”  The concepts below 
embody a union between the community’s broad vision and market 
realities.  We believe that with Town support and incentives each of 
these designs are extremely viable, although they may need to be 
developed through a phased approach to better absorb financial demands 
and allow the market to absorb the infusion of new development.   If the 
property owners, Sivan Properties and Kimco Realty respectively, are 
amenable even more inventive designs may be appropriate and feasible 
utilizing the Planned Development District zoning described in the last 
section.

Both Town Center designs incorporate the following principles 
(see designs on pages 94-96):

Economy 
� Each Town Center should include multipule uses and adhere to 

the character of the surrounding Hamlet Center.    

Transportation
� An internal street network has been established within each 

shopping center’s existing surface parking lot to increase safety 
and efficiently move traffic with limited entrance points.   

� The streets will integrate new streetscape enhancements such as 
benches, sidewalks, and street trees to support pedestrian access 
and foot traffic. 

� Parking is shared and located within sites, not on external streets 
and internal parking lot connections eliminate the need to utilize 
Middle Country Road for local trips 

� Entrances to individual parking lots have been eliminated to  
reduce driveways and potential accident points on Middle 
Country Road 

� The proposed Middle Country Jitney service (dashed red line, 
page 95) stops at specific destinations throughout the Town 
Center linking multiple uses including shopping,  restaurants, 
and recreational facilities 

� Middle Country Road adjacent to the Town Centers incorporates 
a center median, bicycle paths, sidewalks, planted buffers and 
improved streetscape elements.    

� Some of the medians along Middle Country Road have been 
lengthened to prevent cross access and improve safety.  They are 
either decorative mountable medians or incorporate landscaping 
as deemed appropriate by the access management plan.  Where 
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landscaping is appropriate low, hardy, drought resistant plants 
will be used

� Bike and pedestrian connections provide access to major roads, 
the Town Centers, and residential neighborhoods to facilitate 
safer access.   

Beautification
� An attractive street frontage is created along Middle Country 

Road by placing new retail, commercial, and residential 
buildings closer to Middle Country Road and filling excessive 
gaps between buildings to create a “Main Street” feel consistent 
with design standards and the Main Street Business District 
zoning code.  These buildings replace a string of underutilized or 
unsightly buildings. 

a) The new buildings are fronted with wide sidewalks and 
landscaped buffers incorporating street trees set back to 
avoid conflict with overhead wires.  

b) New pedestrian scaled street lights create a uniform rhythm 
enhanced by landscaping and other streetscape 
improvements   

c) Bollards, which are poles, potted plants, or other landscaping 
that acts as a barrier between incongruent uses, are 
incorporated along the sidewalk abutting Middle Country 
Road to enhance pedestrian safety  

d) Interspersed along the new frontage are open spaces that can 
be developed as outdoor café sitting areas, public sitting 
areas with water features, or landscaped sitting areas for 
people to rest or people watch. 

� New “gateways” welcome people to the Town Center from 
major entrances incorporating iconic elements such as a clock or 
water fall to create a focal point.    

� Existing, underutilized retail facilities can be upgraded within 
the proposed scheme. New façade treatments, signage, graphics, 
lighting and landscaping will be utilized to make these stores 
viable and engaging.  

Recreation and Entertainment 
� Public Plazas and a village green are incorporated into each plan 

to provide spaces for social gathering, events, and outdoor café 
seating

� The potential to integrate a movie theater will be analyzed by the 
Market Analysis study.  If plausible it should be located in one 
of the Town Centers near new restaurants.   

Community Enhancement 
� Each Town Center has an existing post office site, which have 

traditionally been important components to town centers 
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throughout America.  Each Post Office will be enhanced with 
architectural features to represent a centralizing municipal 
structure

Infrastructure
� The parking lots will incorporate a number of infrastructure 

improvements: 
a) Shade trees reduce increased heat (heat island effect) created 

by large fields of asphalt that increase energy bills 
b) Bioswales (heavily landscaped areas) and/or similar storm 

water management features recycle and remediate storm 
water.  The water is recycled back into the natural system 
while minimizing the runoff into the existing storm water 
sewage system.  

c) Porous pavements are incorporated as parking pavements 
and decorative sidewalks.  Porous pavements improve 
drainage and environmental issues by allowing water to pass 
through to ground soil, reducing runoff. 

� A green roof system incorporating solar panels and appropriate 
plant life is added to the large open roofs of the shopping center 
buildings.  The green roof will reduce energy costs while the 
solar panels provide cheap/clean energy.  Many commercial 
buildings incorporating this technology produce more energy 
than they use and are able to sell it to the public utility for profit 

Safety
� Decorative crosswalks are incorporated throughout the Town 

Center to encourage safer pedestrian access across roads. 
� Additional pedestrian improvements such as timed walk signs 

and wider sidewalks are incorporated throughout 

Selden Town Center
� Inclusion of a multi-purpose youth/senior center on the extreme 

western portion of the site behind Home Depot and Starbucks in 
“Middle Country Park.”  Specific uses to be determined by the 
community with considerations to classrooms, events space, 
community group offices, gymnasium, swimming pool, and 
other identified uses.  This is a potential site for senior residences 
above the multi-purpose center. 

� Entrances from College Road, the Independence Plaza Loop, 
Boyle Road, and a new entrance separating Starbucks from the 
Breslin Open Space.

� A new road behind buildings on the south side of Middle 
Country Road facilitates access to parking lots relocated behind 
existing and proposed buildings.  This will increase safety for 
vehicles and pedestrians as well as reduce unnecessary trips 
along Middle Country Road.   

� A community green is located at the entrance to Independence 
Loop with a gazebo for community events 

� Small plazas are located along Middle Country Road with water 
features and outdoor seating 
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Centereach Town Center

� The area surrounding the intersection of Mark Tree and 
Holbrook Roads is one of the most dangerous in Middle Country 
with 113 reported accidents during 2004 (latest  available data).30

Traffic experts performing the Preliminary Access Management 
Plan have identified this offset intersection as a major danger 
point that should be aligned to reduce safety issues.  For this 
reason the Town Center concept includes alignment of these 
streets within the site.  No land is lost because a new structure is 
located at the former intersection of Mark Tree and Middle 
Country.  This action will require traffic calming elements, 
including bulbouts, crosswalks, and caution lights along both 
Holbrook and Mark Tree Roads to prevent it being used as a 
north-south threw street.  These measures are proposed in 
section 5.7 Safety.

� The internal street system integrates “on-street” parking for short 
visits of less than 15 minutes, and will integrate new streetscape 
components to support pedestrian access and foot traffic.  

� Two Mixed Use Parking Decks replace surface parking and 
facilitate plazas and a village green without compromising 
necessary parking.  These structures in front of Wal-Mart and 
along mark Tree Road, incorporate ground floor retail and 
appear to be identical to all other buildings but incorporate   
internal parking 

� A new passive park has been developed on School Road behind 
Wal-Mart to buffer the cultural amenities to the north from the 
big box retail on the south  

� A public green to the north and plaza to the south fill the internal 
structure of the Town Center.  This location will provide space 
for community events, recreational activities, and public seating 

� A restaurant row has been created surrounding the public plaza 
on each side.  One row of restaurants is in a redeveloped existing 
structure while the other is placed within a new structure.

30 Newsday Article and interactive map 
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Figure 5.24: Radar 
Speed Sign

Figure 5.23: A Successful 
Pedestrian Tunnel

Although they suffer from negative 
perception a pedestrian tunnel can be 
an ideal way to safely move 
pedestrians and traffic, especially in a 
park like situation.   

Monmouth University
� To prevent high accident rate at 

intersection of a campus path and 
busy street the school considered a 
pedestrian bridge, underpass, and 
at grade improvements.  

� 14 feet wide by 10 feet high, by 72 
feet long 

5.7. SAFETY
Create Decorative and Efficient Street Signage 
The Town should incorporate decorative signage into the 
design guidelines along Middle Country Road that is easy to 
read and interesting.  The new signage should highlight the 
town centers and help to brand these areas.   

Align Holbrook and Mark Tree Roads
The current configuration of these roads is confusing to 
motorists and discouraging to pedestrians.  It is a dangerous 
intersection with 113 accidents in 2004 alone.31  Extra street 
lights to accommodate the added intersection hamper traffic 
flow along Middle Country Road.  The preliminary Access 
Management Plan highlighted this intersection as an area that 
must be altered to improve safety in the area.  However, this 
improvement may encourage more traffic to use this north-
south connection and special attention will be required along 
Holbrook Road from Middle Country Road to Portion Road to 
enhance safety through traffic calming and pedestrian 
enhancements such as improved sidewalks, crosswalks, and 
stop lights. Please see the Town Center section for more 
information. 

Implement Additional Safety Elements
Adopt radar speed signs in all school zones and at locations 
on Middle Country Road where there is high pedestrian 
traffic.  These signs are already in use in some locations but 
should be expanded to all areas where safety is an issue.  They 
would work extremely effectively at the entrance to the 
Hamlet Centers to slow traffic and warn them of increased 
pedestrian activity.   Crosswalks utilizing different materials 
(color and texture) should be installed in these same areas. 

Commission a Study to Create Pedestrian Access Across 
Nicolls Road
Nicolls Road is currently a significant barrier within the 
community and does not provide reasonable cross access in any 
direction.  It splits Centereach and separates Selden from central 
Centereach.  To create a cohesive feeling within Middle Country 
and allow pedestrians to feel comfortable crossing 
improvements need to be made to intersections with Middle 
Country Road and Hawkins Road.  Although very different 
intersections they are both dangerous and discouraging to 
pedestrians.

The community identified using pedestrian bridges, however, 
these are extremely expensive and rarely effective.  The Town 
and/or county should study the potential of either installing a 
pedestrian tunnel under Nichols Road or making significant at 
grade improvements at both intersections.  If a tunnel is deemed 

31 Newsday accident article and map 

S A F E T Y  
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Figure 5.25: Green Infrastructure
Top: Bioswale 
Bottom: Solar panels on a green roof 

feasible at Hawkins Road it must be attractive, well lit, discourage 
criminal activity and connect seamlessly to bike and pedestrian paths at 
Centereach pool, the LIPA ROW Park, and Hawkins Road.   

Improve Fire Safety
Fire hydrants along Middle Country Road are rare and located on only 
one side of the street.  This makes it difficult for firefighters to 
effectively fight commercial fires and has a significant impact on traffic 
in each direction.  Currently hydrants are fed off of the residential water 
system and suffer from normal pressure fluctuations 
initiated by the Suffolk County Water Authority at 
their pump stations.  The Fire Department would be 
more effective if a commercial mane were installed 
along Middle Country Road with hydrants on either 
side.  This would be an expensive and difficult 
proposition but should be considered as a joint project 
including the Town and County accessing significant 
state and federal funding available to enhance fire 
safety.  If a sewer district became feasible installing a 
mane simultaneously would become more feasible. 

Enhance Community Policing Efforts
The Suffolk County Police department received a grant 
from the Federal Government in the 1990’s to initiate 
the Community Oriented Police Enforcement program 
which placed police officers in each district that 
practice community policing.  These officers spend 
more time on foot and within a community becoming 
familiar with businesses, schools, and residents.  
Traditionally these officers are more accessible to 
residents than typical officers and spend time in 
schools and education the community about crime 
prevention.

This is a program that was very popular around the 
community but residents no longer feel the impact.  
They made note that in the past they knew this officer 
and felt that the program discouraged children from 
committing crime.  They expressed significant interest in seeing this 
program rejuvenated in the Middle Country Community. 

5.8. INFRASTRUCTURE AND ENERGY EFFICIENCY

Commission a Study and Support the Creation of a Private Sewer 
District
It will be necessary to create a private sewer district to allow increased 
densities of commercial development in Hamlet Centers and along 
Middle Country Road.  A sewer study should be commissioned to 
determine the most efficient and effective structure.  It may take on a 
number of options.   

S A F E T Y  /  I N F R A S T R U C T U R E  A N D  E N E R G Y   
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� One treatment facility at each Town Center to allow for density 

increases. 
� A sewer district in each community that incorporates the hamlet 

center and portions of Middle Country Road radiating from the 
Hamlet Center 

� A single sewer district that links all commercial properties on 
Middle Country Road 

There are a number of options for trying to complete this process.  While 
a single developer (of a Town Center) may chose to develop a facility on 
his/her own, this is an unlikely option.  The following two possibilities 
should be explored: 

� Explore creating a consortium of land owners/developers to 
construct a local waste management facility.  Incentives should 
be provided for contributing property owners to increase 
densities.  This facility could be coordinated through a Business 
Improvement District and allow for slight increases in density 
for a significant portion of Middle Country Road 

� Explore creating a public/private partnership where the Town 
and/or Suffolk County would contribute up to half of the cost of 
the sewer district and access federal funding for additional 
project support 

Require Open Parking Lots to Incorporate Bioswales and Porous 
Paving Materials
Bioswales are landscaping elements that help channel and absorb water 
runoff to decrease environmental pollution and reduce heat island effects 
in large parking lots (Figure 5.26).  They appear as typical landscaping 
within parking lots but significantly reduce drainage needs.  The 
landscaping can be natural vegetation that does not require watering and 
will improve the physical appearance of parking lots.  This will address 
many of the drainage issues identified by the community.    

Bury Utility Lines 
Explore the potential of burying all utility lines in commercial areas, 
especially in the Hamlet Centers.  Utility lines detract from community 
appearance, hinder views of business establishments, and create safety 
issues (especially for the fire department).  Discussions should be 
initiated with the Long Island Power Authority to bury all lines.  This is 
an expensive process and alternative means of supplemental funding will 
probably need to be identified.  The Coalition can help with this aspect.  
If this Middle Country Road Sewer District is pursued utility lines should 
be buried at the same time as sewer instillation.   Lines that cross Middle 
Country Road should be buried as well.  This project should be 
coordinated with the Department of Transportation’s planned 
improvements to Middle Country Road in the near future. 

Lines should be buried in a priority fashion starting at the Town and 
Hamlet Centers.  The Town should explore the possibility of 
incorporating the burying of all utility lines as an impact fee on all new 
development applications. 

I N F R A S T R U C T U R E  A N D  E N E R G Y   
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Figure 5.27: Green Incentives/Point 
System
Town of Babylon
A recently passed law passed by the Town of 

Babylon requires all commercial, multiple 
residence, or senior citizen  multiple residence 
over 4,000 square feet to receive certification 
under the US Green Building Council’s 
Leadership in Energy and Environmental Design 
program, the leading green building program in 
the United States.   The Town refund application 
fees for successful applications.   

See appendix for more information. 

Boulder Green Points
A nationally renowned program that requires every 
construction or renovation over 500 square feet 
must receive a certain number of points based on 
the type of project to receive a building permit. 

“The Green Points program encourages cost-
effective and sustainable residential building 
methods, conservation of fossil fuels, water, and 
other natural resources, recycling of construction 
materials, reducing solid waste and improved 
indoor air quality. The Green Points program offers 
builders and home buyers great ideas for including 
in their home building projects, while allowing 
them flexibility to tailor their selections to specific 
designs or buyer preferences.” 

Contact: 303.441.1880

In the event that burying lines is deemed infeasible due to expense the 
lines should be moved behind stores wherever possible.   

Adopt a Green Development Incentive and Point 
Program 
The Town should develop an incentives program for 
developers that incorporate alternative energy usage 
and green design elements (as outlined by the US 
Green Building Council) into their plans.  This could 
take multiple forms including increased density 
allowances, reduced parking requirements, or 
temporary property tax reductions phased out over a 
five year period.  The last option would require 
agreement of the local school district and may only be 
viable for commercial properties.  Combined with New 
York State and Long Island Power Authority benefits 
for such design options a developer would have 
significant incentive to incorporate green design.   

The Town has begun to embrace “green” legislation 
and Councilwoman Kathleen Walsh has taken a lead in 
this area.  She introduced legislation that will 
implement a “Dark Skies” program over the next 10 
years to require outdoor lighting standards that reduce 
the impacts of light pollution.  The Councilwoman is 
currently championing a partnership with the Middle 
Country Central School District to pool resources and 
utilize compressed natural gas school busses. 
Councilman Steve Fiore-Rosenfeld recently passed 
legislation to encourage “Green Big Box” stores.  This 
legislation should be expanded to all commercial 
development over 10,000 square feet and be considered 
for similar incentives.  This incentive should be phased 
out over a period of ten to fifteen years and be replaced 
by legislation requiring all development in the town to meet LEED 
certification standards to receive a building permit.    

This program should be implemented through a point system similar to 
that used in Boulder, Colorado.  The development application is 
reviewed based on incorporation of non-required elements.  The 
developer receives a point for each element included.  They are required 
to meet a certain point threshold and then receive additional incentives 
for each additional point threshold.  Austin, Texas is another 
municipality that has incorporated this transparent process very 
effectively..  The point system should be based on sustainability 
standards including environmental, economic, and social bonuses 
(Figure 5.27).   

I N F R A S T R U C T U R E  A N D  E N E R G Y   
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5.9.HOUSING OPPORTUNITIES
Middle Country, like the rest of Long Island, has limited space to 
accommodate new housing.  The Long Island Index has highlighted the 
excessive demand for housing on the Island and Centereach and Selden are 
strong examples of this effect.  There is a lack of housing for young 
professionals and families, those looking to buy their first homes.  The 
success of the Hamlet Centers will be dependent on introducing 24 hour life 
to the streets through the development of housing.  The recommendations 
together will ensure that there are seniors active in the Hamlet Centers during 
the day and students in the evening. 

Develop Senior Housing in the Hamlet Centers and near Bus Stops 
along Middle Country Road. 
Housing for seniors should be developed in close proximity to the town 
centers to facilitate access for seniors.  Middle Country is experiencing a 
lack of housing affordable to seniors and most seniors live too far from 
shopping to effectively use it on a regular basis.  The Selden Town 
Center concept includes a location on the south side of Middle Country 
Road or west of Home Depot for a senior residence to be developed.  If 
one of these locations is chosen there will need to be a focus on 
pedestrian treatments appropriate for seniors.  This facility should also be 
a stop on the new Middle Country jitney service. 

Develop Mixed Income / Workforce Housing 
Encourage the development of workforce housing along Middle Country 
and in the Hamlet Centers to provide first home opportunities for young 
professionals and families.  This housing should be targeted toward 
renters and homeowners in Centereach and homeowners in Selden.  
While such housing can occur on any available property along Middle 
Country Road, it would be most appropriate within the Hamlet Center 
boundaries.  This would be especially beneficial as second and third 
story residences in the hamlet centers, although the Selden community is 
currently adverse to residential facilities above retail and the uses may 
need to be separated on the same property in Selden.  

Two properties along Middle Country Road at Coles Drive and 
Hammond Lane are large enough to accommodate a number of units of 
workforce housing.  The Town will need to use a transfer of 
development rights to this area in order to allow higher density than is 
allowed under current health codes.   

Special attention should be made to ensure that workforce housing units 
are affordable to local professionals in the emergency response, health, 
and teaching fields.  The community has opposed some projects recently 
that they felt used the Suffolk County threshold for workforce housing, 
pricing units higher than local workers can afford.  This could be due to 
the higher Median Household Income at the county level. 

Develop Student Housing
In connection with the workforce housing and possibly part of the same 
projects, encourage the development of housing targeted to students of 
SUNY Stony Brook and SC Community College within the Hamlet 

H O U S I N G  O P P O R T U N I T I E S  
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Figure 5.27: Code Violations 

Centers and along Middle Country Road.   These structures should be 
coordinated with transportation, either through a partnership with the 
schools or Suffolk Transit, which connects the Hamlets to the schools on 
a frequent and reliable schedule.  The proposed Middle Country jitney 
would provide this service.  Density incentives to developers who 
provide student housing will be necessary to address market constraints. 

5.10. POLICY AND GOVERNMENT RESPONSIVENESS

Implement Design Guidelines 
The implementation of design guidelines specific to the community by 
the Town Board will create a unique look for Selden and Centereach, 
develop greater pride in the community, and ease enforcement tensions 
by creating an obvious standard.  Current properties will need to be 
amortized over a period of five to ten years for compliance.  Property 
owners should be required to bring their buildings into full compliance 
with any site improvements after adoption (outlined earlier in Chapter 
Six). 

  The Town of Brookhaven is working to change its zoning code and 
develop guidelines for hamlet centers.  This is progressive work that will 
create significant improvements throughout the Town, however, it does 
not void the need for communities to adapt these guidelines to create a 
unique character. 

Improve Town Responsiveness and Enforcement 
The Town is perceived as being slow and ineffectual at enforcing Town 
codes and responding to community needs.  The Town needs to expedite 
services at Town Hall to ensure that resident experiences are easy and 
efficient.  The Town needs to hire additional code inspectors or 
implement a more effective program for reporting of code violations.  
The Town has recently received funding from Suffolk County to hire 
additional code enforcement officers and provides the opportunity for the 
Town to improve response times and ensure that one of the community’s 
top concerns is addressed.  The town’s recently implemented 451-Town 
complaint line should improve its ability to respond to resident 
complaints (see next section).

Expand 451-TOWN the Town’s (CRS) Information 
Service   
The Town of Brookhaven suffers negative perceptions 
by residents that it is slow to respond and difficult to 
work with.  While these issues are to some degree 
natural at a Town of nearly 500,000 people other large 
cities have had great success in implementing a 
Community Response Service (CRS) information 
phone service.  This service provides residents a 
number that is easily remembered and provides them 
access to all town services.  A live operator either 
answers any Town related question or quickly 
connects the caller to the appropriate department.   

P O L I C Y  A N D  G O V E R N M E N T  R E S P O N S I V E N E S S  



M i d d l e  C o u n t r y  S u s t a i n a b l e  C o m m u n i t y  P l a n  104

R
ec

om
m

en
da

ti
on

s
This service is often used as a means for residents to quickly file 
complaints about code violations in their neighborhood.  If the service is 
implemented the Town will have to develop the capacity to respond 
appropriately.  General facts should be maintained by operators and 
complaints should be addressed in a timely manner, within one week if 
possible.  The most successful systems report the resolution of the 
complaint to the original caller within a reasonable timeframe.   

Since taking office Supervisor Foley has focused on improving the 
Town’s responsiveness and lingering negative perceptions.  The Town 
has recently implemented a Community Response System. Of course, 
institution of the program will not have an impact unless the Town is 
able to ensure prompt and successful response to residents who use the 
system.  Results are yet to be released.   

The program should be expanded to accommodate complaints via the 
internet

Create an Expedited Development Process Incentive
Create an expedited approval process and decreased fees for 
developments that incorporate elements of this plan that are not explicitly 
required as part of the zoning code.  This would include but not be 
limited to any of the following:  offering community facilities/program 
support, incorporating mixed use buildings and pedestrian orientation, 
incorporating businesses outlined in the community vision, incorporation 
of a sewage treatment plant, and outlining a plan to receive LEED 
certification.

Create a Role for the Middle Country Coalition for Smart Growth in 
the Development Process
The Coalition can become a great asset to the Town to ensure that the 
community is aware of Town projects and supportive.  Facilitating 
communication and consensus between the Town and community is one 
of the major roles of the Coalition.  The Town should create a 
development approval process for the Coalition to ensure new 
development meets the community’s vision and to ensure an ongoing 
partnership.   

The Town currently utilizes the local civic groups to facilitate 
community information sessions and this process should continue.  In the 
future the Coalition should be given the opportunity to review 
development plans and zoning change/variance requests and provide 
comment to the Town and Zoning Board on appropriateness.  This would 
require nothing more than an agreement between the Town and Coalition 
to ensure review/input in all new development and change of zone 
applications.  This agreement should be formalized through a nonbinding 
Memorandum of Understanding between the Town and Coalition. 

Implement the Industrial / Commercial Incentives Plan in the 
Hamlet Centers
The Suffolk County I/CIP program provides tax incentives to businesses 
in targeted sectors that locate in designated locations and create 

P O L I C Y  A N D  G O V E R N M E N T  R E S P O N S I V E N E S S  
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employment opportunities.  This is a strong tool that should be used to 
help “encourage” the market within the Centereach and Selden Hamlet 
Centers.  This is a great tool to spur redevelopment on the two Town 
Center sites and ensure that the businesses meet the community’s goals 
and foster a social atmosphere.  The incentives must be specifically 
targeted to businesses that meet the community’s vision (See Section 
6.5) and are traditionally part of thriving downtown spaces.  These 
businesses include restaurants, book stores, and apparel stores and are 
key components of a successful downtown space.  This program requires 
a commitment from the school district to a partial tax exemption on all 
capital improvements made.  The waiver is phased out over a ten year 
process. 

Utilize Transfer of Development Rights in Hamlet Centers
The Town has the ability to utilize Transfer of Development Rights to 
preserve properties zoned for single family use to promote commercial 
development or encourage developers in the Hamlet Centers to buy the 
development rights of undeveloped parcels in other parts of the 
community to increase density in hamlet centers.  The Hobbs Farm is an 
excellent candidate for the latter program. 

Community Information Website
Residents complained about the difficulty in accessing information from 
the Town Planning and Building departments.  Although the departments 
appear to do their best to provide appropriate information in a timely 
manner they are slowed by antiquated systems.  The Town should 
incorporate an informational website that will allow residents to access 
vital community information via the internet.   

This information should include general demographics, property 
information, issues before the Town Board, projects before the Zoning 
Board, status of development or zoning applications, and other important 
community information.  Information should be accessible as a specific 
site or as a group in a defined geographic area.  This will improve public 
relations, significantly increase response times, and relieve the respective 
departments of producing this information each time its requested. 

5.11. COMMUNITY ENHANCEMENT

Organize the Religious Community
The local religious community is large and diverse.  Middle Country is 
home to numerous Christian Churches, a Mosque, a Synagogue, and a 
Buddhist Temple.  These religious communities can provide needed 
services to residents and become a powerful force in creating positive 
change.  The Community Vision focus group was the first time that 
many of these community leaders had ever come together.  The Coalition 
for Smart Growth should facilitate a local clergy working group and 
when necessary partner with clergy to ensure successful community 
programming and service delivery.   

P O L I C Y  /  C O M M U N I T Y  E N H A N C E M E N T  
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Foster Community Pride
The Coalition should actively pursue partnership with member 
organizations to promote and host events and programs to increase 
community pride in Centereach, Selden, and Middle Country as a whole.  
Activities might include parades, concerts, street fairs, carnivals, health 
fairs, etc…..  It will be important that the Town be a supportive partner 
in these events but local groups should take the lead in organizing.   

One potential event may be Middle Country Day that would include a 
parade and fair at one of the Town Centers.  There could be events 
throughout the day celebrating the history of Selden and Centereach. 

In addition the Coalition should work with member organizations, the 
Town, and County to actively promote increased community volunteers 
to join vital services such as the Fire Departments and EMS as well as 
get involved in other Coalition/partners projects that benefit the 
community such as Friends of Hobbs Farm.   

Develop a Community Art Program
The Coalition (and appropriate members) should partner with the Town, 
the Middle Country Central School District, Selden Centereach Youth 
Association, the Library, and perhaps senior organizations to develop a 
public art program.  The program should provide art classes to people of 
all ages in the community especially youth.  The program should be 
located in one of the Town Centers and bring professional artists to work 
with residents and demonstrate different techniques. 

The Coalition should then promote this art as part of the Art in Public 
Places Program described earlier in Chapter Six.  Art will be displayed 
from both the professional artists and residents who take the classes in 
selected public locations.  If deemed feasible and necessary the business 
community can be asked to pay fees to display art pieces in their 
business.  The fees will pay for program costs and the business can 
receive free advertising as a supporter of the program. 

Develop Adult Education Programs
The Coalition should work with Suffolk County Community College, 
Stony Brook University, and Middle Country Public Library, as 
appropriate, to offer adult education classes at the youth/senior center 
and libraries.  Classes should offer both personal enrichment 
opportunities as well professional or academic advancement.  The 
Coalition should survey community members to ascertain topics of 
interest.  Classes should be provided free or no cost and not offer credits 
unless expressly requested by the community.    



M i d d l e  C o u n t r y  S u s t a i n a b l e  C o m m u n i t y  P l a n  107

Implementation 

Matrix



A
ct

io
n

 It
em

Page

Im
m

ed
ia

te
 (

p
re

se
n

t 
to

 6
 m

o
n

th
s)

S
h

o
rt

 T
er

m
 (

6 
m

o
n

th
s 

to
 2

 y
ea

rs
)

In
te

rm
ed

ia
te

 (
2 

to
 5

 y
ea

rs
)

L
o

n
g

 T
er

m

5.
1 

 B
ea

ut
if

ic
at

io
n

65

G
at

ew
ay

65
C

oo
rd

in
at

e 
la

nd
sc

ap
in

g 
im

pr
ov

em
en

ts
 to

 e
xi

st
in

g 
si

gn
s 

w
ith

 
pr

iv
at

e 
co

m
pa

ni
es

 (
C

oa
lit

io
n)

A
dd

 M
C

 to
 e

xi
st

in
g 

si
gn

s;
 in

st
al

l n
ew

 s
ig

ns
 o

n 
ea

st
 a

nd
 w

es
t e

nd
s 

(C
oa

lit
io

n/
C

iv
ic

s)
n/

a
n/

a

D
es

ig
n 

St
an

da
rd

s
66

T
ow

n 
bo

ar
d 

ap
pr

ov
al

 (
T

ow
n)

B
eg

in
 u

si
ng

 fo
r 

si
te

 p
la

n 
re

vi
ew

 (
T

ow
n)

St
re

et
sc

ap
e 

Im
pr

ov
em

en
ts

66
C

oo
rd

in
at

e 
an

d 
In

st
al

l D
em

on
st

ra
tio

n 
pr

oj
ec

t; 
D

ev
el

op
 a

 
st

re
et

sc
ap

e 
im

pr
ov

em
en

t p
la

n.
  S

ec
ur

e 
fu

nd
in

g 
fo

r 
m

at
er

ia
l. 

(C
oa

lit
io

n/
T

ow
n)

In
st

al
l i

m
pr

ov
em

en
ts

 in
 th

e 
H

am
le

t/T
ow

n 
C

en
te

rs
 in

cl
ud

in
g 

be
nc

he
s,

 b
an

ne
rs

, s
tr

ee
t 

lig
ht

s 
 (

C
oa

lit
io

n/
T

ow
n)

In
st

al
l i

m
pr

ov
em

en
ts

 a
lo

ng
 th

e 
re

m
ai

ni
ng

 p
or

tio
ns

 o
f M

id
dl

e 
co

un
tr

y 
R

oa
d 

 (
C

oa
lit

io
n/

T
ow

n)

F
aç

ad
e 

P
ro

gr
am

68
n/

a
E

st
ab

lis
h 

fa
ça

de
 p

ro
gr

am
 a

nd
 te

ch
ni

ca
l a

ss
is

ta
nc

e 
to

 p
ro

pe
rt

y 
ow

ne
rs

 a
nd

 s
ho

pk
ee

pe
rs

 
(T

ow
n)

Im
pl

em
en

t p
ro

gr
am

 in
 H

am
le

t C
en

te
rs

 (
T

ow
n)

Im
pl

em
en

t p
ro

gr
am

 in
 r

em
ai

ni
ng

 a
re

as
 

(T
ow

n)

C
om

m
un

it
y 

C
le

an
up

68
O

rg
an

iz
e 

a 
vo

lu
nt

ee
r 

co
m

m
un

ity
 c

le
an

up
 in

iti
at

iv
e 

ta
rg

et
in

g 
ov

er
gr

ow
n 

pr
op

er
tie

s 
an

d 
lit

te
r;

 e
nc

ou
ra

ge
 y

ou
th

 to
 g

et
 in

vo
lv

ed
 

(C
oa

lit
io

n)

H
ol

d 
a 

st
re

et
 c

el
eb

ra
tio

n;
 c

on
du

ct
 a

 p
ub

lic
 e

du
ca

tio
n 

ca
m

pa
ig

n 
(e

xt
en

si
on

 o
f "

S
pa

rk
le

 
an

d 
S

hi
ne

")
; I

nc
re

as
ed

 c
od

e 
en

fo
rc

em
en

t (
T

ow
n 

an
d 

C
oa

lit
io

n)

A
rt

 in
 P

ub
lic

 S
pa

ce
s

69
n/

a
P

ar
tn

er
sh

ip
 b

et
w

ee
n 

sc
ho

ol
s,

 li
br

ar
y.

 T
ow

n,
 a

nd
 lo

ca
l g

ro
up

 to
 p

ro
m

ot
e 

sc
ul

pt
ur

es
 a

nd
 

m
ur

al
s 

cr
ea

te
d 

by
 y

ou
th

 th
ro

ug
ho

ut
 th

e 
co

m
m

un
ity

 (
M

ul
tip

le
)

E
xp

an
d 

pr
og

ra
m

 to
 p

ro
fe

ss
io

na
l a

rt
is

ts
 a

nd
 

pe
rm

an
en

t i
ns

ta
lla

tio
ns

 a
t p

ub
lic

 p
ar

ks
 a

nd
 p

la
za

s.
 

In
cl

ud
in

g 
T

ow
n 

C
en

te
rs

 (
T

ow
n)

C
on

tin
ue

d 
in

st
al

la
tio

n,
 c

re
at

e 
a 

ar
tis

t-
in

-
re

si
de

nc
e 

pr
og

ra
m

 (
T

ow
n)

5.
2 

 R
ec

re
at

io
n 

an
d 

E
nt

er
ta

in
m

en
t

70

M
ul

ti
pu

rp
os

e 
Y

ou
th

/S
en

io
r 

C
en

te
r,

 w
it

h 
Se

ni
or

 H
ou

si
ng

71
R

el
oc

at
e 

S
C

Y
A

 to
 a

n 
ap

pr
op

ria
te

 lo
ca

tio
n;

 C
re

at
e 

a 
ta

sk
 fo

rc
e 

to
 

es
ta

bl
is

h 
ne

w
 c

en
te

r 
an

d 
de

ve
lo

p 
pr

og
ra

m
m

in
g;

  
(S

C
Y

A
/T

ow
n/

C
oa

lit
io

n)
S

ec
ur

e 
si

te
 a

nd
 a

dd
iti

on
al

 fu
nd

in
g 

so
ur

ce
s 

(C
oa

lit
io

n/
T

ow
n)

C
re

at
e 

a 
pu

bl
ic

/p
riv

at
e 

pa
rt

ne
rs

hi
p 

to
 d

ev
el

op
 a

 
Y

ou
th

/S
en

io
r 

M
ul

tip
ur

po
se

 C
en

te
r 

w
ith

 s
en

io
r 

re
si

de
nc

es
 a

t t
he

 S
el

de
n 

T
ow

n 
C

en
te

r 
- 

M
id

dl
e 

C
ou

nt
ry

 P
ar

k 
(C

oa
lit

io
n/

T
ow

n)

C
om

pl
et

e 
C

on
st

ru
ct

io
ns

 a
nd

 e
xp

an
d 

pr
og

ra
m

m
in

g

R
en

ov
at

e 
E

xi
st

in
g 

P
ar

ks
72

Id
en

ti
fy

 a
ll

 p
ar

ks
 in

 n
ee

d 
of

 im
pr

ov
em

en
t/b

eh
in

d 
on

 m
ai

nt
en

an
ce

 
(C

oa
li

ti
on

)
C

oo
rd

in
at

e 
im

pr
ov

em
en

ts
 a

nd
 e

nh
an

ce
d 

m
ai

nt
en

an
ce

 p
ro

gr
am

 (
T

ow
n)

B
ea

ut
if

y 
Su

m
ps

/N
at

ur
e 

P
la

yg
ro

un
ds

73
n/

a
Id

en
tif

y 
ap

pr
op

ria
te

 lo
ca

tio
ns

 fo
r 

im
pr

ov
em

en
ts

 a
nd

 s
ec

ur
e 

ne
ce

ss
ar

y 
ag

re
em

en
ts

 
(C

oa
lit

io
n)

C
oo

rd
in

at
e 

im
pr

ov
em

en
ts

 (
C

oa
lit

io
n/

T
ow

n)

N
ew

/E
xp

an
de

d 
P

ar
ks

73
n/

a
E

st
ab

lis
h 

a 
F

rie
nd

s 
of

 M
id

dl
e 

C
ou

nt
ry

 P
ar

ks
 to

 r
ai

se
 p

riv
at

e 
fu

nd
s 

fo
r 

m
ai

nt
en

an
ce

 a
nd

 
pa

rk
 im

pr
ov

em
en

ts
; s

ec
ur

e 
co

m
m

itm
en

ts
 fo

r 
ne

w
 p

ar
ks

 (
C

oa
lit

io
n)

O
rg

an
iz

e 
vo

lu
nt

ee
r 

da
ys

 to
 a

ss
is

t w
ith

 tr
ai

l 
cr

ea
tio

n 
an

d 
pa

rk
 m

ai
nt

en
an

ce
 (

C
oa

lit
io

n)

M
id

dl
e 

C
ou

nt
ry

 P
ar

k
73

n/
a

N
eg

ot
ia

te
 a

gr
ee

m
en

t t
o 

bu
y 

pr
op

er
tie

s 
fr

om
 B

re
sl

in
 R

ea
lty

 (
T

ow
n)

In
st

al
l p

as
si

ve
 tr

ai
ls

 th
ro

ug
ho

ut
 th

e 
pr

op
er

tie
s 

co
nn

ec
tin

g 
In

de
pe

nd
en

ce
 P

la
za

, r
es

id
en

tia
l, 

an
d 

R
ul

an
d 

H
ou

se

C
en

te
re

ac
h 

Po
ol

/L
ev

itt
 F

ie
ld

s 
E

xp
an

si
on

73
n/

a
B

uy
 T

hr
ee

 V
ill

ag
es

 S
ch

oo
l D

is
tr

ic
t P

ro
pe

rt
y 

E
xp

an
d 

Le
vi

tt 
F

ie
ld

s 
w

ith
 m

ul
tip

ur
po

se
 tu

rf
 fi

el
ds

 
an

d 
cr

ea
te

 a
pp

ro
pr

ia
te

 c
on

ne
ct

io
ns

 to
 n

ew
 V

ill
ag

e 
R

ec
 C

en
te

r 
an

d 
C

en
te

re
ac

h 
P

oo
l

 C
or

va
ir

 P
ar

k 
E

xp
an

si
on

74
n/

a
C

re
at

e 
a 

do
g 

pa
rk

 n
ex

t t
o 

ex
is

tin
g 

pl
ay

gr
ou

nd
 (

T
ow

n)
m

ak
e 

im
pr

ov
em

en
ts

 a
nd

 in
st

al
l p

as
si

ve
 tr

ai
ls

 
(T

ow
n)

Su
st

ai
na

bi
lit

y 
E

du
ca

ti
on

 C
en

te
r

74
C

oo
rd

in
at

e 
co

m
m

it
te

e 
w

it
h 

Fa
rm

 c
om

m
it

te
e;

 d
ev

el
op

 v
is

io
n;

 s
ec

ur
e 

T
D

R
 to

 S
el

de
n 

T
ow

n 
C

en
te

r 
(C

oa
li

ti
on

/T
ow

n/
lo

ca
l g

ro
up

s)
In

iti
at

e 
fa

rm
in

g 
ac

tiv
iti

es
; m

ak
e 

ne
ce

ss
ar

y 
im

pr
ov

em
en

ts
; i

ni
tia

te
 p

ar
tn

er
sh

ip
s 

w
ith

 
S

B
U

/C
or

ne
ll 

co
op

er
at

iv
e 

(lo
ca

l g
ro

up
s)

C
om

pl
et

e 
im

pr
ov

em
en

ts
 a

nd
 e

du
ca

tio
na

l 
st

ru
ct

ur
es

 (
ne

w
 b

ar
n)

; b
eg

in
 c

om
m

un
ity

 fo
od

 
st

an
d 

on
 s

ite
 a

nd
 in

 T
ow

n 
C

en
te

r 
(lo

ca
l g

ro
up

s)

L
IP

A
 T

ra
il

75
E

ng
ag

e 
L

IP
A

 o
ff

ic
ia

ls
 in

 c
om

m
un

it
y 

vi
si

on
 (

C
oa

li
ti

on
)

C
oo

rd
in

at
e 

ne
ce

ss
ar

y 
ag

re
em

en
ts

 (
C

oa
lit

io
n/

T
ow

n)
C

re
at

e 
m

ai
nt

en
an

ce
 p

ro
gr

am
; i

ns
ta

ll 
in

iti
al

 p
at

h 
an

d 
ne

ce
ss

ar
y 

im
pr

ov
em

en
ts

C
om

pl
et

e 
lo

ng
-t

er
m

 im
pr

ov
em

en
ts

5.
3 

 T
ra

ns
po

rt
at

io
n

77
A

cc
es

s 
M

an
ag

em
en

t 
P

la
n

77
C

om
pl

et
e 

A
cc

es
s 

M
an

ag
em

en
t P

la
n 

(c
oa

lit
io

n)
Im

pl
em

en
t r

ec
om

m
en

da
tio

ns
 (

T
ow

n/
C

oa
lit

io
n)

St
re

et
 C

on
ne

ct
io

ns
78

n/
a

P
rio

rit
iz

e 
fr

om
 A

M
P

 a
nd

 id
en

tif
y 

ba
rr

ie
rs

, s
uc

h 
as

 p
riv

at
e 

la
nd

 o
w

ne
rs

hi
p 

(T
ow

n/
C

oa
lit

io
n)

U
se

 s
ite

 r
ev

ie
w

 to
 e

nc
ou

ra
ge

 c
on

ne
ct

io
ns

 a
nd

 
ac

tiv
el

y 
pu

rs
ue

 h
ig

h 
im

pa
ct

 p
ro

pe
rt

ie
s 

(T
ow

n)

M
ed

ia
ns

80
P

rio
rit

iz
e 

fr
om

 A
M

P
 a

nd
 id

en
tif

y 
ba

rr
ie

rs
, s

uc
h 

as
 p

riv
at

e 
la

nd
 o

w
ne

rs
hi

p 
(T

ow
n/

C
oa

lit
io

n)
T

ar
ge

t H
am

le
t C

en
te

r 
lo

ca
tio

ns
 fi

rs
t

C
om

pl
et

e 
co

rr
id

or
 im

pr
ov

em
en

ts
 

(T
ow

n/
S

ta
te

)
C

ur
b 

C
ut

s
80

U
til

iz
e 

si
te

 p
la

n 
re

vi
ew

 p
ro

ce
ss

 to
 e

nc
ou

ra
ge

  (
T

ow
n)

Im
pl

em
en

ta
tio

n 
of

 n
ew

 z
on

in
g 

re
qu

ire
m

en
ts

 a
nd

 D
es

ig
n 

G
ui

de
lin

es
 (

T
ow

n)
O

ng
oi

ng
O

ng
oi

ng
C

ro
ss

 A
cc

es
s

80
U

til
iz

e 
si

te
 p

la
n 

re
vi

ew
 p

ro
ce

ss
 to

 e
nc

ou
ra

ge
  (

T
ow

n)
Im

pl
em

en
ta

tio
n 

of
 n

ew
 z

on
in

g 
re

qu
ire

m
en

ts
 a

nd
 D

es
ig

n 
G

ui
de

lin
es

 (
T

ow
n)

O
ng

oi
ng

O
ng

oi
ng

P
ar

ki
ng

 S
tr

uc
tu

re
80

n/
a

n/
a

C
oo

rd
in

at
e 

w
ith

 p
riv

at
e 

de
ve

lo
pe

r/
C

en
te

re
ac

h 
M

al
l O

w
ne

r
U

til
iz

e 
pu

bl
ic

/p
riv

at
e 

pa
rt

ne
rs

hi
p 

to
 

co
m

pl
et

e 
m

ix
ed

 u
se

 g
ar

ag
e

P
ub

lic
 T

ra
ns

it
81

n/
a

Id
en

tif
y 

st
ra

te
gi

es
 fr

om
 A

M
P

; d
ev

el
op

 p
ar

tn
er

sh
ip

 w
ith

 S
uf

fo
lk

 T
ra

ns
it 

(C
oa

lit
io

n/
T

ow
n

Im
pr

ov
e 

ex
is

tin
g 

se
rv

ic
e 

an
d 

ad
d 

ne
w

 li
ne

s 
as

 
ap

pr
op

ria
te

 (
S

uf
fo

lk
 T

ra
ns

it)

Im
pl

em
en

t n
ew

 J
itn

ey
 b

et
w

ee
n 

m
aj

or
 

lo
ca

l d
es

tin
at

io
ns

 a
nd

 T
ow

n 
C

en
te

rs
; 

C
on

si
de

r 
re

la
tio

n 
of

 n
or

th
-s

ou
th

 li
gh

t 
ra

il 
lin

e 
on

 L
IP

A
 R

O
W

 (
S

uf
fo

lk
 

T
ra

ns
it/

T
ow

n/
B

ID
)

5.1  Beautification 5.2  Recreation and Entertainment 5.3  Transportation



5.
4 

 P
ed

es
tr

ia
n 

O
pp

or
tu

ni
ti

es
83

Si
de

w
al

ks
83

n/
a

A
pp

ly
 fo

r 
ou

ts
id

e 
fu

nd
in

g 
(s

ta
te

/fe
de

ra
l);

 B
eg

in
 in

st
ill

at
io

n 
of

 s
id

ew
al

ks
 in

 ta
rg

et
ed

 
lo

ca
tio

ns
 (

T
ow

n/
C

oa
lit

io
n)

C
on

tin
ue

 P
ro

gr
am

C
om

pl
et

e 
si

de
w

al
ks

 o
n 

al
l m

aj
or

 
co

rr
id

or
s 

an
d 

sc
ho

ol
 r

oa
ds

; o
ng

oi
ng

 
m

ai
nt

en
an

ce
 a

nd
 r

ep
ai

r 
(T

ow
n)

B
ik

e 
P

at
hs

/la
ne

s
83

n/
a

S
tu

dy
 fe

as
ib

ili
ty

 a
nd

 c
os

t o
f b

ik
e 

la
ne

s 
in

 ta
rg

et
ed

 a
re

as
, H

aw
ki

ns
 R

oa
d 

an
d 

ex
te

ns
io

n 
of

 
M

id
dl

e 
C

ou
nt

ry
 R

oa
d 

si
de

w
al

k 
C

on
tin

ue
 to

 e
xp

an
d 

bi
ke

 la
ne

 n
et

w
or

k 
to

 c
on

ne
ct

 
en

tir
e 

co
m

m
un

ity
 (

T
ow

n)

P
at

hs
83

n/
a

R
eq

ui
re

 n
ew

 d
ev

el
op

m
en

ts
 to

 c
re

at
e 

pe
de

st
ria

n 
co

nn
ec

tio
ns

 to
 r

es
id

en
tia

l a
re

as
 (

T
ow

n)

C
ro

ss
w

al
ks

84
n/

a
In

st
al

l h
ig

h 
vi

si
bi

lit
y 

cr
os

sw
al

ks
 a

t m
aj

or
 in

te
rs

ec
tio

ns
 a

nd
 n

ea
r 

sc
ho

ol
s 

(T
ow

n/
S

ta
te

)
C

om
pl

et
e 

in
st

al
la

tio
n 

if 
ne

w
 c

ro
ss

w
al

ks
 

(T
ow

n/
S

at
e)

5.
5 

 L
oc

al
 E

co
no

m
y/

B
us

in
es

s 
E

nh
an

ce
m

en
t

84

M
ar

ke
t 

A
na

ly
si

s
84

C
om

pl
et

e 
a 

m
ar

ke
t a

na
ly

si
s 

of
 d

em
an

d 
in

du
st

ry
 f

oc
us

in
g 

on
 

en
te

rt
ai

nm
en

t, 
fo

od
 s

er
vi

ce
, a

nd
 y

ou
th

 r
el

at
ed

 b
us

in
es

se
s 

(C
oa

li
ti

on
)

C
re

at
e 

a 
re

de
ve

lo
pm

en
t t

as
k 

fo
rc

e 
to

 g
ui

de
 im

pr
ov

em
en

ts
 a

nd
 im

pl
em

en
t 

re
co

m
m

en
da

tio
ns

 (
C

oa
lit

io
n,

 T
ow

n,
 C

ha
m

be
r,

 C
iv

ic
s,

 B
ID

)

F
ul

l S
er

vi
ce

 R
es

ta
ur

an
ts

84
n/

a
B

as
ed

 o
n 

st
ud

y 
be

gi
n 

ta
rg

et
in

g 
bu

si
ne

ss
es

 fo
r 

at
tr

ac
tio

n
U

til
iz

e 
m

ar
ke

tin
g 

m
at

er
ia

ls
 to

 c
re

at
e 

R
es

ta
ur

an
t 

R
ow

M
id

dl
e 

C
ou

nt
ry

 B
ID

85
In

cl
ud

e 
B

ID
 a

na
ly

si
s 

in
 M

ar
ke

t a
na

ly
si

s 
ab

ov
e 

(C
oa

lit
io

n)
If 

an
al

ys
is

 is
 fa

vo
ra

bl
e 

en
ga

ge
 p

ro
pe

rt
y 

ow
ne

rs
 in

 B
ID

 d
is

cu
ss

io
n 

an
d 

co
m

pl
et

e 
ne

ce
ss

ar
y 

ap
pl

ic
at

io
n 

w
or

k 
(C

oa
lit

io
n/

C
ha

m
be

r)

In
iti

at
e 

B
ID

 a
nd

 c
oo

rd
in

at
e 

a 
bu

si
ne

ss
 m

ar
ke

tin
g 

pl
an

, s
tr

ee
ts

ca
pe

/fa
ça

de
 im

pr
ov

em
en

ts
, b

us
in

es
s 

en
ha

nc
em

en
t c

la
ss

es
, a

nd
 o

th
er

 p
ro

gr
am

s

C
re

at
in

g 
lo

ca
l b

us
in

es
s 

as
si

st
an

ce
 

pr
og

ra
m

; e
xp

an
d 

pu
bl

ic
 e

ve
nt

s

B
ra

nd
 T

ow
n 

C
en

te
rs

86
n/

a
H

ol
d 

a 
co

m
m

un
ity

 c
on

te
st

 to
 d

ev
el

op
 a

 lo
go

 a
nd

 ta
gl

in
e 

fo
r 

ea
ch

 H
am

le
t C

en
te

r 
in

co
rp

or
at

in
g 

th
e 

T
ow

n 
C

en
te

rs
; t

he
y 

sh
ou

ld
 b

e 
un

iq
ue

 b
ut

 a
ls

o 
un

ify
 th

e 
tw

o 
co

m
m

un
iti

es
 (

C
oa

lit
io

n/
C

ha
m

be
r)

 

D
ev

el
op

 m
ar

ke
tin

g 
fo

r 
ea

ch
 T

ow
n/

H
am

le
t C

en
te

r,
 

ho
ld

 e
ve

nt
s,

 c
on

du
ct

 e
xt

en
si

ve
 

ou
tr

ea
ch

/a
dv

er
tis

in
g 

ca
m

pa
ig

n 
(B

ID
) 

5.
6 

 C
re

at
e 

T
ow

n 
C

en
te

rs
 a

nd
 D

ow
nt

ow
n 

D
is

tr
ic

t
87

R
ez

on
e 

to
 J

-6
 in

 H
am

le
t 

C
en

te
rs

89
n/

a
A

pp
ro

ve
 a

nd
 a

pp
ly

 n
ew

 z
on

in
g 

re
qu

ire
m

en
ts

 (
T

ow
n)

C
on

tin
ue

 im
pl

em
en

ta
tio

n 
of

 n
ew

 c
od

e 
on

 
gr

an
df

at
he

re
d 

pr
op

er
tie

s 
as

 th
ey

 u
pg

ra
de

 (
T

ow
n)

H
am

le
t C

en
te

r 
ta

ke
s 

sh
a p

e 
on

e 
pr

oj
ec

t 
at

 a
 ti

m
e

N
ew

 Z
on

in
g 

J-
9 

N
ei

gh
bo

rh
oo

d 
C

om
m

er
ci

al
89

R
ev

is
e 

dr
af

t c
od

e 
la

ng
ua

ge
 a

nd
 b

ou
nd

ar
ie

s 
(T

ow
n)

A
pp

ro
ve

 z
on

in
g 

ch
an

ge
s 

at
 th

e 
T

ow
n 

bo
ar

d 
le

ve
l (

T
ow

n)
Im

pl
em

en
t z

on
in

g/
co

de
 c

ha
ng

es
  (

T
ow

n)
C

on
tin

ue
 im

pl
em

en
ta

tio
n 

of
 n

ew
 c

od
e 

on
 g

ra
nd

fa
th

er
ed

 p
ro

pe
rt

ie
s 

as
 th

ey
 

up
gr

ad
e 

(T
ow

n)

P
la

nn
ed

 D
ev

el
op

m
en

t 
D

is
tr

ic
ts

90
C

oo
rd

in
at

e 
w

ith
 T

ow
n 

C
en

te
r 

pr
op

er
ty

 o
w

ne
rs

 (
T

ow
n)

If 
ap

pr
op

ria
te

 in
iti

at
e 

re
zo

ni
ng

 to
 P

D
D

 in
 o

rd
er

 to
 a

ch
ie

ve
 g

re
at

er
 fl

ex
ib

ili
ty

 (
T

ow
n)

Im
pl

em
en

t P
D

D
 a

nd
 w

or
k 

w
ith

 p
ro

pe
rt

y 
ow

ne
rs

 to
 

co
m

pl
et

e;
 e

st
ab

lis
h 

ap
pr

op
ria

te
 p

ub
lic

/p
riv

at
e 

pa
rt

ne
rs

hi
ps

T
ow

n 
C

en
te

rs
90

C
oo

rd
in

at
e 

w
ith

 S
el

de
n 

pr
op

er
ty

 o
w

ne
rs

 to
 a

llo
w

 in
cr

ea
se

d 
de

ns
ity

 a
nd

 
co

m
pl

em
en

t i
m

pr
ov

em
en

ts
 (

T
ow

n)
A

pp
ro

ve
 n

ec
es

sa
ry

 v
ar

ia
nc

es
 o

r 
se

e 
P

D
D

 a
bo

ve
; e

ng
ag

e 
K

im
co

 in
 C

en
te

re
ac

h 
M

al
l 

re
de

ve
lo

pm
en

t (
T

ow
n/

C
oa

lit
io

n)
C

om
pl

et
e 

in
iti

al
 c

on
st

ru
ct

io
n 

in
 S

el
de

n 
(P

ro
pe

rt
y 

ow
ne

r)
C

om
pl

et
e 

T
ow

n 
C

en
te

r 
co

ns
tr

uc
tio

n

5.
7 

 S
af

et
y

98

St
re

et
 S

ig
na

ge
98

In
cl

ud
ed

 in
 D

es
ig

n 
G

ui
de

lin
es

n/
a

B
eg

in
 p

ro
gr

am
 to

 h
an

g 
de

co
ra

tiv
e 

si
gn

s 
in

 H
am

le
t 

C
en

te
rs

, c
le

ar
l y

 la
be

le
d 

si
gn

s 
on

 r
em

ai
ni

ng
 M

id
dl

e 
C

ou
nt

ry
 R

oa
d,

 a
nd

 e
ns

ur
e 

th
at

 a
ll 

re
si

de
nt

ia
l 

st
re

et
 s

ig
ns

 a
re

 c
le

ar
ly

 d
is

pl
ay

ed
 (

T
ow

n/
B

ID
)

St
re

et
 A

lig
nm

en
t

98
n/

a
n/

a
B

eg
in

 p
la

nn
in

g 
pr

oc
es

s 
an

d 
id

en
tif

y 
fu

nd
in

g 
ne

ed
s

C
om

pl
et

e 
pr

op
er

ty
 s

w
ap

 a
nd

 
co

ns
tr

uc
tio

n

A
dd

it
io

na
l S

af
et

y 
E

le
m

en
ts

98
n/

a
R

et
im

e 
M

id
dl

e 
C

ou
nt

ry
 R

oa
d 

si
gn

al
s 

to
 fa

ci
lit

at
e 

pe
de

st
ria

n 
cr

os
si

ng
s,

 in
st

al
l c

ur
b 

cu
ts

 
an

d 
ot

he
r 

tr
af

fic
 c

al
m

in
g 

to
ol

s 
on

 s
ch

oo
l s

tr
ee

ts
 (

T
ow

n)
C

on
tin

ue
 im

pr
ov

em
en

ts
 (

T
ow

n)
R

ea
na

l y
ze

 s
af

et
y 

si
tu

at
io

n 
an

d 
de

ve
lo

p 
a 

pl
an

 to
 a

dd
re

ss
 li

ng
er

in
g/

ne
w

 is
su

es
 

(C
oa

lit
io

n/
T

ow
n)

N
ic

ol
ls

 R
oa

d 
P

ed
 A

cc
es

s
98

n/
a

S
tu

dy
 o

pt
io

ns
 fo

r 
cr

ea
tin

g 
sa

fe
 a

nd
 e

ffi
ci

en
t p

ed
es

tr
ia

n 
ac

ce
ss

 a
cr

os
s 

N
ic

ol
ls

 R
oa

d 
in

cl
ud

in
g 

tr
af

fic
 c

al
m

in
g 

(c
ro

ss
w

al
ks

),
 p

ed
es

tr
ia

n 
tu

nn
el

s,
 p

ed
es

tr
ia

n 
br

id
ge

s
Id

en
tif

y 
be

st
 o

pt
io

n 
an

d 
m

ov
e 

fo
rw

ar
d

C
om

pl
et

e 
im

pr
ov

em
en

ts

F
ir

e 
Sa

fe
ty

99
n/

a
n/

a
S

tu
dy

 p
ot

en
tia

l b
en

ef
its

 a
nd

 c
os

ts
 a

ss
oc

ia
te

d 
w

ith
 

in
st

al
lin

g 
a 

w
at

er
 m

ai
n 

or
 c

ha
ng

in
g 

co
un

ty
 

pu
m

pi
ng

 p
ol

ic
ie

s 
(T

ow
n/

C
oa

lit
io

n)

F
ol

lo
w

 th
ro

ug
h 

on
 fe

as
ib

le
 

re
co

m
m

en
da

tio
ns

 (
T

ow
n/

C
ou

nt
y)

C
om

m
un

it
y 

P
ol

ic
in

g
99

n/
a

Id
en

tif
y 

ne
w

 s
ou

rc
es

 o
f f

un
di

ng
 to

 r
ev

ita
liz

e/
en

ha
nc

e 
C

O
P

E
 p

ro
gr

am
; e

xp
an

d 
co

m
m

un
ity

 
po

lic
in

g 
an

d 
ed

uc
at

io
n 

ef
fo

rt
s 

w
ith

in
 c

om
m

un
ity

 (
C

ou
nt

y/
C

oa
lit

io
n)

5.
8 

 I
nf

ra
st

ru
ct

ur
e 

an
d 

E
ne

rg
y 

E
ff

ic
ie

nc
y

99

Se
w

er
 D

is
tr

ic
t

99
n/

a
E

xp
lo

re
 a

lte
rn

at
iv

es
, p

ar
tn

er
sh

ip
s,

 a
nd

 is
su

es
; C

on
du

ct
 a

 fe
as

ib
ili

ty
 s

tu
dy

 a
pp

ro
ac

h 
pr

op
er

ty
 o

w
ne

rs
 a

bo
ut

 c
os

t/b
en

ef
its

W
or

k 
w

ith
 S

uf
fo

lk
 C

ou
nt

y 
an

d 
id

en
tif

y 
fe

de
ra

l/p
riv

at
e 

pa
rt

ne
rs

; c
re

at
e 

a 
se

w
er

 
im

pl
em

en
ta

tio
n 

pl
an

C
om

pl
et

e 
cr

ea
tio

n 
of

 M
id

dl
e 

C
ou

nt
ry

 
S

ew
er

 D
is

tr
ic

t i
nc

or
po

ra
tin

g 
co

m
m

er
ci

al
 a

nd
 m

ul
tif

am
ily

 r
es

id
en

tia
l 

al
on

g 
M

id
dl

e 
C

ou
nt

ry
 R

oa
d

E
nv

ir
on

m
en

ta
l P

ar
ki

ng
 L

ot
s

10
0

n/
a

A
lte

r 
T

ow
n 

co
de

 (
T

ow
n)

U
ti

lit
y 

L
in

es
10

0
n/

a
n/

a
R

eq
ui

re
 a

ll 
co

ns
tr

uc
tio

n 
of

 n
ew

 s
tr

uc
tu

re
s 

to
 b

ur
y 

ut
ili

ty
 li

ne
s

G
re

en
 D

ev
el

op
m

en
t

10
1

n/
a

St
ud

y 
ex

is
ti

ng
 p

ro
gr

am
s 

co
st

/b
en

ef
it

s
Im

pl
em

en
t T

ow
n 

w
id

e 
pr

og
ra

m
 in

cl
ud

in
g 

ap
pr

op
ria

te
 in

ce
nt

iv
es

 a
nd

 p
un

is
hm

en
ts

 fo
r 

vi
ol

at
or

s

5.4  Pedestrian Opportunities 5.5  Local Economy 5.6  Create Town Centers and Down 5.7  Safety 5.8  Infrastructure



5.
9 

 H
ou

si
ng

 O
pp

or
tu

ni
ti

es
10

2

Se
ni

or
 H

ou
si

ng
10

2
n/

a
Id

en
tif

y 
ac

ce
pt

ab
le

 lo
ca

tio
ns

; w
or

k 
w

ith
 d

ev
el

op
er

s 
to

 a
ss

em
bl

e 
pr

op
er

tie
s 

or
 a

pp
ro

ac
h 

ex
is

tin
g 

ow
ne

rs
 o

f u
nd

es
ira

bl
e 

pr
op

er
tie

s
D

ev
el

op
 s

en
io

r 
re

si
de

nc
es

 a
bo

ve
 n

ew
 

co
m

m
un

ity
 c

en
te

r

M
ix

ed
 I

nc
om

e/
W

or
kf

or
ce

 H
ou

si
ng

10
2

n/
a

Id
en

tif
y 

ac
ce

pt
ab

le
 lo

ca
tio

ns
 n

ea
r 

H
am

le
t C

en
te

rs
 a

nd
 tr

an
si

t; 
w

or
k 

w
ith

 d
ev

el
op

er
s 

to
 

as
se

m
bl

e 
pr

op
er

tie
s 

or
 a

pp
ro

ac
h 

ex
is

tin
g 

ow
ne

rs
 o

f u
nd

es
ira

bl
e 

pr
op

er
tie

s
P

la
nn

in
g 

of
 n

ew
 p

ro
je

ct
s

C
om

pl
et

e 
C

on
st

ru
ct

io
n

St
ud

en
t 

H
ou

si
ng

10
2

n/
a

Id
en

tif
y 

ac
ce

pt
ab

le
 lo

ca
tio

ns
 n

ea
r 

H
am

le
t C

en
te

rs
 a

nd
 tr

an
si

t; 
w

or
k 

w
ith

 d
ev

el
op

er
s 

to
 

as
se

m
bl

e 
pr

op
er

tie
s 

or
 a

pp
ro

ac
h 

ex
is

tin
g 

ow
ne

rs
 o

f u
nd

es
ira

bl
e 

pr
op

er
tie

s
P

la
nn

in
g 

of
 n

ew
 p

ro
je

ct
s

C
om

pl
et

e 
C

on
st

ru
ct

io
n

5.
10

  P
ol

ic
y 

an
d 

G
ov

er
nm

en
t 

R
es

po
ns

iv
en

es
s

10
3

C
od

e 
E

nf
or

ce
m

en
t

10
3

n/
a

T
ra

in
 c

om
m

un
ity

 m
em

be
rs

 to
 id

en
tif

y 
co

de
 v

io
la

tio
ns

; d
ev

el
op

 r
ep

or
tin

g 
sy

st
em

 to
 q

ui
ck

ly
 

im
pr

ov
e 

vi
ol

at
io

ns
 (

T
ow

n)
C

R
S 

E
xp

an
si

on
10

3
n/

a
E

xp
an

d 
to

 in
te

rn
et

 in
qu

iri
es

 (
T

ow
n)

E
xp

ed
it

ed
 R

ev
ie

w
10

4
n/

a
S

tu
dy

 a
pp

ro
pr

ia
te

 a
re

as
 to

 e
xp

ed
ite

 p
ro

ce
ss

 a
nd

 c
oo

rd
in

at
e 

w
ith

 g
re

en
 p

oi
nt

s 
pr

og
ra

m
; 

en
ga

ge
 d

ev
el

op
er

s 
an

d 
co

m
m

un
ity

 m
em

be
rs

 fo
r 

in
pu

t (
T

ow
n/

C
oa

lit
io

n/
pr

op
er

ty
 o

w
ne

rs
)

Im
pl

em
en

t p
ro

gr
am

 fo
r 

de
ve

lo
pe

rs
 m

ee
tin

g 
cr

ite
ria

C
oa

lit
io

n 
R

ol
e

10
4

S
ig

n 
M

O
U

 a
gr

ee
in

g 
to

 in
cl

ud
e 

C
oa

lit
io

n 
in

 p
ro

je
ct

 r
ev

ie
w

s 
an

d 
so

lic
it 

or
ga

ni
za

tio
na

l i
np

ut
 o

n 
al

l m
aj

or
 p

ro
je

ct
s 

(T
ow

n/
C

oa
lit

io
n)

n/
a

I/
C

IP
10

4
n/

a
Id

en
tif

y 
pr

op
er

tie
s 

w
ith

in
 th

e 
H

am
le

t C
en

te
rs

 to
 e

nc
ou

ra
ge

 in
ce

nt
iv

e 
(T

ow
n)

R
ev

is
e 

I/C
IP

 to
 in

cl
ud

e 
S

el
de

n 
an

d 
C

en
te

re
ac

h 
H

am
le

t C
en

te
rs

 (
T

ow
n)

T
D

R
10

5
C

oo
rd

in
at

e 
tr

an
sf

er
 fr

om
 H

ob
bs

 F
ar

m
 to

 S
el

de
n 

T
ow

n 
C

en
te

r 
(C

oa
lit

io
n/

T
ow

n)
C

oo
rd

in
at

e 
T

ra
ns

fe
r 

on
 o

th
er

 p
ar

k 
si

te
s 

in
cl

ud
in

g 
B

re
sl

in
 P

ro
pe

rt
ie

s 
to

 H
am

le
t/T

ow
n 

C
en

te
rs

 (
T

ow
n/

C
oa

lit
io

n)

P
ro

pe
rt

y 
W

eb
si

te
10

5
n/

a
S

tu
dy

 e
xp

an
si

on
 o

f C
R

S
 to

 m
ak

e 
pr

op
er

ty
 in

fo
rm

at
io

n 
av

ai
la

bl
e 

vi
a 

th
e 

w
eb

 (
T

ow
n)

5.
11

  C
om

m
un

it
y 

E
nh

an
ce

m
en

t
10

5
C

le
rg

y 
M

ee
ti

ng
s

10
5

C
oo

rd
in

at
e 

re
gu

la
r 

cl
er

gy
 m

ee
ti

ng
s 

(C
oa

li
ti

on
)

H
ol

d 
jo

in
t c

om
m

un
ity

 e
ve

nt
s 

an
d 

pr
om

ot
io

na
l c

am
pa

ig
n 

(c
le

rg
y)

C
om

m
un

it
y 

P
ri

de
10

6
E

ng
ag

e 
co

m
m

un
it

y 
to

 g
et

 in
vo

lv
ed

 w
it

h 
co

m
m

it
te

es
 a

nd
 v

ol
un

te
er

 
pr

oj
ec

ts
 (

C
oa

li
ti

on
)

H
ol

d 
fir

st
 M

id
dl

e 
C

ou
nt

ry
 D

ay
! 

A
s 

w
el

l a
s 

ot
he

r 
co

m
m

un
ity

 e
ve

nt
s

A
rt

 P
ro

gr
am

10
6

n/
a

C
oo

rd
in

at
e 

w
ith

 s
ch

oo
l d

is
tr

ic
t, 

lib
ra

rie
s,

 a
nd

 c
ol

le
ge

s 
to

 o
ffe

r 
ar

t c
la

ss
es

 in
 th

e 
co

m
m

un
ity

; i
ni

tia
te

 p
ro

gr
am

 a
s 

a 
su

m
m

er
 a

ct
iv

ity
 fo

r 
yo

ut
h 

an
d 

se
ni

or
s;

 e
ve

nt
ua

lly
 

co
nt

rib
ut

e 
ar

t t
o 

pu
bl

ic
 s

pa
ce

 (
Lo

ca
l g

ro
up

s)

D
is

pl
ay

 a
rt

 in
 lo

ca
l s

to
re

s 
an

d 
pu

bl
ic

 p
la

ce
s;

 
ex

pa
nd

 to
 a

du
lts

; c
on

du
ct

 a
 c

ra
ft 

fa
ir 

fe
at

ur
in

g 
ar

ts
 

an
d 

cr
af

t p
ro

du
ce

d 
in

 th
e 

co
m

m
un

ity
; P

ro
vi

de
 

sc
ho

la
rs

hi
ps

 fo
r 

ta
le

nt
ed

 a
rt

is
ts

A
du

lt
 E

du
ca

ti
on

10
6

n/
a

C
oo

rd
in

at
e 

w
ith

 S
uf

fo
lk

 C
om

m
un

ity
 C

ol
le

ge
 a

nd
 S

B
U

 to
 o

ffe
r 

fr
ee

 p
er

so
na

l d
ev

el
op

m
en

t 
cl

as
se

s 
in

 th
e 

co
m

m
un

ity

E
x p

an
d 

th
e 

pr
og

ra
m

 to
 o

ffe
r 

di
sc

ou
nt

s 
on

 li
fe

 s
ki

lls
 

cl
as

se
s 

in
  (

pe
rs

on
al

 fi
na

nc
es

, G
E

D
, c

om
pu

te
r)

 to
 

lo
ca

l r
es

id
en

ts
 in

 th
e 

co
m

m
un

ity

E
xp

an
d 

th
e 

pr
og

ra
m

 to
 o

ffe
r 

fo
r 

cr
ed

it 
an

d 
ce

rt
ifi

ca
te

 p
ro

gr
am

s 
at

 d
is

co
un

ts
 

to
 lo

ca
l r

es
id

en
ts

 w
ith

 c
la

ss
es

 in
 th

e 
co

m
m

un
ity

5.9  Housing Opportunities 5.10  Policy and Government Responsiveness 5.11  Community Enhancement



M i d d l e  C o u n t r y  S u s t a i n a b l e  C o m m u n i t y  P l a n  109

Appendices



A
pp

en
di

x

M i d d l e  C o u n t r y  S u s t a i n a b l e  C o m m u n i t y  P l a n  110

APPENDIX A:  Design Guidelines

A P P E N D I X  A :  D E S I G N  G U I D E L I N E S  



©Copyright All Rights Reserved Saratoga Associates #06112 

 

 

 

DESIGN GUIDELINES FOR 

MIDDLE COUNTRY ROAD 
 
Town of Brookhaven, NY 
 
February 8, 2008 



Middle Country Road Design Guidelines February 2008 
Project 06112.30B  

Design Guidelines for Middle Country Road 
 
Table of Contents 
 
SECTION 1: Illustrative Summaries 
  

Town Center Examples ........................................................................................................................... 1.1 
Town Center Identification....................................................................................................................... 1.3 
Arts-Related Commercial Development..................................................................................................... 1.4 
Automotive Development ........................................................................................................................ 1.5 
Retail Design Standards.......................................................................................................................... 1.6 
Retail/Mixed Use Development ................................................................................................................ 1.7 
Screening and Buffer Techniques ............................................................................................................ 1.8 
Lighting ................................................................................................................................................. 1.9 
Specialty Equipment Screening ............................................................................................................. 1.10 

 
SECTION 2: Design Guidelines Principles 
 

2.1 Why Design Guidelines? .............................................................................................................. 2.1 
2.2 What Design Guidelines Express ................................................................................................ 2.1  
2.3 How Design Guidelines and Standards Work ................................................................................ 2.1  
2.4 Levels of Design Review............................................................................................................. 2.2  

 

SECTION 3: Proposed Design Guidelines: Concepts and Instructions  
 

3.1 Overall Intent and Purpose.......................................................................................................... 3.1 
3.2 Instructions for the Administering Board and Applicants Regarding Compliance .............................. 3.1  
3.3 General Design Concepts for Selden and Centereach Town Centers and the Middle Country Road 

Corridor .................................................................................................................................... 3.2  
 

SECTION 4: Guidelines  
 

4.1 Guidelines Applicable to All Districts ............................................................................................ 4.1 
4.1.1 Site Organization ....................................................................................................................... 4.1  
 Building Placement: Front Yard Setback .......................................................................... 4.1  
 Building Placement: Side Yard Placement........................................................................ 4.1  
 Street Organization ....................................................................................................... 4.1  
 Parking and Loading...................................................................................................... 4.2  
4.1.2 Site Design ............................................................................................................................... 4.5 
 Screening, Buffers, and Landscaping.............................................................................. 4.5  



Middle Country Road Design Guidelines February 2008 
Project 06112.30B  

 Site Lighting ............................................................................................................... 4.11  
 Street Furniture........................................................................................................... 4.12  
 Signage...................................................................................................................... 4.12  
 Sidewalks and Pedestrian Guidelines............................................................................. 4.15 
4.1.3 Architectural Design................................................................................................................. 4.17 
 Doors, Windows, and Entrances ................................................................................... 4.17 
 Building Frontages....................................................................................................... 4.18 
 Facades ..................................................................................................................... 4.18 
 Building Materials ........................................................................................................ 4.21 
 Roofs ......................................................................................................................... 4.21 
 Screening of Mechanical, Plumbing, Electrical, Media & Communications Equipment ........ 4.21 
 Corner Lots ................................................................................................................ 4.22 
 



Middle Country Road Design Guidelines February 2008 
  1.1 

Design Guidelines 
Middle Country Road, Town of Brookhaven, New York 
 
Section 1: Illustrative Summaries for Selden, Centereach, and Middle Country Road 



Middle Country Road Design Guidelines February 2008 
  1.2 



Middle Country Road Design Guidelines February 2008 
  1.3 



Middle Country Road Design Guidelines February 2008 
  1.4 



Middle Country Road Design Guidelines February 2008 
  1.5 



Middle Country Road Design Guidelines February 2008 
  1.6 



Middle Country Road Design Guidelines February 2008 
  1.7 



Middle Country Road Design Guidelines February 2008 
  1.8 

 
EXAMPLES OF SCREENING AND BUFFER TECHNIQUES  

 

 
 
 
 
 



Middle Country Road Design Guidelines February 2008 
  1.9 

 LIGHTING  

 
 
 
 
 



Middle Country Road Design Guidelines February 2008 
  1.10 

 SPECIALTY EQUIPMENT SCREENING 
 



Middle Country Road Design Guidelines February 2008 
  2.1 

Section 2: Design Guidelines Principles  

2.1 WHY DESIGN GUIDELINES?  

Typical development, working within existing zoning regulations, often does not result in an 
attractive, safe, and functional built environment.  Zoning regulations address building uses, area, and 
density of development.  Businesses requiring significant on-site parking or outdoor display space 
compete for visibility by using dominant signage, site lighting, and other means of attracting 
attention.  Uncontrolled vehicle access to parking lots creates conflicts with pedestrians visiting local 
retail and commercial establishments.  Increasingly, communities are recognizing that the general 
sameness in appearance of corporate chain commercial and retail buildings is destroying local 
distinctive character. 

The Middle Country Road corridor, encompassing Selden and Centereach Town Centers, is 
representative of post-war commercial corridors that lack tradition and continuity. Currently much of 
the space surrounding the retail buildings on Middle Country Road feels “uncontrolled” because there 
are no visual elements defining the large seas of parking lot and impervious surface. There is no 
hierarchy of space, nor is there any consistency of architectural design. 

Design guidelines are intended to enhance the community’s zoning regulations.  They are not a 
substitute for the zoning regulations, but rather complement them to address development character.  
Design guidelines are not mandatory, but provide recommendations for development. Design 
guidelines establish a level of quality that sets a precedent for future development, serve to enhance 
the value of property, and protect the investment of both landowners and developers. 

2.2 WHAT DESIGN GUIDELINES ADDRESS 

Design guidelines are introduced into the community to achieve a degree of consistency in 
development that results in a pedestrian-friendly, safe, and visually cohesive district.  Design 
guidelines are often implemented to ensure more attention is given to the design than is typical in 
current development.  Various aspects address the character and quality of the built environment, 
such as where the building and parking lots are located on the property, the pedestrian access on-site 
that contributes to the community system, and the character of building design. 

2.3 HOW DESIGN GUIDELINES AND STANDARDS WORK 

Design guidelines can be used by developers when preparing their development plans and 
applications, and subsequently submitting them to the Planning Board for plan review and approval.  
Design guidelines also provide development principles that help both the local community and 
developers: the community benefits from a consistent, coherent, and functional commercial district; 
the developer benefits from a predictable and standard approval process. 
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The design guidelines introduced here provide basic information, but do not attempt to address all the 
design issues relevant to proposed development.  The guidelines do, however, provide a statement of 
principle or intent for site organization and layout, site design, and architectural design.  The 
interpretation of the design guidelines should remain the responsibility of the Planning Board.  It is 
important to recognize that every parcel and site is unique, each proposed development is different 
and is intended to meet the needs of the landowner or developer, and therefore, the Planning Board 
must exercise discretion and implement the design guidelines with the main goal of achieving sound 
and appropriate designs and community character integration.  

In any scenario, Middle Country Road will require amendments to its current land use standards to 
encourage mixed-use and infill development to create a more vibrant and cohesive sense of place. 
This could come in the form of a new district or zoning overlay, or the defined area could be declared 
an area in need in redevelopment. As noted above, these design guidelines will accompany such 
changes in order to present a finely tuned vision of new development. 

2.4 LEVELS OF DESIGN REVIEW 

2.4.1 Site Organizational Review 

The site organization review process uses site design principles to address issues relating to both 
building and parking location.  Others issues addressed in this process include vehicle access and 
pedestrian circulation to and from the proposed building. 

2.4.2 Site Design Review 

The site design review process addresses issues generally relating to the aesthetics of the site and 
proposed development impacts on nearby properties, such as the impacts of commercial development 
abutting residential parcels.  Generally, landscaping principles define this review process, but 
building signage is also addressed here. 

Appropriate landscaping plays an important role in the visual character of site development.  For 
instance, parking lots can be a visual blight if not appropriately shielded.  However, landscaping with 
trees and shrubbery can help to reduce the visual impacts as buffers as well as enhance vehicle and 
pedestrian circulation.  As a component of the site design review process, landscaping will be 
addressed to ensure that the appropriate standards are being achieved. 

2.4.3 Architectural Design Review 

With gas stations, supermarkets, and fast food franchises becoming more and more a part of our daily 
lives, we have managed to ignore their aesthetic liabilities.  The architectural design review process 
uses the architectural details outlined herein to ensure that new building construction or modifications 
are compatible with the surrounding buildings’ patterns, styles, and textures.   
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Section 3: Proposed Design Guidelines: Concepts and Instructions  

3.1 OVERALL INTENT AND PURPOSE  

The purpose of these design guidelines is to encourage a mix of uses within the designated 
commercial and mixed-use districts with an emphasis on improved site design, greater economic 
activity, vehicular safety, and more dynamic social interaction. Within the designated districts, 
regulation will be largely based on form and impact of development as well as use.  In Selden and 
Centereach Town Centers, and along Middle Country Road, the goal is to provide a more connected 
streetwall, utilizing infill development to help create a continuous “face” along Middle Country Road 
instead of fragmented shopping strips with little or no connectivity. Interspersed along the new 
frontage are open spaces that can be developed as outdoor café sitting areas, public sitting areas with 
water features, or landscaped sitting areas for people to rest, or people watch. Refer to Selden and 
Centereach Concept Plans for more site-specific plan details. 

The guidelines provide design criteria and suggest development approaches, which will help both the 
Town and applicants consider issues of site organization, site design, public spaces and architecture.  
The purposes are to: 

> Attract appropriate development to expand the economic and fiscal base of the community in a 
manner that simultaneously enhances community character and creates a “sense of place”; 

> Encourage the highest quality of architectural and site design that is compatible with its 
surroundings; 

> Encourage buildings that provide an appropriate transition between the commercial areas of 
the towns and the surrounding neighborhoods;  

> Encourage buildings that are protective of important natural and public space resources and 
that avoid or minimize adverse impacts; 

> Establish a clear and consistent method for reviewing plans for new buildings and renovation or 
alteration of existing buildings and sites; 

> Reduce delays and confusion that developers, property owners, or business operators may 
encounter during the design phase of the proposed projects; and 

> Minimize land use conflicts. 

3.2 INSTRUCTIONS FOR THE ADMINISTERING BOARD AND APPLICANTS REGARDING COMPLIANCE WITH THE FOLLOWING 

DESIGN GUIDELINES AND STANDARDS: 

Compliance with the following guidelines (i.e. not mandatory) is strongly encouraged. Additional 
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standards are mandatory where noted. Each applicant for new land use and development shall comply 
with the required standards to the maximum extent practicable. 

> The administering board shall enforce the following design guidelines to the maximum extent 
practicable for the purposes of achieving the goals of Selden, Centereach, and Middle Country 
Road, and in accordance with the Purpose and Intent of the regulations as set forth herein.  

> The term “shall” is interpreted as mandatory. 

> The term “should” or “may” is interpreted as optional. 

3.3 GENERAL DESIGN CONCEPTS FOR SELDEN AND CENTEREACH TOWN CENTERS AND THE MIDDLE COUNTRY ROAD 
CORRIDOR  

A. Architectural Style
The promotion of a particular building style or architectural period is not emphasized within 
the area.  Although many existing buildings are representative of distinct periods and 
architectural treatments, the construction of well planned, creatively designed, and 
appropriately scaled and sited architecture, which will contribute to the overall quality of the 
built environment, is the overarching goal for new and renovated buildings. Although specific 
requirements are provided herein, they are open to interpretation and, when creatively 
followed, contribute towards the planning of well-designed buildings and projects. 

Groups of related buildings shall be designed to present a harmonious appearance in terms of 
architectural style and exterior materials.  Promoting a consistent architectural treatment 
between the front of the buildings and the rear of the buildings facing the parking areas helps 
to maintain the architectural integrity and finished appearance throughout the project from all 
vantage points within and outside the redeveloped area when buildings are visible to the 
public.

B. Site Orientation
Spatial relationships between buildings and other structures shall be geometrically logical 
and/or architecturally formal.  All structures within the corridor shall be situated with proper 
consideration of their relationship to other buildings, including those that are existing or 
proposed, and inside or outside of the corridor, in terms of light, air, and usable space, access 
to public and private rights of way, and off-street parking, height and bulk.

All buildings shall be designed so as to be attractive from all vantage points and shall be 
orientated toward the street so as to contribute to the overall liveliness of the pedestrian 
environment and to provide a continuous and visually interesting streetscape.
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C. Barrier Free Environment
Handicapped accessible entrances shall be well incorporated into the front entrance design so 
as to blend architecturally to the overall building composition. Wherever possible, rear yards 
should be graded in order to allow for handicap accessibility and visitability. In all cases, 
buildings, sidewalks, streets, paths of circulation, and public right-of-way improvements shall 
be planned and designed to conform to barrier free design guidelines, so as to promote 
equitable neighborhood development patterns and equal opportunities for diverse 
populations. 

D. Rhythm
As a general rule, buildings shall reflect a continuity of treatment obtained by maintaining the 
building scale, or by gradual changes in form by maintaining front yard setbacks at the 
property lines, by maintaining base courses, by maintaining cornice lines, by extending 
horizontal lines of fenestration, and by echoing architectural styles and details, design themes, 
building materials and colors generally compatible with, or enlivening to, the surrounding 
buildings. 

E. Parking Structures
Where permitted, parking structures shall be designed with the same care and attention to 
massing and detail as other structures within the Area, and as described herein. The use of 
well-designed parking structures is highly recommended as a means to create landscaped 
open space.  Parking structures shall incorporate retail within their bases, and ‘green’, 
recreational roofs whenever feasible. Parking structures shall be sited and designed in a 
manner that contributes to the overall quality and viability of the developments they serve.   

F. Pedestrian Environment
Designs should be encouraged to improve and invite pedestrian activity. Streetscapes should 
provide appropriate unified site furniture to encourage pedestrian activity, avoiding dull/bleak 
streetscapes that discourage walking. Street trees, crosswalks and pedestrian-scale lighting 
should be installed to further encourage walkability and a connected network of spaces. 

G. Sustainable Design
Natural resources in the Middle Country Road area are not limitless. Sustainable design 
principles should be utilized wherever feasible in order to preserve and protect these 
resources, most notably water and energy. In Suffolk County, where the quality, supply and 
storage of water is an issue, it will be increasingly important to protect the water supply and 
improve surface water and groundwater quality. Runoff should be actively managed in new 
and existing developments. Small forested areas should be preserved and soil disruption 
minimized during construction projects. Sustainable design guidelines are incorporated in the 
recommendations below. 
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Section 4: Guidelines 

4.1  Guidelines Applicable to All Districts 

The following guidelines apply to all commercial and mixed-use districts in the Selden and 
Centereach Town Centers, as well as the Middle Country Road corridor.  

4.1.1 Site Organization 
Addresses issues related to both building and parking location. Other issues include vehicle access 
(curb cuts), cross-easements, connections to adjacent developments and pedestrian circulation to and 
from the proposed buildings.

Design Element Commercial/Mixed Use Districts 

Building Placement 
Front Yard Setback

Buildings should present their main facade and entrance toward the 
street. Buildings should be oriented parallel or perpendicular to 
public sidewalks and allow for parking in the rear or side of the 
proposed structure. 

Building Placement  
Side Yard Setback 

Allow for zero side yard setbacks to allow buildings to be 
constructed next to one another.   

Street Organization New Roads: 
1. New secondary or internal access roads are strongly encouraged 

where appropriate to link adjacent buildings and parking areas. 
When practical, they shall create or continue an interconnected 
network of streets laid out in walkable blocks.  Cul-de-sacs and 
dead end streets are prohibited, except where topography or 
natural features make these necessary.  

2. Well-defined ADA-compliant crosswalks, small turning radii at 
intersections and other traffic calming elements should be 
incorporated.
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Parking and Loading Parking should not be the dominant visual element. Large 
concentrations of surface parking should be avoided and broken up 
with landscaping. All off-street surface parking areas shall be graded 
and paved with a durable dust free surface, adequately drained, and 
use poured in place concrete curbing or other suitable material such 
as granite curbing to prevent vehicles from encroaching upon planted 
areas. Wheel stops shall be prohibited.

1. All parking structures are to be designed to disguise the 
parking use within.  All parking and mechanical related areas 
within the first floors of decks shall be wrapped along the 
exterior by occupied active building uses, such as commercial 
storefronts. Well-designed screening shall be used at upper levels 
to conceal cars from view. 

2. Where an occupied active building use is not utilized to mask 
the parking within the building, the façade of the parking 
structure shall be designed to disguise the parking use to the 
greatest degree possible.  The exterior wall of the parking 
structure shall be architecturally designed to mimic and reflect 
the occupied portions of the building in terms of style and 
materials.  All openings in the parking structure facade shall be 
of the punched style. These openings shall be consistent with the 
rhythm of the window openings serving the principal uses within 
the building. They shall be covered by glass or metal in such a 
way that the exterior design is compatible with the design of the 
building and the actual windows of the building. The glass tint 
and/or reflectivity may be different so as to decrease the 
visibility of the garage use within. In lieu of glass, the openings 
may be covered by a hinged solid metal plate/shutter, or recessed 
decorative grill over a louvered opening as described below. 
Blind windows, where appropriate shall also be permitted. 
Where louvers are needed or proposed, decorative grills shall be 
installed over functional louvers, or other comparable decorative 
material shall be used in openings or portions of the openings 
resembling the windows provided above and/or below parking 
levels.  The intent of the above regulations is that no exposed 
garage exterior wall shall be detectable as a garage at the ground 
floor level. 

3.  In order to preserve the maximum number of on-street 
parking spaces possible, driveway widths and curb cuts shall be 
limited to the minimum width and number necessary.  Driveway 
/ curb cut widths leading to parking areas containing less than 
twenty (20) cars shall be no more that twelve (12) feet in width.  
The width of driveways and curb cuts leading to parking areas 
for twenty (20) cars or more shall be limited to twelve (12) feet 
for one-way traffic and twenty (20) feet for two-way traffic.  
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4.  All required parking spaces must be a minimum of 8.5 feet 
wide by 18 feet deep.  The placement of a curb up to two (2) feet 
within the required 18 foot depth of the parking space is 
permitted, provided that there is adequate area for an automobile 
occupying the parking space to over-hang said curb a like 
distance without infringing on required landscaping or pedestrian 
areas.  All aisles shall be a minimum of 22 feet wide.  Compact 
spaces may be provided only with the approval of the governing 
body and shall be a minimum of 8 feet wide by 16 feet deep. 

5.  Off-street parking and loading areas shall be coordinated with 
the public street system serving the corridor in order to avoid 
conflicts with vehicular traffic and/or obstruction to pedestrian 
walkways and thoroughfares 

6.  Light sources within any parking level shall not be visible 
from the exterior of the building either from the street or from 
other surrounding buildings and properties.  Identification of the 
internal fixture and its location must be provided in order for any 
application to the Planning Board for site plan to be deemed 
complete.

7.  Where buildings incorporate internal above grade parking 
garages, facade treatments shall be utilized which integrate their 
appearance with that of the building as a whole.   

8.  Developers shall demonstrate to the Board’s satisfaction that 
sufficient off-street loading is provided to meet the needs of the 
proposed uses. 

9.  Automated parking decks shall be encouraged as an efficient 
means to store vehicles in an environmentally acceptable (LEED 
standards) manner.   

10. All parking provided within the corridor shall be for the sole 
use of the residents or tenants of the building in which the 
parking is located.  Provided, however, that on a large site where 
multiple buildings are constructed, parking may be shared 
between the buildings.  Parking may not be leased to commuters 
or other non-residents or non-tenants of the building.

11. Pedestrian walkways should be designed within parking 
areas to safely separate the two modes, using decorative paving 
material and landscaping. In higher-density shopping areas, 
attractive multi-level parking structures may be preferable to 
surface parking lots.  
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12. Traffic 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 Middle Country Road. 

13. Refer to Zoning Code for number of parking space 
requirements. 

14. The Town should create a mechanism for shared parking 
agreements between businesses to be filed with the Town in 
accordance with Urban Land Institute standards.  For all new 
developments or current businesses that seek a building permit, 
the Town can require a formal evaluation of shared parking and 
parking reduction opportunities. 

15. Opportunities for shared commuter parking shall be explored 
and developed in conjunction with mass transit planning 
initiatives.

Parking Area Landscaping 
For parking area landscaping requirements, see “Screening, Buffers, 
and Landscaping” in this section. 
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4.1.2 Site Design 

Design Element 
 

All Commercial/Mixed Use Districts 

Screening, Buffers, 
and Landscaping 

General
1. Landscaping shall be required for any part of any parcel not used 
for buildings, off-street parking, sidewalk area or other similar 
purposes. All proposed site plans shall include plans for landscaping 
indicating the location, size, and quantity of the various species to be 
used. All open space, including yards, shall be landscaped with plants, 
trees, shrubs, and other appropriate plant materials unless said open 
space is specifically designed for other activities which require paving 
or other treatment. 

2. Landscape coverage shall be a minimum of 10% for each 
development site. Planting is to have a tiered effect comprising shrubs, 
grasses and groundcovers, with a minimum of 1 shade tree per 500 
square feet of garden area, of which 50% must be native species to the 
New York area.   

Tiered planting is to comprise a mix of groundcover, grasses, and 
shrub planting to create a layered effect for visual interest (see 
illustration above). 

3. All plant species are to be selected from a list prepared by a 
qualified Landscape Architect. The list will break down plant species 
into categories such as street trees, feature trees, screen trees, etc to 
ensure species are chosen which suit their intended purpose and 
location within the area. The list is also to contain prohibited species 
such as weeds.  

4. Themes are to be created through hard and soft landscape 
elements to give an identity and individual character to the Middle 
Country Road Corridor, Selden and Centereach Centers, whilst still 
remain in keeping with an overall character of the area. 

5. Existing vegetation shall be retained where possible. 

6. Provide adequate soil depth and width to encourage healthy 
growth. Provide irrigation and drainage to all planting beds to ensure 
their survival. 

Illustration of tiered planting
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7. Planting must be used to provide focal points, character, 
screening, softening and shade. 

8. Evergreen trees must be used to provide shade (particularly for 
parking areas) while deciduous trees should be used for seasonal 
change.

9. In locations where different land uses adjoin, a landscaped buffer 
zone is to be created with a minimum width of fifteen (15) feet using 
native evergreen screen planting to ensure visual screening year round. 
Such buffer area shall be located within the boundaries of the subject 
property or owned or controlled by the same property. Standards 
directing the quantity and types of plant material that should be used 
are to be included in the Town zoning ordinance.  

10. The 20 feet nearest the residential lot or lot in a residential district 
shall be planted with shrubs, trees and other plantings acceptable to 
the Planning Board and having a uniform height of not less than five 
(5) feet above the ground at the time of planting and shall be properly 
maintained to afford an effective screen between the two districts. A 
landscaped earthen berm, wall, or fence of location, height, design and 
materials approved by the Planning Board may be required for any 
portion of the required planting and/or buffer area. Where the existing 
topography and/or landscaping provides adequate screening, the 
Planning Board may accept the existing planting and/or buffer area as 
the required planting. The Planning Board may also require an 
increase or permit a decrease in these requirements if the Board 
believes that said variation would better accomplish the objectives of 
this section. 

All buffers, landscaping, and barriers should comply with the guidelines as 
defined below: 

1. Where the driveway meets the road, no barrier or hedge shall 
exceed two-and-one-half (2½) feet in height.  

2. All buffers, landscaping, and barriers shall be required by the 
Planning Board in accordance with the purpose, visual nature, noise 
impacts, and security needs of the proposal.  

3. Buffers, landscaping, or barriers shall be maintained in perpetuity 
by the applicant. If the applicant fails to maintain such property in 
reasonable order, the Code Enforcement Officer may cause such 
property to be maintained.  

Location
1. Buffers, landscaping, and barriers shall be constructed entirely 
within the boundaries of a lot. 
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2. All “fences” and “walls” shall be required to face the finished side 
towards adjoining lots and/or the street. 

Plazas and Open Spaces 
1. Feature understory and tree planting is to be implemented in 
plazas, entryways, and key areas/nodal points to create an identity for 
the precinct. A palette of feature plant species is to be created for each 
precinct, namely Middle Country Road, Selden, and Centereach. 

2. Lawn areas are to be incorporated into plazas/open spaces and are 
to be bordered by planting beds to create a visual and physical barrier 
to open spaces. Street furniture and sculptural elements are to be 
incorporated into these spaces for visual interest and amenity. 

3. Plaza and open space vegetation should utilize deciduous trees and 
vine-covered trellises that provide filtered shade, reducing 
temperatures in summer, yet allowing sun in the winter. 

4. Water features in plazas and open spaces should be utilized where 
possible for visual attraction, to screen traffic noise, and for cooling 
effects in summer.  The scale of water features should be in context 
with the surrounding landscape and/or buildings. 

          

Landscaped Parking Areas 
Parking areas shall comply to the following minimum standards: 

1. A minimum of one shade tree is to be planted for every eight (8) 
parking spaces for all car parking areas. Landscaping shall be 
maintained with shrubs no higher than three (3) feet and trees with 
branches no lower than ten (10) feet, and designed so that the 
landscaping is dispersed around the parking area in an aesthetically 
pleasing manner. This will reduce the heat island effect and create a 
more visually appealing and shaded area for parking. Shade trees are 

Water feature in a plaza
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to be planted in a minimum garden bed of 16 square feet. Where space 
doesn’t allow, the deep root concept shall be implemented to ensure 
sufficient tree growth (see image below). Deeproot is a modular 
underground crate system which is installed beneath paving that can 
support traffic loads, yet provide an ideal growing solution for trees in 
this car park / sidewalk situation 

Deeproot conept in a parking lot 

2. Parking lots of fifty (50) or more spaces should contain 12 square 
feet of landscaping for each 10 parking spaces. 

3. Parking areas with more than one hundred (100) car spaces are to 
include an 8 foot wide planted bio-swale central to the parking aisles. 
The bio-swale will act to absorb storm water runoff and treat in an 
environmentally effective way.  

4. A landscaped area shall be provided along the perimeter of any 
parking area except that portion of the parking area that provides 
access.

5. Parking lots should be designed to fit the needs of vehicles and 
pedestrians.

6. Planting islands should be used at the ends of rows of parking 
spaces to separate parked cars from moving cars.

Examples of bio-swales
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Planting islands separate parked cars from moving cars

Design Element 
 

All Commercial/Mixed Use Districts 

7. The leftover areas created between the parallel edges of the 
parking layout and the irregular edges of a property should not be 
paved, but should be used for landscaping, pedestrian space, or other 
creative uses.

8. Accessible pedestrian connections should be designed into parking 
lots.  Pedestrians should not be forced to compete with cars at the 
entrance of a larger parking lot. Multiple pedestrian outlets allow more 
efficient foot travel between a parking lot and various destinations. 

Streetscape and Roadways 
1. Street trees are to be planted along both sides of roads to create a 
tree lined avenue effect. The spacing shall be sixty feet (60) along 
primary roadways such as Middle Country Road, and forty (40) feet 
along secondary roadways. Species type should be selected to create 
an identity for the precincts and enhance the existing character of the 
area.

2. All street trees are to be planted in a minimum planting bed area 
of 15 square feet to ensure healthy and mature growth.  Where space 
doesn’t allow, the deep root planting system shall be adopted to 
provide sufficient growth zone for tree roots to ensure a healthy tree 
with maximum growing size and longevity.  

3. A planted central median with a width of ten (10) feet is to be 
incorporated down Middle Country Road where practical.  Planting is 
to consist of low planting suitable for median conditions in a high 
traffic area, where visibility and proximity to traffic elements is of 
concern.
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Illustration of planted central median

Design Element 
 

All Commercial/Mixed Use Districts 

4. A minimum ten (10) foot wide planted area is to be incorporated 
in the sidewalk zone to separate the roadway and development edge.  
This will soften the roadway and create a visual barrier from the 
building frontages to the street. 

5. Location of vegetation and signage should not impede sightlines 
for vehicles, cyclists, and pedestrians. On any corner lot, no 
obstructions higher than two-and-one half (2 ½) feet above the center 

Illustrations of planted sidewalk zones



 

Middle Country Road Design Guidelines February 2008 
 4.11 

Design Element 
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line of the street elevation shall be permitted to be planted, placed, 
erected, or maintained within the triangular area formed by the 
intersecting pavement lines or joining the pavement lines at points 
fifty (50) feet distant from their point of intersection. Trees are to have 
a clear trunk height of 8 feet.  

6. Mature form of trees should not intrude onto power lines and 
carriageways. 

Site Lighting Street Lighting 
Street lighting fixtures shall be located at the outer edge of all 
sidewalks and have a comprehensive fixture design or theme. 
Pedestrian scale lighting ranging in height from sixteen (16) to 
twenty-two (22) feet is encouraged. Lighting fixtures shall be in scale 
with the size and width of the street on which they are located and 
compatible with uses and structures directly fronting thereon.  In 
general, commercial streets and wider streets should have taller light 
fixtures; narrower streets and residential streets should have lower 
light fixtures. Street lighting fixtures should be of uniform height on 
any given street. 

Parking Area Lighting  
Parking areas within each site shall sufficiently illuminate all areas to 
prevent “dark corners.” However, care should be taken not to “over 
illuminate” parking areas in order to reduce adverse impacts on 
adjacent properties. All lighting sources must be shielded to eliminate 
off-site glare and be capped to prevent upward glare 

General
Light selections should be determined based on the following 
hierarchy:  
(1) Primary streets and parking lots;  
(2) Secondary streets; and
(3) Pedestrian sidewalks. 
Through this method of design, appropriate lighting fixtures should be 
selected based on size, form and character.  

1. Pedestrian lighting = 10 to 12 feet in height positioned at 50 feet 
centers near entries and parking, and 70 feet centers along walks and 
paths.

2. Area lighting = 18 feet or 2 feet lower than building height, 
whichever is less.  Parking lots are to comprise 25 feet in height pole-
mounted luminaires.  

3. Decorative streetlights should be proposed along various sections 
of Middle Country Road and throughout key parking areas. These 
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lights will provide sufficient lighting for safety and security. Medium 
to large lights should be used along the secondary streets and 
residential parking areas. Smaller, decorative lights are to be used 
along pedestrian sidewalks. 

4. Lighting should be used to highlight architectural features and 
create visual interest. Accent lighting is encouraged. 

5. Parking lot light poles and fixtures should be the same (or at least 
similar) style, height, color and intensity throughout the study area.  

6. Exterior neon lighting should be prohibited. 

7. All pedestrian areas must be lit at night. 

8. Lighting should be used to decoratively highlight landscaping 
elements and important buildings. 

Street Furniture Street furniture includes benches, waste containers, planters, phone 
booths, bus shelters, bicycle racks, and bollards. Street furniture shall 
be compatible with the architecture of surrounding buildings, the 
character of the area, and other elements of the streetscape. 
Consistency in the selection and location of the various elements of 
street furniture is critical for maximum effect and functional usage.    

1. Information kiosks should be placed at key intersections as space 
permits. 

2. Bicycle racks should be built in locations that are convenient for 
cyclists and safe for pedestrians. 

3. All public furniture must be designed and placed in a way that 
enhances the desired character of the space. 

4. Logical and aesthetically pleasing spatial relationships (based on 
alignment, symmetry, regular spacing, parallelism, 
perpendicularity, etc.) must be established among different pieces 
of furniture as well as among paving patterns, surrounding 
building facades and other spatial elements. 

Signage  Currently the signage along Middle Country Road varies in every way 
possible. Design guidelines should mandate a degree of continuity in 
the materials and color of signs. 
All signage shall be subject to site plan review and approval by the 
Planning Board. The Planning Board may at it’s discretion waive or 
allow deviations from the above regulations if a proposed sign or 
signage package will better meet the intent and purpose of this Plan 
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and/or the proposed sign or signage package meets the highest 
standards of good civic design.  Encouraging a unified signage system 
helps to enhance the overall design consistency throughout the 
redeveloped area. Unifying signage and the architectural design 
character of the built environment can promote the establishment of a 
district image. 

1. General Sign Requirements: 

a. Under no circumstances shall fluorescent or glowing paint be 
permitted for any signage within the Area. 

b. No sign shall be flashing or animated. 

c. Roof signs are prohibited. 

d. No sign shall be attached above the first story of any structure, 
except for Hospitals. 

e. Billboards and signboards are prohibited. 

f. Window signs shall not exceed twenty (20) percent of the 
window surface on which the display appears, and shall be 
prohibited above the second floor. 

g. Neon signs are prohibited. 

h. Backlit plastic or similar material signs are prohibited. 

i. All signage shall be externally lit. 

j. Kiosks for commercial uses and hospital uses listing tenants and 
giving directions may be provided but no advertising will be 
permitted. Such kiosks may not exceed eight (8) square feet of 
sign area. 

k. No permanent or temporary sign shall be erected or placed at or 
near the intersection of any streets in such a manner as to cause a 
traffic hazard at the intersection. 

l. The provisions of this section shall not apply to safety signs, 
road signs, historical markers or highway directional signs erected 
by municipal or public agencies. 

m. Signs with moving parts are prohibited except public service 
signs, such as time and temperature, approved by the Code 
Enforcement Officer. This prohibition shall include any decorative 
flags, streamers or other devices that may oscillate in the wind. 
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n. Signs projecting into a public right-of-way shall have a 
clearance of not less than ten (10) feet above the sidewalk or 
surrounding ground. No signs shall be permitted above any public 
driveway or thoroughfare. 

2. Site Signage: 

a. Vehicular Signage:  Directory signs listing tenants and 
including directional arrows may be provided but no advertising 
will be permitted.  Such directory signs may not exceed twenty-
five (25) square feet of sign area on each side and shall be of a 
decorative style and materials that match the style and materials of 
the buildings and street furniture.  They may not be internally 
illuminated.  

b. Small monument signs are permitted.  They may be a maximum 
of 4 feet in length by three feet in height and externally 
illuminated either through spotlights or lighting behind non-
illuminated lettering.  The dominant materials shall be of natural 
stone or masonry and the sign design must be consistent in color 
and style to the architecture and street furniture of the buildings 
and streets. 

3. Offices: Total exterior sign area shall not exceed the equivalent of 
ten (10%) percent of the first story portion of the wall to which it is 
attached. One (1) use shall be permitted no more than one (1) sign for 
each street frontage. No sign on any structure shall exceed fifty (50) 
square feet. 

4. Mixed-Use: Buildings with multiple uses shall have not more than 
one (1) sign per use provided the aggregate area of all signs does not 
exceed the maximum area permitted for each street frontage. No sign 
on any structure shall exceed fifty (50) square feet. 

5. Parking Garages and Lots: One (1) freestanding or attached sign per 
parking entrance may be allowed indicating the parking facility by the 
international parking symbol and a directional arrow. Said sign not to 
exceed eight (8) square feet. In addition, one (1) freestanding or 
attached sign per parking entrance may be allowed indicating parking 
rates, not to exceed eight (8) square feet. Said signs shall be located 
within ten (10) feet of the entrance. If necessitated by the circulation 
pattern, one (1) freestanding sign per street not to exceed four (4) 
square feet indicating direction/location of a parking facility may be 
allowed subject to review by the Planning Board. 

6. Retail Sales, Restaurants and Other Ground Floor Commercial Uses: 
Each such use may be allowed one (1) exterior sign not to exceed ten 
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(10%) percent of the area of the storefront (ground floor) to which it is 
attached. Ground floor two-sided blade signs shall be permitted, 
providing they are placed a minimum of one (1) foot below the second 
story window sill, and they do not exceed five (5) square feet in area. 
Blade signs must be hand lettered and painted. Fabric banners shall 
only be permitted by direct approval of the Planning Board, upon 
careful review of the proposed signage, graphics, color, size, and 
placement. 

a. Wall signs are permitted and shall be located within a sign band 
located over required awnings. The sign band shall not exceed 30 
inches in height nor extend more than 80 % of the width of the bay 
it is within but in no case may any single sign band extend more 
than 15 feet in width.  Any lettering or sign placed within the sign 
band may not be taller than 24 inches.   All such signs shall be 
made of wood or other natural material.  Sign may be lit, but only 
from gooseneck fixtures mounted over the signs, and directed 
downward towards the sign, but shielded from the street. 

b. Awnings, which are required elements of the retail frontages, 
shall extend a minimum of 5 feet and a maximum of 10 feet from 
the building façade, be made of canvas or equivalent material, and 
be retractable.  They shall be of a uniform color palette, but may 
be different styles of fabric.  The awnings shall be of the 
rectangular style, angled down towards the street, with no side 
panels.  The lowest structural elements projecting over the 
sidewalks shall not be lower than 8 feet. 

Sidewalks and 
Pedestrian 
Guidelines  

1. Decorative paving should be used to distinguish pedestrian 
walkways from plazas and vehicular roadways / cycleways. 

2. Sidewalks are to be located on both sides of primary and 
secondary roads and be of sufficient width to facilitate safe and 
extensive pedestrian circulation. Sidewalks along Middle Country 
Road are to be of ten (10) feet width. Sidewalks along secondary 
roadways are to be of eight (8) feet width. 
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3. Paving materials are to be of a porous material where possible to 
facilitate the infiltration of storm water into the ground and provide 
further storm water management benefits. Permeable pavers can be 
more expensive for initial installation, but have little or no 
maintenance costs and have a longer life expectancy.  They are easily 
moved and replaced for access to underground utilities, are three times 
stronger than poured concrete, and move with freeze-thaw soil 
conditions.1  Because of their aesthetic appeal, they have also been 
shown to increase surrounding property values.2

4. Pavers are to be of appropriate size in keeping with the landscape 
and architectural context. 

5. Accessible, ADA-approved curb ramps should be placed at all 
intersection crosswalks and driveway curb cuts. 

6. Sidewalk areas should be “bumped-out” at key intersections to 
facilitate easy crossings for pedestrians and to calm traffic. 

1 http://www.paversearch.com/concrete-pavers-advantages.htm 
2 Jordan Cove Urban Watershed Project, Uni Eco-Stone� Case Study 
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4.1.3  Architectural Design 
New construction within the corridor shall be visually compatible with other structures in the corridor 
and shall be constructed of the same, similar, or complimentary materials. Additions to existing 
buildings shall be visually compatible with adjacent structures. If an earlier improvement to the 
existing structure was not done in a way that respects the architectural integrity of the building or 
does not maintain visual compatibility with adjacent structures, new improvements to the existing 
structures shall use the design guidelines of the corridor described herein.     

 
Design Element 

 

 
Commercial/Mixed Use Districts 

Doors, Windows, & 
Entrances 

All building entrances shall be defined and articulated by 
architectural elements, not limited to canopies, lintels, pediments, 
pilasters, columns, porches, railings, and balustrades.  All 
architectural components shall be well integrated and compatible 
with the style, materials, colors, and details of the entire building. 
The primary façade of all buildings shall contain the primary 
entrance and shall be orientated toward the street and any inner court 
so as to contribute to the overall liveliness of the pedestrian 
environment. Specifically, direct open and functional pedestrian 
ingress/egress from business uses must be provided directly to the 
street, sidewalk, courtyards and/or walkway to which such use is 
adjacent.

All primary entrance doors on commercial buildings shall be inset 
equal to or greater than the width of the door. Doorways shall be 
commercial steel doors with glass insets filling a minimum of ½ of the 
door. Doorways should be single or double. 

1. Primary Retail Entrances: Retail store entrances shall have 
access from a defined pedestrian realm on a primary street or a 
major sidewalk. Only secondary entrances and service entrances 
are allowed from the parking lot. 

2. Secondary Entrances: Street level secondary doors for the 
commercial unit shall be permitted on the primary street façade if 
the entrance is well designed and compatible with the colors, 
materials, and style of the primary facade. Secondary entrances 
to rear yards shall be of a similar design as the primary entrance, 
but not as completely decorated. 

3. Prominent Entries: Main building entries shall be easily 
identifiable from the sidewalk and shall not occur simply as 
voids between buildings. 
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Doors, Windows & 
Entrances (continued)

4. Windows (General): The windows of a building are a major 
element of style that gives character to the building. As such, it is 
critical that the components including number of panes, size of 
muntins, sills, lintels, trim and hoods of windows be architecturally 
compatible with the building composition and surrounding built 
environment. Generally, windows shall be proportioned vertically 
to square. To the extent possible, upper story windows shall be 
vertically aligned with the location of windows and doors on the 
ground level, including storefront or display windows. Within street 
facing facades, the majority of windows shall contain expressed 
lintels. At any location, all windows shall have expressed sills. 

Building Frontages Buildings shall define the streetscape with uniform setback lines along 
the property line. The set back line shall be generally continued across 
side yard setbacks between buildings using landscaping, walls or 
fences.

> Storefronts: Storefronts are an integral component of  
commercial/mixed-use buildings and shall be designed, along with 
the upper floors, in compatibility with the entire façade character. 
Ground floor retail, service, and restaurant uses shall have large 
pane display windows. Windows shall be framed by the 
surrounding wall, and shall comprise 75% of the total ground level 
façade area. Buildings with multiple storefronts shall be unified 
with architecturally compatible materials, colors, details, awnings, 
signage, and light fixtures. Storefronts shall not include any 
architectural features that have no historical basis, such as mansard 
roof overhangs, wood shakes, coach lanterns, and non-operable 
shutters. The functional and decorative features of traditional 
storefront design, including contemporary interpretations thereof, 
shall be encouraged, and should aim to incorporate such elements 
as display windows, entrances, transoms, kick plates, rooflines, 
cornices, corner posts, and appropriate signage and graphics. 
Storefront windows shall be lit at night in order to enliven 
commercial areas. 

Façades All façade treatments and selections of materials, colors, and 
architectural details used on the exterior of a building shall be 
compatible with the building’s own distinct style. Integral materials, 
colors, and/or details that are associated with prevailing styles of 
architecture shall be incorporated into the design of buildings, only if 
appropriate to the design of the specific building. Care shall be taken 
not to artificially create “period architecture” without the proper historic 
context and adjoining urban fabric. Major façade components shall be 
incorporated with careful attention to proportions, slopes, rake, 
dimensions, and scale. 
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Façades (continued) 1. Articulation: All visibly exposed sides of a building shall have 
an articulated base course and cornice. A cornice, which 
terminates or caps the top of a building wall shall project 
horizontally from the vertical building wall plane and should be 
well expressed. The middle section of a building shall be 
horizontally divided at the floor, lintel, or sill levels, with belt or 
stringcourses, or other architectural elements to achieve the 
necessary surface material transitions.  Accenting articulation of 
facades shall also be confined to the corners of the building, the 
area around entries, and at designated vista terminations. 

2. Façade Ratio: The percentage of void area (windows and other 
openings) in a building façade shall be between 20% and 50%, 
except at street level storefront frontages where it shall not be 
lower than 75%. The percentage of void area on residential 
primary façades shall be not less than 30%.  

3. Façade Composition: “Scattered-window” facades shall not be 
allowed at frontages. Windows on the upper stories of residential 
and mixed-use buildings shall align vertically with the location 
of doors and windows on the ground level, and shall be 
compatible with windows in adjacent buildings.  The relationship 
of the width to the height of window proportions on the front 
elevation shall be visually compatible with other buildings. 
Window openings should create bays within the principle façade, 
breaking the building down into vertical segments.  The building 
and its parts shall appear to be balanced, and the mass of a façade 
shall not interrupt the continuity of the appearance of the street. 

4. Façade Color: A minimum of three colors shall be used on 
each building: one base color and two or more complementing or 
contrasting colors.
a. Trim and shutters shall be painted a contrasting color (or 

colors) from the main body.  

b. Integral coloring of concrete, stucco, and similar materials 
is encouraged. Differentiation of color should relate to 
material and/or plane transition. 

c. The larger and more simple the building, the more subtle 
the field color should be. Smaller buildings, or those with 
more elaborate detailing, can often use more color and 
more intense hues. 
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Design Element Commercial/Mixed Use Districts 

Façades (continued) d. Use warm, muted shades as the body or overall building 
background color. Brighter, more intense hues of related or 
contrasting color should be used as accent colors and highlight 
colors for architectural elements.

e. Signage, window designs and awnings should be color 
coordinated with the building façade. Use darker, deeper, and 
brighter shades on these elements to create interest on the 
façade and call attention to windows and doorways. 

5. Mixed-Use Facades: The difference between ground floor 
commercial uses and entrances for upper level commercial or 
apartment uses shall be reflected by differences in façade 
treatments. A cornice line shall accentuate storefronts and other 
ground floor entrances. Further differentiation should be achieved 
through distinct but compatible materials, signs and awnings, 
enlarged display windows, and exterior lighting. 

6. Soffit Emphasis: In most buildings, the underside of the 
overhang is more visible than the roof. The soffit in a 
Commercial/Mixed-use District shall therefore receive a greater 
amount of attention, care, and detail. 

7. Commercial Buildings: Building wall offsets, including 
projections, recesses, and changes in setbacks shall be used in order 
to add architectural interest and variety, and to relieve the visual 
effect of a blank wall. Solid metal security gates or solid roll down 
metal windows shall not be permitted. Link or grill type security 
devices shall be permitted only if installed behind the window or 
doorframes. 

Security grilles shall be recessed and concealed during normal 
business hours. Other types of security devices fastened to the 
exterior walls are not permitted. 

8. Prohibited: 
a. Blank walls or service area treatments are prohibited on 
elevations visible from the public view shed. Where the 
construction of a blank wall is necessitated by a building code, the 
wall shall be articulated with trimmed window openings (frames, 
sills, and lintels) or, if the building is occupied by a commercial 
use, by using recessed, or projecting display window cases. 
Intensive landscaping shall be used to mask the blank wall. 
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Design Element Commercial/Mixed Use Districts 

Façades (continued) b. Commercial buildings shall avoid long, monotonous, 
uninterrupted walls. Building wall offsets, including projections, 
recesses, and changes in setbacks shall be used in order to add 
architectural interest and variety, and to relieve the visual effect of a 
blank wall. 

Building Materials 1. Facades: Appropriate materials shall include all “true”
materials; those consistent with their appearance and material 
make-up. Such materials include, but are not limited to painted 
wood or cementitious horizontal siding, unit masonry such as brick, 
cement stucco, metal panels, architectural stone and architectural 
shingles. Generally, artificial stone (“Permastone”), artificial brick 
veneer (“brick face”), EIFS, asbestos or asphalt shingles are 
inappropriate and should be avoided. Vinyl or aluminum clapboard 
shall not be permitted. 

2. Roofing: Where appropriate, roofing materials shall match in 
composition, size, shape, color, and texture to those of the 
surrounding structures. Roofing materials shall complement that of 
the principal structure. Additions to roofs such as residential 
skylights, solar collectors, mechanical, and service equipment shall 
be placed so that they are inconspicuous from the public view shed. 

Roofs Green roofs on new development should be encouraged or required 
to offset impervious surface coverage.  Such high-performance 
building upgrades can be used to reduce imperviousness of both 
proposed and existing buildings.   

Screening of 
Mechanical, Plumbing, 
Electrical, Media & 
Communications 
Equipment 

All transformers, air conditioning units, HVAC systems, exhaust 
pipes or stacks, elevator housing, satellite dishes, and other 
telecommunications receiving devices shall be thoroughly screened 
from view of the public right-of-way and from adjacent properties by 
using walls, fences, roof elements, penthouse-type screening devices, 
landscaping, or masked from frontages by building elements in a 
manner consistent with the design of the building. All parts and 
components of satellite dishes, and television and radio antennas 
shall be screened from view or shall be disguised within the 
architecture of a structure. Due consideration shall be given to the 
screening of rooftop mechanical equipment. Materials used for 
screening of rooftop mechanical equipment shall be harmonious with 
those used in the building’s façade. In all cases, creative placement 
of said equipment is strongly encouraged in order to minimize the 
need for screening. Cellular phone antennas &/or structures are 
prohibited. 
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Corner Lots Buildings on corner lots have at least two facades exposed to the 
street and therefore shall be considered significant structures. These 
buildings shall be designed with additional height and/or 
architectural embellishments such as expressed corner components, 
turrets, bay windows, or dormers to emphasize their location. 
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APPENDIX B: Examples of Draft Zoning 
Regulations

� Neighborhood Commercial 
� Smart Growth Gas Station 

A P P E N D I X  B :  E x a m p l e s  o f  D R A F T  Z O N I N G   



Draft legislation 
NEIGHBORHOOD COMMERCIAL DISTRICT (NCD) NEW CODE  
 
ARTICLE XXXVC 
NEIGHBORHOOD COMMERCIAL DISTRICT 
§ 85-410. Legislative Intent. 
 
A. In order to protect and enhance the aesthetic and visual character and promote and 
provide for the orderly development of certain corridors adjacent to major transportation 
routes, which serve as scenic gateways to business districts within the Town of 
Brookhaven, the Town Board of the Town of Brookhaven hereby determines that it is 
necessary to establish a Transitional Corridor Overlay District. The Overlay District’s 
regulations are intended to supplement the regulations of the underlying zoning districts 
and to provide for the compatibility of development along the identified corridors. In 
particular, the purpose of the Transitional Corridor Overlay District shall include, but not 
be limited to, the following goals: 
 
1. Reduce incompatible and adverse visual impacts and provide for sound positive 
visual experiences along the Town’s major commercial corridors. 
2. Provide for the continued safe and efficient use of corridors through the use of 
appropriate site development methods. 
3. Encourage the development and preservation of the unique scenic, cultural, and 
historical character within the transitional corridors. 
4. Provide a strong emphasis on redevelopment consistent with the various hamlets’ 
character and identity to further promote neighborhood identity, diversity and focus. 
5. Minimize intersections and individual site access points along transitional corridors. 
6. Reverse the appearance of commercial and suburban sprawl in the transitional 
corridors through setback requirements, buffering and redevelopment criteria. 
7. Provide a mechanism to preserve portions of the transitional commercial corridor as 
natural vegetation. 
8. Regulate new development and redevelopment in order to eliminate the advance of 
strip commercial development. 
 
§ 85-410. 1. Designation of Neighborhood Commercial District. 
B. The Transitional Corridor Overlay Districts shall be comprised of all properties as 
shown on the Town of Brookhaven’s Official Zoning Map on file in the Office of the 
Town Clerk and in the Office of the Department of Planning, Environment 
and Land Management. 
 
§ 85-410.2. Development permitted within the District - Standards 
A. All development and redevelopment of property within the Transitional Corridor 
Overlay District shall be permitted in accordance with the provisions of Chapter 85 of 
the Town Code as applicable to the underlying zoning district and said 
development/redevelopment shall comply with the development standards, guidelines 
and procedures set forth in this Article. 
 



B. Notwithstanding the above and the provisions contained in the underlying zoning 
district, outdoor storage shall be prohibited within a Transitional Corridor Overlay 
district. 
 
C. The provisions of this Article shall be incorporated into site plan review for any 
development and redevelopment of property. 
 
§ 85- 410.3. Transfer of Development Rights. 
The Town Board recognizes that the transfer of development rights from the 
Transitional Corridor Overlay District to the Hamlet Center Overlay District will further 
the goals of duly adopted Town of Brookhaven Land Use Plans and will further promote 
the orderly and efficient development of the Main Street Business Districts. 
 
A. All parcels of land within a Transitional Corridor Overlay Districts shall be deemed 
“receiving districts” for the transfer of Pine Barrens Development Credits. 
 
§ 85-410.4. General procedures. 
Upon receipt of an application for development or redevelopment within a Transitional 
Corridor Overlay District, the Commissioner of Planning Environment and Land 
Management (herein Commissioner) or his/her designee, shall review the proposed 
development or redevelopment for compliance with the requirements of this Article. 
 
§ 85-410. 5. Dimensional criteria standards. 
 
A. Minimum front-yard setback. 
1. Notwithstanding provisions contained in the underlying zoning district, the minimum 
required front-yard setback shall be thirty-five (35) feet and the maximum shall be 
forty (40) feet.  
 
2. Notwithstanding the above, the Commissioner or his/her designee, upon application, 
may grant relief from the required dimensional criteria provided that the applicant has 
fulfilled all other requirements as applicable. 
 
§ 85-410.6. Front-yard parking restricted. 
A. All parking within the Transitional Corridor Overlay District shall be located in the rear 
yard area. 
 
B. Parking or vehicular driveways shall be prohibited within the front-yard set-back. 
 
C. Parking lots for passenger vehicles, which were established under a valid prior 
approval, may be permitted in a required front-yard, provided that said parking area is 
enhanced pursuant to an approved landscape plan that provides a minimum of a 
twenty-foot landscape buffer along the required front-yard. The Planning Board, upon 
consideration of the existing character of the site and of the surrounding community and 
land uses, may waive or modify said requirement. 
 
 



§ 85-410.7. Access to site; parking. 
A. Access to any property within the Transitional Corridor Overlay District shall be 
coordinated with adjacent properties and shall to the extent possible eliminate curb cuts 
onto the designated roadway. The Planning Board or Commissioner or  his/her 
designee may require that all curb cuts and points of ingress and egres onto the 
designated corridor be eliminated wherever possible.  
B. The Planning Board, the Commissioner of Planning, Environment and Land 
Management or his/her designee, as part of site plan review, may request the consent 
of the applicant/owner for future access to or from an adjoining property. 
 
§ 85-410.8. Architectural standards. 
A. A design plan, demonstrating conformance with the architectural guidelines as 
contained in duly adopted Land Use Plans, as applicable, shall be submitted for new 
structures, additions to existing structures or those structures undergoing rehabilitation 
of greater than 50% of their assessed value. 
 
B. The Planning Board as part of its site plan review may require additional architectural 
amenities. 
 
§ 85-410.9 Site Lighting standards. 
A. Architectural lighting shall be recessed under roof overhangs or generated from a 
concealed source of low-level light fixtures. 
 
B. Site lighting shall be a clear white or amber light of low-intensity from a concealed 
source, and shall not spill onto adjoining properties, buffers or roadways. Overhead 
lights shall utilize “cut off” refractors as controls. All development/redevelopment plans 
must demonstrate the relationship of light to the roadway corridor. 
 
C. Decorative, low-level intensity non-concealed source lighting that defines vehicular 
and or pedestrian ways may be deemed acceptable by the Planning Board or the 
Commissioner. 
 
§ 85-410.10. Landscape standards. 
A. A landscape plan shall be submitted in conjunction with the development or 
redevelopment plan that is compatible with the recommendations contained within the 
duly adopted applicable Land Use Plan. 
B. The landscape plan shall be drawn to scale, include dimensions and distances, and 
clearly delineate all existing and proposed vehicular, bicycle and pedestrian movement, 
including but not limited to parking. The location, size and description of all landscaping 
materials shall be indicated on the land use plan. 
C. Parking lots established under a valid prior approval that are located along a 
designated transitional corridor and which cannot satisfy the required twenty foot 
landscape buffer, shall require the installation of an evergreen hedge, berm and/or 
decorative wall or fence as determined by the Planning Board. 
 
§ 85-410.11. General Severability. 



If any clause, sentence, paragraph, section or item of this local law shall be adjudged by 
a court of competent jurisdiction to be invalid, such judgment shall not impair nor 
invalidate the remainder hereof, but such adjudication shall be confined in its operation 
to the clause, sentence, paragraph, section or item directly involved in the controversy 
in which such judgment shall have been rendered. 
 
Effective Date: This local law shall become effective immediately upon filing with the 
Secretary of State of the State of New York. 
 
 
ALTERNATE II (NEIGHBORHOOD BUSINESS DISTRICT J9) 
ARTICLE XXZ J Business 9 District (Transitional Business)   
§ XX-XXX. Permitted uses.  

In a J Business 9 District, no building, structure or premises shall be used or occupied and no building or 
part thereof or other structures shall be so erected or altered, except for one or more of the following 
purposes:  

A. Bank without accessory drive-through facility.  

B. Bowling alley.  

C. Church or similar place of worship.  

D. Commercial center.  

E. Day-care facility.  

F. Delicatessen.  

G. Dry cleaners.  

H. Health club.  

I. Laundromats.  

J. Non-degree-granting schools, including self-defense, dance, swimming, gymnastics and similar 
instruction/programs, except those associated with manufacturing or truck driving.  

K. Office.  

L. Personal service shops, such as barbershops, beauty parlors, shoe repair shops, tailor shops and like 
services.  

M. Pharmacy without accessory drive-through facility.  

N. Shops and stores for the sale at retail of consumer merchandise and services.  

O. Shops for custom work and for making articles to be sold at retail on the premises.  

P. Take-out restaurant. [Added 7-13-2004, effective 8-2-2004 Editor's Note: This ordinance also redesignated 
former Subsections P and Q as Q and R, respectively. ]  

Q. Undertaking establishments.  

R. Veterinarian, provided that all activities take place within the building.  

§ XX-XXX. Town Board special permits.  

The following special permit uses, when authorized by the Town Board, shall be subject to the criteria as 
set forth in Article IVA, § 85-31.2, in addition to the criteria contained herein.  

A. College or university, excluding dormitories and other college or university residential facilities.  

§ XX-XXX.1. Planning Board special permits. 



The following special permit uses, when authorized by the Planning Board, shall be subject to the criteria 
as set forth in Article VIA, § 85-51, in addition to the criteria contained herein:  

A. Assembly and social recreation hall.  

B. Automobile parking field.  

C. Bar, tavern or nightclub.  

D. Billiard hall.  

E. Manufacturing use, provided it is limited to only those goods that are sold on the premises and does 
not occupy more than ten percent (10%) of the total gross floor area of the building or more than 
10,000 square feet, whichever is less.  

F. Motor vehicle rental.  

G. Nonprofit fraternity or lodge.  

H. Nursery or garden center.  

I. Outside display.  

J. Public utility.  

K. Restaurant.  

L. Motor vehicle rental or sales establishment. 

§ XX-XXX.2. Prohibited uses.  

All uses not expressly permitted are prohibited.  

§ XX-XXY. Dimensional criteria.  

A. Minimum lot area.  

Except as otherwise provided herein, the minimum required lot area shall be 6,000 square feet.  
 

B. Minimum width of lot throughout.  

Except as otherwise provided herein, the minimum required width of lot throughout shall be 100 
feet.  

 

C. Minimum front yard setback.  

Except as otherwise provided herein, the minimum required front yard setback shall be 30 feet 
and the maximum 40 feet.  

 

D. Minimum side yard setback.  

Except as otherwise provided herein, the minimum required side yard setback shall be 10 feet.  
 

E. Minimum rear yard setback.  

Except as otherwise provided herein, the minimum required rear yard setback shall be 25 feet.  
 

F. Maximum permitted floor area ratio (FAR).  

Except as otherwise provided herein, the maximum permitted FAR shall be 60%.  
 

G. Maximum permitted height.  

The maximum permitted height for all structures shall be 35 feet or 2 1/2 stories.  
 

B. Other Criteria 

A. Outside display.  

(1) All display shall be set back a minimum distance of 25 feet from any roadway. The entire portion 
of the display setback shall be landscaped in accordance with the approved site plan.  

 



B. Outside seating as an accessory use to a take-out restaurant, restaurant, or major restaurant use.  

(1) Outside seating shall be permitted for food service purposes only.  

(2) Outdoor loudspeakers, exterior live entertainment or dancing of any kind shall be prohibited for 
any take-out restaurant, restaurant, or major restaurant between the hours of 11:00 p.m. and 
8:00 a.m. or within 1,000 feet of any residence district.  

(3) Outside seating shall only be permitted to operate between the hours of 8:00 a.m. and 11:00 
p.m. for any take-out restaurant, restaurant, or major restaurant within 1,000 feet of any 
residence district.  

(4) Outside seating shall be permitted on the subject parcel only.  
 

C. Motor vehicle rental.  

(1) No more than five rental vehicles.  

(2) All rental vehicles shall be screened from view with a hedge, berm and/or decorative wall or 
fence in accordance with Town standards.  

(3) No repair or maintenance of rental vehicles permitted on site.  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Draft legislation 
SMART GROWTH GAS STATION ZONING CODE  
 
Main Street Business District and Neighborhood Business District Addendum to § 85-262. Special permit 
criteria. [Amended 2-10-2004, effective 3-1-2004; 7-13-2004, effective 8-2-2004] of the Brookhaven Town Code. 

In addition to the criteria set forth within Article IVA, § 85-31.2, or Article VIA, § 85-51, the following 
special permit criteria shall be required for the uses so indicated:  

A. Convenience store as an accessory use to a motor vehicle fueling station. [Amended 10-19-2004, 
effective 11-8-2004]  
(1) Convenience stores shall only be permitted as a clearly accessory and incidental use to a 

permitted motor vehicle fueling station.  

(2) Parking and stacking areas required for the fueling pumps shall not be counted as parking for 
the convenience store. The applicant must demonstrate that the convenience store has 
sufficient parking allocated so that there will be no interference with the fueling station 
operation. In connection therewith, the applicant must demonstrate a plan whereby vehicles 
wishing to receive fueling services can do so without inconvenience due to the operation of the 
convenience store.  

(3) All convenience stores shall have public restrooms attached thereto.  

(4) A maximum of 750 square feet of building area shall be devoted to the retail sale and display 
area, and the total building area shall not exceed 1,500 square feet, except that existing 
fueling station(s) may exceed the requirement of a maximum building area of 1,200 square 
feet so long as the building complies with all other dimensional requirements or if the subject 
building was included in a previously approved site plan and a certificate of occupancy was 
issued pursuant to Planning Board site plan approval.  

(5) The Planning Board, in conjunction with the site plan, shall approve all signs displayed at the 
site in connection with the convenience store. Portable or mobile signs advertising any items 
being sold on the site are prohibited.  

(6) Any accessory uses to the retail convenience store, including but not limited to ice cream 
parlors, doughnut shops and similar specialty uses, which are not clearly incidental to the retail 
convenience store are prohibited.  

(7) Outside display shall be prohibited.  

*(8) In any Main Street Business District (MSBD) or Neighborhood Business 
District (NBD), the subsequent additional requirements shall apply: 

(8a) (1) Setbacks, Accessory Convenience Stores. New buildings intended for 
the operation of an accessory convenience store shall be constructed at a 
minimum set back of zero (0) feet from the street line, and a maximum of five 
(5) feet from the street line. The site design shall be such that it is possible to 
allow pedestrians to enter the convenience store from the street without 
traversing an automobile driveway. 

8(b) Site location. Establishment of a new service station may be permitted only 
when the site is located at the intersection of streets controlled by a traffic 
signal. 

 
*Amended 2007 

B. Motor vehicle fueling station. Editor's Note: Former Subsection B, Fast-food restaurant, was repealed 7-13-2004, 



effective 8-2-2004. This ordinance also redesignated former Subsection C as Subsection B. [Amended 10-19-2004, 
effective 11-8-2004]  
(1) The use shall be limited to the retail sale of motor fuels, lubricants and other motor vehicles 

supplies, including spark plugs, batteries, tires and other minor parts for the repair and upkeep 
of motor vehicles. Minor repairs and servicing shall be permitted after the review and approval 
of the Town Board and the issuance of a special permit, except that body and fender work is 
expressly prohibited.  

(2) No repair work shall be performed in the open. All repair work, excluding emergency service, 
shall be conducted only between the hours of 7:00 a.m. and 9:00 p.m.  

(3) The overnight storage of registered vehicles shall only be permitted with the review and 
approval of the Town Board and the issuance of a special permit. There shall be no outdoor 
storage of dismantled cars.  

(4) A motor vehicle fueling station shall be prohibited within 500 feet from any lot line bounding an 
area of public assembly, such as a hospital, church, library, playground, school, community 
center or theater.  

(5) The Planning Board, in conjunction with the site plan, shall approve all signs displayed at the 
site in connection with the motor vehicle fueling station. Portable or mobile signs advertising 
any items being sold on the site are prohibited.  

(6) Outside display shall only be permitted with the review and approval of the Town Board and the 
issuance of a special permit.  

(7) Required standards. The Town Board hereby finds that many of the new public motor vehicle 
fuelling stations and recently remodeled public motor vehicle fueling stations located within the 
Town of Brookhaven are being designed and constructed as one-hundred-percent self-service 
facilities. These facilities do not adequately address the needs of the elderly or the physically 
impaired that find it difficult, if not impossible to operate self-service fuelling pumps. In 
consideration of the foregoing, the following standards shall be required of all self-service public 
motor vehicle fueling stations:  

(a) At least one public fuel pump island shall be full service for use by the general public or by 
the physically impaired or elderly persons between the hours of 8:00 a.m. through 8:00 
p.m. during any days on which the public fueling station is open for business.  

 

(8) Curb cuts. A maximum of one curb cut for every 75 feet of road frontage shall be permitted. No 
part of a strip 25 feet in width adjoining any lot or land in a residence district or adjoining a 
street intersection shall be used for providing access to the site. Driveways and curb cuts shall 
have a minimum width of 20 feet and a maximum width of 35 feet at the curbline. Driveways 
shall be spaced a minimum of 25 feet apart.  

(9) Screening. Buffers and fencing shall be provided in accordance with Town standards.  

(10) A building permit shall be secured and construction begun within two years of any Planning 
Board's site plan grant. An application may be made to the Town Board for not more than one 
six-month extension of the time period for commencement of construction. Failure to 
commence construction within said time limits may, upon 10 days' public notice and notice to 
the applicant/owner, result in the Town Board revoking any special permits granted in 
connection with the use.  

(10) Setbacks, Accessory Repair Shops. New buildings or additions to existing 
buildings housing repair shops shall be constructed at a minimum set back of 
twenty-five (25) feet from the street line. New gasoline pump islands or 
additions to existing gasoline pump islands shall be set back at least twenty 
(20) feet from any property line. 
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APPENDIX C:  Green Code

A P P E N D I X  C :  B A B Y L O N  G R E E N  C O D E  



Town of Babylon Green Building Resolution 
 

RESOLUTION NO. NOVEMBER 15, 2006 
ADOPTING LOCAL LAW NO. ____ OF 2006 ADDING TO THE CODE 
OF 
THE TOWN OF BABYLON, CHAPTER 89, ARTICLE VIII, 
BUILDING CONSTRUCTION 
 
The following resolution was offered by 
and seconded by : 
WHEREAS, the Town Board of the Town of Babylon having 
duly called and held a Public Hearing at Babylon Town Hall, 200 
East Sunrise Highway, Lindenhurst, New York, on the 8th day of 
November, 2006 upon the question of enactment of Local Law No. 
____ of 2006 of the Town of Babylon, Suffolk County, New York, 
being a Local Law adding to the Code of the Town of Babylon, 
Chapter 89, Article VIII, Building Construction, 
NOW, THEREFORE, be it 
RESOLVED AND ORDAINED, by the Town Board of the Town 
of Babylon that Local Law No. ____ of 2006, of the Town of 
Babylon, Suffolk County, New York, is hereby enacted as follows 
and effective upon its filing with the New York State Department 
of State: 

 
Town of Babylon Green Building Local Law 
 

LOCAL LAW NO. of 2006 
A Local Law adding to the Code of the Town of Babylon, 
Chapter 89, Article VIII in reference to Building Construction. 
 
LEED Certification 
§89-83. Intent. 
The Town of Babylon is committed to minimizing the short term 
and long term negative impacts construction has on the 
environment. The intent of this Local Law is to provide 
owners and occupants of commercial buildings, offices, 
industrial buildings, multiple residences and senior citizen 
multiple residences with energy and water savings; good indoor 
air quality and healthy, pleasant and productive surroundings. 
A further intent of this Local Law is to benefit the community 
by having buildings constructed that are resource-efficient 
and conserve energy. 
§89-84. Leadership in Energy and Environmental Design. 
The Town of Babylon hereby adopts the U.S. Green Building 
Council s Leadership in Energy and Environmental Design (LEEDNC) 
Rating System, Version 2.2 and further automatically 



adopts any future versions promulgated by the U.S. Green 
Building Council. The LEED-NC system establishes several 
levels of environmental achievement from a Certified rating 
to a Platinum rating. The ratings are attained by earning 
LEED points in the categories of Sustainable Sites, Water 
Efficiency, Energy & Atmosphere, Materials & Resources, Indoor 
Environmental Quality and Innovation & Design Process. 
§89-85. Applicability. 
This Local Law shall be applicable to all new construction of 
a commercial building, office building, industrial building, 
multiple residence or senior citizen multiple residence equal 
to or greater than 4,000 square feet and the provisions of the 
Local Law are mandatory for any application received by the 
Town one (1) year after its effective date. 
 
§89-86. LEED CHECKLIST. 
A. Every applicant who files a building permit application 
for construction of a commercial building, industrial 
building, office building, multiple residence or senior 
citizen multiple residence shall provide a completed LEED 
checklist or other comparable reporting mechanism on a 
form acceptable to the Building Inspector. 
B. No Building Permit shall be issued unless the LEED 
checklist or other comparable reporting mechanism shows 
that the proposed building will achieve enough points to 
attain LEED Certified status. 
 
§89-87. LEED CERTIFICATION. 
No Certificate of Occupancy shall be issued unless and until 
the applicant produces proof acceptable to the Building 
Inspector that the constructed commercial building, industrial 
building, office building, multiple residence or senior 
citizen multiple residence has achieved sufficient points to 
attain LEED Certified status. 
However, upon completion of construction and satisfactory 
inspection by a Town of Babylon Building Inspector, a 
temporary Certificate of Occupancy may be issued until proof 
of Certification is achieved. Prior to a temporary 
Certificate of Occupancy being issued, the applicant shall pay 
a fee to ensure successful completion of the Certification as 
set forth below. If the developer achieves Certification 
status, the fee paid shall be refunded. 
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APPENDIX D:  Freeport Façade Program

A P P E N D I X  D :  F R E E P O R T  F A Ç A D E  P R O G R A M   



Village of Freeport 
Community Development Agency 
46 North Ocean Ave. 
Freeport, New York 11520 
 
VILLAGE of FREEPORT 
COMMUNITY DEVELOPMENT 
COMMERCIAL FAÇADE IMPROVEMENT 
AND FIXTURE REPLACEMENT PROGRAM 
 
ADMINISTRATIVE REGULATIONS 
 
Revised 1/24/2003 & 12/20/04 
Power Point Presentation of Before and After Commercial Facade Projects 
 
1. INTRODUCTION 
The two components of the program, the full façade improvement program, 
and the fixture replacement program, each address a particular concern in 
the commercial target areas. 
 
The Facade Program and Fixture Replacement Program as constituted 
herein require a joint effort of the Village of Freeport and the business 
community.   The purpose of the programs, in addition to overall 
revitalization in targeted commercial areas, is to improve the visual 
character and aesthetics of each area to make it more attractive to 
shoppers, customers and residents. The program is voluntary. Each 
business owner or tenant must individually apply for participation. The 
Village will provide financial assistance through an allocation of its 
Community Development Block Grant funds. The Village will also provide 
technical assistance in the preparation of plans, specifications, cost 
estimates and in bidding and supervising the improvements.  
 
The Commercial Facade Improvement and fixture replacement Program 
has been created by the Village of Freeport Community Development 
Agency (FCDA) to assist in the revitalization of older business areas of the 
Village.   It is part of a comprehensive program initiated by the Village as 
part of the federally funded Community Development Block Grant Program.   
These business areas constitute a significant part of the real property tax 
base of the Village, and provide local employment opportunities to village 
residents.   It is in the public interest that every effort be made to improve 



these areas so that they may continue to be viable.  The components of the 
overall revitalization program may vary in response to the specific problems 
and potential of targeted areas. 
 
The administrative regulations and procedures set forth in this guideline are 
in accordance with the federal regulations for the Community Development 
Block Grant Program as set forth in 24 CFR 570 
 
2.  ELIGIBILITY 
Eligibility for participation in the Commercial Facade Improvement and 
Fixture Replacement Program will be determined as follows: 
 
a.   Location- To be eligible for participation in the program the building 
must be located within the geographic boundaries of a designated business 
district improvement area. Maps showing the location of these are on file in 
the office of FCDA. Special projects for spot facade improvements may be 
approved upon the authorization of the Director of the FCDA.  
 
b.   Non-residential Use - The principal use of any property must be non-
residential to be eligible for inclusion in the program.   One-story structures 
must be exclusively used for non-residential purposes.  Multi-story 
structures that contain residential uses are eligible only if the ground floor 
contains only non-residential uses 
 
3.  PRIORITIES 
The overall goals of the program with regard to maximum improvement 
achieved in the targeted areas will determine the priority of projects. 
Applications of comparable impact will be handled in the order they are 
received, except in those instances where the Director of the FCDA 
determines that it is in the best interest of the program to advance one or 
more applications, for example, in order to accomplish the unified 
renovation of a single structure or blockfront that contains more than one 
store. 
 
  
 
 
 
4. GRANT AND LOAN REQUIREMENTS 
 



A. Façade Improvement Program 
 
The financial assistance for the Facade Improvement Program by the 
Village of Freeport Community Development Agency will consist of a grant 
covering 50% of actual construction costs. Funding for the remaining 50% 
of actual construction costs is to be provided by the applicant, including a 
good faith deposit toward total project costs of 10% of the final architect’s 
cost estimate, due when the grant agreement is signed. Under this 
program, a loan for up to 50% of construction costs may also be made 
available to the Applicant from the Community Development Corporation of 
Long Island or other lender. The agency from time to time may develop 
specific loan and grant procedures and regulations as an amendment to 
this agreement on a project-by-project basis. Director of the FCDA will 
approve these amendments.  
 
 B. Fixture Replacement Program 
 
Financial assistance for the Fixture Replacement Program will consist of a 
grant not to exceed $15,000 per façade, based on actual cost for purchase 
and installation of new fixtures. Fixtures are to include signs, sign lighting, 
awnings and other exterior fixtures or apparatus as approved by the FCDA. 
Unit costs for approved fixtures for each applicant will be determined by a 
competitive bid, to include installation in accordance with Davis-Bacon 
wage requirements. Additionally, any other items for the fixture 
replacement program must be pre-approved by the FCDA and bid in 
accordance with FCDA directions.  
 
In the case of a building with multi fronts, a maximum of $15,000 grant is to 
be provided to each façade, based on actual costs of the improvements. 
 
If a building containing multiple store fronts has vacant stores, the FCDA 
will retain the actual amount applicable to a completed sign, providing the 
grant for the installation of lighting fixtures, electrical service, blank signs, 
awnings or other items approved by the FCDA and the applicant.  The 
remaining balance will be held by the FCDA until a sign application is filed 
and approved, or for a period not to exceed two years.  Once installed all 
fixtures provided become part of the building and the property of the 
building owner. 
The applicant will be responsible for payment of any sign permit fees 
associated with new signage and will be required to execute an affidavit of 



compliance and maintain property as per Village code. Exterior signs and 
improvements, including color scheme, shall not be changed by owner or 
tenant without written consent of the Village. 
 
When in the course of a Façade Improvement Program, (A above) items 
provided under Fixture Replacement Program (B above) are included, the 
grant provisions in the fixture Replacement Program will apply, allowing for 
the 50% match by the FCDA and the Property, less the Fixture 
Replacement Program grant amount. 
 
5. CONTRACTOR PARTICIPATION 
 
A.     The Contractor’s responsibilities are, but are not necessarily limited 
to: 
 
a.  Perform all work in accordance with the plans and specifications as 
called for    in contract. 
 
b.  Complete all work in a workmanlike manner. 
 
c.  Complete work in a timely manner with as little business interruption as     
possible. 
 
d.  Order materials and supplies within two weeks of Notice to Proceed. 
 
e.  Coordinate all discrepancies in work and the plans with the architect as 
soon as discovered. 
 
f.   Agree that all changes in work be approved in writing by the FCDA and 
owner before starting, except for emergency situations. 
 
g.  Be responsible for all work done by sub-contractors. 
 
h.  Comply with the Davis Bacon prevailing wage rates where applicable. 
 
i.   Comply with all E.O. provisions. 
 
j.   File for and obtain all required permits prior to start of construction. 
 
k.  Maintain required insurance during construction. 



 
l.   Provide detailed cost breakdown for approval by FCDA and owner prior 
to construction, to be used for payment requests. 
 
m. Provide Release of Liens and Warranty upon completion of project.   
These will provide for a one-year guarantee on all workmanship and 
materials. 
 
n.  Maintain the project site in a neat, safe condition during construction. 
 
o.  Maintain adequate barricades. Drop cloths, and temporary enclosures to 
allow near-normal business activities 
 
B. Façade Improvement Program 
 
Project participation for contractors will be based on the lowest responsible 
bid.  The FCDA has the right to reject any and all bids. The contractor has 
the overall responsibility to construct the work specified in the contract in 
accordance with specifications and plans, and in compliance with all local, 
state and federal regulations, and requirements.    
 
C.  Fixture Replacement Program 
 
Project participation for vendors will be based on the lowest responsible 
bid. The FCDA has the right to reject any and all bids. The FCDA will issue 
a unit price bid for an approved selection of signs, light fixtures and awning 
types, which price will include installation in accordance with Davis-Bacon 
wage standards.  
 
6a.            TECHNICAL ASSISTANCE 
 
In order to meet the established program goals of improving the physical 
and aesthetic environment in designated business areas in the Village of 
Freeport, the FCDA may assist business applicant with technical 
assistance for façade improvements, or fixture replacement. This 
assistance may be provided in conjunction with a grant for improvement, or 
may be provided independent of a grant. The amount of technical 
assistance provided will be determined in advance based on the scope of 
the improvements. The Director of the FCDA may designate special eligible 



areas for technical assistance, based on the overall availability of 
commercial rehabilitation funds. 
 
Scope of Technical Assistance: 
1.            Meetings with representatives of FCDA 
2.            Meetings with FCDA Architect to: 
 
Develop concept designs for façade improvements 
 
Develop cost estimates for improvements 
 
Perform inspections of facades prior to development of construction 
drawings, including removal of facade material if necessary 
 
Prepare construction drawings of improvements 
 
Prepare bid specifications of improvements 
 
Examine bids and make recommendations 
 
Check work to comply with specifications 
 
Assistance with loan applications 
 
Assistance with application for Village Site Plan approval and/or permits.        
 
6b.            ELIGIBLE IMPROVEMENTS 
The Facade Improvement and Fixture Replacement Programs are 
dedicated to improving the physical and aesthetic environment in 
designated business areas in the Village of Freeport.   In order to 
accomplish this purpose, improvements may be made to any part of 
property that is visible at pedestrian level from a street or public right of 
way. (including alleys)   Other property improvements, including provision 
of landscaping, fencing or screening between commercial and residential 
improvements, are also permitted, where deemed necessary by the 
Director of the FCDA.    Improvements to interiors shall not be permitted as 
part of this program except as authorized by the Director of the FCDA on a 
case-by-case basis. The funding level for the program is limited, and as a 
result, its thrust will be to renovate the existing facade as opposed to a 



complete reconstruction. Eligible improvements may include, but are not 
necessarily limited to the following items: 
 
Scope of Improvements 
 
Repainting, resurfacing, sandblasting, powerwashing exterior surfaces as 
appropriate  
Replacement of signs  
Removal of old awnings and installation of new awnings  
Removal of façade-related debris  
Replacement of store windows and glass areas  
Removal of unattractive materials and appropriate replacements  
Replacement of doors  
Removal of code violations  
Replacement and/or installation of exterior lighting  
Reconstruction of steps, slab areas, etc. within the property line  
Reconstruction of rear entrances, as necessary in those instances where 
access is available to the store from a Village parking lot  
Exterior landscaping including shrubbery, planters, etc.  
Such other improvements as may be necessary to achieve the overall 
purposes of the Program and which will improve the function or aesthetics 
of the structure  
  
In every instance a complete list of improvements to be made will be 
prepared prior to the commitment of funds by the FCDA.   The 
improvement of only a part of a structure shall be discouraged (for 
example, improving only the first floor of a building which requires upper 
story improvements). Further, a store within a building that contains more 
than one store shall not be improved unless the other stores are improved 
simultaneously or until every effort to secure the participation of the other 
stores in the same building has been exhausted, and the Director of the 
FCDA determines that it is in the interest of the program that the 
improvement of the single store proceed. 
 
7.            FEDERAL REQUIREMENTS 
The financial assistance that the FCDA provides under the provisions of 
this Commercial Facade Improvement and Fixture Replacement Program 
is made possible through a Community Development Block Grant from the 
United States of America.  In accordance with federal statute (Davis-Bacon 
Act) all contractors performing work hereunder shall pay their employees at 



wage rates not less than those determined by the Secretary of Labor to be 
the prevailing wages in the area. This provision shall be included in each 
facade improvement contract provided by the FCDA. Property owners will 
be required to present proof of title insurance, and will be required to 
maintain flood insurance, in areas of the Village where applicable. 
 
It should be noted that this project would only provide a grant to the 
applicant, who will enter into a standard contract for construction of the 
project between the applicant and the contractor, based on the American 
Institute of Architects A201 Owner Contractor Agreement. Both the FCDA 
and the applicant will approve all payments to the contractor according to 
the provisions of the contract and the agreement with the FCDA  
 
8. PLANS AND SPECIFICATIONS 
A. Development of Concept Plan 
 
Once an applicant is considered eligible and prior to the development of 
detailed specifications, the staff of the FCDA in conjunction with the 
consulting architect will prepare a conceptual plan and approach to the 
renovation.    The final conceptual plan shall be agreed to by the applicant 
and the Director of the FCDA. 
  
B.  Preparation of Detailed Plans and Specifications 
 
Following the approval of the concept plans, the consulting architect will 
prepare detailed plans and specifications for the renovation, and shall 
prepare a final cost estimate. The applicant and FCDA shall then execute a 
grant agreement based on the project plans and cost estimate, and the 
applicant will provide a good faith deposit amounting to 10% of the owner’s 
applicant’s share (i.e. 5% of final total construction cost estimate).   
 
Plans and specifications will be based upon the concept plan, shall be 
prepared in consultation with the applicant, and shall be in a form suitable 
for presentation to and approval by the Site Plan Review Board of the 
Village of Freeport, and for inclusion in an invitation for bid.   
 
Following Site Plan Review and Agency approval, the architect along with 
FCDA will prepare specifications and bidding documents. The FCDA will 
arrange for the appropriate public notification for the bid.    Once bids are 
received the architect will review the bids and make recommendations on 



its award.    The winning contractor will be notified and informed of 
appropriate insurance and documents necessary to start construction.   
Once all documentation is received a Notice to Proceed will be provided 
the Contractor. 
 
9. APPLICATION 
Participation in the Commercial Facade Improvement and Fixture 
Improvement Program shall be by application to the FCDA, on such forms 
as the Agency may prescribe.  Applicants shall also provide the FCDA with 
such additional information as may be reasonable and necessary to the 
application, bidding or improvements process.  An application  
for a façade or fixture improvement grant may be submitted by the building 
owner or the building tenant with the building owner approval.   The 
building owner must approve all final design drawings.   For the purpose of 
this document the term applicant shall apply to a building owner or to a 
tenant with the written approval of the building owner. If the improvements 
involve a loan for the applicant’s share of the improvements, the building 
owner must approve of said loan. All applications shall be submitted to: 
 
 10. USE of CONTRACTORS 
All of the facade improvement and fixture replacement work provided for 
herein shall be done by qualified contractors The selection of a contractor 
for a particular job shall be on the basis of a formal sealed bid.  The FCDA 
reserves the right to reject any or all bids if it is deemed necessary.   In 
addition a list of qualified facade contractors may be maintained by the 
FCDA. 
 
11. METHOD of PAYMENT 
As the work progresses satisfactorily under the payment terms of the 
contract, the FCDA will, with the applicant’s approval, approve payment to 
the contractor. 
 
12. ADMINISTRATION AND SUPERVISION 
The FCDA will administer and supervise the Commercial Facade 
Improvement and Fixture Improvement Program.   The FDCA will provide 
assistance to each applicant in: developing the concept plan; preparing 
detailed plans, specifications and cost estimates; in bidding and bid award 
procedures; in the supervision of the contractors through completion of 
renovation, and in certifying completion and arranging for payments. Such 
services shall be provided to applicants without charge. 



 
13. EXCEPTIONS 
The Director of the FCDA may make exceptions to the provisions of these 
regulations in unique or special circumstances which in the Director’s 
judgment merit the variance or modification. 
 
14. SIGNAGE 
In the case where completed façade projects have established uniform 
signage for buildings rehabilitated under this program, the Agency may 
assist subsequent tenants using the sign specifications established for the 
project with grant assistance covering up to 50% of the cost of such 
signage; future tenants/owners may file an application for such signage; 
and may appear before the appropriate sign review agencies within the 
Village on behalf of the sign application.  
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APPENDIX E:  Environmental Maps

A P P E N D I X  E :  E N V I R O N M E N T A L  M A P S  
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Middle Country 

Envisioning a Brighter Future for 

Design Weekend Event Survey 

Comments, Suggestions or Questions:

How did you find out about this meeting?

Mailer Newspaper Phone Call Community
Group

Other:
_________

I live in:

Centereach Selden Other: _______

13

I would rate this meeting:

Excellent
Good
Average
Less than average
Unsatisfactory

Name: (optional)

Please keep me informed:

Thank You!
The Middle Country Community Planning Process

Funded in part by: Senator John J. Flanagan; Assemblyman Steve Englebright; Assemblywoman Ginny Fields; Legislator 
Joseph T. Caraccapa; Legislator Vivian Viloria-Fisher; Supervisor Brian X. Foley; Councilwoman Kathleen Walsh

Call me at:
E-mail me at:
Send me information at:
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APPENDIX G:  Extended Middle County 
Demographics
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Middle County Brookhaven Suffolk County 

Number % Number % Number % 

POPULATION 54,516 100.0% 448,248 100.0% 1,419,369 100.0% 
White 50,063 91.8% 396,381 88.4% 1,200,755 84.6% 

African American 1,105 2.0% 19,411 4.3% 98,553 6.9% 
Asian 1,572 2.9% 13,019 2.9% 34,711 2.4% 

Some other race 887 1.6% 11,051 2.5% 56,166 4.0% 
Two or more races 889 1.6% 8,386 1.9% 29,184 2.1% 

Foreign Born 4,573 8.4% 39,730 8.9% 158,525 11.2% 
Hispanic 4,072 7.5% 36,041 8.0% 149,411 10.5% 

      

AGE 54,516 100.0% 448,248 100.0% 1,419,369 100.0% 
Under 20 years 16,440 30.2% 131,950 29.4% 402,482 28.4% 
18 to 24 years 3,159 5.8% 27,769 6.2% 75,665 5.3% 
25 to 44 years 18,119 33.2% 141,168 31.5% 443,295 31.2% 
45 to 64 years 12,010 22.0% 101,961 22.7% 330,369 23.3% 
65 and over 4,788 8.8% 45,400 10.1% 167,558 11.8% 

      

EDUCATION (25+ Yrs) 34,881 100.0% 288,870 100.0% 942,401 100.0% 
Less than High School 4,936 14.2% 37,712 13.1% 130,174 13.8% 

High school 
graduate/GED 12,507 35.9% 95,332 33.0% 294,953 31.3% 

Some college 7,716 22.1% 60,302 20.9% 183,330 19.5% 
College Degree 7,288 20.9% 63,262 21.9% 222,403 23.6% 

Graduate/professional 
degree 2,434 7.0% 32,262 11.2% 111,541 11.8% 

3+ Enrolled in School 
(any level) 15,739 #REF! 130,073 23.2% 387,491 23.2% 

� � � �

HOUSING (total units) 17,275 100.0% 155,406 100.0% 522,323 100.0% 
Owner-occupied 14,067 81.4% 115,882 74.6% 374,360 71.7% 
Renter occupied 2,780 16.1% 30,946 19.9% 94,939 18.2% 

Vacant and Vacancy 
Rate 428 2.5% 8,578� 5.5% 53,024� 10.2% 

Built before 1980 14,476 0.8 116730 n/a 417113 n/a 
Households with at least 

one vehicle 15,993� � 138,767� 62.3% 443,806� 62.3% 

A P P E N D I X  G :  D E M O G R A P H I C S  
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Continued from page 117 

Middle Country Brookhaven Suffolk County 

Number % Number % Number % 

HOUSEHOLD INCOME 16,739 100.0% 146,904 100.0% 469,535 100.0% 
Less than $24,999 2,116 12.6% 22,305 15.2% 71,747 15.3% 
$25,000 to $34,999 1,337 8.0% 11,883 8.1% 37,991 8.1% 
$35,000 to $49,999 2,669 15.9% 20,204 13.8% 60,667 12.9% 
$50,000 to $75,999 4,015 24.0% 35,082 23.9% 101,668 21.7% 
$75,000 to $99,999 2,995 17.9% 24,764 16.9% 77,601 16.5% 

$100,000+ 3,607 21.5% 32,666 22.2% 119,861 25.5% 

Median HH Income  n/a $62,475� n/a $65,288� n/a 

Persons Below Poverty Level 2,804 2.6% 25,952 5.9% 83,171 5.9% 

� � � �

LABOR (16+ years in labor force) 27,969 100.0% 228,886 100.0% 711,026 100.0% 
Employed 26,886 96.1% 219,004 95.7% 683,062 96.1% 

Unemployed 1,083 3.9% 9,882 4.3% 27,964 3.9% 

� � � �

EMPLOYMENT (by industry) 26,886 100% 219,004 99% 683,062 100% 

Ag; forestry; fish and hunting; mining 56 0.21% 620 0.28% 2,369 0.35% 

Construction 2,204 8.2% 17,277 6.5% 51,079 7.8% 
Manufacturing 2,396 8.9% 19,219 8.8% 65,316 9.6% 

Wholesale trade 1,106 4.1% 9,144 4.2% 29,859 4.4% 
Retail trade 3,907 14.5% 28,489 13.0% 82,376 12.1% 

Transportation & warehousing; 
utilities 1,634 6.1% 12,919 5.9% 40,393 5.9% 

Information 1,249 4.6% 8,781 4.0% 27,290 4.0% 

FIRE and rental and leasing 1,825 6.8% 14,233 6.5% 53,510 7.8% 

Professional; scientific; management; 
administrative; & waste mngment 

srvs 
1,942 7.2% 20,417 9.3% 70,611 10.3% 

Educational; health and social 
services 5,989 22.3% 52,762 24.1% 154,495 22.6% 

Art; entertain; rec; accomm & food 
srvs 1,681 6.3% 12,121 5.5% 38,438 5.6% 

Other services 1,148 4.3% 9,139 4.2% 29,202 4.3% 
Public administration 1,749 6.5% 13,883 6.3% 38,124 5.6% 

A P P E N D I X  G :  D E M O G R A P H I C S  
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APPENDIX H:  Urban land Institute Guide to 
Town Center Development

A P P E N D I X  H :  U L I  T o w n  C e n t e r  G u i d e  
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For more than half a century, suburbanization has been the dominant force in
America’s metropolitan growth and development. During this period the nation’s

population has shifted dramatically, so that today more Americans live in suburbs
than anywhere else. In fact, two suburbs—Mesa, Arizona, and Arlington, Texas—are
now among the 50 largest cities in America, and the next census will likely include
more. 

As suburban populations have soared, along with jobs and shopping opportunities,
many suburbanites have happily chosen to live independent of the older cities that
form the core of their metropolitan areas. Many never visit the city except for an
occasional concert, sporting event, or night on the town. At the same time, subur-
banites are increasingly aware of the growing shortcomings of their own communi-
ties. They do not like monumental traffic jams, deteriorating suburban strips, obso-
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lete shopping malls, an aging monoculture of single-family homes, and environmen-
tal degradation. These problems are all evidence of the lack of a strong civic presence.

One consequence of the development patterns of the past 50 years is that there are
few public places in suburbia where all segments of society can get together to
interact, to celebrate, to stroll, to protest, to sit and watch the world go by, or just
to enjoy day-to-day living. The reason: these types of places are typically found in
and around downtowns, and downtowns were never part of the suburban dream.
From the beginning, suburbs revolved around such private pleasures as backyard bar-
becues, football practice, country clubs, and stay-at-home moms. Downtowns were
considered anachronisms at best. At worst, they were considered to be filled with
crime, deterioration, poverty, and people to avoid. As a result, suburban downtowns
never got built.

Shopping was also designed to be different in the suburbs. Gone were the street-
front stores that were intimately connected with the life of the community in cities.
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Construction began on the Reston Town

Center in Reston, Virginia, in 1990. Today,

it continues to grow.



That eclectic mix of new and old, mom-
and-pop stores, and personalized service
was replaced by more standardized, no-
hassle environments with predictable
chain stores, mass market appeal, and
plentiful parking in an impressive array
of sophisticated shopping center types,
formats, and environments. Gone too
were opportunities to walk to the corner
store, the movies, the library, the town
square, or the local café, because land
uses were designed to be separate. That
made sense when industrial uses domi-
nated cities, but it does not make sense
today.

Seven factors are driving a sea change 
in suburban attitudes toward cities and
downtowns:

1. The typical suburbanite has changed.
No longer is suburbia dominated by
white, middle-class couples with chil-
dren. Today, the suburbs are as diverse
as the cities they surround, in terms of
race, culture, income, age, sexuality, and
lifestyle. This shift suggests that differ-
ent development solutions are needed to
meet contemporary needs—such as a
range of housing types to accommodate
all lifestyles at different life-cycle stages. 

2. The problems associated in past years
with downtowns, especially crime, deteri-
oration, and visual blight, have dissi-
pated. Today, downtowns are cool again. 

3. Relentless, low-density suburban
development patterns that require a car
to go anywhere are unsustainable, given
the projected scale of suburban growth. 
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Designed in 1922 and built out over years, the

iconic Country Club Plaza in Kansas City, Mis-

souri, is the forerunner of today’s generation

of town center developments.
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4. There is a powerful desire in suburbia to recreate the sense of community and
connectedness that was lost as metropolitan areas grew so quickly in the past 
few decades. 

5. Suburbanites, like all people, harbor a simple desire for more convenience in their
busy lives. 

6. Smart growth movements are gaining popularity as voters begin to realize the
hidden costs of current suburban development practices. 

7. Although suburbanites now actively seek a downtown environment, most do not
want to live downtown. But that does not mean that they do not want the ameni-
ties of a sophisticated urban lifestyle. 

As suburbs age and take on many of the
characteristics of cities, they need to
evolve as cities have evolved for millen-
nia: creating walkable environments,
broadening housing choices, offering
mobility options, mixing land uses,
selectively increasing densities, enhanc-
ing their civic and cultural presence,
increasing diversity, and redeveloping
obsolete and underused properties to
provide more cosmopolitan environ-
ments and amenities. This is already
beginning to happen. Downtowns, those
places that many suburbanites have
avoided for decades, are among the last
missing pieces of the suburban develop-
ment puzzle. Now being fit in place
from coast to coast, they are called town centers. 

Numerous obstacles can retard the natural evolution of suburbs into more livable
and sustainable communities that include town centers with urban amenities: 
NIMBYism is at the forefront of actions to short-circuit suburban evolution. Assem-
bling and developing land parcels that are suitable for town centers sometimes
requires complex and sophisticated partnerships between the community and private
landowners. Zoning and subdivision regulations must often be modernized. Mixing
commercial, residential, civic, and cultural uses raises unusual development chal-
lenges and adds costs to the development process. And integrating contemporary,
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What Is a Town Center? 
A town center is an enduring, walka-
ble, and integrated open-air, multiuse
development that is organized around
a clearly identifiable and energized
public realm where citizens can
gather and strengthen their commu-
nity bonds. It is anchored by retail,
dining, and leisure uses, as well as by
vertical or horizontal residential uses.
At least one other type of develop-
ment is included in a town center,
such as office, hospitality, civic, and
cultural uses. Over time, a town cen-
ter should evolve into the densest,
most compact, and most diverse part
of a community, with strong connec-
tions to its surroundings. 



large-format retail space and adequate parking into an urban context is difficult. But
communities throughout the country are succeeding. 

As part of its mission to examine cutting-edge issues and propose creative solutions
for improving the quality of land use and development, the Urban Land Institute
convened a smart growth workshop June 26–28, 2006, in Washington, D.C., to dis-
till ten principles for developing successful suburban town centers. During three
days of intensive study, a team of planning and development experts drawn from
around the United States toured and studied three very different town centers in
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northern Virginia: Market Common, Clarendon in Arlington; Fairfax Corner in Fairfax;
and Reston Town Center in Reston. 

The ULI teams were made up of leading town center developers, public planners,
architects, economic consultants, and property advisers. They visited each site,
reviewed information about them, and met as separate teams to set out their find-
ings, conclusions, and recommendations. The teams then met jointly to debate, con-
solidate, and refine their conclusions. The lessons learned from these town centers
can be applied wherever the public and private sectors are wrestling with the chal-
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lenges of creating sustainable town centers for their communities. Such town cen-
ters include those that are created from scratch on greenfield sites and those that
are integrated with existing development through additions or redevelopment,
regardless of whether they are under single or multiple ownership. This report pres-
ents the results of ULI’s workshop, including a definition of town centers and ten
principles for creating them.
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Ten Principles for Developing 
Successful Town Centers

Create an Enduring and Memorable Public Realm

Respect Market Realities

Share the Risk, Share the Reward

Plan for Development and Financial Complexity

Integrate Multiple Uses

Balance Flexibility with a Long-Term Vision

Capture the Benefits That Density Offers

Connect to the Community 

Invest for Sustainability

Commit to Intensive On-Site Management and 
Programming



Developers, urban designers, and public officials increasingly view the public
realm as the single most important element in establishing the character and

drawing power of a successful town center. Streets, plazas, walkways, civic buildings,
and parking all play a part. A well-designed public realm functions as anchor,
amenity, and defining element for a town center. 

Create a Central Place for the Community

A successful public realm is one in which commerce, social interaction, and leisure
time activities mix easily in an attractive, pedestrian-friendly, outdoor setting. Peo-
ple are drawn by the simple enjoyment of being there. If that enjoyment is to be
felt, the public realm and public spaces must be well designed and programmed. 

A well-conceived public realm has the following attributes:

■ It is a compelling central space that people are attracted
to for its placement, design, and surrounding uses. The
space can be a street, a boulevard, a square, or a combina-
tion of all three with other urban design elements. 

■ Movement between uses is easy, and sight lines facilitate
wayfinding and encourage exploration.

■ Effective programs and events are used to animate the
space, and the capacity of the management is adequate to
ensure programming for the space.

■ Open spaces are sized and shaped to allow events to be
held in them. They provide stage areas and technical sup-
port where appropriate. 

■ The public realm is open to programs that are significant to the community, such
as charity events, holiday events, and civic events. It becomes a true public
place, taking on a life of its own. As a part of the community that goes beyond
simple commerce or public relations, it ultimately becomes a place with a history.
The public realm should allow for the integration of the people, the place, and
the larger community.

■ The public realm is inclusive and brings together all the different segments of the
community that may wish to visit or use the public spaces.

■ An experience is created and delivered that the market values and that generates
premiums for the residences and offices in the town center.

■ The public realm is integrated with adjacent uses that significantly enliven the
public space, such as bookstores, libraries, public buildings, cultural facilities,

1Create an Enduring and 
Memorable Public Realm
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restaurants, and general retail. Each of these uses has its own vocabulary for
meeting the street and interacting with the public space that must be carefully
considered in the urban design plan.

■ Busy and fragmented contemporary life is balanced with comfort and 
convenience—the public realm is a place that restores the soul.

■ Highly visible and easily accessed, the public realm is well connected to roads,
transit, and parking infrastructure. 

■ Whether publicly or privately owned, the public realm has a strong civic identity
and feels like a public space. Freedom of speech and political expression, hall-
marks and traditions of historic town centers, are respected. The town center
project therefore has a competitive edge over other conventional projects.

■ Public and private responsibilities are clearly defined. For example, the streets
might be public to the curb and include eight feet of the sidewalk; the remaining
ten feet of the sidewalk might be private (where restaurants and stores can have
a presence). Thus, the public sector has a role in day-to-day operations but pri-
vate expression and flexibility are encouraged as well.

■ The big idea is to create a place that is the place to be—to make the place as
authentic as possible, a place that will have lasting identity.

Define the Public Realm with Streets, Open Space, and
People Places

The key design elements for a town center are walkability, good circulation, connec-
tivity, and parking. A good town center plan has a street framework and design that
creates harmony among buildings and open space, the automobile and the pedes-
trian, work and leisure, and commercial and residential uses. It is critical to create a
framework that elevates the pedestrian experience through great public spaces, good
urban design, well-designed parking schemes, wayfinding strategies, and effective
management plans. 

A well-designed public realm includes several features: 

■ A well-conceived street and block pattern and network: A sound pattern and an
effective street and open-space plan allow flexibility and adaptability that permit
the public realm to evolve, change, and grow over time.

■ Well-defined and arranged streets, sidewalks, plazas, squares, parks, promenades,
courtyards, walkways connecting to parking facilities and surrounding areas, en-
closed public spaces, public and civic buildings, cultural facilities, and parking
facilities: These elements reinforce one another and work together to create gather-
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ing spaces and sidewalk areas where retail and leisure meet. The creation of com-
pelling “outdoor rooms” and gathering places should be a highlight of the plan.

■ A hierarchy and guidelines for street spaces and uses, including the width of
streets and sidewalks, the heights of buildings, and the quality and level of land-
scape elements: Streets should be neither too wide nor too narrow, and this scal-
ing will vary from street to street within the town center and with the scale and
nature of the project. 

■ Sidewalks that are sized according to their intended use and place in the overall
scheme: Wide sidewalks are planned where restaurants and al fresco dining will be
concentrated. Narrower sidewalks are planned on less intensively used streets.
Pedestrian walkways from parking structures and surrounding areas are clearly
linked to the signature space. 

■ A scale that is comfortable for pedestrians: The buildings
engage the street through fenestration, materials, awnings,
and store signage and lighting. Storefront designs avoid
banality and allow for differentiation, so each store can
brand itself strongly. Pedestrian-scaled signage is big
enough for drive-by traffic to see but not obtrusively large.

■ On-street parking animates the streets with slow-moving
vehicles, provides a protective wall of cars for pedestrians, and
delivers convenient parking. Two-lane streets with two-way
traffic and street parking on both sides work fine. Alterna-
tively, central parks or narrow boulevards can be used to 
divide traffic into one-way loop routes on either side of the

park or boulevard, with parking on one or both sides of each street, as was done
at Mizner Park in Boca Raton, Florida; Market Common, Clarendon in Arlington,
Virginia; Birkdale Village in Huntersville, North Carolina; Southlake Town Square in
Southlake, Texas; and Santana Row in San Jose, California. 

■ Lighting for people, not cars: Storefront lighting is particularly effective in creat-
ing an attractive nighttime public realm, including both ground-level and upper-
level windows and signage. Intense light is detrimental to an attractive atmos-
phere, and too little light makes the space seem unsafe.

■ Landscaping and art are essential ingredients in place making. Tree canopies are
important defining elements in the public realm and provide shade in outdoor
shopping environments. Water features, seating, landscaping features, street fur-
niture, and signage all play important roles in defining the public realm. Public
art creates unique places.
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Urban design is coordinated so that the
public realm emerges as each phase is
built. For example, both sides of a street
should be developed at the same time
when possible, and signature public
spaces should be surrounded by build-
ings as soon as possible. Public spaces
without surrounding buildings and uses
often look like vacant lots.

Shape and Surround the
Public Realm with 
Fine Buildings

Although the public realm is largely the
space between buildings, that realm and space is very much affected and defined by
the buildings that surround and shape the space. Thus, development of the designs
for these buildings should involve careful consideration of the impact on the public
realm. These buildings should be fine buildings but not necessarily iconic architec-
ture. Buildings and open space must be carefully integrated and mutually supportive.

One-story buildings, generally, do not effectively shape an attractive realm. Two-,
three-, and four-story buildings are ideal because they are tall enough to define the
space but not overwhelm it. Taller buildings can work as well, although higher
buildings will block sunlight and this can detract from the public realm. The larger
the public realm spaces, the larger the buildings that can effectively surround them. 

The quality of materials and architecture visible from a public space shape and pro-
vide character to that space. Materials with lasting qualities and local appeal can
establish authenticity; without such materials, the place may not be viewed as
authentic or timeless. Buildings that face onto the signature public spaces must
have a sense of permanence that makes a statement about the authenticity of the
town center. 

Historic buildings should be included where possible because they add value. The
restored church at the heart of CityPlace in West Palm Beach, Florida, is a prime
example. Iconic buildings can be elements in place making but are not essential.
Buildings should reflect authenticity, genuineness, and honest design, and respect
the local context. They can be eclectic, offer a variety of styles, provide for intimacy
and serendipity, and provide an element of surprise and possibly even grandeur.
Architectural variety allows the town center to look as if it has been developed over
time, which greatly contributes to the feeling of a place that is authentic. 
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Athriving town center is well tuned to the level and nature of the market that
supports it. Understanding the market entails understanding not only popula-

tion counts and income levels but also growth, competition, access, and aspirations.
Each planned component in a town center should be evaluated separately to deter-
mine its basic strengths and the scope of its potential. But then all components
must be evaluated together to determine their compatibility and the mix that works
best for each component while offering an integrated, lasting environment. The goal
is to provide a town center that is greater than the sum of its parts.

In a mixed-use setting, retail uses drive residential and office uses. The retail com-
ponent sets the tone of the general environment in two ways, through the tenant

mix and through the nature of retail. First,
through the tenant mix it makes a state-
ment about the nature of the experience in
the town center. Is entertainment offered

through restaurants, bookstores, and cine-
mas? Performing arts or fine arts facili-

ties also provide entertainment but
generally do not keep people in

the area if these retail com-
ponents are not also

present. Does the
tenant mix include

specialty stores?
Are the tenants

2Respect Market Realities
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upscale, middle-of-the road, or discount stores? Each provides different levels
of browsing appeal, convenience, and customer traffic. Is there a supermar-
ket? Supermarkets provide a convenience for nearby existing and future
neighborhoods, and the type of supermarket—upscale or mainstream—is
often one of the determinants of ambiance.

Second, through the very nature of retail—trips to a variety of retail spaces
by hundreds or thousands of customers per day, almost all on street level—a
high level of pedestrian activity is sustained. Although office workers and
residents generate additional pedestrian activity, they do not provide the
ongoing volume of activity generated by the retail component. Further, prox-
imity to stores and restaurants is a selling point for residential units and
office space in town centers, whereas on-site residential and office activity is
a small factor in most stores’ locational decisions.

A retail market analysis answers two “big picture” questions:

■ What type of retail project can be supported by the market? Types include
traditional neighborhood or community centers, more upscale centers com-
monly referred to as “lifestyle centers,” power centers, regional and super
regional centers, or hybrids consisting of elements of any or all of these.
Hybrids are becoming increasingly common.
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■ What size could the retail component be? Size refers to
built space and can range from less than 100,000 square
feet to more than 1 million square feet. 

A retail market analysis follows six basic steps:

■ Determine the spending patterns of the surrounding 
population—where people shop, how much they spend. 

■ Document the type, size, and location of existing and
planned competitive retail facilities and districts, both
nearby and in the region. 

■ Identify the likely new trade area on the basis of
the analyses of those spending patterns and competing
facilities.

■ Calculate total buying power in the trade area and the
amount expected to be captured by the new project.

■ Translate captured buying power into supportable square footage.

■ Conduct a site and traffic analysis to ensure that the projected development can
be accommodated.

Office activity in a town center can range from second-story office space above
retail to a freestanding class A high rise. An office market analysis evaluates existing

Zona Rosa, in Kansas City, Missouri, creates a

focus for a low-density suburban market.

The market in Boca Raton, Florida, expects

amenities such as valet parking at Mizner

Park.
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office space in the region, including tenant types, building age, building size, and
concentrations and occupancy rates, as well as planned developments, transporta-
tion improvements, and industry trends. 

Residential units in a town center can include apartments over retail, loft units,
apartment or condominium buildings, townhomes, and live/work units. Residential
market analysis always looks at population growth projections and at market seg-
ments of the population that may be at a point in their life cycles when density and
convenience are most attractive. Such segments include young professionals and
empty nesters. 
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Developing well-designed, successful town centers some-
times requires merging public and private interests and

resources so that by sharing the risks, the rewards can also be
shared. The conventional process of development is confronta-
tional—an arm-wrestling contest between the local govern-
ment and the developer to see which will get the best of the
other from the process. Developing a collaborative partnership
arrangement can avoid this zero-sum game and produce out-
comes that benefit all partners.

Public/private partnerships can be beneficial for a number of
reasons:

■ Local governments can no longer bear the full burden of the
costs for required public infrastructure and facilities. Private
sector partners can share the costs.

■ Neither private nor public interests are served by lengthy
delays in the entitlement process. Public sector officials can
facilitate the review and approval process. 

■ Planning and zoning controls are often either inadequate 
or too inflexible to ensure the desired public or private 
outcomes. The public and private sectors can work together
to see that the process is less important than the desired
outcome.

■ The citizens of the community must be engaged and their 
views heard. Public and private partners can bring unique skills and resources to
the process and together nourish a supportive consensus within the community. 

Today, public/private partnerships are seen as creative alliances formed between a
government entity and private developers to achieve a common purpose. Other
stakeholders, such as nonprofit associations, have joined these partnerships. Citizens
and neighborhood groups also have a stake in the process. 

Although each such partnership is unique in its local implementation, most share
development phases that are bounded by similar legal and political limits. In the
first phase—conceptualization and initiation—stakeholders are surveyed for their
opinions of the vision for the town center and the surrounding community and part-
ners are identified. In the second phase, entities document the partnership and
begin to define project elements, roles and responsibilities, risks and rewards, and
decision-making and implementation processes. The partners negotiate the deal and

3Share the Risk,
Share the Reward
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reach agreement on all relevant terms. In the third phase, the partnership attempts
to obtain support from all stakeholders, including civic groups, local government,
and project team members. Project financing begins and tenant commitments are
secured. In the fourth phase, the partnership begins construction, leasing and occu-
pancy, and property and asset management. The process is repetitive and can continue
beyond the final phase, when partners manage properties or initiate new projects.

A partnership is a process, not a product. Successful navigation through the process
results in net benefits for all parties. The public sector can leverage and maximize
public assets and increase control over the development process to create a vibrant
built environment. Private sector entities can receive more support throughout the
development process and have more certainty about approvals, timing, and accept-
able and profitable outcomes.
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Risks

Public/private partnerships can encounter various types of risk:

■ Market risk: Will the projected demand for space be realized?

■ Construction risk: Will the project meet the budget and the schedule?

■ Ownership risk: Will all the hazards of owning and operating a development, such
as tenant leasing, be overcome?

■ Interest-rate risk: Will the interest rate increase?

■ Performance risk: Will the project achieve the public purpose for which govern-
ment justified its participation?

Rewards

The most obvious rewards for the public are the net economic and fiscal benefits—
jobs, infrastructure, taxes, fees, increases in the community’s wealth and tax base—
that can be produced by joint action to overcome obstacles. Less tangible is the
message that the community is on the move, that it is progressive in advancing the
welfare of its residents. Public officials also enjoy gratification and recognition for
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their work. Meanwhile, the public benefits from enhanced community amenities, a
greater sense of identity, and increased economic development.

The benefits to the private developer are perhaps the most obvious and readily
measured, because a deal must be profitable after paying all costs associated with
the investment of time and resources. In addition to the nonfinancial returns to 
ego and self-esteem that are produced by a successful project, developers have 
reputations to build and protect if they are to participate in other deals and con-
tinue to prosper.

Although the risks and rewards of a particular public/private partnership may be
more easily measured in the private sector, the public concerns are no less impor-
tant. A disciplined accounting of expected rewards and risks, or benefits and costs,
goes a long way toward demonstrating to key stakeholders and the general public
alike that a deal is worth doing. The public must know that all relevant factors of
the deal are being considered—that risks are being carefully defined and evaluated
and steps are being taken to offset or mitigate them. Clearly, the objective of this
accounting should be to show that the ultimate outcome of the partnership will be
positive for both the public and the private partners as a result of their respective
investments and risk taking. If an accounting of risks and rewards fails to show such
a positive outcome, good reason exists to reconsider the undertaking.
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Also available from ULI:
Ten Principles for 
Successful Public/
Private Partnerships
By partnering and
sharing the risks
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public officials
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ing, and conven-
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methods. This publication presents
principles to help all parties navigate
the development process and get the
job done, whether for a single project
or a long-term plan. Examples and
case studies highlight best practices.

Urban Land
Institute$

Ten Principles for

Successful
Public/Private

Partnerships



Financing and ownership issues in town centers involve numerous levels of com-
plexity beyond those that occur in most single-use projects. This complexity

typically includes one or more of the following aspects:

■ Large overall project size with large capital requirements;

■ A number of uses that may be financed separately and have distinct financing
requirements and market cycles;

■ Phasing strategies that may require separate financing for each phase;

■ Several owners or equity sources of capital, including unusual ownership struc-
tures or multiple ownership structures;

■ Management issues that affect ownership, including covenants, maintenance and
management agreements, condominium uses, and the like;

■ Lenders who evince a lack of understanding or interest; 

■ Longer predevelopment periods, requiring high levels of upfront, at-risk equity;

■ Longer construction and overall development time frame, exposing the project to
greater market and financial risk; 

■ Higher overall risk, requiring higher returns to compensate;
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4Plan for Development and 
Financial Complexity

The ambitious scale of planned town centers

often requires phasing development projects

in line with market demand. Phasing may

require different financing strategies because

early phases are riskier and later phases will

be enhanced by the ongoing success and syn-

ergies of completed projects.
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■ Higher development costs per square foot, including higher legal costs, design
fees, and construction costs, and larger contingencies; and 

■ Public financing opportunities and challenges.

Use a Well-Organized, Well-Capitalized Approach with
Resilience and Vision

To address these issues, developers of town centers must be experienced, well
organized, and very well capitalized. Town center developments are typically taken
on by private developers that have a strong vision and the staying power to see
developments through to completion. Developers must have a long-term outlook
and be ready to embark on a long process, staying with the project well into the
operating period. They will need to develop a financial plan and structure that
includes substantial upfront, at-risk equity to get the project through a long
approval and predevelopment process—a process that may well end in a no-go
decision, resulting in the loss of a lot of money. 

Developers and their financial partners need to stay with the development well
into the operating period because it may take some time to achieve the initial
vision and to attain stabilized operations and income, especially when phasing is
involved. Profits on town centers are often made in the latter years of the holding
period, when the project is fully built out and performance is fully optimized. Suc-
cess also requires implementing and fine-tuning an effective management plan.
The management plan is essential to establishing solid operating performance over
a period of years and to achieving the final vision. A long-term view and patient
capital are essential ingredients.

Financial analysis must recognize the many ways in which mixed uses will affect
construction costs, projected revenues, and operations. Although mixed uses will
likely lead to higher revenues and greater profits, they also entail higher costs and
greater risks. All these factors must be reflected in the financial planning process. 

Attract Financing and Work with Multiple Sources

Financing for town centers frequently involves equity from numerous equity capital
sources, which may participate in the whole deal or just portions of it. Financing
may involve multiple owners and equity sources for each element of the project.
Legally defining where each ownership interest begins and ends is a unique and
critical step in town center projects. Maintenance and management responsibilities
for common area elements must be carefully spelled out in ownership and manage-
ment agreements. Considerable time and effort must be spent on ownership and
legal issues up front. 
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Significant time and effort will also be required to arrange and obtain debt financ-
ing. Multiple-use projects require lenders who recognize and understand the various
uses in the project, how they are operated, and how they fit and work together. The
lender must be willing to finance something different, something that does not fall
into standard single-use categories. This is a difficult stretch for many lenders; thus
the developer needs to spend time finding the right lender. Even then, a certain
amount of time must be spent on educating the lender about the unique aspects of
mixed-use development; public sector partners can often be helpful in this process. 
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The development of Market Common, Claren-

don in Arlington, Virginia, involved a complex

arrangement and integration of different

types of housing and retail uses around an

energized public square.



Another approach is to arrange separate financing for each use, but this entails
arranging numerous deals, which is in itself challenging. Finding a lender who
understands the vision is important, and using multiple lenders may be necessary.
Using multiple lenders can work for projects in which components are separately
owned. For example, there could be different lenders for residential, retail, office,
hotel, and other uses. Whatever lender approach is used, the plan must not be com-
promised to satisfy the lender.

Capitalize on Public Financing Opportunities

Town center deals often involve public financing, which can provide much-needed
funding but comes with strings attached that may slow the process and increase its
complexity. Municipal bonds and tax increment financing are often used to finance
infrastructure improvements, parking garages, city halls or other public facilities,
and other elements of a town center. Tax credits and many other public financing
sources may be available. Putting together a solid public/private partnership can
greatly enhance the viability and success of a town center project. It is important 
to look for ways to involve the public. 
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Amixture of uses is one of the most important qualities defining a town center.
Historically, centers of towns or villages have contained a variety of uses that

serve the broader community. The “work, live, shop” concept was integral to these
centers: uses such as markets, civic buildings, offices, hotels, and urban parks cre-
ated a vibrant environment that was active during the day and the evening.

Developing a mixture of uses in a new town center or trying to introduce new uses
to an existing center is not without challenges. Each use, while bringing potential

5Integrate Multiple Uses
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Phillips Place in Charlotte, North Carolina, has
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a town center environment.
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Key Supporting 
Land Uses
Residential and office uses are two of
the most critical uses for a town cen-
ter because they

■ Create synergy with retail use,
including restaurants (a special
subcategory of retail use);

■ Add to sidewalk and street 
traffic—retail loves crowds;

■ Contribute to a more complete
experience of a neighborhood envi-
ronment, in the eye of the user;
and

■ Complement and feed other uses
and users: for example, civic build-
ings and hospitality facilities.

Retail and office patrons prefer open, public

parking with great visibility. Residents prefer

secure, private parking located close to their

units.

S
T
R

E
E
T
S

E
N

S
E

benefits and synergies to the center, has different constraints and issues affecting
its development. For instance, retail, residential, and office uses have different 
rates of absorption. Retail uses require a critical mass and prefer to open all at 
once. Residential and office uses, by contrast, have smaller and more defined rates
of absorption and require longer time frames to develop. These inherent differences
can hinder vertical integration, result in delay, and add cost to the development. 
A potential solution is to consider multiple uses instead of mixed uses. 

Multiuse developments contain multiple uses; however, they are not completely inte-
grated like mixed-use developments. In a multiuse scheme, for example, retail and
residential uses are located within walking distance of one another but not within
the same building. This development paradigm eliminates the complications that are
often associated with the phasing and construction of traditional mixed-use projects.
Multiuse development allows the entire critical mass of retail to be brought online at
one time, without having to be concerned with residential or office phasing.

Parking can either add value to or adversely affect a town center. Retail, residential,
and office uses have similar demands for parking, whether they are in a single-use
development or a mixed-use town center. While a small amount of parking can be
offset in a shared environment, the savings is not substantial and large numbers of
cars still must be accommodated in order for the commercial uses to be successful.

Integrating parking in a town center requires consideration of the following 
key issues:

■ Typically, commercial and retail parking is more intensive than residential parking.

■ Retail and office patrons prefer large fields of parking that are public and open,
with great visibility.



■ Residential patrons prefer secure, private park-
ing arrangements located close to their units.

■ Much as in single-use developments, parking
needs to be well distributed and balanced
to meet parking needs throughout the town
center. 

■ Factoring in the reality and scale of parking
demand can make designing for an urban
experience difficult.

First and foremost, town centers are place-based developments. A sense of place
functions as an anchor and helps distinguish a town center from a typical single-use
development. The integration of multiple uses with a multilayered system of streets,
sidewalks, paths, alleys, and parks helps create a memorable environment for both
the pedestrian and the patron arriving by car. Close attention must be paid to all
these elements in order for a center to be successful.

Integrating uses helps moderate the balance between vehicular traffic and pedestrian
flow by creating different traffic peaks throughout the day and week. For example,
residential uses help keep the retail uses and the sidewalks busy in the evenings,
while office uses help generate activity in the center during the day. Having multiple
uses or mixed uses is not as important as having a diverse range of uses.

Town centers must be more than a brand name. They must connect with people at
an emotional level and be perceived by the community as belonging to it. The inte-
gration of multiple uses creates the diverse urban character that people identify
with and enjoy. A mixed-use town center supports an environment that allows for a
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walking distance of each other and can be

integrated horizontally, but the uses do

not share buildings.
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mixed-use town cen-

ter in San Jose, Cali-
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variety of activities, including working,
living, shopping, entertainment, and
leisure. The combination of residential,
office, retail, and civic uses forms a
neighborhood or district environment
that will appeal to the public and be
sustained by it. 

Although integrating a mix of uses
comes with complications in terms of
cost, financing, phasing, and parking,
the result can be a development with a
perceived value that exceeds the sum of
its parts. When executed properly, a
town center is a lasting development
that holds its value and becomes an
enduring asset to a community. 
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Residential uses help keep the retail uses

and sidewalks busy in the evenings, while

offices help generate activity in the center

during the day.

S
T
R

E
E
T
S

E
N

S
E

S
T
R

E
E
T
S

E
N

S
E



6Balance Flexibility with 
Long-Term Vision

Long-term vision is the framework, and flexibility is a tool
for implementing it—together, they provide the basis for

planning at the outset, decisions during development, and
adjustments at maturity.

Historically, town centers have grown and changed organically.
Creating a new town center requires analogous flexibility over
the course of development as markets shift, consumer prefer-
ences change, and relationships among uses mature. Given the
uncertainty of the future, a basic flexibility can be incorpo-
rated by designating mixed-use zoning that allows for density
and use to shift within a project. Further flexibility can be
ensured through phased development. Each completed phase
is assessed for its success as a town center component, as well
as its economic success. Even the efficacy of the street grid
should be reviewed. Subsequent phases should be planned to
respond to changes, refine and build on successes, and correct
any weaknesses.
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National Harbor, in Prince George’s County, Maryland, is planned as

a dramatically scaled mixed-use town center that will be a major

destination for residents of the Washington, D.C., area as well as for

tourists and conventioneers. Future phases, developed in line with

growing demand, will track the long-term vision for the site.

At Fairfax Corner, in Fairfax, Virginia, parking is used as a

land bank for future higher-density development.
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Phasing, while providing flexibility, should not be interpreted as a series of incom-
plete increments. The first phase should be a viable project in itself, able to thrive
commercially and establish the area as a growing town center. Each subsequent
phase should merge with the existing environment to sustain viability and growth.

Considerations of building design, block size, and infrastructure location also sup-
port future flexibility. Large floor plates and attention to fenestration may allow for
adaptive use of buildings, providing the basic requirements for retail, office, and res-
idential uses. Large block sizes not only allow for these adaptable floor plates but
also allow for complete redevelopment into an entirely new use, should that become
appropriate in the future. Placing infrastructure around the outer edges of a surface
parking lot so that later construction of a garage does not require reconfiguration
also enables flexibility.

These components of flexibility are essential but must be approached in the context
of a long-term vision. Adjustments in size, density, mix, and location of uses must
maintain the integrity of the town center concept and support the development of
the community’s core. Basic concepts such as the public realm, human scale, street
grids, and overall quality cannot be compromised. The notion that a town center is
built for the future, to endure beyond any of its current tenants and uses, is the
vision that guides the development process.

Where parcels are developed over time by different developers or eventually sold,
this long-term vision is of paramount importance. It requires a master planner—a
keeper of the flame—to maintain the
integrity and quality of the plan over
time. Where ownership is more diverse,
the master planner may be the jurisdic-
tion in which the town center is located,
supported by a vocal community and
property owners invested in the town
center. The role of the community is par-
ticularly noteworthy because a successful
town center is the true heart of the com-
munity. Its success depends on the com-
munity’s continued relationship with the
town center. Looking forward with both
a long-term vision and flexibility is key
to developing and sustaining a vibrant
town center. 
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Crocker Park in Westlake, Ohio. While long-

term development plans should be flexible,

planning and design must adhere to the long-

term vision of superior quality.

Crocker Park in Westlake, Ohio, will be a 12-

block town center upon completion. Its vision

is to include large residential neighborhoods

and office development linked to the retail

uses that are already operating.
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The development of an appealing,
vibrant town center requires a well-

designed mix of uses at a density high
enough to achieve a critical mass of
people on the street. A truly successful
town center will be the most densely de-
veloped and lively part of the community.

Designing a dense town center requires
the introduction of pedestrian-friendly
spaces. In contrast to the automobile’s
domination of conventional low-density
development, higher density makes the
human scale possible. Imagine a densely
developed, mixed-use center where peo-
ple can easily walk along broad sidewalks
lining attractive storefronts and safely
cross narrow streets as they move within
the development. Now picture a conven-
tional strip center set behind a large

parking field and next to a wide highway. The former invites people to get out of their
cars and stay, perhaps walking from shopping to dining and on to other activities.
The latter dissipates the energy of the center by encouraging car-based “laser” shop-
ping—park the car, buy the item, get back in the car, and leave.

All the same, adequate convenient parking is essential to the success of retail devel-
opments and necessary for office and residential uses as well. Cars are the most impor-
tant part of our transportation system and people rely on their cars to get to stores,
to get to work, and to get home. Accordingly, an efficient, well-designed parking sys-

tem must be planned at the beginning. It is especially impor-
tant that parking be shared among uses. Thus, parking that is
used by office workers during the day can be used by residents
or theatergoers at night. Well-managed, convenient, and visible
parking facilities contribute greatly to a town center’s appeal
and incentive for use. It is important to remember, however,
that one of the primary benefits of a dense town center is to
keep automobiles in their place—supporting, not dominating.
If cars and parking dominate the town center, it will not
achieve the overall livability and pedestrian friendliness that
make the town center concept work.
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7Capture the Benefits That 
Density Offers

Mockingbird Station in Dallas, Texas. Den-

sity and transit are mutually supportive in

town center environments.

Easton Town Center in Columbus, Ohio.

High density means more amenities, more

liveliness, more synergies between devel-

opment components and more choices for

the public.



The size of a town center and the amount of parking needed are based on the size
of the target market. Is the town center appealing to a regional market, a commu-
nity market, or perhaps just a neighborhood market? The bigger the market is, the
higher the density threshold for the project. In any case, the goal is to build to the
threshold of density that is necessary to attain a critical mass for that town center.
For town centers that are already built, achieving this goal means reworking the
master plan to allow for more dense development.

Density increases opportunities for public transit and also for cross-shopping, keep-
ing the whole center thriving by creating synergy among its various uses. In a de-
velopment with shorter distances between the stores, restaurants, residential spaces,
and offices, residents or office workers can easily become consumers. This kind of
dense, mixed-use setting is very well suited to incorporating public transit access
points, thus further increasing the appeal of the center and promoting walking.

Perhaps the most important fact is that denser development facilitates the creation
of a sense of place. A place that is filled with people who have many places to go
and things to do is full of energy. What is a town center without the liveliness that
people bring to it? There is a direct correlation between that liveliness and high
density. This makes high density a key element in achieving a town center develop-
ment that feels authentic. 
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How Higher Density
Creates Great Places 
to Live 
■ Higher density helps create 

walkable neighborhoods. 

■ Higher density supports housing
choice and affordability. 

■ Higher density helps expand 
transportation choices. 

■ Higher density supports commu-
nity fiscal health. 

■ Higher density helps improve 
security. 

■ Higher density helps protect the 
environment. 

The development of the Market Common,

Clarendon in Arlington, Virginia, included

enveloping this mixed-use development

with townhouses that increased density and

shielded the surrounding neighborhood

from back views of the shopping center.



One of the defining characteristics of town center developments is that they
are very public and have strong connections with the surrounding community.

The fact that patrons look on town centers as public centers, not as managed shop-
ping centers or private commercial developments, is an important distinction. Strong
connections to surrounding neighborhoods, commercial areas, and park systems help
reinforce the view that the town center is accessible to all users. A sense of owner-
ship and belonging separates and characterizes town centers from traditional and
lifestyle-based centers.

Connectivity to a town center occurs at a variety of levels. The most obvious con-
nection is through a well-designed series of roads at the arterial, collector, and local
scales. Town centers, like other regional or semiregional destinations, can generate a
high volume of vehicular traffic. Designing roads that are adequate to handle and
distribute the traffic that feeds these centers is very similar to designing roads in

conventional projects, until the
roads diminish to a local capacity
and the interface with pedestrian
traffic intensifies. Town centers
require an effective balance
between pedestrian and vehicular
traffic. Sidewalks, walkways, and
bike trails are also key components
that feed into and connect a town
center to surrounding neighbor-
hoods and other communities.

Town center developments typically
have a retail and commercial com-
ponent that is place based. High
volumes of pedestrian traffic and a
great sidewalk experience are critical
to the success of these uses. The
sidewalk environment should not be
overlooked as an element that can
fascinate and amuse pedestrians.
Given enough width, sidewalks offer
opportunities to accommodate small
parks, fountains, cafés, and resting
areas. Along with clear sight lines
into the adjacent retail spaces,

8Connect to the Community
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these components can make a sidewalk extremely effective in supporting a sense of
place and expanding the experience of someone walking through the development.

Designing a great sidewalk requires consideration of five points:

■ Sidewalks need to be activated by being next to occupied retail space, residential
stoops, and well-maintained lobbies for office and other compatible uses.

■ Sidewalks need to be occupied, with people always there throughout the day and
evening.

■ Sidewalks need to be well maintained and free of litter. Having an involved com-
munity presence is important in this respect.

■ Sidewalks need to impart a sense of permanence. They should be lined by mature
trees, high-quality landscaping, and high-quality materials.

■ Sidewalks need to be retail-friendly, safe, secure, and comfortable. These charac-
teristics are achieved by making streets easy to cross (with on-street parking) and
by providing inventive signage and few sidewalk distractions.

A multilayered approach to infrastructure and walkway systems needs to be consid-
ered. Although the car is still the primary mode of transportation to and from town
center developments, public transit, bike paths, and trails can reach out to adjacent
areas and provide natural means of access. The success of these alternative modes
depends on how well they can be integrated into the primary road system.
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Connectivity must include accessibility;

Victoria Gardens in Rancho Cucamonga,

California.
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Open space can also be an important component linking a town center to a broader
park system. This is particularly the case with suburban town centers, where land
areas and more generous open-space requirements create opportunities for connec-
tion to larger parks.

Apart from the physical aspects of connectivity, another very important type of con-
nection occurs at the emotional level. Successful town centers have strong bonds of
ownership with surrounding neighborhoods and communities. They are perceived as
real places that have qualities that are unique to them and their region. Mizner

Park, as an example, has an architecture that
reflects the Spanish Mediterranean characteris-
tics of the region, while Country Club Place has
a different, specific expression that relates to
the Kansas City suburban context of the 1930s.
It is the uniqueness and specifically the charac-
ter of these centers that makes them special
and connects them to the community.

Another area that is often overlooked with
respect to connectivity is the retail merchandis-
ing strategy. Regional content can apply to
more than architecture or physical design. Some
of the most successful town centers have a
great number of local and national merchants.
Good local tenants have roots in the commu-
nity and are typically keyed into local trends
and preferences. This is particularly true of
restaurants and food-related tenants, which
have a strong sense of local tastes and put a
lot of effort into creating places that are
unique to their personalities.

Developing successful town centers is a very
complicated process with many issues to con-
sider. A system of roads and walkways that pro-
vide easy access to the center from the sur-
rounding community is one of the most
important elements to get right. Commercial
uses, such as retail spaces, offices, and hotels,
require high levels of traffic and visibility to
thrive. Similarly, the place-based nature of a
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Connectivity enhances transportation

choices—driving, walking, and transit—and

enhances the desirability and marketability of

the town center; Broadway Plaza in Walnut

Creek, California.



town center creates strong emotional connections with the surrounding community.
A sense of uniqueness and specificity are characteristics that separate a town center
from other developments or centers. Reinforcing connections at the physical and
emotional levels strengthens the position of the center in the market and helps
ensure its continued long-term viability.
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Sustainability is not just a buzzword that stands for the use of green products
and protection of the environment. Sustainable design uses a holistic approach

that includes economic and social as well as environmental considerations. The goal
of sustainable development is to be environmentally responsible and physically
enduring while performing well over the long term. This kind of success requires
adaptability and good economic and commercial performance. It also means having
a strong and adaptable social fabric that makes people want to be in that place and
return to it often.

One way to view the sustainability of any development is to observe how enduring
and memorable it is; whether it is based on a long-term vision that is market based
and flexible; whether it is planned and financed for adaptability to its complex set-

ting; and whether it is well connected and well integrated
with the surrounding community. Each of these characteristics
is recognizable as reflecting some of the principles that are
the subject of this book (2 Respect Market Realities; 4 Plan for
Development and Financial Complexity; 6 Balance Flexibility
with a Long-Term Vision; 8 Connect to the Community). They
may each be examined in more detail in that context, but
integrating all the principles wisely will achieve the framework
for sustainability.

Good sustainable development of town centers often takes
place on infill sites, but when it does occur in a rural or
greenfield setting it is especially important that it be designed
well. Infill sites reduce infrastructure costs, offer transporta-
tion alternatives, and restore or enhance local economic and
social vitality. Regardless of the location, the project must be
well connected to the surrounding environment (streets, parks,
and trails) and to places where people can access public tran-
sit. Planning for sustainability means thinking beyond the car
to incorporate other transportation choices such as walking,
cycling, car sharing, trains, and buses. Public transportation
that can facilitate independence at all stages of life and all
income levels and provide easy access to quality-of-life ameni-
ties is important to every community.

The enduring nature of sustainable development means that
environmental considerations play an important role. The con-
ventional practice in development is to engineer solutions to
environmental problems—if it is too hot, more energy will

9Invest for Sustainability
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cool it off; if it is too wet, a bigger pipe will carry the water away; if the landscap-
ing is stressed, give it more water. 

Before engineered solutions became the vogue, however, solutions to these issues
existed—solutions that we seem to have forgotten in the interim. Among them:

■ Factor the local climate into the design. 

■ Plan for water conservation and recycling.

■ Optimize the efficiency of systems.

Factor Local Climate into the Design 

Climate should be used as a design determinant. Climate is an important part of
what makes a place unique. Vernacular building designs often reflect local climatic
conditions. They should take advantage of building orientation, prevailing winds,
and tree cover for cooling. The effect of the sun’s rays should be managed to
enhance or limit heating.
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For success over the

long haul, investing

in the public realm 

is as important as

investing in store
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Plaza in Walnut
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Plan for Water Conservation and Recycling

A variety of practices can be designed into a project to help conserve water. Water-
conserving plumbing fixtures and faucets are some of the more obvious ones. Such
practices as using graywater and rooftop rainwater-harvesting systems to recycle
water and using natural drainage systems and pervious paving to recharge aquifers
are becoming more common. Landscaping with native plants and drought-tolerant
plants adapted to local climate and moisture conditions reduces the need for inten-
sive irrigation. 
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The high level of amenities, landscaping,

and attention to every detail creates a

memorable destination that people will

enjoy visiting and revisiting at Kierland

Commons in Scottsdale, Arizona.
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Optimize the Efficiency of Systems

Energy efficiency should be built into a project to minimize or eliminate the use of
nonrenewable energy sources. The incorporation of passive solar and natural cooling
principles enhances energy efficiency. High-efficiency heating, ventilating, and air
conditioning systems as well as lighting, appliance, and plumbing systems reduce
energy consumption, diminish waste, and avoid pollution from the use of fossil
fuels. The efficient use of lumber creates a tighter building envelope. The thoughtful
integration of design, materials, and systems makes a project more comfortable,
healthier, and potentially less expensive. 

Other techniques can be used to prevent environmental impacts: designing to reduce
dependence on the automobile, using resource-efficient materials, reducing the
quantity of materials used, designing for durability and adaptability, protecting local
ecosystems, conserving water, ensuring the health of indoor environments, and
avoiding construction waste.

Sustainability requires having a flexible approach and thinking in the long term.
Sustainability is the glue that binds financing, planning, zoning, designing, market-
ing, and building and creates quality of life and a sense of community. Planning for
sustainability does not stop at buildout. A strong, long-term strategy addresses: 

■ Continuing programming and amenities;

■ Ensuring continued environmental responsibility;

■ Securing a mix of uses; 

■ Maintaining high-quality design, particularly in architecture;

■ Upholding maintenance plans (building, site, community, and infrastructure); and 

■ Financing for long-term management and care.

The “people experience” is the key. People want the true benefits of community and
the quality of life it produces. It is also important to be adaptable, allowing land
uses to change over time. 

Another, perhaps simpler, way to view sustainable development is as high-quality
development. A high-quality town center is sustainable when it promotes economic
vitality, fosters environmental integrity, and encourages a lasting sense of commu-
nity. Sustainable development promotes health, conserves energy and natural
resources, is well connected to the community, and is economically successful. 
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Atown center is more than a real estate development. It is designed to be the
heart and soul of a community and, as such, it functions as a public as well

as a private place. Residents and visitors to a town center are invited 24 hours a
day, which means that management must be more intensive and ongoing than at a
shopping center or other type of commercial development. Because a town center
will be the densest, most diverse, and most active place in a community, manage-
ment will likely be more complex and expensive, and it will definitely need to be
more sophisticated.

Managing a town center is, in some ways, like operating a small city, and many of
the functions that a local government performs in a real downtown must be per-
formed by the private managers of a town center. The scale of these functions will
be proportional to the intensity and mix of uses in the center and will need to be
attuned to the needs of the different users. Operation and maintenance standards 
of the buildings and the public realm will need to be higher than in a city, as will
security costs, since a town center competes directly with other nearby private
developments, especially shopping centers. Potential conflicts must be understood in
advance and avoided. For example, trash pickups must be arranged so as not to dis-

10Commit to Intensive
On-Site Management
and Programming
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turb residents or shoppers, and garbage rooms must be air conditioned so noxious
smells do not waft through the tree-lined streets or up to residents’ windows. Man-
agement also includes such mundane but critical tasks as maintaining bathrooms
that are spotless, fountains that work flawlessly, sidewalks and streets that are in
top repair and litter free, flowers that are blooming, and a tree canopy that is
mature, trimmed, and healthy.

Management efforts, while intensive, should be unobtrusive, sensitive, and discreet.
Too many security guards, too much overt control, and too many rules will make the
center feel unnatural and uncomfortable. Management will need to be more politi-
cally astute than in a typical real estate development, since different segments of
the public undoubtedly will take ownership of the center as strong community bonds
are established and nurtured. This situation will require a constant interface with
the public since it becomes, in essence, a partner in the ongoing operation of the
town center.

Continuous programming of activities and events in the public spaces is a significant
aspect of town center management. Such programming will ensure that visitors’
experiences are memorable and pleasant. Management must remember that people
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who are at the town center are not just customers or consumers, but also residents
or other citizens who may not be there to buy anything at all but simply to experi-
ence community life. Planned events should include ongoing activities such as con-
certs and farmers markets, as well as such community-defining events as 4th of July
fireworks displays. Unplanned events such as political rallies or community protests
are also important because they deepen the center’s connections to the community,
but they need to be carefully coordinated with the day-to-day operations of the cen-
ter to avoid needless conflict. 

Marketing also plays a role in ensuring a town center’s long-term competitiveness,
and significant opportunities exist for cross-marketing the center’s various uses.
Management should help coordinate these efforts to take advantage of the synergies
they offer. A preferred customer card for residents is one example. A parking man-
agement program that includes valet parking, shared parking among the users of the
town center, frequent monitoring of parking availability and conditions, and mainte-
nance of high standards at parking entrances and in garages also helps market the
center as a desirable and enjoyable place to come to. 

The managers of a town center are its long-term champions, the keepers of the
flame, and the ones who ensure continuity and uphold standards as the center
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matures. Economic, social, and political conditions change, and the managers’ role
includes ensuring that the town center remains competitive in the broadest sense.
This is true whether the town center evolves under single or multiple ownership. 

Managers carry out this role in numerous ways, first, by leasing to the right mix of
tenants and ensuring that the mix evolves as customer preferences and retail trends
change. Second, they should ensure that all development adheres to the town cen-
ter’s master plan and vision as it matures. Third, they should draw up and enforce 
a set of covenants, conditions, and restrictions (CC&Rs) that clearly articulate the
development standards and rules within the town center. The ideal master plan and
accompanying CC&Rs should be drafted in ways that encourage flexibility, innova-
tion, and change within a framework of high standards and compatibility with the
founding vision of the town center.
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