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Executive Summary 

Introduction 

In 2007, the Town of Brookhaven embarked upon a planning study aimed at 

revitalizing a multi-block area around the Ronkonkoma Train Station 

(the ―Ronkonkoma Hub‖ or the ―Station‖), the busiest station along the entire Long 

Island Railroad (LIRR) system. The goal is to develop a vision that supports compact, 

mixed use, transit-oriented redevelopment. The outcome of this planning study is a 

long-term development strategy that establishes clear and predictable guidance for 

the revitalization of the area. 

 

This planning study is timely for two reasons. First, the high level of activity at the 

station, coupled with vacant and underutilized parcels surrounding the station, 

offers a strong opportunity to promote and facilitate new development. Second, the 

current political and social climate is seeking to improve the commuting situation 

while providing more opportunities for workforce housing and transit-oriented 

development (TOD) in Brookhaven.  

 

Ronkonkoma Station is the terminus of the electrified rail service to Manhattan. The 

Study Area is located north of the Station and immediately south of I-495 

(see Figure 1, Site Location Map). The Ronkonkoma Hub Study Area encompasses 

approximately 181 acres of land and is generally defined by the rail line to the south, 

Express Drive to the north, Bay Avenue to the west and Babcock Avenue to the east 

(see Figure 2, Study Area). The Study Area includes a mix of residential, retail, 

industrial, and commercial uses. 
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Project Goals 

Key goals of the Town of Brookhaven for this planning study include the following: 

 

 Promote quality and healthy communities; 

 Redirect growth to areas already served by existing infrastructure; 

 Expand transportation choices to enhance environmental quality; 

 Reduce vehicle trips around the station; 

 Support compact, mixed-use, transit-accessible, pedestrian-oriented 

redevelopment; 

 Create a sense of place; 

  Support local businesses;  

 Create housing choices; 

 Explore reverse commute opportunities; and 

 Enhance the tax base for the Town and the region to support the variety of taxing 

districts. 

 

With input from local government, residents, businesses and other stakeholders, the 

planning study began with a vision for the Ronkonkoma Station, which serves as the 

basis for the Vision. The Vision includes zoning recommendations, identification of 

transportation improvements, financial implications, and concept plans for the 

Garrity and Hawkins block and other key TOD sites that are presented in Chapter 3. 

Successful implementation of the Vision depends on multi-agency coordination 

among the towns of Brookhaven and Islip, Suffolk County, MacArthur Airport, 

Metropolitan Transportation Authority (MTA), Long Island Railroad (LIRR), and 

through nurturing partnerships and building consensus within the community, area 

residents and patrons of the LIRR. 

Process 

The Ronkonkoma Hub TOD Planning Study consisted of two phases of work. The 

first phase focused on documenting existing conditions and identifying potential 

opportunity sites for transit-oriented development. This initial phase of work 

included: a site tour, data assembly and review; meetings; creation of goals and 

objectives; analysis of existing zoning, multi-family housing demand, parking, 

building space, and transportation infrastructure; and preliminary analysis of the 

development potential for priority development sites. A questionnaire was 

distributed during Phase I that sought opinions from both the residents and riders of 

the LIRR. Phase II of the study built upon the work completed in Phase I to generate 

a long-term Vision and implementation strategy aimed at providing guidance to all 

interested parties on potential future development around the station.  
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In addition to numerous meetings with town planning staff, the following meetings 

were held in support of the Planning Study: 

 

 Municipal Stakeholder Meeting October 18, 2007 

 Local Stakeholders, Civic League and 

Chamber Representatives 

November 7, 2008 

 Public Information Meeting January 17, 2008 

 Municipal Stakeholder Meeting June 16, 2008 

 Public Information Meeting September 18, 2008 

Transit-Oriented Development 

Transit-oriented development (TOD) creates mixed-use, higher density communities 

that encourage people to live, work and shop near transit services and decrease their 

dependence on driving. Typically, TOD is characterized by: 1 

 

 A mix of uses  

 Moderate to high density 

 Pedestrian orientation/connectivity  

 Transportation choices  

 Coordinated parking  

 High quality design  

 

Generally, TOD is located within a quarter mile of a transit station, which translates 

to a five- to ten-minute walk. However, TOD has been utilized in a broad range of 

communities and neighborhoods around the country and is not necessarily limited to 

municipalities with extensive mass transit systems. TOD can be built around all 

modes of transportation including subways, light rail, commuter rail, and buses (the 

mode that accounts for about two-thirds of all transit trips in the U.S.). Ronkonkoma 

Hub is a multi-modal facility that accommodates rail, bus, and the automobile and, 

with diverse economic activity, provides both employment and living options for a 

wide range of people. 

 

Benefits of TOD include a greater choice of transportation options for residents and 

employers; a reduction of automobile miles traveled resulting in less congestion, 

reduced use of petroleum products, and lower emissions; an increase in pedestrian 

activity around the station; the redevelopment of vacant or underutilized infill 

properties to more productive uses; and expanded housing and business 

opportunities.  



1  http://www.mass.gov/envir/smart_growth_toolkit/pages/mod-tod.html  
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TOD also promotes a more efficient use of land and infrastructure through compact 

design. TOD fosters a sense of place through the creation of mixed-use centers that 

combine residential uses with economic activity. By requiring high quality urban 

design and safe, attractive pedestrian connections between uses, TODs create a 

vibrant sense of place. TODs that combine a variety of housing alternatives with 

diverse economic activity provide both employment and living options for a wide 

range of people.2 

Existing Conditions 

An integral component of the Planning Study was understanding the existing 

conditions of the Study Area. Of the existing conditions analysis provided in 

Chapter 2, the most significant findings are summarized below. 

Zoning 

Three distinct zoning districts incorporate the majority of the land covered in the 

Study Area, but the J-6 Main Street Business District is the zoning designation that is 

most closely aligned with transit-oriented development. However, the current 

zoning is not sufficient to meet the goals of TOD and the Town of Brookhaven for the 

Ronkonkoma Hub. 

Parking  

Approximately 2,700 parking spaces exist on five parcels within the Study Area. The 

2,700 spaces, which include a 1,000 space five-level controlled access garage, are all 

within a 13 minute walk of the Train Station. An additional 3,200 parking spaces exist 

south of the Train Station within the Town of Islip (not in the Study Area). Parking 

utilization is currently running at approximately 90 percent and nearly half these 

parked vehicles are located in the garage. Unregulated parking (not in parking fields 

but off the side of the road) was observed in close proximity to the station. Illegal 

parking is both unsightly, dangerous, and causes problems for area merchants and 

residents.  

 

  



2  http://www.mass.gov/envir/smart_growth_toolkit/pages_mod-tod.html  
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Land Use/Buildings 

The Ronkonkoma Hub Study Area encompasses approximately 181 acres of land 

area. A building inventory was conducted which indicates that there are 349 parcels 

and 312 structures within the Study Area totaling approximately 1.1 million square 

feet of building gross floor area. Approximately 50 percent of the space within the 

Study Area accommodates residential use (single family and apartments). At the 

time the inventory was conducted, the Study Area had a very low building vacancy 

rate (less than 2 percent). These vacancies are in highly visible locations – i.e. 

Railroad Avenue. Over 50 percent of the Study Area is residential in use.  

Transportation Infrastructure 

The roadway network serving the Ronkonkoma Hub area is extensive and includes a 

wide variety of roadway classifications. Some of the surrounding intersections and 

roadways are operating at poor levels of service and are likely to be further impacted 

by additional traffic generated by any new development in the area. 

 

The MacArthur Airport, a commercial airport with three major carriers, is located 

approximately 3.5 miles from the Ronkonkoma Station. There are currently three 

modes of linkage between the Station and the Airport—several taxis companies, a 

privately operated shuttle bus service and transit bus operated by Suffolk County 

Transit. Use of existing local roadways to link the two hubs entails a ten minute ride. 

A direct link from the Ronkonkoma Station to MacArthur Airport through the airside 

of the Airport, by either bus rapid transit or light rail, is unlikely due to construction 

costs, security concerns and FAA safety issues.  

Demographics 

Residents of the primary and secondary trade areas surrounding Ronkonkoma Hub 

offer strong disposable income to support both convenience retailers and shoppers 

goods. These residents’ purchasing power may offer potential to support new 

convenience goods establishments in Ronkonkoma Hub. Small-scale versions of 

these convenience and shoppers goods, such as specialty shops, sit-down 

restaurants, and gym/health clubs will be the most appropriate fit for the downtown 

scale and character envisioned for Ronkonkoma Hub. 

 

From 2007 to 2017, Suffolk County is projected to add nearly 9,000 households with 

incomes in the target range of $50,000 to $125,000 per year. Ronkonkoma Hub could 

capture 5 percent of this growth in Suffolk County and 10 percent of growth in the 

Brookhaven and Islip, or 688 housing units, between 2008 and 2017. 

Multi-Family Housing Demand 

The majority of demand for new housing will emerge from the primary market area 

(Brookhaven and Islip), with the next largest source of demand coming from the 
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secondary market area (Suffolk County). The target market of households most likely 

to prefer multi-family housing near transit includes households earning $50,000 to 

$125,000. There were an estimated 218,106 target market households in the primary 

and secondary study areas in 2007. By 2017, it is projected that nearly 

9,000 households will be added in these areas. 

 

While the market may provide support for an estimated 688 units, the actual level 

added in the Study Area will likely be a result of the achievement of a balance 

between market demand and the capacity of local services (e.g. schools, sewer, etc.) 

to support these units (taking into account the tax benefits and costs associated with 

such development). Generally speaking, the impacts of a mix of units, with heavy 

emphasis on couples without children, on the local school district would be less 

burdensome than a mix of units focused more on families.  

TOD Opportunity Sites  

There are numerous opportunities for transit-oriented development near the Train 

Station, Approximately 40 acres exists within a 10 minute walk of the Station which 

was identified as being suitable for accommodating TOD (see Figure 3, Potential 

TOD Opportunity Sites). The residential market analysis identified a demand for 

upwards of 688 new units within the Study Area. The 40 acres of land could 

potentially yield 484 of these units at an average of 12 units per acre. To fulfill the full 

potential of the 688 multi-family residential units, these opportunity sites would 

need to average approximately 17 units per acre.  

The Vision 

A Vision Plan was developed that transforms Railroad Avenue into a community 

―Main Street‖ with mixed-use buildings that define the street edge (see Figure 4, 

Vision Plan). In addition, the Vision Plan includes pedestrian amenities such as small 

urban plazas at key intersections and streetscape improvements along both sides of 

Railroad Avenue. Parking is placed at the rear of or internal to these sites to enable 

new development to front the street. Finally, the Vision Plan calls for a mix of 

housing, retail, recreation and office space. 
 

Highlights of the Vision Plan include: 

 

 Urban plazas at key intersections to provide public spaces for pedestrians and 

help activate the street. 

 Streetscape enhancements including sidewalks, signage, lighting and 

landscaping along Railroad Avenue, Mill Road and Hawkins Avenue. 

 Orient buildings towards the street edge along Railroad Avenue and Hawkins to 

help define the ―Main Street‖ character.  
  



EX
PR

ES
S 

DR

UN
IO

N 
AV

E

4T
H 

ST

1S
T 

ST

3R
D 

ST

5T
H 

ST

2N
D 

ST

9T
H 

ST

29   

MILL RD

EA
ST

O
N 

ST

BAY AV E

RA
IL

RO
AD

 A
VE

HAW KINS  AVE

JO
HN

SO
N 

AV
E

EX
IT

 6
0 

 

LAKE PROM

CARRO LL AV E

GARRITY  AVE

BABCO CK AV E

UN
IO

N 
ST

YE
RK

 A
VE

AL ICE DR

LAKEW OO D AV E

HE
NR

Y 
AV

E

DO
NN

A 
LN

VE
GA

 D
R

PO WE LL S T

RO NKONKO M A AVE

HE RM AN AV E

BE
RG

EN
 S

T

LI
BE

RT
Y 

ST

CE
DA

R 
ST

DO
UG

BE
TH

 D
R

EL
M

 S
T

MARI ON S T

VILLAG E PLAZA DR

ELM  AV E

SL
O

AN
 D

R

AVE

RAYNO R ST

W
IN

CH
ES

TE
R 

RD

MA
PL

E 
ST

LAKE PROM

EX
IT

 6
0 

 

BAY AV E

29   

RA
IL

RO
AD

 A
VE

49
5

L 
I R

ai
l R

oa
d

Si
te

 8
28

.5
 a

cr
es

Si
te

 5
15

.3
 a

cr
es

Si
te

 2
4.

4 
ac

re
s

Si
te

 7
4.

3 
ac

re
s

Si
te

 1
4.

8 
ac

re
s

Si
te

 4
3.

4 
ac

re
s

Si
te

 9
1.

8 
ac

re
s

Si
te

 3
3.

6 
ac

re
s

Si
te

 6
2.

7 
ac

re
s

 
Fi

gu
re

 3

Po
te

nt
ia

l T
O

D
 O

pp
or

tu
ni

ty
 S

ite
s

R
on

ko
nk

om
a 

H
ub

Tr
an

si
t-O

rie
nt

ed
 P

la
nn

in
g 

St
ud

y

D
at

a 
so

ur
ce

s:
Ae

ria
l I

m
ag

er
y 

– 
I-3

 Im
ag

er
y 

Pr
im

e 
W

or
ld

, E
SR

I O
nl

in
e 

Se
rv

ic
es

As
se

ss
or

s 
Pa

rc
el

s,
 L

IR
 R

ai
l –

 S
uf

fo
lk

 C
ou

nt
y 

G
IS

 B
as

em
ap

, T
ow

n 
of

 B
ro

ok
ha

ve
n,

 L
on

g 
Is

la
nd

, N
Y

Fi
le

 s
ou

rc
e:

 \\
ny

li\P
R

O
JE

C
TS

\2
74

06
.0

0\
G

IS
\p

ro
je

ct
\R

on
ko

nk
om

a 
R

ep
or

t\ 
P

ot
en

tia
l T

O
D

.m
xd

Le
ge

nd
St

ud
y 

A
re

a

R
ai

l

Po
te

nt
ia

l T
O

D
 O

pp
or

tu
ni

ty
 S

ite
s

Pr
ep

ar
ed

 fo
r t

he
 T

ow
n 

of
 B

ro
ok

ha
ve

n

Se
pt

em
be

r 2
00

8

0
20

0
40

0
Fe

et





 

R
on

ko
nk

om
a 

H
ub

Tr
an

si
t-O

rie
nt

ed
 P

la
nn

in
g 

St
ud

y

 

P
re

pa
re

d 
fo

r t
he

 T
ow

n 
of

 B
ro

ok
ha

ve
n

D
at

a 
so

ur
ce

s:
Ae

ria
l I

m
ag

er
y 

– 
I-3

 Im
ag

er
y 

Pr
im

e 
W

or
ld

, E
S

R
I O

nl
in

e 
S

er
vi

ce
s

As
se

ss
or

s 
P

ar
ce

ls
, L

IR
 R

ai
l a

nd
 Z

on
in

g 
– 

Su
ffo

lk
 C

ou
nt

y 
G

IS
 B

as
em

ap
, T

ow
n 

of
 B

ro
ok

ha
ve

n,
 L

on
g 

Is
la

nd
, N

Y

\\nyli\PROJECTS\27406.00\graphics\FIGURES\Ronkonkoma Report\Fig 11-13 TOD.indd

S
ep

te
m

be
r 2

00
8

0 
15

0 
30

0 
 Fe

et

Po
te

nt
ial

 P
ro

gr
am

Re
tai

l
Of

fic
e

Re
sid

en
tia

l
Liv

e/W
or

k

Si
te

 1
-

-
-

5 U
nit

s

Si
te

 2
-

-
-

10
 U

nit
s

Si
te

 3
10

,80
0 S

F
16

,80
0 S

F
66

 U
nit

s
-

Si
te

 4
27

,60
0 S

F
16

,80
0 S

F
66

 U
nit

s
-

Si
te

 5
14

,40
0 S

F
39

,60
0 S

F
30

 U
nit

s
-

Si
te

 6
-

-
98

 U
nit

s
-

Si
te

 7
-

-
15

7 U
nit

s
-

Si
te

 8
6,0

00
 S

F
-

-
-

TO
TA

L
58

,80
0 S

F
73

,20
0 S

F
41

7 U
NI

TS
15

 U
NI

TS

4

1
2

3
1

6
7

1
2

10
8

11
13

16

14

5
4

9
4

12
15

1SI
TE

2SI
TE

3SI
TE

4SI
TE

5SI
TE

8SI
TE

6SI
TE

7SI
TE

Op
po

rtu
nit

ies
 fo

r u
rb

an
 pl

az
as

 at
 ke

y i
nte

rse
cti

on
s

1. 
St

re
ets

ca
pe

 en
ha

nc
em

en
ts 

(S
ide

wa
lks

, S
ign

ag
e, 

Lig
hti

ng
 &

 La
nd

sc
ap

ing
)

2. 
Or

ien
t b

uil
din

gs
 to

wa
rd

s t
he

 st
re

et 
ed

ge
 – 

alo
ng

 R
ail

ro
ad

 &
 H

aw
kin

s A
ve

nu
e

3. 
Pl

ac
e p

ar
kin

g a
t th

e r
ea

r o
r in

ter
ior

 of
 lo

ts 
an

d s
ee

k o
pp

or
tun

itie
s f

or
 sh

ar
ed

 
4. 

pa
rki

ng
Pl

ac
e a

cti
ve

 pe
de

str
ian

-o
rie

nte
d u

se
s o

n t
he

 gr
ou

nd
 flo

or
5. 

Ne
w 

de
ve

lop
me

nt 
on

 th
e M

TA
 “b

us
 lo

op
” s

ite
6. 

Bu
ild

ing
s u

p t
o 5

 st
or

ies
 ta

ll o
n R

ail
ro

ad
 A

ve
nu

e
7. 

St
re

ets
ca

pe
 en

ha
nc

em
en

ts 
to 

the
 tr

ain
 st

ati
on

 pl
az

a
8. 

Bu
ild

ing
s u

p t
o 2

.5 
sto

rie
s t

all
 on

 U
nio

n A
ve

nu
e

9. 
Mi

x o
f u

se
s o

n u
pp

er
 flo

or
s

10
. 

Or
ien

t b
uil

din
gs

 to
wa

rd
 th

e s
tre

et 
ed

ge
 – 

alo
ng

 M
ill 

Ro
ad

11
. 

Bu
ild

ing
s u

p t
o 4

 st
or

ies
 ta

ll o
n M

ill 
Ro

ad
12

. 
Pa

rki
ng

 ga
ra

ge
s l

oc
ate

d a
t th

e i
nte

rio
r o

r r
ea

r o
f lo

ts
13

. 
Or

ien
t m

ult
ifa

mi
ly 

bu
ild

ing
s t

ow
ar

d a
me

nit
ies

 su
ch

 as
 pa

rks
 or

 pl
az

as
14

. 
Mi

x r
es

ide
nti

al 
un

it t
yp

es
 

15
. 

Pr
ov

ide
 pe

de
str

ian
 co

nn
ec

tio
ns

 fr
om

 F
air

fie
ld 

re
sid

en
ce

s
16

. 

Vi
si

on
 P

la
n 

O
pp

or
tu

ni
tie

s

Fi
gu

re
 4

"V
is

io
n 

P
la

n"
 fo

r E
ig

ht
 K

ey
 T

O
D

 
O

pp
or

tu
ni

ty
 S

ite
s

Le
ge

nd S
tu

dy
 A

re
a

R
ai

l





  

 

\\nyli\PROJECTS\27406.00\reports\Phase 
II\Ronkonkoma_Report rev12forduplex.docx 7 Executive Summary 
 

 Parking at the rear or interior of lots and seek opportunities for shared parking. 

 Active pedestrian-oriented uses on the ground floor, particularly along Railroad 

Avenue between Garrity Avenue and the Station. 

 New development on the MTA ―bus loop‖ site. 

 Buildings up to 5 stories on Railroad Avenue, up to 4 stories tall on Mill Road 

and up to 2.5 stories on Union Avenue. 

 Streetscape enhancements to the Station plaza. 

 Mix of uses on upper floors. 

 Buildings oriented toward the street edge along Mill Road. 

 Parking garages located at the interior or rear of lots. 

 Multi-family buildings oriented toward amenities such as parks or plazas. 

 Residential unit types mixed within development sites.  

 Pedestrian connections to Fairfield residential apartments. 

 

The Vision Plan accommodates approximately 430 residential units at densities that 

range from 15 to 20 units per acre. In addition, approximately 132,000 square feet of office 

and retail space could be achieved.  

Development Zones 

The Vision is categorized into four zones: TOD Overlay District Zone; Neighborhood 

Preservation Zone, Neighborhood Commercial Zone, and Hotel and Restaurant Zone 

(see Figure 18, TOD Land Use Goals). 

TOD Overlay District Zone 

The potential exists to create a new TOD Overlay District within the Study Area to enable 

the various uses, densities and other characteristics and qualities that are desired by local 

officials and the community. The goals for this portion of the Study Area include: 

  

 Create TOD Overlay District and design guidelines. 

 Increase densities for residential uses.  

 Allow greater building height and number of stories (up to 5 stories on Railroad 

Avenue). 

 Accommodate vehicle traffic 

 Reduce parking requirements for future development. 

 Encourage shared parking between parcels and uses. 

 Locate active ground floor uses on Railroad Avenue. 

 Place buildings close to the street along Railroad Avenue. 

 Create activity nodes along Railroad Avenue. 

Neighborhood Preservation Zone 

Many portions of the Study Area are characterized with residential uses that include 

single family homes, and small multi-family developments. These areas are generally 

located in the north and west portions of the Study Area. Goals for these areas focus 
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on preserving the residential aspects of the neighborhood and providing public space 

through use of a variety of tools including: 

 

 Transitional zoning 

 Directional way-finding 

 Traffic calming 

 Streetscape enhancements (i.e. sidewalks, lighting, trees, crosswalks, etc.) 

Neighborhood Commercial Zone 

Ronkonkoma Avenue, Union Avenue and sections of Hawkins Avenue have various 

commercial uses including small businesses, and auto-oriented uses. These areas will 

maintain the commercial uses as they front streets that connect to adjacent 

neighborhoods and business centers and I-495. Goals for these areas focus on 

enhancing the commercial uses and providing for infill development opportunities. 

Hotel and Restaurant Zone 

The northeast portion of the Study Area is characterized with a hotel and retail uses, 

including several restaurants. This area has frontage on the Service Road and Mill 

Road; however, it is not well connected to Railroad Avenue and the planned TOD 

uses that are anticipated for the future. Goals for this area include preserving existing 

uses, while enhancing the connectivity of this area to the Train Station by providing 

sidewalks, street lights, and way-finding signs. This area is a 10 to 15 minute walk 

from Ronkonkoma Station; however, it currently lacks continuous sidewalks.  

Potential Roadway and 
Streetscape Improvements 

In addition to the land use goals, the study identifies numerous opportunities to 

enhance the streetscape and roadways to improve the public realm and plan for the 

anticipated growth in development within the Study Area. Roadway and other 

streetscape goals include the following: 

  

 Potential new intersection treatment at Railroad and Hawkins Avenues. 

 Potential roadway and streetscape improvements. 

 Railroad Avenue 

 Mill Street 

 Union Street 

 Hawkins Avenue  

 Streetscape amenities along Railroad Avenue including sidewalks, street trees, 

lighting, plazas, and landscape improvements at key intersections. 

 Implement bike route connections along Railroad Avenue and Mill Road and 

Union Avenue. 

 Bike storage at the Train Station. 
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In addition, there is the potential to extend the bike path through the Ronkonkoma 

Hub Study Area, connecting neighborhoods to the east and west to Railroad Avenue 

and the Train Station. This bike route is part of the ―Central Corridor Bike Route‖ 

connecting distant points such as Bethpage State Park to the west, to the central 

business district of Riverhead to the east. The route is identified on the Long Island 

Bikeways and Trailways Map produced by the New York State Department of 

Transportation. It is classified as a Class 3 on-road signed bikeway. While it links 

distant destinations described above, it will also serve more localized communities 

by providing alternative access to major commuter rail stations. 

TOD Zoning Recommendations 

Pursuant to a typical TOD development, a ten-minute walk radius drawn from the 

Ronkonkoma Hub should be the focus of TOD zoning and should be considered as 

the boundary for a new TOD Overlay District developed by the Town (see Figure 9). 

The overlay district should implement the principles of TOD and encompass the land 

use and urban design features associated with TOD. The TOD Overlay District 

should allow for higher density housing than the six units per acre currently allowed 

in the J-6 district, higher building heights, and small footprint retail stores and other 

buildings. 

 

While the J-6 district allows drive-throughs by special permit, it is recommended that 

no additional drive-throughs be permitted in the new TOD overlay district. 

Prohibiting drive-throughs, whether for fast food restaurants or banks, in the future 

will minimize curb cuts and reduce vehicle traffic, thereby enhancing the pedestrian 

experience around Ronkonkoma Hub.  

 

Residential density should be increased from the current six units per acre to twelve to sixteen, 

although incentives could offer higher densities. As a result, the floor area ratio (FAR) should be 

0.8. Setbacks should be zero along Railroad Avenue and no more than ten feet elsewhere in the 

district. No front yard setback should be required in order to create a truly pedestrian friendly 

environment. However, a minimum sidewalk width (typically 5 feet) is necessary to ensure safety 

for pedestrians. No setback is required for side yards either, although alleyways can be 

encouraged to promote public connections between buildings, open spaces, and streets. In order 

to encourage developers to use the provisions of the new overlay district, incentives can be offered, 

either in the form of a density bonus (increased FAR), a reduction in parking requirements, 

streamlined permit review, or other benefits to the developer.  

Transportation-Related 
Infrastructure 

Infrastructure improvements will be required to mitigate any impacts. Improvements 

will include capacity enhancements at intersections and the installation/upgrade of 

traffic signals or construction of roundabouts, or other traffic controls as deemed 

appropriate. Traffic calming elements, sidewalks and other pedestrian-friendly 
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features are recommended to create a walkable community and reduce automobile 

trips. The following is a list of issues and potential improvements that will affect the 

transportation-related infrastructure within and adjacent to the study area.  

 

 A direct link from the Ronkonkoma Station to MacArthur Airport through the 

airside of the Airport, by either bus rapid transit or light rail, is unlikely due to 

construction costs, security concerns and FAA safety issues. 

 An enhanced shuttle service should have attractive, user-friendly, clean fuel 

vehicles with frequent service and extended hours in order to attract ridership. 

 An enhanced shuttle service could be expanded to also connect to other nearby 

destinations to further promote ridership. 

 Multi-level parking decks should be considered as a way to improve efficiency and 

overall security 

 Paid parking should be considered as a way to increase ride sharing and reduce 

the use of Single Occupancy Vehicles 

 Opportunities within the Town of Islip for newly constructed shared parking 

should be explored if appropriate agreements can be implemented with Suffolk 

County and the MTA. 

 A major marketing campaign would be necessary to promote the benefits of the 

enhanced shuttle service. 

Future Households and Retail 
Spending 

In addition to existing households, future households offer potential to support new 

retail establishments in Ronkonkoma Hub. Based on recent demographic trends, over 

the next five years there is potential for an estimated 540 new households to be located 

within a 3-mile radius of the transit Station. With a median projected income of over 

$100,000, future residents (both existing and new) offer potential to spend an average 

of $19,000 annually on convenience retail goods and services for a combined total of 

$531 million annually. 

Tax Implications 

The ultimate goal for revitalization of the Ronkonkoma Hub district is to provide 

redevelopment that will result in a positive tax situation, in which tax revenues 

generated by redevelopment exceed the costs of services required by such 

redevelopment. In particular, redevelopment should not result in net costs to the 

school taxing district. Detailed positive and negative fiscal implications are described 

in Chapter 3. 

 

The Vision Plan for Ronkonkoma Hub takes these goals into account. Housing units 

are recommended with fewer bedrooms and in smaller sizes to appeal to couples and 

singles without children, rather than families that would desire larger units with more 

bedrooms. Further, the Vision calls for commercial space to balance housing 



  

 

\\nyli\PROJECTS\27406.00\reports\Phase 
II\Ronkonkoma_Report rev12forduplex.docx 11 Executive Summary 
 

development with the assumption that the tax revenues associated with commercial 

space can often outweigh the costs associated with providing services to new residents 

(including schoolchildren). 

 

With the mix of housing dominated by compact multi-family units (e.g. condominiums, 

housing above commercial space, and live-work units), the Ronkonkoma Hub 

development program caters to the needs and preferences of couples and singles without 

children. Families would be more likely to reside in the townhouse units, which 

represents just 12 percent of the entire program, or in other single-family homes 

elsewhere in the Towns of Brookhaven and Islip or the remainder of Suffolk County. 

 

A toolbox of economic incentives is outlined in Chapter 3 to aid the Town in 

implementing the Vision. The Town can use both existing Town programs as well as 

adopt innovative new programs that other communities have used with success to 

support revitalization. Tools range from direct incentives, such as tax credits that support 

business expansion, to indirect incentives, such as streamlined development review 

processes. 

Next Steps 

The Vision represents an ongoing and continued process. As such, in order to maintain 

momentum and further advance implementation of the Vision, it is recommended that 

the Town consider the following next steps: 

 

 Engage in continued coordination with local and regional stakeholders (the 

community, local businesses, Town of Brookhaven, Town of Islip, Suffolk County, 

MacArthur Airport, MTA, and LIRR).  

 Identify and implement ―early wins‖ as part of an overall Neighborhood 

Improvement Program: 

 Streetscape improvements; 

 New and improved sidewalks; 

 Landscape improvements at MTA surface parking lots; 

 Code enforcement; 

 Drainage and flooding; and 

 Maintenance and security at the Station. 

 Draft and adopt a new TOD Overlay District. 

 Conduct a traffic impact analysis and develop a phased transportation improvement 

plan. 

 Initiate a sewage capacity study. 

 Complete a generic environmental impact statement (under the New York State 

Environmental Quality Review Act) to assess and propose mitigation of any real or 

perceived adverse impacts. 

 Aggressively market the Ronkonkoma Hub as a legitimate and feasible TOD 

opportunity area for residential and commercial retail development. 

 Explore and secure state and federal grant funding for continued revitalization. 
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1 
Introduction  

Overview 

The Town of Brookhaven has embarked upon a planning study aimed at revitalizing 

a multi-block area around the Ronkonkoma Train Station (the ―Ronkonkoma Hub‖). 

The existing Station accommodates more than 17,000 riders per day, making it the 

busiest station along the entire Long Island Railroad (LIRR) system. The Town’s 

goals include developing a plan that supports compact, mixed use, transit-oriented 

redevelopment within the immediate area surrounding the Station. One of the key 

objectives is to develop a long-term development plan that establishes clear and 

predictable guidance to the adjacent community, local stakeholders and investors as 

the Town promotes the revitalization of the area. 

 

Ronkonkoma Station 

 

Railroad Avenue 

 

Opportunities exist in the Ronkonkoma Hub that makes preparation of this plan 

timely. The high level of activity at the Station, coupled with an extensive number of 

vacant and underutilized parcels surrounding the Station, offers a strong 

opportunity to promote and facilitate transit-oriented higher density, mixed-use 

residential and commercial development. In addition, the current political and social 

climate seeks to improve the commuting situation while providing more 
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opportunities for workforce housing and transit-oriented development. Recognizing 

these opportunities, the Town of Brookhaven has undertaken this planning study to 

assess the potential for transit-oriented development in the Station area. 

 

The Ronkonkoma Hub Study Area encompasses approximately 181 acres of land and 

is generally defined by the rail line to the south, Express Drive to the north, Bay 

Avenue to the west and Babcock Avenue to the east (see Figure 5, Study Area). The 

Study Area includes a mix of residential, retail, industrial, and commercial uses. 

Project Goals 

The purpose of the Ronkonkoma Hub Transit-Oriented Development (TOD) 

Planning Study is to develop a land use plan that will aid in the revitalization of the 

Ronkonkoma Hub. Key goals include the following: 

 

 Promote quality and healthy communities; 

 Redirect growth to areas already served by existing infrastructure; 

 Expand transportation choices to enhance environmental quality; 

 Reduce vehicle trips around the Station; 

 Support compact, mixed-use, transit-accessible, pedestrian-oriented 

redevelopment; 

 Create a sense of place; 

 Support local businesses;  

 Create housing choices; 

 Explore reverse commute opportunities; and 

 Enhance the tax base for the Town and the region to support the variety of taxing 

districts. 

 

In order to accomplish these goals, it is important to establish clear and predictable 

guidance for the community and potential developers. This begins with a Vision. 

Created with input from local government, residents, businesses and other 

stakeholders, this Vision will help provide the direction for new growth around the 

Station. A product of this Vision is the land use plan and model zoning language, 

which is outlined in this document. The successful advancement and implementation 

of the Vision depends on multi-agency coordination among the towns of Brookhaven 

and Islip, Suffolk County, MacArthur Airport, Metropolitan Transportation 

Authority (MTA), Long Island Railroad (LIRR), and through nurturing partnerships 

and building consensus within the community, area residents and patrons of the 

LIRR.  
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Transit-Oriented Development 

Transit-oriented development (TOD) creates mixed-use, higher density communities 

that encourage people to live, work and shop near transit services and decrease their 

dependence on driving. Typically, TOD is characterized by:3 

 

 A mix of uses  

 Moderate to high density 

 Pedestrian orientation/connectivity  

 Transportation choices  

 Reduced parking  

 High quality design  

 

Generally, TOD is located within a quarter mile of a transit station, which translates 

to a five- to ten-minute walk. However, TOD has been utilized in a broad range of 

communities and neighborhoods around the country and is not necessarily limited to 

municipalities with extensive mass transit systems. TOD can be built around all 

modes of transportation including subways, light rail, commuter rail, and buses (the 

mode that accounts for about two-thirds of all transit trips in the U.S.). Ronkonkoma 

Hub is a multi-modal facility that accommodates rail, bus, and the automobile and, 

with diverse economic activity, provides both employment and living options for a 

wide range of people. 

  

TOD Principles 

Generally, there are certain characteristics that successful TOD projects and zoning 

provisions have in common.  

 

 The goal is to create a place rather than a series of unconnected projects. 

 TOD is created by market-driven factors rather than by the mere presence of a 

transit station. Retail development requires a good location, market, and design. 

Access to transit can strengthen the retail market. 

 There must be a mix of uses that includes retail, office, and housing, generally at 

a higher density. The land uses should be arranged to concentrate activity in 

close proximity to the transit station. The land use mix falls into two categories—

housing and employment uses generate transit ridership, and convenience retail 

and service uses support the riders and area residents.  

 Design guidelines, pedestrian amenities, and streetscape improvements are 

important considerations.  

 Parking standards must be carefully considered to include structured parking, 

common parking areas, and/or shared parking. 



3  http://www.mass.gov/envir/smart_growth_toolkit/pages/mod-tod.html  
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 A mix of housing types and price levels is important. 

 Public-private partnerships can enhance TOD efforts. 

TOD Benefits 

Benefits of TOD include a greater choice of transportation options for residents and 

employers; a reduction of automobile miles traveled resulting in less congestion, 

reduced use of petroleum products, and lower emissions; an increase in pedestrian 

activity around the Station (especially during the rush hour periods); the 

redevelopment of vacant or underutilized infill properties to more productive uses; 

expanded housing and business opportunities; increased property values; and 

coordinated private investment for public benefit. 

 

TOD also promotes a more efficient use of land and infrastructure through compact 

design. TOD fosters a sense of place through the creation of mixed-use centers that 

combine residential uses with economic activity. By requiring high quality urban 

design and safe, attractive pedestrian connections between uses, TODs create a 

vibrant sense of place. TODs that combine a variety of housing alternatives with 

diverse economic activity provide both employment and living options for a wide 

range of people.4 

Process 

The Ronkonkoma Hub TOD Planning Study consisted of two phases of work. The 

first phase focused on documenting existing conditions and identifying potential 

opportunity sites for transit-oriented development. This initial phase of work 

included: a site tour, data assembly and review; meetings to establish Study 

goals/objectives and an overall community vision and development style; analysis of 

existing zoning, multi-family housing demand, parking, building space, and 

transportation infrastructure; and preliminary analysis of the development potential 

for priority development sites (Garrity/Hawkins Ave, MTA controlled parcels). In 

addition, a questionnaire was distributed during Phase I that sought opinions from 

both the residents and riders of the LIRR.  

 

Phase II of the study built upon the work completed in Phase I to generate a long-

term vision and implementation strategy aimed at providing guidance to all 

interested parties on potential future development around the Station. The Vision 

includes a land use plan, zoning recommendations, identification of transportation 

improvements, financial implications, and revised concept plans for the Garrity and 

Hawkins block and other key TOD sites that were identified in Phase I.  

 



4  http://www.mass.gov/envir/smart_growth_toolkit/pages_mod-tod.html  
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In addition to numerous meetings with town planning staff, the following meetings 

were held in support of the Planning Study: 

 

 Municipal Stakeholder Meeting October 18, 2007 

 Local Stakeholders, Civic League and 

Chamber Representatives 

November 7, 2008 

 Public Information Meeting January 17, 2008 

 Municipal Stakeholder Meeting June 16, 2008 

 Public Information Meeting September 18, 2008 

 

 

Public information meeting (1/17/08) 

 

 

   

Ronkonkoma Station 

The Ronkonkoma Train Station is the busiest station on the entire LIRR system—it 

accommodates approximately 17,300 riders per day. As the eastern terminus of the 

electrification of the main branch, Ronkonkoma is a popular station for commuters 

seeking express service into Manhattan (66 to 85 minute ride to Penn Station). There 

are currently 30 weekday westbound trains and 33 weekday eastbound trains that 

serve the Station. The Station has approximately 6,500 peak hour passengers. 
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Table 1 
LIRR Daily Ridership 

Station Total Daily 

Ridership  

Ronkonkoma  17,278 

Hicksville  16,215 

Huntington  11,113 

Great Neck  11,024 

Mineola  10,348 

Long Beach  8,721 

Bayside  8,649 

Port Washington  7,993 

Rockville Centre  6,850 

Merrick  6,767 

Source: 2006 LIRR Origin and Destination Study 

 

 

Long Island Rail Road System Map 

 

 

Rail service at Ronkonkoma has a long history dating back to the late 1800s and 

requiring five different buildings. A relocated train depot opened in 1883 to replace 

the original Lakeland Depot which had been razed. The 1883 building burned in 1934 

and was rebuilt in 1937. In 1987, the Station was closed due to electrification of the 

line. After the closure, the 1937 building was first used for storage and then razed in 

1994 when the parking lot was rebuilt and extended west. The current depot (the 

fifth building in the Station’s history) opened in November 1987. Additional 
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platforms were added in 1993, the multi-level parking garage was opened in 1996, 

and the permanent ticketing office began servicing customers in 1998.5 

 

 

Historic photograph of the Station (circa 1930) 

 

Ronkonkoma Station entrance (2008) 

 

 

The current Ronkonkoma Station, completed in 1997, contains retail and commercial 

space, a 1,000-car parking garage, and a Station House. The Station House 

incorporates rich materials, including slate roofing, heavy timber framing, interior 

wood finishes, and brick walls and floors. Other details such as large eyebrow 

dormers, copper weathervanes, and cupolas accentuate the Station House.6 

Questionnaire 

A survey was developed and distributed to area residents and civic organizations by 

mail and to commuters at the Station in late 2007. The questionnaire sought to 

understand a variety of characteristics regarding the Station, including its use and 

potential areas for improvement. A copy of the questionnaire follows this section. 

Questions were asked on a variety of topics, including: 

 

 How often do you take the train? 

 What do you like and dislike about the area around the Train Station? 

 What would you like to see happen to the area in the next 10 to 15 years?  

 

Approximately 15 percent of the questionnaires that were distributed to area 

residents were returned. The findings from these respondents were calculated and 



5  The history of the Ronkonkoma Station was obtained from the website Trains are Fun at 
www.trainsarefun.com/lirrphotos/LIRR%20Station%20History.htm, accessed on 10/25/07. 

6  The design of the Ronkonkoma Station House was obtained from the architect’s website at: www.rhbpc.com and 
accessed on 12/10/07. 
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key highlights are included herein. Approximately 44 percent of the respondents 

indicated that they take the train at least a few times a week, with the remainder 

using the train once a month or less. Approximately 75 percent of respondents 

indicated that they drive and park at the Station while the rest either walk, are 

dropped off, take the bus or arrive by taxi.  

 

 

 

 

 

Arrival Method  Ridership Frequency 

 

 

Area residents and other train patrons tended to like the Station itself, the convenient 

parking, the nearby stores, and the gym. Among the least liked aspects was a 

perceived lack of parking and the unimproved parking areas, the lack of regular 

maintenance of the Station and the rundown appearance of nearby businesses. The 

coffee shop, bank ATM, newsstand and health club were the most used facilities near 

the Station. When asked what one would like to see happen in the future, the most 

requested items included: restaurants, housing, professional offices, auto services, 

and a full service bank. 
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Page Intentionally Left Blank 
  

GEngineerlng, Surveying and Landscape Architecture, P.C 
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Ronkonkoma Hub Questionnaire 

GEngineerlng, Surveying and Landscape Architecture, P.C 
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Ronkonkoma Hub Questionnaire 

GEngineerlng, Surveying and Landscape Architecture, P.C 

• • • 
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GEngineerlng, Surveying and Landscape Architecture, P.C 
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2 
Existing Conditions 

Overview 

An integral component of the Planning Study was understanding the existing 

conditions of the Study Area. This chapter provides an analysis of the existing 

conditions, which include the following elements:  

 

 Zoning 

 Parking 

 Building and Land Use 

 Transportation Infrastructure, including links to MacArthur Airport 

 Demographics 

 Multi-Family Housing Demand 

 Potential TOD Sites 

 

The analysis detailed in this chapter served as the basis for the vision 

recommendations that are described in Chapter 3. A series of photographs are 

provided in Figures 6 and 7 (Existing Conditions Photographs) to assist in the 

visualization of the existing conditions of the Study Area.  

 

 

 

 

 

 

 

R 

 

 

 

 

Right and Above: A 

panoramic view overlooking 

Railroad Avenue.  



  

 

\\nyli\PROJECTS\27406.00\reports\Phase 
II\Ronkonkoma_Report rev12forduplex.docx 26 Existing Conditions 
 

 

Photo Captions 

1. Existing Ronkonkoma Station 

2. Bus loop and commuter parking 

3. Pedestrian bridge and stair tower 

4. Station entrance to lobby and platforms 

5. Plaza and retail uses adjacent to the Station 

6. Pedestrian crossing on Railroad Avenue leading to the Station 

7. Railroad Avenue and the MTA ―Bus Loop‖ 

8. Station platform 

9. Pedestrian bridge over Railroad Avenue 

10. Bus stop and bike rakes adjacent to the Station platform 

11. Retail uses adjacent to the Station 

12. Short-term parking adjacent to the Station 

13. Existing building along Railroad Avenue 

14. Existing retail uses between Garrity and Hawkins Avenues 

15. Vacant uses along Railroad Avenue 

16. Vacant land on Railroad avenue (targeted for additional surface parking) 

17. Tutor Time Day Care facility on Carroll Avenue  

18. Existing uses on Union Avenue 

19. Mill Road  

20. Parking in unpaved spaces along Railroad Avenue 

21. Railroad Avenue – looking west towards to the Station 

22. Mill Road (no sidewalks) 

23. Fairfield Apartments (new residential development off Union Avenue) 

24. Fairfield Apartments 

25. Temporary advertisements and signs on Mill Road 

26. Courtyard Marriot Hotel 
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Figure 6 Existing Conditions Photographs
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Zoning 

Existing zoning was analyzed to determine the types of uses currently allowed in the 

Study Area and whether zoning is sufficient to meet the needs and goals identified 

by the Town. The analysis indicates that current zoning is not ideal for facilitating 

transit-oriented development and would require modifications and updating in 

order to accommodate typical TOD development, which emphasizes transit use, 

encourages efficient use of land, catalyzes revitalization, and fosters a sense of place, 

as described in Chapter 1. 

  

Current Zoning 

Although the immediate area around the Ronkonkoma Hub is zoned J-6 (Main Street 

Business District), substantial portions of the Study Area are zoned Light Industry L1 

and Residence C (see Figure 8, Existing Zoning).  

 

J-6 Main Street Business District 

J-6 zoning is designed to preserve the sense of place in Brookhaven’s centers and 

traditional neighborhoods. It allows for the development of ―fully integrated mixed-

use pedestrian-oriented main street centers.‖ Highlights of the J-6 Zoning District 

include the following: 

 

 The July 2003 Main Street Business Design Manual is part of the zoning article. 

 Permitted uses by right include retail and personal service stores; restaurants and 

bars; offices; banks; museums; theaters; studios; indoor recreation; private 

instruction schools; institutions; and second story residential or office use. 

 Special permit uses include hotels and a third story for residential use. 

 Certain accessory uses are allowed such as outdoor seating and retail display and 

drive-throughs require a special permit. 

 The minimum lot size is 4,000 square feet. The Town should verify actual 

minimum lot sizes in the study area as they refine final recommendations for 

future zoning. 

 The maximum permitted floor area ratio (FAR) is 60 percent and the maximum 

building area is 60,000 square feet of gross floor area. The maximum height is 

35 feet or 2 ½ stories. However, the height for hotels and 2- and 3-story 

residential structures is 50 feet. The minimum frontage is 50 feet, front yard 

setback is 25 feet, rear yard setback is 30 feet, and there is no side yard setback 

requirement.7 Each residential unit must be at least 600 square feet and the 

maximum density is 6 units per acre. 

 Drive-throughs need to be located to the rear or side of the principal building. 



7  Note that these standards are as written in the text (§85-273) and differ from the standards in the Table of 
Dimensional Regulations for Business Districts (§85-207). 
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 The Planning Board is authorized to grant zoning incentives to encourage main 

street center and traditional neighborhood development. Incentives include 

increased FAR, reduced parking, or other relief from development standards as 

appropriate. Such incentives could be considered if the developer provides for 

public parking, sewage treatment plant capacity, civic or park space, and/or 

downtown infrastructure improvements (street furniture, lighting, public 

amenities, etc…). 

 Parking garages are allowed by special permit if they are located to the rear of 

the district. 

 Landscaping and buffering plans need to be submitted for review. A buffer of 

25 feet is required adjacent to residential uses. 

 

Building design and architectural standards are specified in the Main Street Business 

Design Manual adopted by the Town in July 2003. The design guidelines are 

intended to ―guide the review and approval of a MSD development plan,‖ but for 

the most part do not contain specific standards. Rather, they provide conceptual 

guidelines with photos and graphics to illustrate the particular guideline. The 

guidelines cover the following: 

 

 Building design and site layout 

 Architecture  

 Signage 

 Parking 

 Landscaping and buffering 

 Lighting 

 Street furniture 

 Pedestrians 

 Multi-family residential development 

 Parks and open space 

 

L1 District 

The land to the south of Railroad Avenue and to the east of the J-6 district is zoned 

L1. Highlights of the L1 Zoning District include the following: 

 

 Uses allowed include agriculture, banks, churches, commercial laundry, day-care 

facility, health club, manufacturing, office, printing plants research and 

development, veterinarian, and warehouse. 

 Special permits can authorize an airport, electric generating facility, adult uses, 

private parking (structure or surface), bars/nightclubs, heavy vehicle sales, 

kennels, lumberyard, mini-storage warehouse, non-degree granting instruction, 

retail sales, transportation facility, trucking, terminal, and higher education. 

 Drive-throughs are allowed as an accessory use by special permit for banks. 
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 The maximum height in the L1 district is 50 feet or 3 stories. Generally the 

minimum lot size is 40,000 square feet, frontage is 100 feet, front and rear yard 

setback is 50 feet and side yard setback is 10 feet. The FAR is 35 percent.8 

 Additional special permit criteria apply for specific uses. 

 

Residence C District 

Outlying portions of the Study Area are within the Residence C district. Highlights of 

the Residence C Zoning District include the following: 

 

 Allowed uses include single-family homes, churches, educational uses, 

agriculture, day care facilities, cemeteries, and accessory uses such as home 

offices. 

 The minimum lot size is 9,000 square feet and the maximum height is 35 feet or 

2 ½ stories.  

 

There are several individual parcels within the Study Area that are zoned J-2 General 

Business. 

Ronkonkoma Zoning Compared to Model TOD Zoning 

Current zoning is not ideal for the implementation of transit-oriented development. 

Ideally, a designated TOD area should be consistently zoned for uses appropriate for 

such a district. The Study Area currently has three major zoning classifications 

within it. Although the entire Study Area may not necessarily be appropriate for 

TOD, the vicinity immediate to the Station should be a single zoning district. The J-6 

designation is closest to the creation of a TOD around the Station.  

 

A number of changes would be required to encourage the correct mix of uses and 

dimensional regulations to achieve a vibrant TOD. Additionally, the design 

standards should be updated to apply more directly to TOD development in 

addition to its existing guidelines for J-6 zoning elsewhere in Brookhaven. The 

landscaping requirements should also be revised to be more applicable to TOD.  

 

A number of communities around the country utilize an overlay district, which is an 

option to consider for a portion of the Study Area that is within a ten minute walk 

from the Station. An overlay district establishes additional provisions that are 

superimposed over the existing zoning. The underlying zoning remains in place, but 

the overlay district could provide incentives to promote TOD and the flexibility 

necessary to attract development of vacant and underutilized parcels. 

 

A comparison between the existing zoning around Ronkonkoma Station and a 

typical TOD overlay zoning district is illustrated in Table 2. 



8  Note that these standards are as written in the text (§85-313) and differ from the standards in the Table of 
Dimensional Regulations for L Industrial Districts (§85-292). There appears to be some internal inconsistencies in the 
text as well.  
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Figure 9 (Walking Proximity to Ronkonkoma Station) identifies the 10–15 minute 

walking radius from the Station, which is central to the TOD model as described in 

Chapter 1. 

 

Table 2 
Comparative Assessment: Existing Zoning vs. Model TOD Zoning 

Zoning Provision Existing Study Area Zoning TOD Overlay Zoning District
9
 

Zoning districts Three (J-6, L1 and Residence C) One  

Allowed uses Includes most, but not all TOD-related 

uses. Not coordinated due to the 

variety of zoning districts 

More specifically delineated list of 

uses 

Mixed-uses Limited and may be expanded to 3rd 

story by special permit 

Typically allowed by right 

Density  Six units of housing per acre Typically 12–16 units per acre 

Minimum lot size and 

setbacks 

4,000 sq. ft. in J-6 and larger in L1 and 

Residence C; variety of setback 

requirements 

Smaller or no minimum lot size; zero 

lot line 

Accessory uses (i.e. 

outdoor seating) 

Special permit Either allowed by right or special 

permit 

Amenities and design 

standards 

Apply to J-6 zoning, but not entire 

Study Area 

Typically made part of TOD  

 

 

 

  



9  The overlay district could be established to coincide with the distance covered in an average ten-minute walk from 
Ronkonkoma Station.  

Key Findings for Zoning 

 There are three distinct zoning districts incorporating the majority of the land 

covered in the Study Area. 

 The J-6 Main Street Business District is the zoning designation that is most 

closely aligned with transit-oriented development, but is not sufficient as 

currently written to meet the goals of TOD. 

 Design guidelines have been established by the Town for the J-6 Main Street 

Business District. 

 A ten-minute walk radius drawn from the Ronkonkoma Hub should be 

considered the focus of the TOD Overlay District developed by the Town. 

 The overlay district should implement the principles of TOD and encompass 

the land use and urban design features associated with TOD. 

 The TOD Overlay District should allow for higher density housing than the 

six units per acre currently allowed in the J-6 district. 
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Parking 

Resolution of the existing parking challenges faced at Ronkonkoma Station requires a 

thorough understanding of how the existing parking supply is being used. An 

inventory and accumulation study of existing parking was conducted, with the 

purpose of determining the daily parking needs at Ronkonkoma Station as they 

relate to passenger rail and to determine the general parking supply and utilization 

of the lots located within close proximity to the Station.  

  

Methodology 

To identify usage characteristics, a parking inventory and accumulation study was 

conducted by Eschbacher VHB in November 2007 on five parcels located near 

Ronkonkoma Station. Both improved (paved lots with parking stall striping) and 

unimproved (unpaved lots without parking stall striping) lots were considered in the 

inventory. Available parking located south of the railroad tracks (in Islip) was not 

included in this inventory and accumulation study. 

 

The parking accumulation study recorded the number of vehicles parked in a 

particular area at a given time. Accumulation data helped to quantify parking 

demand and establish parking patterns at the area. Statistics of peak occupancy, 

periods of greatest utilization, and areas of greatest utilizations can be drawn, as 

needed. Percent occupancy is calculated by dividing the total number of parking 

spaces observed to be occupied by the total supply of a particular location.  

  

Parking Supply 

The parking supply was established by a field count of the number of striped spaces 

in each improved parking area and the number of parked vehicles in each 

unimproved parking area (see Figure 10, Parking Inventory). The total parking 

supply was then compared to that reported in a study previously completed by the 

Metropolitan Transit Authority (MTA).10 The MTA calculated an estimate of the 

parking supply of the unimproved lots by dividing the total parcel area by an 

assumed parking space area of 350 square feet per parking space, a typical parking 

standard. The parking study did not calculate new capacity values and used MTA’s 

capacity values for the comparison. 



10  LIRR Commuter Parking Capacity and Utilization by Lot and Station. Metropolitan Transit Authority, June 22, 2007. 
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Parking Analysis 

Accumulation data was collected by driving through each individual parking field 

and counting the number of vehicles present on a Tuesday, a typical day of the work 

week. The count was conducted at 10:00 AM, considering that by this time most 

commuters would have already parked. The data was then compared to the 

MTA/LIRR June 2007 Capacity and Utilization Study.11 According to MTA/LIRR: 

 

 The accumulation data in the previous study was acquired in 2003 or 2004. 

 When the data were prepared in 2003 or 2004, the utilization number was 

acquired in a single day. 

 

The data collected for this report for the number of vehicles currently occupying 

space on predominantly unimproved parcels was compared with the numbers 

previously reported in the MTA/LIRR’s Capacity and Utilization Study. This 

comparison allows the percent utilization of each parcel currently being used for 

parking adjacent to the Station to be ascertained.  

 

As seen in Table 3 below, the data collected in November 2007 shows 2,245 cars were 

parked in the associated five parcels. The MTA/LIRR calculated the capacity of these 

same parcels as providing 2,682 parking stalls. Therefore, based on this data 

collection the maximum daily utilization of the parcels is currently 84 percent. 

 

It should be noted, however that the parking capacity for Lot #111-12 (379 spaces) 

was inflated by LIRR to include maximum parking capacity if the lot was completely 

cleared and fully developed for parking. The actual capacity of this 

undeveloped/unstriped lot is approximately 300 cars. As such, the table, which 

shows this lot at 75 percent utilization, is actually fully utilized on a daily basis. This 

brings the overall parking utilization for the Study Area up to approximately 86 

percent. 

 

At the time of its count, the MTA/LIRR calculated a maximum utilization of 

91 percent or 2,450 parked cars. The data comparison between actual usage in 

November 2007 and the previous study shows the parking capacity as being 

underutilized by 437 parking stalls or 16 percent. At that time, the MTA/LIRR report 

shows a difference between capacity and occupied spaces of 232 parking stalls or 

about 9 percent. As noted previously, the MTA/LIRR calculated its data for 

unimproved lots using the parcels total lot area divided by 350 square feet, which is 

estimated to be a conservative value.  

 



11  LIRR Commuter Parking Capacity and Utilization by Lot and Station. Metropolitan Transit Authority, June 22, 2007. 
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Table 3 
Ronkonkoma Hub Parking Analysis Data Table* 

Parking 

Field 

MTA 

Parcel SCTM# 

MTA Capacity 

(June 2007 

Study) 

MTA Utilization 

(June 2007 

Study) 

Utilization 

(Nov. 13, 

2007) 

1 

111-4; 

111-4.1 0200 79900 0200 120000 575 480 289 

2 111-1 

0200 79900 0300 045001 

335 335 339 0200 79900 0300 049000 

3 111-7 0200 79900 0400 047001 350 214 287 

4 111-12 0200 80000 0100 038000 379** 378 287 

5 111-6 0200 80000 0100 036000 1,043 1,043 1,043 

  Total 2,682 2,450 2,245 

  Percent Utilization  91 % 84% 

Notes:  * Refer to Figure 10 (Parking Inventory) 

** Actual capacity is 300 cars 

 

Unregulated parking (that which exists on the side of the road but not in lots) is seen 

predominantly adjacent to unimproved parcels because of their proximity to the 

Station. Available parking on Parcel 1 exists on the western half of the lot; however 

this location is approximately 2,250 feet or one-half mile from the Station platform. 

Additionally, pedestrian friendly ways to travel from the western half of parcel one 

and the Station does not exist. It appears that most unregulated parking, which is 

located within the vegetated areas adjacent to Parking Field 4, occurs due to this 

proximity issue.  

 

 

 

  
Key Findings for Parking 

 Nearly 2,700 parking spaces exist on the five parcels within the Study Area.  

 Approximately 3,206 parking spaces exist south of the Train Station within 

the Town of Islip (not in the Study Area).  

 The existing parking garage (Parking Field 5) costs $4.00 per day and $43.25 

per month to park. The existing surface lot adjacent to the parking garage 

costs $4.00 per day to park. The additional three lots used for parking are 

free. 

 The five lots are within a 13-minute walk of the train station. 

 Existing parking utilization is currently running close to 90 percent.  

 The parking garage (Parking Field 5) is fully utilized; nearly half of the 

parked vehicles within the Study Area are located in the garage. 

 The remainders of the parked vehicles are located on surface lots (Parking 

Fields 1-4). 

Cont’d on next page… 
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Land Use/Buildings  

This section provides an inventory of existing commercial, office and residential 

occupancy, including all second story uses within the Ronkonkoma Hub Study Area. 

The inventory was limited to the parcels located within the Study Area and was 

based on information gathered from a field survey that was conducted in November 

2007. The purpose of this inventory is to identify the existing occupancy by land use 

and to identify current vacancies.  

 

The building inventory consisted of a ―windshield‖ survey that included traveling 

through each street to obtain the following data for each parcel within the Study 

Area: 

 

 Building use 

 Building occupancy, including second story uses 

 Vacancies 

 Parcels for sale  

   

Methodology 

The Study Area contains a wide array of existing uses. Observed uses include; 

apartments, single-family residence, industrial, office, delicatessen, restaurant, hotel, 

gym, dry cleaner and laundromat, automotive, religious service, barber shop, nail 

salon, printer, insurance company, pizza, plumbing service, day care, doggy day 

care, dog training, landscaping and masonry, shed sales, fence sales, taxi service, fast-

food, tattoo parlor, wholesale grocery and bar/pub. Ancillary uses such as storage or 

garages were not included in the inventory.  

 

 Unregulated parking (not in parking fields but off the side of the road) was 

observed in close proximity to the station. Approximately 40 spaces were 

observed. Illegal parking is both unsightly and dangerous and causes 

problems for area merchants and residents.  

 Construction of a new parking garage of equal capacity to the existing 

parking structure would remediate the need for most commuter surface 

parking.  

 If parking were to be relocated into a new parking garage, the existing 

surface parking fields could be slated for redevelopment under a TOD 

Overlay District. 

 Opportunities exist within the Town of Islip for newly constructed shared 

parking (if appropriate agreements can be implemented between Suffolk 

County and the MTA). 
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For the purposes of this study, the observed uses were organized into the following 

nine categories:  

 

 Single-family Residential 

 Apartments 

 Office 

 Automotive 

 Hotel 

 Restaurant 

 Warehouse 

 General Service 

 Vacant/Unoccupied 

  

In order to correlate the approximate square footages to the buildings that were 

inventoried, a land use map was prepared by drafting each building footprint in 

AutoCAD using a scaled aerial photograph as the basis for the map. The square 

footages of each building were associated to the Geographic Information Systems 

(GIS) database provided by the Town to calculate the percentages and values that are 

summarized in Table 4. It is important to note that the areas calculated are 

approximate and should be verified. 

  

Building Inventory 

The Ronkonkoma Hub Study Area encompasses approximately 181 acres of land 

area. According to the inventory there are a total of 349 parcels within the Study 

Area and 312 structures (see Figure 11, Land Use and Buildings). In addition, there is 

approximately 1.1 million square feet of building gross floor area. 

 

Table 4 summarizes the Ronkonkoma Hub building inventory data and includes the 

summary of building uses, gross floor area (GFA) and percent of total GFA.  
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Table 4 
Ronkonkoma Hub Building Inventory Data Table 

Building Use 

Gross Floor Area 

(GFA)* 

Percent of 

Total 

Single-family Residential 440,993 SF 40.5% 

Apartments 104,089 SF 9.5% 

Warehouse 136,792 SF 12.5% 

Hotel  110,787 SF 10.2% 

Office  92,399 SF 8.5% 

General Service  86,012 SF 7.8% 

Automotive  84,153 SF 7.7% 

Restaurants  18,623 SF 1.7% 

Vacant/Unoccupied  17,590 SF 1.6% 

Total  1,091,438 SF  

Notes: * The square footages are approximate and should be verified with the Towns tax 

assessors’ information. 

Refer to Figure 11 (Land Use and Buildings) that identifies the land uses described in 

Table 4.  

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Transportation Infrastructure 

An assessment of the transportation infrastructure surrounding the Ronkonkoma 

Hub was conducted. This included a general assessment rather than a detailed traffic 

impact study which would be conducted at a time when specific land use proposals 

are brought forward. Ronkonkoma Hub is surrounded by a network of roadways 

that provide good access to the Station and to the areas along Railroad Avenue north 

of the LIRR tracks. The network includes a variety of road classifications ranging 

from freeway and major arterials under the jurisdiction of the New York State 

Department of Transportation, to major and minor arterials under the jurisdiction of 

the Suffolk County Department of Public Works, to collector and local roads under 

the jurisdiction of the Town of Brookhaven. Figure 12 (Sidewalks and Crosswalks 

Key Findings for Land 
Use/Buildings 

 At the time the survey was conducted, the Study Area had a very low 

building vacancy rate (less than 2 percent).  

 Vacancies are in highly visible locations – i.e. Railroad Avenue. 

 Over 50 percent of the Study Area is residential in use. 

 Approximately 10 percent of the building square footage in the Study Area is 

used for hotels, approximately 9 percent is used for office, and 

approximately 8 percent is used for automotive. 
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Inventory) depicts key roadways, existing sidewalks and crosswalks within the 

Study Area. 

 

Approximately one half mile to the north of the Station is the Long Island 

Expressway (LIE), Interstate Route 495. Access to the Station from the LIE is gained 

primarily from Exit 60 and to a lesser degree, Exit 61. Exit 60 is a split diamond 

interchange which connects the LIE with Hawkins and Ronkonkoma Avenues. 

Hawkins Avenue extends south to Railroad Avenue where it ends. Ronkonkoma 

Avenue extends south and bridges over Railroad Avenue and the railroad tracks. 

Local roads serve as ramps to connect Ronkonkoma Avenue to Railroad Avenue. 

Ronkonkoma Avenue becomes Smithtown Avenue south of the tracks (within the 

Town of Islip) and continues south to Lakeland Avenue which connects to Veterans 

Memorial Highway, NY Route 454. Hawkins Avenue and Ronkonkoma Avenue both 

extend north of the LIE and connect with Middle Country Road, NY Route 25 and 

Nesconset Highway, NY Route 347. 

  

Links to MacArthur Airport 

There are currently three linkages between Ronkonkoma Station and the main 

terminal at Long Island MacArthur Airport: taxi, shuttle and transit bus (see 

Figure 13, Links to MacArthur Airport). All three modes travel from the Station to 

the Airport via Railroad Avenue, Ronkonkoma Avenue (which becomes Smithtown 

Avenue - CR 29), Lakeland Avenue – CR93, Veterans Memorial Highway, New York 

State Route 454, to the Airport access road which is opposite Johnson Avenue. The 

route is approximately 3.6 miles long and takes about 9 to 10 minutes. 

 

Five taxi companies provide service between the two hubs. One taxi company is 

based at the Station and two reside at the Airport. Service is provided on demand 

with a typical fare of $5.00 per trip. The two taxi companies at the Airport, however, 

have minimum fares of $30.00 and $35.00. One of the taxi companies also runs a 

shuttle bus between the two hubs. The medium-sized bus, typical of those that 

provide shuttle service between Airport parking lots and terminals, can 

accommodate approximately 20 passengers and operates every half hour between 

5:30 AM and 10:30 PM. The fare is $5.00. 

 

Suffolk County Transit also provides service between the Station and the Airport via 

their S57 route. That route has termini at the LIRR Sayville Station and the nearby 

Smithhaven Mall. The Airport and Ronkonkoma Hub are adjacent stops with 

ten minutes allotted on the schedule between those stops. The bus is a full size transit 

bus which runs from 6:30 AM to 8:30 PM with one hour headways in both directions. 

The fare is $1.50 with exact change required. Discounts are available for students, 

senior citizens and persons with disabilities. 
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It should be noted that the Courtyard by Marriott hotel located on the LIE south 

service road less than one mile north of the Station provides a free van shuttle service 

for its guests. Shuttle service is provided on demand every half hour from 7:00 AM to 

10:00 PM to and from Ronkonkoma Station and the Airport. 

  

Key Findings for Transportation Infrastructure 

 

 

 

 

 

 

 

 

 

 

 

Demographics 

To create a better understanding of the potential market for the Station area, a 

statistical analysis of the demographics in the contributing area was conducted. This 

demographic overview consists of the following components: 

 

 Identification of the retail trade area (e.g. the area from which the majority of 

demand for commercial goods and services will derive, broken out by 

convenience and shoppers goods, with primary and secondary trade areas 

identified). 

 Estimation of current buying income per household and total for commercial 

goods and services, by commercial business type (e.g. convenience and shoppers 

good, further broken out by subcategory). 

 

Based on this analysis, extrapolation of current (2008) population and income five 

years forward to 2013, with income listed per household and associated retail 

spending power is discussed in Chapter 3. 
  

1.0 

 The roadway network serving the Ronkonkoma Hub area is extensive and 

includes a wide variety of roadway classifications. 

 A number of Study Area intersections and roadways are currently operating 

at poor levels of service and are likely to be further impacted by additional 

traffic generated by any new development in the area. 

 There are currently three modes of linkage between the Ronkonkoma Station 

and MacArthur Airport – several taxis companies, a privately operated 

shuttle bus service and transit bus operated by Suffolk County Transit. 

 Use of existing local roadways linking the train station to the airport involves 

only a ten minute ride. 
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Retail Trade Area 

A trade area is the geographic area from which the majority of a retail 

establishment’s customers originate. Trade areas differ based on the type of products 

offered at the retail establishment. For example, the trade area for a convenience 

good such as milk is typically smaller than the trade area for a shoppers good, or 

―comparison‖ good, such as furniture or apparel. The distance a consumer will travel 

to buy a gallon of milk is significantly shorter than the travel distance tolerated to 

buy a new sofa.  

 

Another factor affecting the trade areas for convenience and shoppers goods is 

comparison shopping. To purchase a gallon of milk, one generally does not need to 

compare brands or stores. To purchase a piece of furniture, consumers are willing to 

travel further distances to compare various merchandise. 

 

These factors impact the designation of trade areas for the Ronkonkoma Hub Study 

Area, which currently offers a small cluster of convenience goods oriented to 

commuters. This current mix of stores does not, however, preclude the Ronkonkoma 

Hub Study Area from eventually adding shoppers goods. Therefore, two trade areas 

have been established for the Ronkonkoma Hub Study Area: 

 

1. Convenience goods retail trade area – defined as all the land within a 3 mile 

radius of the Station, and roughly equal to an easy 5-minute drive of the 

Station (which is the typical drawing area of neighborhood-oriented 

convenience retail establishments, which often include food stores, drug 

stores, personal service establishment such as dry cleaning and beauty shops, 

takeout food businesses, and small sit-down restaurants). 

 

2. Shoppers goods retail trade area – defined as all the land within a 5 mile 

radius of the Station, and roughly equivalent to a 10-minute driving distance 

(which is the typical drawing area of community-oriented retail destinations, 

which often include destination restaurants, clothing and apparel stores, 

home furnishings and specialty stores). 

 

Of course, not all sales to Ronkonkoma Hub retail establishments (both existing and 

future) will draw from these primary trade areas. Establishments situated around the 

Station already take advantage of the high volume of commuters that patronize the 

Station, including those that reside beyond a 5-mile radius of the Station. Most of 

these commuters reside in eastern areas of Suffolk County; therefore, Suffolk County 

may be viewed as a secondary trade area for both convenience and shoppers goods. 
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Household Spending Profile 

The household spending profile consists of an estimation of the current buying 

income per household and total allocated to commercial goods and services. It is 

broken out by convenience and shoppers goods. 

Convenience Goods 

Residents of the primary and secondary trade areas surrounding Ronkonkoma Hub 

offer strong disposable income to support convenience retailers. Within a 3-mile 

radius of the Station, approximately 27,000 households offer $439 million in annual 

convenience goods retail spending potential ($16,000 per household). Residents of 

Suffolk County, which total nearly 500,000, offer a combined $8 billion in annual 

convenience goods retail spending potential ($16,500 per household). 

 

Table 5 
Trade Area Household Spending Profile  
Convenience Goods, 2008 

Type of Good 

Primary Trade Area 

(3-Mile Radius) 

Secondary Trade Area 

(Suffolk County) 

 

Households: 27,432 Households: 493,870 

 

Total 

Expenditures 

Spending Per 

Household 

Total 

Expenditures 

Spending Per 

Household 

Grocery Stores $173,000,000 $6,300 $3,180,000,000 $6,400 

Specialty Food Stores $15,000,000 $500 $273,000,000 $600 

Beer, Wine, and Liquor Stores $16,000,000 $600 $286,000,000 $600 

Health and Personal Care Stores $49,000,000 $1,800 $919,000,000 $1,900 

Gasoline Stations $110,000,000 $4,000 $2,035,000,000 $4,100 

Florists $2,000,000 $100 $36,000,000 $100 

Office Supplies, Stationary, and Gift Stores $10,000,000 $400 $192,000,000 $400 

Limited-Service Eating Places $55,000,000 $2,000 $1,014,000,000 $2,100 

Drinking Places (Bars) $9,000,000 $300 $170,000,000 $300 

TOTAL $439,000,000 $16,000 $8,105,000,000 $16,500 

Source:  ESRI, BBPC, 2008 

 

Top spending categories of households in both the primary and secondary trade area 

include: groceries, health and personal care products, gasoline, and limited-service 

eating places. 
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Convenience Goods Spending Per Household, 2008 

 

These residents’ purchasing power may offer potential to support new convenience 

goods establishments in Ronkonkoma Hub. Small-scale versions of these stores will 

be the most appropriate fits for the downtown scale and character envisioned for 

Ronkonkoma Hub. 

Shoppers Goods 

The buying power of households for shoppers goods in the primary and secondary 

trade areas surrounding Ronkonkoma Hub is also significant. The approximately 

76,000 households living within a 5-mile radius of the Station (the primary trade 

area) offer a combined $1.7 billion in annual retail spending potential for shoppers 

goods ($22,600 per household). The nearly 500,000 households living in Suffolk 

County offer an annual potential for $11.5 billion in shoppers goods expenditures 

($23,200 per household). 

 

Households in both the primary and secondary trade areas offer the most potential 

spending on the following types of goods and services: sit-down/full-service dining 

and clothing. 
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Table 6 
Trade Area Household Spending Profile  
Shoppers Goods, 2008 

Type of Good 

Primary Trade Area 

(5-Mile Radius) 

Secondary Trade Area 

(Suffolk County) 

 

Households: 76,191 Households: 493,870 

 

Total 

Expenditures 

Spending Per 

Household 

Total 

Expenditures 

Spending Per 

Household 

Automobile Dealers $542,000,000 $7,100 $3,633,000,000 $7,400 

Other Motor Vehicle Dealers $60,000,000 $800 $410,000,000 $800 

Auto Parts, Accessories, and Tire Stores $46,000,000 $600 $309,000,000 $600 

Furniture Stores $73,000,000 $1,000 $491,000,000 $1,000 

Home Furnishings Stores $53,000,000 $700 $357,000,000 $700 

Electronics and Appliance Stores $126,000,000 $1,700 $841,000,000 $1,700 

Building Material and Supplies Dealers $109,000,000 $1,400 $726,000,000 $1,500 

Lawn and Garden Stores $17,000,000 $200 $113,000,000 $200 

Clothing Stores $154,000,000 $2,000 $1,017,000,000 $2,100 

Shoe Stores $22,000,000 $300 $147,000,000 $300 

Jewelry, Luggage, Leather Goods Stores $17,000,000 $200 $115,000,000 $200 

Sports/Hobby/Musical Instrument Stores $29,000,000 $400 $193,000,000 $400 

Book, Periodical, and Music Stores $17,000,000 $200 $111,000,000 $200 

Department Stores $54,000,000 $700 $357,000,000 $700 

Other General Merchandise Stores $109,000,000 $1,400 $724,000,000 $1,500 

Used Merchandise Stores $4,000,000 $100 $30,000,000 $100 

Other Miscellaneous Store Retailers $22,000,000 $300 $149,000,000 $300 

Full-Service Restaurants $183,000,000 $2,400 $1,204,000,000 $2,400 

Special Food Services $85,000,000 $1,100 $561,000,000 $1,100 

TOTAL $1,722,000,000 $22,600 $11,488,000,000 $23,200 

Source:  ESRI, BBPC, 2008 
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Shoppers Goods Spending Per Household, 2008 

 

 

Given the downtown character and modest level of retail space planned for 

Ronkonkoma Hub (roughly 50,000 square feet), small-scale specialty shops and sit-

down restaurants may be the most appropriate means through which to capture a 

portion of the spending power of primary and secondary trade area households. 

These types of businesses can fit within a downtown scale and character more 

appropriately than, for instance, large automobile dealers or department stores. 
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Multi-family Housing Demand  

With one of the most active transit stations in Long Island and an emerging 

residential market, the Station area offers a substantial opportunity for multi-family 

housing development oriented to transit. Market trends in the surrounding Towns of 

Brookhaven and Islip and Suffolk County are positive, with short- and long-term 

household growth projected to occur through 2012 and 2017. 

 

An assessment of the demand and supply characteristics of multi-family housing in 

the towns and county surrounding Ronkonkoma Hub was prepared for the Planning 

Study and is summarized below. This housing assessment identified an opportunity 

for the development of an estimated 688 new multi-family housing units focused 

around the Station by 2017. Over this long-term timeframe, the housing assessment 

assumes that the Long Island residential ownership housing market will recover 

from its current downturn. However, because of the current market correction 

occurring in the for-sale market, it is recommended that the new units added 

through 2012 be offered as rental units to respond to immediate market trends 

favoring rental housing, and that ownership units be added over the 2012 to 2017 

period. Both the rental and ownership housing units could be developed through 

new construction or adaptive reuse of existing structures within the Study Area 

boundaries.  

 

While the market may provide support for an estimated 688 units, the actual level 

added in the Study Area will likely be a result of the achievement of a balance 

between market demand and the capacity of local services (e.g. schools, sewer, etc.) 

Key Findings for Demographics 

 Residents of the primary and secondary trade areas surrounding 

Ronkonkoma Hub offer strong disposable income to support both 

convenience retailers and shoppers goods.  

 Top spending categories in convenience retail include: groceries, health and 

personal care products, gasoline, and limited-service eating places. These 

residents’ purchasing power may offer potential to support new convenience 

goods establishments in Ronkonkoma Hub.  

 Small-scale versions of these stores will be the most appropriate fits for the 

downtown scale and character envisioned for Ronkonkoma Hub. 

 Top spending categories in shoppers goods and services include: sit-

down/full-service dining and clothing. 

 Small-scale specialty shops and sit-down restaurants may be more 

appropriate to the downtown scale and character anticipated for the station 

area than large automobile dealers or department stores. 
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to support these units (taking into account the tax benefits and costs associated with 

such development). 

  

Market Demand Potential 

The basis of the multi-family housing assessment is the evaluation of the potential 

demand for the Ronkonkoma Hub area market. This analysis is provided below and 

includes the market area definition, the target market profile, the area demographics, 

and the potential market capture. 

Market Area Definition 

The Ronkonkoma Hub Study Area is situated within the Long Island residential 

market. This broad geographic area includes the numerous municipalities that 

comprise Nassau and Suffolk Counties. Located near Macarthur Airport, the 

Ronkonkoma Hub Study Area is situated at the border of the Towns of Brookhaven 

and Islip in central Suffolk County. The majority of demand for new housing is 

assumed to emerge from residents of local jurisdictions. The Urban Land Institute 

(ULI) suggests that as a rule of thumb, ―between 50 to 75 percent of the buyers or 

renters in a new development come from the local community.‖ 

 

Using this guidance, the Study Area’s primary residential market area (i.e. the 

geographic zone within which the majority of demand for new housing will emerge) 

is defined as the Towns of Brookhaven and Islip. A secondary study area (i.e. the 

geographic zone from which the next highest proportion of demand for new housing 

will emerge) includes the remainder of Suffolk County. The secondary study area 

captures those households currently driving to the Station and traveling toward 

Manhattan via express rail service. 

Target Market Profile 

The target market includes households likely to reside in multi-family housing units 

near transit. These households are identified by examining the current supply of 

multi-family housing in the Towns of Brookhaven and Islip, including recently 

constructed multi-family housing within the Ronkonkoma Hub Study Area. 

A reconnaissance survey of current housing supply results in the following 

determinations: 

 

 The majority of rental multi-family housing units are one- and two-bedroom 

units; 

 The average rental rate for a one-bedroom unit was $1,300, while a two-bedroom 

unit was $1,750 as of October 2007; 
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 Market rental rates for multi-family housing in the two towns ranges from $850 

for a studio apartment up to $2,500 for an older three-bedroom unit or newer 

two-bedroom unit; 

 The majority of new for-sale multi-family housing units have two bedrooms; 

 List prices for new for-sale condominiums range from $290,000 to $350,000; 

 Households earning approximately $50,000 to $125,000 can afford current rental 

rates, assuming gross monthly housing costs (e.g. monthly rent and utilities) 

does not exceed 30 percent of gross income; 

 Households earning approximately $75,000 to $125,000 can afford currently 

listed new condominium units, assuming monthly housing costs (e.g. monthly 

mortgage, taxes, utilities, and HOA fees) do not exceed 30 percent of gross 

income and assuming a 5 percent down payment is made; and 

 The average sale price of residential property in the Station area was $369,925 in 

2007. 

 

Given these current conditions, the target market for new multi-family housing at 

Ronkonkoma Hub is households earning $50,000 to $125,000 annually. 

Market Area Demographics 

To evaluate the depth of potential demand for multi-family housing at Ronkonkoma 

Hub, an overview demographic analysis of estimated existing and projected future 

households in the primary and secondary market areas was performed. Key 

questions addressed through the demographic analysis include: 

 

 How many estimated existing households meet the target market definition 

(e.g. how many earn $50,000 to $125,000 annually)? 

 How many projected future households meet the target market definition in the 

short-term (e.g. five years)? How many in the long-term (e.g. 10 years)? 

 What lifestyle and housing preferences do these households share? 

Existing and Future Households 

In 2007, there were an estimated 218,106 ―target market‖ households earning $50,000 

to $125,000 in the primary and secondary market areas. By 2012, total households 

meeting the target market definition could rise to 222,460 households if households 

are added at an annual rate of 0.4 percent, as current projections suggest. If this 

annual growth continues at the same pace through 2017, target market households 

could increase to a total of 226,901 households. 

 

Given these current growth projections, the Ronkonkoma Hub primary and 

secondary market areas could add a net 4,354 households earning $50,000 to $125,000 

from 2007 to 2012 and another 4,441 households earning at this income range from 

2012 to 2017. Therefore, the total potential market demand for multi-family housing 

could be up to 8,795 households. 
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Top Tapestry Segments  

To identify the lifestyle characteristics and housing preferences of local residents, 

BBPC performed an evaluation of top household tapestry segments. ESRI Business 

Information Solutions uses demographic information such as labor force 

characteristics, median income, age, and spending habits to categorize 

neighborhoods according to a trademarked Community Tapestry classification 

system.12  

 

As evident Table 6 (p. 42), the ―Pleasant-ville‖ tapestry segment, one of several 

―Upscale Avenues‖ tapestry types, is the dominant segment in both towns 

(38 percent of all households in Brookhaven and 38 percent in Islip) and Suffolk 

County (35 percent). 

 

―High Society‖ tapestry types are the next most prevalent, with 16 percent of all 

Brookhaven households identified as ―Sophisticated Squires‖ and 13 and 15 percent 

of Islip and Suffolk County households identified as residents of ―Wealthy Seaboard 

Suburbs,‖ respectively. The ―Urban Villages‖ segment is also prevalent in Islip, 

representing 20 percent of all households.  

 

―Pleasant-ville‖ households are characterized as affluent households comprised 

primarily of middle-aged married couples with children; about half of households 

are empty nesters. Though one fifth of households receive retirement income, the 

majority of residents work in a variety of industries. Commuting rates are high in 

this tapestry segment, and an estimated 12 percent commute an hour or more. Most 

households currently live in single-family residences built in the decades following 

World War II. Favorite leisure time pursuits include dining out, watching sporting 

events, and traveling. 

 

―Sophisticated Squires‖ households include many ―baby boomer‖ married-couple 

families, including empty nesters. These households are among the most affluent 

tapestry segments identified by ESRI (grouped collectively as ―High Society‖). 

Residents are employed primarily in white-collar occupations, and many have long 

commutes to work. The majority of households reside in single-family structures, 

most of which were built between 1970 and 1989. Leisure time activities include 

playing sports, bicycling, photography, playing golf, and gardening. 

 

―Wealthy Seaboard Suburbs‖ neighborhoods are characterized as affluent, married-

couple families living in older communities in coastal metropolitan areas. Just under 

half of households have children. Approximately 25 percent of households collect 

retirement income, while most of the employed residents work in management or 

professional occupations. Of the 65 tapestry segments identified by ESRI, ―Wealthy 

Seaboard Suburbs‖ residents are among the top five most likely to commute to work 

(including commuting out-of-state to work). Most households live in older 



12  ESRI is a subscription-based market research and analysis service. 
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neighborhoods comprised of single-family homes built prior to 1970. Leisure time is 

spent shopping, traveling, skiing, ice skating, and going to the theater. 

 

―Urban Villages‖ communities are diverse clusters of younger families, including 

married-couples with and without children, single-parent families, and other 

families. Household incomes are moderate, and most households include dual 

incomes. The majority of households live in older, single-family structures. Leisure 

time activities include dining out, traveling, playing sports, and shopping. 

 

Common characteristics of the top three tapestry segments profiled above include: 

 

 Households are relatively wealthy; 

 Most households are married-couples; 

 Many households are empty nesters or couples without children; 

 Many households are headed by baby boomers; 

 Most households live in older single-family homes;  

 Many households commute long distances to work; and 

 Most households enjoy shopping, dining out, and outdoor activities. 

 

Since many households commute long distances, live in older homes, and are either 

empty nesters or couples without children, some of these households may be 

interested in ―downsizing‖ from their older single-family homes to smaller homes 

near transit. Such relocation would afford residents more convenient access to transit 

and reduce the level of maintenance required on their property, freeing up more 

leisure time. 

Potential Market Capture 

Transit-oriented development is gaining currency in towns throughout Long Island 

and the nation. As traffic congestion increases time spent commuting by automobile 

in the metropolitan New York area, many households are seeking housing close to 

transit to improve the quality of their commutes. 

 

The success of recent housing development at Ronkonkoma Hub serves as a strong 

testament to the market potential for transit-oriented, multi-family housing at the 

Station. Fairfield at Ronkonkoma Hub, an approximately 60-unit development 

completed in early 2007, has already reached full occupancy. The swift absorption of 

units indicates a strong latent demand for multi-family housing in the area, 

particularly luxury rental housing. 

 

Ronkonkoma Hub is also among the busiest commuter train stations in Long Island. 

Offering the easternmost express trains to Manhattan on the Main Line, 

Ronkonkoma Hub has attracted upwards of thousands of daily commuters from the 

surrounding area and eastern Suffolk County. These commuters are one market 

segment that should be targeted for multi-family housing at Ronkonkoma Hub. 
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Demographic trends in the Towns of Brookhaven and Islip and Suffolk County 

suggest households in the target market (i.e. those earning $50,000 to $125,000) will 

grow over the next five and ten year periods. Growth of these households could 

serve as a key source of demand for multi-family housing in the Station area. 

 

Given the strong commuter activity at Ronkonkoma Hub, the recent successful 

multi-family housing development in the area, and the growth of households in 

surrounding towns and Suffolk County, there are strong opportunities for new 

multi-family housing at Ronkonkoma Hub.  

 

The Ronkonkoma Hub Station area could capture a modest 5 percent of the 

household growth that occurs in Suffolk County over the next five and ten years, and 

10 percent of the growth that occurs in the Towns of Brookhaven and Islip. Based on 

current projections, these capture rates translate to demand for 341 new housing 

units by 2012 and another 347 by 2017, for a total of 688 units over ten years. 

 

The recommended features of these multi-family housing units, including mix of 

rental to owner-occupied, sizes, rent/price range, and amenities, are described in the 

following section. 

  

Recommended Characteristics of New Units 

Market conditions support the addition of approximately 688 new multi-family 

housing units at Ronkonkoma Hub over the next ten years, with household growth 

supporting 341 units from 2007 to 2012 and 347 from 2012 to 2017. The following 

recommendations detail potential characteristics of new units that would take 

optimal advantage of short- and long-term market conditions and ensure maximum 

appeal to target households. 

Mix of Rental and Owner-Occupied Units 

These units should include a balanced mix of rental and owner-occupied units. In 

particular, the introduction of 341 multi-family rental units is recommended during 

the short term (i.e. 2007 to 2012), while the addition of 347 owner-occupied units is 

recommended over the long term (i.e. 2012 to 2017). This phased mix is proposed for 

a number of reasons, including: 

 

 Immediate market conditions are more supportive of rental housing than 

owner-occupied housing. Price declines and decreases in sales volumes plagued 

the owner-occupied market in 2007, and are projected to continue through 2008. 

According to housing market experts at Moody’s Economy, median prices of 

owner-occupied homes in Long Island could fall 12.3 percent over the next year, 

from a high in second quarter 2007 to a projected low in first quarter 2009. If 

3.0 
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Moody’s forecast is correct, the Long Island housing market would not begin to 

recover until 2009.13 

 

 The multi-family rental market has already proven successful at Ronkonkoma 

Hub. The fast absorption of the Fairfield luxury apartments suggests there is 

strong market support for rental housing at Ronkonkoma Hub. 

 

 Though current market conditions support rental housing, over the long term, 

the market should support owner-occupied units. Though the short-term 

outlook for owner-occupied housing is bleak, over the long-term the market for 

owner-occupied housing should recover. Indeed, given long term population 

and employment growth projections for the New York metropolitan region, the 

market for owner-occupied housing is likely to expand over the long-term.  

 

 A balanced mix of rental and owner-occupied housing would appeal to the 

broad spectrum of potential new households at Ronkonkoma Hub. The 

flexibility of rental housing appeals to new households not yet ready to commit 

to a particular neighborhood, as well as to young professionals and older couples 

seeking what is usually a more affordable alternative than owner-occupied 

housing. On the other hand, owner-occupied housing is the preferred housing 

type for most of the top tapestry segments (e.g. Pleasant-ville, Sophisticated 

Squires, Wealthy Seaboard Suburbs, and Urban Villages) living in the 

Ronkonkoma Hub market areas. Owner-occupied units would benefit the Station 

area by introducing a base of less transient residents with a vested interest in the 

area’s revitalization. The mix of rental and owner-occupied units would also 

provide a path to homeownership at Ronkonkoma Hub, as residents could first 

rent an apartment in the Station area and later trade up to an owner-occupied 

unit. 

 

For these reasons, the phased creation of 341 rental units from 2007 to 2012 and 

347 owner-occupied units from 2012 to 2017 is recommended.  

Potential Sizes of New Units 

To identify a recommended size range for new units, this analysis considered current 

demand and supply characteristics. In terms of demand, the target market for new 

housing units at Ronkonkoma Hub is dominated by married couples without 

children; younger families comprise a minor portion of demand. On the supply side, 

the majority of new multi-family housing developments in Suffolk County featured 

two bedrooms and an average of 1,200 square feet of space.  

 

Based on these current demand and supply conditions, BBPC recommends that 

multi-family housing at Ronkonkoma Hub consist of a mix of primarily two 



13  Les Christie, “Double-digit home price drops coming,” Money, 19 September 2007. 
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bedroom units with larger units including a den, offering between 1,000 to 

1,600 square feet of space. This size range would appeal to the target market 

demographic, offering ample space for couples without children and families with 

young children. The housing sizes would also be competitive with recently 

constructed units in other parts of Suffolk County.  

Potential Rent and Price Ranges 

Aspects of supply and demand were considered in order to establish a market-

appropriate range of monthly rental costs and purchase prices. The competitive 

supply of apartments and owner-occupied multi-family homes includes units renting 

for between $1,350 to $2,500 per month (two and three bedroom units) and homes 

selling for $290,000 to $350,000.14 With annual household incomes of $50,000 to 

$125,000, the target market can afford monthly rent/mortgage costs of approximately 

$1,100 to $3,000.15 These monthly costs translate to purchase prices in today’s dollars 

of approximately $195,000 to $450,000, assuming a 5 percent down payment and 

current interest rates.  

 

Given these current conditions, it is recommended that new rental housing at 

Ronkonkoma Hub rent in the range of $1,100 to $2,500 (2007 dollars) to meet the 

affordability needs of target households and compete favorably with the available 

rental housing stock. New owner-occupied housing is recommended to be priced 

between $200,000 to $400,000 (with homes priced above $350,000 offering 3 bedrooms 

and more square feet). This price range would be affordable to the target 

demographic, and is priced competitively with recent new housing developments.  

Amenities 

According to the Urban Land Institute, households interested in transit-oriented 

lifestyles seek amenity-rich living environments coupled with the convenience of 

proximity to transit. Households prefer: neighborhoods with urban-style amenities 

(even in suburban settings); proximity to restaurants, shops, and cultural and 

sporting venues; historic or architecturally unique buildings; and smaller lots. 

 

To offer a competitive edge and appeal to target households, new units and the 

surrounding Ronkonkoma Hub district should provide a rich array of amenities. 

According to the National Multi Housing Council, amenities found in innovative 

new housing developments include:  

 

 Architecturally distinctive features that pay tribute to the area’s heritage 

 Compact lots 



14  Selected sample of new multi-family housing units included only two-bedroom units. 
15  Assumes gross monthly housing costs do not exceed 30 percent of annual incomes. 
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 Private entries 

 Direct-entry garage parking 

 Nine-foot ceilings 

 Bay windows and skylights 

 Two-level units 

 Gourmet kitchens 

 Deluxe master baths 

 Full-sized laundry facilities 

 Keyless entry systems 

 Units wired for integrated telephone, cable, and internet service 

 In-wall speaker systems with theater-quality sound 

 Business centers, conference facilities 

 Media rooms 

 Community gardens 

 Car wash and car detailing facilities 

 Daycare and children’s activities 

 Pet daycare and dog walking services 

 

The Ronkonkoma Hub Station area already offers several of the community 

amenities found in innovative new housing developments, including car care and 

daycare services for children. It is recommended that these services be expanded, 

and joined by additional services such as pet daycare and dog walking services that 

would boost the area’s appeal to new residents.  

 

Recruitment of destination shops and restaurants should also be considered as a 

complement to the base of convenience retail stores and services already present in 

the Station area. 
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Key Findings for Housing 
Demand 

 The Ronkonkoma Hub station area is situated within a primary and 

secondary market area: the Towns of Brookhaven and Islip (the primary 

market) and Suffolk County (the secondary market). It is assumed that the 

majority of demand for new housing will emerge from the primary market 

area, with the next largest source of demand coming from the secondary 

market area. 

 The target market of households most likely to prefer multi-family housing 

near transit includes households earning $50,000 to $125,000. This income 

range includes households that can afford current market rate rents and 

purchase prices. 

 There were an estimated 218,106 target market households in the primary 

and secondary study areas in 2007. By 2017, it is projected that 

8,795 households will be added in these areas. 

 Top tapestry segments (i.e. socioeconomic groups) in the market areas 

include ―Pleasant-ville,‖ ―Upscale Avenues,‖ ―Sophisticated Squires,‖ and 

―Urban Villages.‖ These groups are similar in that most households are 

relatively affluent, are married couples without children, are headed by 

baby boomers, live in older single-family homes, commute long distances to 

work, and enjoy shopping, dining out, and outdoor activities. 

 Ronkonkoma Hub could capture a modest 5 percent of household growth in 

Suffolk County (the secondary market area) and 10 percent of growth in the 

Towns of Brookhaven and Islip (the primary market area). Such capture 

would result in demand for 688 new housing units over ten years (341 in the 

first five years and 347 in the second five years). 

 Given recent market trends, it is recommended that the station area add 

341 new rental units from 2008 to 2012 (since no new housing units were 

built in 2007), and 347 owner-occupied units from 2012 to 2017.  

 New units are recommended to offer layouts with 1,000 to 1,600 square feet 

(with the mix more heavily weighted to two bedroom units) to match the 

preferences of key sources of demand, which primarily includes married 

couples without children, but to a minor extent includes younger families 

that may prefer a three-bedroom unit with room to grow. Units are 

recommended to be rented at rates of $1,100 to $2,500 per month 

(2007 dollars), or listed at purchase prices of $200,000 to $400,000 

(2007 dollars).  

 

Cont’d on next page… 
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Future Research 

The above analysis suggested there is strong demand for market-rate multi-family 

housing at Ronkonkoma Hub. The study did not evaluate opportunities for 

affordable and workforce housing to complement the market rate development, nor 

did it explore potential demand for commercial uses in the Station area. 

 

Future analysis should consider the potential demand for affordable and/or 

workforce housing development, in accordance with local definitions of ―affordable‖ 

and ―workforce.‖ Such analysis would likely uncover significant demand for 

affordable/workforce housing in the Station area. The recommended market rate 

housing development could be leveraged to support the addition of 

affordable/workforce housing. 

 

The target demographic for market rate housing in the Station area prefers amenity-

rich environments, including those with retail shops and restaurants in walking 

distance of residences. Future research should quantify demand for commercial uses 

in the Station area that would enhance the appeal of living at Ronkonkoma Hub. 

 While the market may provide support for an estimated 688 units, the actual 

level added in the Study Area will likely be a result of the achievement of a 

balance between market demand and the capacity of local services 

(e.g. schools, sewer, etc.) to support these units (taking into account the tax 

benefits and costs associated with such development). Generally speaking, 

the impacts of this mix of units, with heavy emphasis on couples without 

children, on the local school district would be less burdensome than a mix 

of units focused more on families.  

 To appeal to the target demographic, new units should offer a broad range 

of amenities. These include both in-unit amenities (e.g. architecturally 

distinctive features, private entries, gourmet kitchens, etc.) and 

community/station area amenities (e.g. convenient services such as child 

care, pet care, and car care, as well as destination retail shops and 

restaurants). 

 Developers of new housing units may look to the recently constructed 

Fairfield at Ronkonkoma development, a rental townhouse community 

situated to the east of the transit station, as a model for relatively higher 

density housing catering to the needs and preferences of target market 

households. This community offers a variety of amenities, including 

recreational facilities, landscaping, optional detached garages, and gourmet 

kitchen and designer bath features. 
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Potential TOD Opportunity Sites 

This section identifies potential TOD opportunity sites within the Study Area. 

Various densities or ―residential yields‖ were explored at six, twelve and twenty 

units per acre. This exploration helped gain an understanding of the issues and 

opportunities that informed the preparation of the subsequent long-term vision, land 

use plan, and key TOD zoning characteristics that are presented in Chapter 3. 

Figure 14 identifies the ―Potential TOD Opportunity Sites‖ within the Study Area 

and south of the rail road track in Islip.  

  

Methodology and Assumptions 

The Potential TOD Opportunity Sites were identified based on their close proximity 

to the Station. In general, these sites exhibit the following characteristics: 

 

 Located within a ten-minute walk to the Station. 

 Vacant or underutilized. 

 

To understand the potential residential yield, the approximate land areas were 

identified (in acres). For this exercise, it was assumed that the Opportunity Sites do 

not have any limitations on the development potential (including zoning, 

environmental, sewage capacity, deed restrictions)  

 

The Multi-Family Housing Demand Study (described earlier) identified an 

opportunity for the development of an estimated 688 new multi-family housing units 

in the Station area by 2017. Table 7 identifies the residential yields on the 

Opportunity Sites at six, twelve and twenty units per acre.  

 

Table 7 
Potential Residential Yield 

 Acres of Land Density Density Density 

  Six per  

acre 

Twelve per 

acre 

Twenty per 

acre 

Potential Residential Yield 40.3* 242 484 806 

Notes: * This land area does not include the 28.5 acre opportunity site identified outside of the Study Area on 

the Islip commuter parking lot. 
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Key Opportunity Sites - Garrity/Hawkins and 
MTA-Controlled Parcels 

This section provides an overview of four ―opportunity‖ sites identified by the Town 

of Brookhaven early in the planning process.  

 

While these sites were the focus of creating the vision plan in Chapter 3, it was noted 

that there may be other opportunity sites for development within the area that 

surrounds the Station. The four sites include: (1) three MTA-controlled parcels that 

range from approximately three-quarters of an acre to three acres and (2) the block 

bounded by Garrity and Hawkins Avenues between Union Street and Railroad 

Avenue consisting of approximately three acres of land. The locations and 

approximate sizes for each of these sites are identified on Figure 15 

(Garrity/Hawkins and MTA-Controlled Sites).  

  

Study Area Opportunities  

The Ronkonkoma Hub Study Area has many attributes that informed the potential 

redevelopment of the four key sites. Figure 16 (Issues and Opportunities) identifies 

key issues and opportunities within the Study Area. They include: 

 

 Potential Railroad Avenue to become a ―Main Street" spine with buildings 

addressing the street. 

 Opportunities to create ―Gateways‖ along Railroad Avenue (to the east and west 

and at the Station) to celebrate entry to the Main Street area. 

 All four opportunity sites are within a 10 minute walk of the Station. 

 Large residential and mixed use areas surround the four key sites. 

 There is potential frontage along Railroad Avenue for new buildings that could 

help define the street edge. 

Key Findings for TOD 
Opportunity Sites 

 Approximately 40 acres of land is suitable for TOD within a 10 minute walk 

of the Train Station. 

 With the opportunity for the development of an estimated 688 units, the 

residential yield at 12 units per acre fulfills 484 of these units. To fulfill the 

full potential of 688 multi-family residential units, these sites would need to 

average approximately 17 units per acre. 

 Many of the opportunity sites are currently zoned L1 and would need to be 

modified in order to allow residential development. 
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3 
The Vision  

As discussed in Chapter 1, the purpose of the planning study is to develop a vision 

that will aid in the revitalization of the Ronkonkoma Hub. This Chapter describes a 

long-term vision and outlines an implementation strategy aimed at providing 

guidance to all interested parties on potential future development around the Station. 

Following the Vision, this chapter contains a land use plan, model zoning and design 

guidelines language, transportation infrastructure improvements, retail spending 

predictions, tax implications and economic development tools available to facilitate 

revitalization.  

Vision Plan 

A Vision Plan was prepared to explore the potential development opportunities on 

the key TOD sites. During the first public informational meeting, three ―themes‖ for 

the future of Ronkonkoma Hub were presented to participants. The public was asked 

to state their preference for what they would like to see happen in the area that 

surrounds the Station and, in particular, along Railroad Avenue. The three themes 

are: 

 

 Theme 1: “Status Quo “ – Focus on retaining the area as a commuter parking lot, 

with additional service retail and enhanced streetscape. 

 

 Theme 2: “Main Street Village” – Focus on creating a live/work environment, 

mixed-uses and enhanced streetscape. 

 

 Theme 3: “Office Business Center” – Focus on creating a reverse commute 

destination (i.e. office); creation of jobs and enhanced streetscape. 

 

The majority of participants at the information meeting stated a preference for 

Theme 2: ―Main Street Village.‖ As a result, a Vision Plan for the eight sites was 

developed that explored the opportunity to transform Railroad Avenue into a 

community ―main street‖ with mixed-use buildings that defined the street edge. In 

addition, the Vision Plan includes pedestrian amenities such as small urban plazas at 
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key intersections and envisions that streetscape improvements will be made along 

both sides of Railroad Avenue. Parking is placed at the rear or internal areas of these 

sites to enable new development to front the street. Finally, the Vision Plan calls for a 

mix of housing, retail and office space.  

 

The Vision Plan is conceptual and is meant to convey the broad goals and objectives 

for creating a mixed-use main street environment. The Vision Plan represents one of 

numerous ways to accomplish these goals and is intended to provide the town and 

community with a framework to facilitate the discussion of the issues and 

opportunities that are identified in the Vision. The opportunities associated with the 

Vision Plan, its potential development program and the key assumptions are 

summarized below. Refer also to Figure 17, ―Vision Plan‖ for eight key TOD Sites.  

 

The Vision Plan is based on a number of assumptions that affect land use, density 

and parking. These assumptions are outlined in Table 9.  

 

Table 9 
Vision Plan Assumptions 

Element Assumption 

Zoning  Will be modified to enable development. 

Development Potential  No restrictions (easements, environmental use restrictions, parking 

restrictions, etc.) on any parcels that would limit their development 

potential.  

 Private bus depot would be relocated to continue to serve the LIRR 

and school district. 

Market Program  Residential units were calculated based on a building footprint area 

with a gross to net ratio of 85% and an average unit size of 1,000 SF. 

Townhouses were assumed to be 25 x 50 feet. 

 Target residential densities assumed 15-20 units per acre. 

 Commercial uses are illustrative and would need to be verified based 

on market conditions. 

Parking  New development would be surface parked at the following ratios: 

o Commercial and Retail - 1 space per 250-330 SF of GFA. 

o Residential - 1.5 spaces for multifamily units and 2 spaces per 

unit for townhouses. 

Sewer Capacity  Not a constraint. 

 

The Vision Plan identifies numerous opportunities for the eight sites and the 

streetscape adjacent to these sites. These opportunities are summarized below: 

 

 Urban plazas at key intersections to provide public spaces for pedestrians and 

help activate the street. 

 Streetscape enhancements including sidewalks, signage, lighting and 

landscaping along Railroad Avenue, Mill Road and Hawkins Avenue. 

 Orient buildings towards the street edge along Railroad Avenue to help define 

the ―Main Street‖ character.  

 Parking at the rear or interior of lots and seek opportunities for shared parking. 
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 Active pedestrian-oriented uses on the ground floor, particularly along Railroad 

Avenue between Garrity Avenue and the Station. 

 New retail development on the MTA ―bus loop‖ site. 

 Buildings up to 5 stories on Railroad Avenue, up to 4 stories tall on Mill Road 

and up to 2.5 stories on Union Avenue. 

 Streetscape and pedestrian enhancements to the Station plaza, including 

improvements to the pickup/dropoff area. 

 Mix of uses on upper floors. 

 Buildings oriented toward the street edge along Mill Road. 

 Parking garages located at the interior or rear of lots. 

 Multi-family buildings oriented toward amenities such as parks or plazas. 

 Residential unit types mixed within development sites.  

 Pedestrian connections to Fairfield residences. 

 

It should be noted that during the course of this study, the LIRR put forth a design 

for its northeast parking lot which is adjacent to Railroad Avenue. Working closely 

with the Town, the LIRR’s design includes streetscape improvements such as a 

concrete paver strip, landscaping/trees and decorative lighting. In addition, the 

design maintains the roadway width of 34 feet along Railroad Avenue to 

accommodate 2 traffic lanes and potential bike lanes.  

  

Development Program 

The development program for the eight sites is summarized in Table 10 below and 

shown in Figure 17. The Vision Plan includes a mix of building types: live/work, 

mixed-use (retail/office/residential), townhouses and multifamily (apartments or 

condominiums). The live/work and mixed-use buildings are targeted for Sites 1-5 as 

they have frontage on Railroad Avenue. Residential uses were targeted for Sites 6 

and 7 and the portion of Site 5 that fronts Union Avenue. Site 8 was targeted for retail 

uses and parking for that site was assumed to be located in the adjacent MTA 

parking lot. As stated above, the Vision Plan is conceptual and the potential program 

is included for illustrative purposes only.   
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Table 10 
Vision Plan Development Program  

Site # Retail (SF) Office (SF) Housing (units) Live\Work (units) 

Site 1 - - - 5 

Site 2 - - - 10 

Site 3 10,800 16,800 66 - 

Site 4 27,600 16,800 66 - 

Site 5 14,400 39,800 30 - 

Site 6 - - 98 - 

Site 7 - - 157 - 

Site 8 6,000 - - - 

Total 58,800 73,400 417 15 

 

The development program illustrates that approximately 440 residential units could 

be accommodated on these sites at densities that range from 15 to 20 units per acre. 

In addition, approximately 132,000 square feet of office and retail space could be 

achieved.  

Land Use Framework Plan 

This section presents the Land Use Framework Plan for the Ronkonkoma Hub Study 

Area. The Vision identifies four land use zones and roadway and streetscape 

improvements. The land use goals and objectives are summarized in the following 

text and are shown in Figure 18 (Land Use Framework Plan). 

  

TOD Overlay District Zone 

The potential exists to create a new TOD Overlay District within the Study Area to 

enable the mix of uses, densities and other characteristics and qualities that are 

associated with compact, mixed use development near transit. The TOD Overlay 

District boundary is shown in Figure 18, and generally includes the land between the 

Station to the south and Union Avenue to the north. The goals for this portion of the 

Study Area include: 

  

 Increase densities for residential uses  

 Allow greater building height and number of stories (up to 5 stories on Railroad 

Avenue). 

 Reduce parking requirements. 

 Encourage shared parking between parcels and uses. 

 Create TOD design guidelines. 

 Locate active ground floor uses on Railroad Avenue. 

 Place buildings close to the street along Railroad Avenue. 

 Create activity nodes along Railroad Avenue. 
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 Provide for streetscape improvements, pedestrian amenities, traffic calming, 

way-finding and commuter traffic routing. 

  

Neighborhood Preservation Zone 

Many portions of the Study Area are characterized with single family and small multi-

family residential units. These areas are generally located in the north and west portions of 

the Study Area. Goals for these areas focus on preserving the residential aspects of the 

neighborhood and include: 

  

 Maintain and strengthen existing residential uses. 

 Provide new recreational opportunities.  

 Resolve land use incompatibilities.  

 Improve streetscape and lighting to enhance the public realm. 

 Connect these areas to other portions of the Study Area. 

 Strengthen code enforcement. 

  

Neighborhood Commercial Zone 

Ronkonkoma Avenue and sections of Hawkins Avenue (at the Service Road) have 

various commercial uses including small businesses and auto-oriented uses. These areas 

will continue to maintain their commercial character and use. Goals for these areas focus 

on enhancing the commercial uses and include:  

  

 Resolve land use incompatibilities within these areas to limit residential uses. 

 Strengthen retail and commercial uses. 

 Improve streetscape and lighting. 

 Explore signage opportunities that identify the Station. 

 Strengthen code enforcement. 

 Provide design guidelines. 

  

Hotel and Restaurant Zone 

The northeast portion of the Study Area is characterized with a hotel, retail and several 

restaurants. This area has frontage on the Service Road and Mill Road; however, it is not 

well connected to Railroad Avenue and the planned TOD district. Most of the goals for 

this area include preserving these existing uses, while enhancing the connectivity of this 

area to the Station. This area is within a 10 to 15 minute walk from the Station; however, it 

lacks continuous sidewalks. The goals for this area include: 

 

 Maintain retail and hotel uses. 

 Improve pedestrian connections to TOD district and Station. 
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Roadway and Streetscape Improvements 

In addition to the land use goals, numerous opportunities exist to improve the public 

realm and plan for anticipated growth. In addition, there is the potential to extend 

the bike path through the Study Area, connecting neighborhoods to the east and west 

of the Study Area to Railroad Avenue and the Station. This bike route is part of what 

is best described as a ―Central Corridor Bike Route‖ connecting distant points such 

as Bethpage State Park to the west, to the central business district of Riverhead to the 

east. The route is identified on the Long Island Bikeways and Trailways Map 

produced by the New York State Department of Transportation. It is classified as a 

Class 3 on-road signed bikeway. While it links distant destinations described above, 

it will also serve a more localized community by providing alternative access to a 

major commuter station. Roadway and other streetscape goals include the following: 

  

 Intersection improvements at Railroad and Hawkins Avenues. 

 Roadway and streetscape improvements (sidewalks, street trees, lighting) along: 

 Railroad Avenue 

 Mill Street 

 Union Street 

 Hawkins Avenue  

 Streetscape amenities along Railroad Avenue including plazas and landscape 

improvements at key intersections. 

 Bike trail connections along Railroad Avenue, Mill Road and Union Avenue. 

Transportation Infrastructure 

If the Ronkonkoma Hub area were to be more densely developed, additional traffic 

volumes would be generated and distributed over the roadway network. Certain 

intersections and roadway links could become overloaded and some infrastructure 

improvements would be necessary. 

 

Because intersections involve turning vehicles and conflicting movements, they are 

the most critical points within a roadway network. Depending on the volumes of 

traffic on the approaches and the number of turning vehicles involved, particularly 

left turns, the intersections may be controlled by stop signs or traffic signals and may 

require dedicated turn lanes. As traffic volumes increase, the level of service will be 

adversely affected as the capacity of the intersection is approached or exceeded. 

Capacity improvements such as the installation of a traffic signal or widening of the 

approaches of the intersection to provide exclusive left and right turn lanes may 

become necessary to maintain acceptable levels of service as traffic volumes increase. 

In some cases, a roundabout may be an appropriate alternative to a traffic signal. 

When considering any intersection improvement, it is important to include 

provisions for pedestrian and bicycle traffic. 
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Table 11 contains a list of candidate locations and potential improvements if 

development of the Ronkonkoma Hub were to proceed. See also Figure 19 (Traffic 

Improvement Concepts).  

 

Table 11: 
Transportation Improvement Recommendations 

Location Potential Improvement 

Hawkins Ave at LIE Service Roads Intersection Improvements 

Hawkins Ave at Union Ave Intersection Improvements, Upgrade Signal 

Hawkins Ave at Railroad Ave Intersection Improvements, Install Signal or Construct 

Roundabout 

Ronkonkoma Ave at LIE Service Roads Intersection Improvements 

Ronkonkoma Ave at Ramps to Railroad Ave Intersection Improvements (consider Signal) 

Union Ave at Mill Rd Intersection Improvements 

Railroad Ave (Ronkonkoma Ave to Mill Rd) Reconstruct Road with Turn Lanes at intersections, 

On-street Parking and Bike Lanes (where possible) 

Mill Rd (Railroad Ave to Union Ave) Reconstruct Road with Bike Lanes 

Hawkins Ave (LIE Service Roads to Railroad Ave) Reconstruct Road with Turn Lanes at intersections 

 

Area residents have expressed concern about additional traffic coming into their 

community. While not part of this study, evaluation of nearby parking facilities 

outside of the Study Area should be included in future planning. Consideration 

should be given to utilizing existing park & ride facilities located nearby to the north, 

south and east of the Study Area where LIRR commuters can meet and travel 

together to the Ronkonkoma Station in one vehicle. An incentive program to 

encourage such transit carpooling along with eligible parking convenient to the 

Station should be explored. 

 

A kiss-n-ride pick-up and drop-off area is provided on the south side of Railroad 

Avenue adjacent to the Station building. Parking regulations in this area permit pick-

up and drop-off operations during peak commuter periods, but limit parking 

duration during off-peak periods to provide customer parking for Station merchants. 

As presently configured, the kiss-n-ride has inadequate capacity to accommodate 

curb-side. Further examination of this issue should be included in the next phase of 

study. Expanding the limits of the kiss-n-ride east and west along Railroad Avenue 

would be the simplest solution although there is a practical limit to how far 

commuters would be willing to walk to and from their ride. Reconfiguration of the 

bus loop may be possible to provide nearby capacity while still accommodating the 

buses. Directing drivers to the south side of the tracks where there is a long stretch of 

roadway adjacent to the tracks could yield additional capacity. Regardless of the 

configuration of the kiss-n-ride, police enforcement is an important aspect to control 

orderly operations. 

In order to promote a walkable community that provides alternatives to automobile 

trips, an extensive sidewalk network with provisions for bicycle usage is critical. 

Equally important in promoting pedestrian activity, the neighborhood roadway 

network should provide traffic calming elements such as speed tables, bulb-outs and 
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accent-paved crosswalks, particularly at the gateways to the community. Traffic 

calming elements will also be used to balance any infrastructure improvements that 

may result in widened approaches. Roundabouts can be used to provide capacity 

and operational improvements but are inherently pedestrian-friendly with short 

pavement crossings and ample islands. 

  

Links to MacArthur Airport 

If the linkages to MacArthur—as described in Chapter 2—were to be expanded to 

support greater development within the Study Area, two alternatives are envisioned. 

The first alternative is a direct link through the Airport property via bus rapid transit 

or a light rail system, either above or below ground; this would be the quickest 

mode. Aside from the considerable expense of constructing and operating a rail link, 

there are significant operational and security issues associated with running either a 

rail line or bus route through the airside of the Airport.  

 

The second alternative is to provide an enhanced shuttle service with frequent 

service and expanded operating hours. With a travel time between the Ronkonkoma 

Hub and Airport of ten minutes using the existing roadway system, an enhanced 

shuttle service is the likely choice. The shuttle service area could also be expanded to 

include other nearby destinations, including the Long Island Expressway Park & 

Ride facilities (there are three within 5 miles of the Hub), hotels within two exits in 

either direction on the LIE, and many restaurants and entertainment facilities 

associated with the hotels or independently operated. The shuttle buses should be 

attractive and user-friendly to invite ridership and use clean-fuel vehicles to 

eliminate noxious emissions generally associated with buses. 

Zoning  

In order to best achieve the goals of this planning study, it is recommended that the 

Town create and adopt a Transit-Oriented Development Overlay District that 

encompasses the area identified in Figure 20 (TOD Overlay District). An overlay 

district is specifically recommended rather than amending the existing zoning 

designations or creating of a new zoning district for two reasons. First, by 

establishing an overlay district, the existing land uses within the overlay district will 

continue to be in compliance with the underlying zoning. Therefore, this change, if 

adopted, would not create any additional non-conforming uses within the Study 

Area.  
  



\\nyli\proj\LongIsland\27406.00\graphics\FIGURES\Ronkonkoma Report\Fig 11-13 TOD.indd

EXX
PPRRR

ESSSSS
SSS

DD
RRRR

UUNNN
IOOOOOOO

NNN
AAAAVVVVVV

E

44TT
HH

SSTT

1SS
TT

SSTT

3RRR
DD

SSTTTT

55TT
HHH

SSTT

22NN
DD

STT

99TT
HH

STT

2299

EAA
SSTT

OO
NN

SSTT

E

BBAAAAAAAYYYYYY AAAAAAVVVVE

HAAWWKK INNSSS AAVV EE

JJJOOOOOO
HHH

NNSS
OOOO

NNN
AAAVVVVV

EE

EXX
ITT

60

LLAAKKEEPPRROOM

CCAA

GGAA RRRRITT YY AAVVVE

BAAA

LLINNKK

110
TTHH

SSTT

UUNN
IOO

NN
SSTTTT

YYYYYE
R

KKK
AAAAVVVVV

E

LLAAKK EWWOOOODD AAVV E

ENN
RRYY

AAVV
E

DDOO
NNNN

AA
LLNN

RROONNKKOONNK

NN AAVV EE

BE
RRGG

ENN
SSTTTTTTT

LLLI
BE

RRTTTTT
YYYYY

SSTTT

CCE
DAAAAA

RRR
SSTTTTT

RRIVVE WWAAYY

DDOO
UGG

BE
TTHH

DD
RR

ELLL
M

SSTTTTT

MAARR IOONN SSTT

VVILL LLAA GGE PP LLLAAZZ AA DRR

ELL M AAVV E

DRR

RRICCHHAAR DD AAVVE

RRAAAAYYNNOOR SSTT

WWWWW
IN

CCCCHH
ESS

TTE
RR

RRDD

M
AAAPPP

LLLE
SSSSSTTTTT

EXX
PPRR

ESS
SS

DD
RR

LLAAKKEEPPRROOM

EXX
ITT

6600

BAAYY AAVVE

2299

RRAA
ILL

RRO
AAD

AAVV
E

PPAA
RRKK

INN
GG

LLOO
TT

DDRR
IVV

EWW
AAYY

49
5

LL
IRR

ai
lrr

ooaa
dd

Fi
gu

re
12

Si
de

w
al

ks
an

d
C

ro
ss

w
al

ks
In

ve
nt

or
yrr

R
on

ko
nk

om
a

H
ub

TrTT
an

si
t-O

rie
nt

ed
Pl

an
ni

ng
St

ud
y

Fi
le

so
ur

ce
:\

\\\n
yl

i\P
R

O
JE

C
TS

\2
74

06
.0

0\
G

IS
\SS
pr

orr
je

ctcc
\tR

on
ko

nk
om

a
R

ep
or

t\tS
id

ew
a

ww
lk

s
an

d
C

ro
ss

w
a

ww
lk

s
In

ve
nt

or
y.

m
xd

Le
ge

nd
St

ud
y

A
re

a

R
a

RR
il

ExEE
is

tin
g

C
ro

ss
w

a
ww

lk
s

ExEE
is

tin
g

Si
de

w
al

ks

PrPP
err

pa
rerr

d
foff

rt
htt

e
ToTT

w
n

ww
of

BrBB
orr
ok

ha
vevv

n

Se
pe

tett
m

be
r2

00
8

0
20

0
40

0
Fe

et

D
at

a
so

ur
ce

s:
Ae

ria
lI

m
ag

er
y

–
I-3

Im
ag

er
y

Pr
im

e
W

o
WW

rld
,E

SR
IO

nl
in

e
Se

rvrr
ic

es
As

se
ss

or
srr

Pa
rcrr

el
s,

LI
R

R
ai

l,
La

nd
U

se
an

d
Zo

ni
ng

–
Su

ffffoff
lk

C
ou

nt
y

G
IS

Ba
se

m
ap

,T
oTT
w

n
of

Br
oo

kh
av

en
,L

on
g

Is
la

nd
,N

Y

0 
20

0 
40

0 
 Fe

et

RRRRRRRAAAAAAAA
IIIIILLLLLLLLLLL

RRRRRROOOOOOOOO
AAAAAAAAAAAAADDDDD

AAAAAAAAAVVVVVVVVVVVVVVV
EEEEE

PPOOWWE LLLL SSTT

MMMMMIIIIILLLLLLLLLLLLLLLLLLRRRRRRRRRRRDDDDDD

AARRRROOLL LLLLLL AAAAAAAVV E

HHE S

PPAA
RRKK

INN
GG

LLOO
TT

Ra
ilr

oa
d A

ve
nu

e
Pr

ov
ide

 a 
2-

lan
e r

oa
dw

ay
 w

ith
 sh

ou
lde

rs 
wi

thi
n t

he
 ex

ist
ing

 rig
ht-

of-
wa

y w
ith

 5 
foo

t w
ide

 bi
ke

 la
ne

s o
n b

oth
 si

de
s e

as
t o

f C
ar

ro
ll 

Av
en

ue
 (w

ith
ou

t o
n-

str
ee

t p
ar

kin
g)

, m
ain

tai
n k

iss
-n

-ri
de

 in
 fr

on
t o

f 
Ro

nk
on

ko
ma

 st
ati

on
, p

ro
vid

e s
ho

rt 
ter

m 
pa

rki
ng

 in
 cl

os
e p

ro
xim

ity
 

for
 pa

tro
ns

 of
 st

ati
on

 re
tai

ler
s

AALLICC E DDRR

HHEERM AAN

In
te

rs
ec

tio
n 

of
 R

ail
ro

ad
 A

ve
nu

e &
 H

aw
kin

s A
ve

nu
e

Co
ns

tru
ct 

a m
od

er
n r

ou
nd

ab
ou

t w
ith

 pe
de

str
ian

 am
en

itie
s o

r 
ins

tal
l a

 fu
lly

 ac
tua

ted
 tr

affi
c s

ign
al 

wi
th 

pr
ote

cte
d t

ur
n m

ov
em

en
ts 

an
d c

ro
ss

 w
alk

s.

HH

Un
io

n A
ve

nu
e

W
ide

n r
igh

t-o
f-w

ay
 as

 pe
rm

itte
d t

o p
ro

vid
e a

 2-
lan

e r
oa

dw
ay

 w
ith

 
sh

ou
lde

rs 
an

d a
 flu

sh
 or

 ra
ise

d m
ed

ian
 as

 ap
pr

op
ria

te.

KKOOM AAA AAVVE

Ha
wk

in
s A

ve
nu

e
Pr

ov
ide

 a 
2-

lan
e r

oa
dw

ay
 w

ith
 sh

ou
lde

rs 
wi

thi
n t

he
 ex

ist
ing

 rig
ht-

of-
wa

y, 
wi

de
n t

o p
ro

vid
e l

eft
 tu

rn
 la

ne
s a

t k
ey

 in
ter

se
cti

on
s a

nd
 a 

ra
ise

d m
ed

ian
 at

 Ye
rk 

Av
en

ue
 to

 pr
ev

en
t le

ft t
ur

ns
 in

 or
 ou

t.

DD

Mi
ll R

oa
d

Pr
ov

ide
 a 

2-
lan

e r
oa

dw
ay

 w
ith

 5 
foo

t w
ide

 
bik

e l
an

es
 on

 bo
th 

sid
es

 w
ith

in 
the

 ex
ist

ing
 

rig
ht-

of-
wa

y (
wi

tho
ut 

on
-st

re
et 

pa
rki

ng
).

AAAAAABCCCCOOOOOCCCCKKKKK AAAVVVVV E

VVE
GG

AA
DDRR

SSLL
OO

AANN
DDRR

Mi
ll R

oa
d

Co
ns

tru
ct 

co
nti

nu
ou

s s
ide

wa
lks

 al
on

g M
ill 

Ro
ad

 to
 pr

ov
ide

 pe
de

str
ian

 lin
ks

 be
tw

ee
n 

Ro
nk

on
ko

ma
 st

ati
on

 an
d r

es
tau

ra
nts

 an
d 

ho
tel

 on
 th

e s
ou

th 
se

rvi
ce

 ro
ad

.

Fi
gu

re
 1

9

Tr
af

fic
 Im

pr
ov

em
en

t C
on

ce
pt

s

S
ep

te
m

be
r 2

00
8





R
o

nk
on

ko
m

a 
S

ta
ti

on

EX
PR

ES
S 

DR

UN
IO

N 
AV

E

4T
H 

ST

1S
T 

ST

3R
D 

ST

5T
H 

ST

2N
D 

ST

9T
H 

ST

29   

MILL RD

EA
ST

O
N 

ST

BAY AV E

RA
IL

RO
AD

 A
VE

HAW KINS  AVE

JO
HN

SO
N 

AV
E

EX
IT

 6
0 

 

LAKE PROM

CARRO LL AV E

GARRITY  AVE

BABCO CK AV E

UN
IO

N 
ST

YE
RK

 A
VE

AL ICE DR

LAKEW OO D AV E

HE
NR

Y 
AV

E

DO
NN

A 
LN

VE
GA

 D
R

PO WE LL S T

RO NKONKO M A AVE

HE RM AN AV E

BE
RG

EN
 S

T

LI
BE

RT
Y 

ST

CE
DA

R 
ST

DO
UG

BE
TH

 D
R

EL
M

 S
T

MARI ON S T

VILLAG E PLAZA DR

ELM  AV E

SL
O

AN
 D

R

AVE

RAYNO R ST

W
IN

CH
ES

TE
R 

RD

MA
PL

E 
ST

LAKE PROM

EX
IT

 6
0 

 

BAY AV E

29   

RA
IL

RO
AD

 A
VE

49
5

L 
I R

ai
l R

oa
d

C

L1

L1

J8

L1

J2

L1

C

C

M
F

J6

L1
C

C C

C

C

C

C

C

J6

C

C

C

C

L1

C

J4

J4

C

C

L1

L1

J4

J6

J5

J2

C

J2

C

J2

J6

J2 J2

J4

L 
I R

ai
lr

oa
d

 
Fi

gu
re

 2
0

TO
D

 O
ve

rla
y 

D
is

tri
ct

R
on

ko
nk

om
a 

H
ub

Tr
an

si
t-O

rie
nt

ed
 P

la
nn

in
g 

St
ud

y

D
at

a 
so

ur
ce

s:
Ae

ria
l I

m
ag

er
y 

– 
I-3

 Im
ag

er
y 

Pr
im

e 
W

or
ld

, E
SR

I O
nl

in
e 

Se
rv

ic
es

As
se

ss
or

s 
Pa

rc
el

s,
 L

IR
 R

ai
l –

 S
uf

fo
lk

 C
ou

nt
y 

G
IS

 B
as

em
ap

, T
ow

n 
of

 B
ro

ok
ha

ve
n,

 L
on

g 
Is

la
nd

, N
Y

Fi
le

 s
ou

rc
e:

 \\
ny

li\P
R

O
JE

C
TS

\2
74

06
.0

0\
G

IS
\p

ro
je

ct
\R

on
ko

nk
om

a 
R

ep
or

t\ 
TO

D
 o

ve
rla

y 
di

st
ric

t.m
xd

Le
ge

nd
St

at
io

n 
Lo

ca
tio

n

R
ai

l

St
ud

y 
A

re
a

TO
D

 O
ve

rla
y 

D
is

tri
ct

A
ss

es
so

rs
 P

ar
ce

ls
Zo

ni
ng

C
 - 

Si
ng

le
 F

am
ily

 R
es

id
en

tia
l

M
F 

- M
ul

ti-
fa

m
ily

 R
es

id
en

tia
l

J2
 - 

G
en

er
al

 B
us

in
es

s

J4
 - 

B
us

in
es

s 
- O

ffi
ce

 B
ui

ld
in

g

J5
 - 

B
us

in
es

s 
- G

as
ol

in
e/

Fi
lli

ng
 S

ta
tio

ns

J6
 - 

B
us

in
es

s 
- H

ig
hw

ay
 L

im
ite

d

J8
 - 

B
us

in
es

s

L1
 - 

Li
gh

t I
nd

us
tri

al

Pr
ep

ar
ed

 fo
r t

he
 T

ow
n 

of
 B

ro
ok

ha
ve

n

Se
pt

em
be

r 2
00

8

0
20

0
40

0
Fe

et



  

 

\\nyli\PROJECTS\27406.00\reports\Phase 
II\Ronkonkoma_Report rev12forduplex.docx 65 The Vision 
 

Second, an overlay district provides greater flexibility for property owners and 

developers since they can comply with either the underlying zoning or the new 

overlay district zoning. Ultimately, it will be important to provide incentives for 

developers to use the TOD zoning provisions so that the overall goals of this study 

can be achieved. 

 

The new overlay district as proposed in Figure 20 includes all parcels zoned J-6 and 

L-1 that lie within the Study Area. In addition, it includes some parcels currently 

zoned for residential use and one that is zoned J-4 on Mill Road. The proposed 

district was drawn to include all areas where TOD‐type development would be 

appropriate. The overlay district follows property lines so that no existing lot is split 

into two zoning districts. The district designation splits two blocks in half to allow 

compatible development on both sides of Railroad Avenue and Union Avenue 

respectively: 

 

1. between Bay Avenue and Link above Railroad Avenue 

2. between Hawkins Avenue and Carroll Avenue above Union Avenue 

  

The district is drawn to include MTA-controlled parking areas along Railroad 

Avenue to accommodate development in the future in the event that those lots are 

released. 

 

In order to encourage developers to use the provisions of the new overlay district, 

incentives can be offered, either in the form of a density bonus (increased FAR), a 

reduction in parking requirements, streamlined permit review, or other benefits to 

the developer. Incentives are already addressed in §85-276 describing the J-6 zoning 

district if a developer provides public parking, sewage treatment plant capacity, civic 

or park space, or downtown infrastructure improvements. It is recommended that 

additional categories be added for which incentives can be offered such as, the 

inclusion of a minimum of 10 percent affordable units for any multi-family project in 

excess of six units and buildings that achieve certain ―green‖ development standards. 

 

The TOD overlay district must include several provisions that are not part of the J-6 

zoning district. Mixed-use must be specifically allowed and defined. A suggested 

definition for mixed-use is: 

 

The development of a lot of land or building or structure with two or more different 

uses, such as, but not limited to residential, office, and retail in a compact urban 

form.  

 

For mixed-use projects, some municipalities specifically exclude the use of the 

ground floor for residential use, but typically the first floor is occupied by retail uses 

and the floors above are either residential or office. Other permitted uses need to be 

incorporated such as: 

  

 multi-family dwellings (apartments, condominiums, townhouses); 
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  hotels (consider allowing them by right rather than special permit); 

  bed and breakfast/inns; 

  service oriented offices (could be allowed on a street level); and 

  civic, cultural and community facilities.  

 

Scale is also important, so individual retail stores, for example, should be no larger 

than 10,000 square feet in size. A portion of the proposed overlay district includes 

parcels zoned for L-1; therefore, it would be necessary to prohibit future industrial 

uses in the overlay such as manufacturing and warehousing.  

 

While the J-6 district allows drive-throughs by special permit, it is recommended that 

no additional drive-throughs be permitted in the new TOD overlay district.  

Drive-throughs, whether for fast food restaurants or banks, should be prohibited in 

the future so as to minimize curb cuts which can enhance a pedestrian experience 

around Ronkonkoma Hub.  

 

Dimensional regulations need to be amended when compared to those in the 

underlying zoning districts. Height restrictions should be increased to five stories 

along Railroad Avenue, which is consistent with the height of the MTA parking 

garage. From there moving north toward Union Avenue, the height restriction 

should be stepped back to three or four stories so as not to overwhelm the residential 

structures beyond the bounds of the overlay district. Residential density should be 

increased from the current six units per acre to twelve to sixteen units per acre, 

although incentives could offer higher densities. As a result, the floor area ratio 

(FAR) should be 0.8. Setbacks should be zero along Railroad Avenue and no more 

than ten feet elsewhere in the district. The existing J-6 minimum lot size seems 

appropriate unless it is determined that many of the existing lots are smaller. There 

should be no required front yard setback so that a pedestrian friendly environment 

can be created. However, a minimum sidewalk width (typically 5 feet) is necessary to 

ensure safety for pedestrians. No setback is required for side yards either, although 

alleyways can be encouraged to promote public connections between buildings, open 

spaces, and streets.  
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Table 12 
Summary of Zoning Changes for TOD Overlay District

16
 

Zoning Element Change Recommended 

Use classifications (additions and 

deletions from existing J-6 and L1 

zoning) 

Add mixed-use; multi-family dwellings; hotels; bed and 

breakfast/inns; service oriented business; civic, cultural 

and community facilities. 

Delete manufacturing or warehousing. 

Drive-throughs Not allowed in TOD Overlay District 

Incentives Density bonus for affordable housing and “green” 

development 

Height 5 stories along Railroad Avenue 

4 stories elsewhere in TOD Overlay District 

Residential density 12–16 units per acre 

Residential parking 1.5 spaces per unit 

FAR 0.8 

Setbacks  Zero feet along railroad Avenue 

10 feet elsewhere in TOD overlay district 

 

A significant aspect of TOD zoning is the need to ensure that site improvements be made to 

enhance the streetscape in a manner that improves the pedestrian experience and discourages 

dependence upon the automobile. Additionally, it may be important to buffer residential uses 

from others through landscaping standards.  

 

New parking standards should be developed for the overlay district to take advantage of the 

benefits provided by TOD in reducing the amount of parking required. This not only reduces 

the cost of the development and allows for a better design, but it also makes housing more 

affordable since unnecessary parking costs are not incorporated into the housing prices. 

 

Shared parking should be allowed where there are multiple uses on a property. This would 

be based on a finding that peak parking demand for different land uses does not occur at the 

same time. As noted by Urban Land Institute studies, it is common for larger multi-use 

projects with shared parking facilities to require 20 percent less parking supply than if the 

peak parking for each use were provided separately. 

 

Residential parking standards should be limited to an average of 1.5 spaces per unit, 

including guest parking. A comprehensive economic and land use study by CalTrans of over 

twenty TOD projects in California found that in almost all cases the majority of home owners 

had either no car or only one car. Major new TOD projects in the northeast, such as 

Westwood Station in a Boston suburb, limit residential parking to 1.5 spaces per unit, often 

with one space reserved for the unit and the remaining parking shared among all residents 

and visitors as needed. Surface parking should be located to the rear of the lot and be 

landscaped. 

 

In summary, if a new TOD overlay district is to be created as recommended here, the Town 

can use the framework of the existing J-6 zoning district and revise it as described above.  



16  Summary of changes necessary from existing zoning to establish TOD Overlay District. 
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Design Guidelines  

Although much of the existing design guidelines found in the Main Street Business 

District Design Manual can be applied to the proposed TOD overlay district, it is 

recommended that the Design Manual be revised in several areas. 

 

First, it is recommended that graphics be improved to better illustrate the intent of 

the guidelines. Good graphics make it easier to understand the options available. It 

will be important for the guidelines and illustrations to promote some degree of 

flexibility so that they are not too prescriptive and allow for innovation and 

flexibility if development is proposed that is not necessarily included in the 

guidelines. Examples of improved graphics are illustrated in Appendix A. 

 

Second, the Design Manual should include more detailed descriptions and examples 

of what is acceptable and what is not. Examples of this are shown in Appendix A.  

Future Households, Income and Retail Spending 

In addition to existing households, future households offer potential to support new 

retail establishments in Ronkonkoma Hub. Based on recent demographic trends, 

over the next five years there is potential for an estimated 540 new households to be 

located within a 3-mile radius of the transit Station. With a median projected income 

of over $100,000, future residents (both existing and new) offer potential to spend an 

average of $19,000 annually on convenience retail goods and services for a combined 

total of $531 million annually. 

 

Table 13 
Future Trade Area Household Spending Profile  
Convenience Goods, 2008* 

 Year Primary Trade Area (3-Mile Radius) 

  Households Income/HH Spending/HH Total Spending 

2008 27,432 $89,500 $16,000 $439,000,000 

2013 27,971 $108,400 $19,000 $531,000,000 

      Year Secondary Trade Area (Suffolk County) 

  Households Income/HH Spending/HH Total Spending 

2008 493,870 $86,000 $16,500 $8,105,000,000 

2013 509,613 $105,000 $20,000 $10,192,000,000 

Source:  ESRI, BBPC, 2008 

Notes: * Assumes retail spending per household increases in proportion to increase in household income 

 

The projected addition of approximately 16,000 new households in Suffolk County, 

with a median projected income of over $100,000 for all households (existing and 
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new), carries with it the potential annual spending of $20,000 per household on 

convenience retail goods and services for a total of over $10 billion per year. Such 

increase in households and associated purchasing power offers potential to support 

new convenience goods establishments in Ronkonkoma Hub. 

 

Projected increases in buying power for shoppers goods may also offer support for 

new shoppers goods businesses in Ronkonkoma Hub. In the next five years, the 

primary shoppers goods trade area (5-mile radius surrounding the Station) could 

add approximately 2,000 new households, based on recent demographic trends. With 

a median income of over $100,000, future households (both new and existing) will 

offer combined purchasing power of over $2 billion per year on shoppers goods 

($27,000 per household). 

 

Table 14 
Future Trade Area Household Spending Profile  
Shoppers Goods, 2008* 

 Year Primary Trade Area (5-Mile Radius) 

  Households Income/HH Spending/HH Total Spending 

2008 76,191 $89,700 $22,600 $1,722,000,000 

2013 78,321 $108,400 $27,000 $2,115,000,000 

   Year Secondary Trade Area (Suffolk County) 

  Households Income/HH Spending/HH Total Spending 

2008 493,870 $86,000 $23,200 $11,488,000,000 

2013 509,613 $105,000 $28,000 $14,269,000,000 

Source: ESRI, BBPC, 2008 

Notes: * Assumes retail spending per household increases in proportion to increase in household income 

 

Demographic projections also indicate the buying power of households in Suffolk 

County will increase for shoppers goods over the next five years. Based on recent 

trends, the County could add 16,000 new households with a median income over 

$100,000 (both existing and new households). With potential to individually spend 

$28,000 on average on shoppers goods, these households offer a cumulative potential 

future purchasing power of over $14 billion. Such increased purchasing power could 

support expanded shoppers goods establishments in Ronkonkoma Hub. 
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Multi-Family Development and Tax Implications 

This section provides a summary of the recommended development program, and a 

description of the experiences of other communities related to multi-family 

development and fiscal implications. Finally, this section qualitatively describes the 

potential fiscal implications of the proposed development program in Ronkonkoma 

Hub. 

  

Overview 

The ultimate goal for revitalization of the Ronkonkoma Hub district is to provide 

redevelopment that will result in a positive tax situation, in which tax revenues 

generated by redevelopment exceed the costs of services required by such 

redevelopment. In particular, redevelopment should not result in net costs to the 

school taxing district. 

 

The redevelopment vision for Ronkonkoma Hub takes these goals into account. 

Housing units are recommended with fewer bedrooms and in smaller sizes to appeal 

to couples and singles without children, rather than families that would desire larger 

units with more bedrooms. Further, the Vision calls for commercial space to balance 

housing development with the assumption that the tax revenues associated with 

commercial space can often outweigh the costs associated with providing services to 

new residents (including schoolchildren). 

 

The proposed development program is illustrated in Table 15. 
 

Table 15 
Proposed Development Program  
August 2008 

Block 

Residential 

(Units) 

Retail  

(SF) 

Office  

(SF) 

1 5 0 0 

2 30 0 0 

3 46 10,800 16,800 

4 66 27,600 16,800 

5 48 14,400 39,600 

6 103 0 0 

7 157 0 0 

TOTAL 455 52,800 73,200 

Source:  VHB, 2008  
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The proposed development program includes 455 residential units, 52,800 square feet 

of retail space, and 73,200 square feet of office space. All of the proposed residential 

units are compact, attached units, and include a mix of: 

 

 Condominiums over parking (293 units, or 64 percent of total) 

 Housing over retail and office space (94 units, or 21 percent of total) 

 Townhouses (53 units, or 12 percent of total) 

 Live-work units with garages (15 units, or 3 percent of total) 

 

With the mix of housing dominated by compact multi-family units (e.g. 

condominiums, housing above commercial space, and live-work units), the 

Ronkonkoma Hub development program caters to the needs and preferences of 

couples and singles without children. Families would be more likely to reside in the 

townhouse units, which represents just 12 percent of the entire program, or in other 

single-family homes elsewhere in the Towns of Brookhaven and Islip or the 

remainder of Suffolk County. 

  

Experiences of Other Communities 

Municipalities and researchers in the northeast have analyzed the fiscal impact of 

multi-family residential development, and their findings offer insight into the types 

of fiscal impacts that may be experienced in Ronkonkoma as a result of future 

development. 

 

Three analyses, each based on communities in the Commonwealth of Massachusetts, 

are profiled below: 

1. The Fiscal Impact of New Housing Development in 
Massachusetts: A Critical Analysis (2003) 

This report analyzed the methods 41 case study municipalities in Massachusetts used 

to estimate the fiscal impact of new housing development, and offered a critique of 

the methodology and results. Key findings include: 

 

 New residential development does not automatically result in net costs to 

municipalities; instead, growth can help to slow down increases in per capita 

costs. 

 Indirect impacts of new residential development should be counted in fiscal 

impact modeling; such modeling would then account for often under-counted 

impacts (many of which result in state, rather than municipal benefits) such as 

retail spending and retail sales tax revenues associated with households with 

children (which tend to have the most purchasing power) and income tax 

revenues associated with households with children (which often include 

residents in their peak earning years). 
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 One- and two-bedroom residential units generally do not attract families; 

instead, older multi-family developments with three or more bedrooms, new 

single-family homes, and turnover of older single-family homes have generated 

the most schoolchildren. 

2. Fiscal Impact of Mixed-Income Housing Developments 
on Massachusetts Municipalities (2007) 

This study evaluated the fiscal implications of eight residential communities in 

Massachusetts, which included: Kendall Crescent (Brookline), Nickey Lane 

(Falmouth), Fresh Pond Farms (Falmouth), Pine’s Edge (Northampton), Stoneybrook 

(Peadbody), Sherwood Forest (Sandwich), Edgemoor Circle (Wellesley) and 

Buckingham Estates (Wilmington). Key findings include: 

 

 Cost of education per student was not necessarily related to increases in 

enrollment; school districts with declining enrollment experienced increases in 

the cost of education per pupil alongside districts with expanding enrollment. 

 Of eight case study residential communities analyzed, three resulted in positive 

fiscal impacts while five resulted in negative fiscal impacts. 

 Commercial construction can result in positive fiscal impacts that outweigh 

negative fiscal impacts associated with residential development. 

3. Fiscal Impacts of Westwood Station (2007) 

This analysis focused on the potential fiscal impacts of one new mixed-use, ―urban‖ 

style development in Massachusetts. Key findings include: 

 

 The project was estimated to result in a positive fiscal impact to the Town of 

Westwood. 

 Projected categories of tax revenues included: residential property tax revenues, 

commercial property tax revenues, hotel occupancy tax revenues, personal 

property tax revenues, excise tax revenues (vehicles), other tax revenues (fees, 

fines, licenses, etc. associated with residents), and one-time building permit fee 

revenues. 

 Projected categories of fiscal costs included: educational costs, public works 

costs, fire department costs, police department costs, and general government 

costs (e.g. various governmental agencies including library, recreation, health, 

human resources, information services, aging, assessor, housing, economic 

development, zoning, Town clerk, and finance). 

 Background data collected from the local school system suggested that the past 

introduction of 200 new single-family homes (in other projects, not Westwood 

Station) was estimated to result in 15 new students per year (or 0.075 students 

per unit, per year). 

 Identified $8,800 to $11,800 in educational cost per student. 
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In addition to these studies, a Rutgers University study conducted in the mid-1980s 

used 1980 national Census data to identify population by residential unit type and 

size (in terms of number of bedrooms); findings of the study are included in The 

New Practitioner’s Guide to Fiscal Impact Analysis. 

 

In general, the study found that units with 3 or more bedrooms were most likely to 

have more than 2 residents (and presumably school children). Single family 3-

bedroom homes had the highest population average (3.345 per household), while 

high rise 1-bedroom homes the lowest (1.221 per household).  

 

A complete breakout of housing type with number of bedrooms and associated 

population is as follows: 

 

Single-family 3 bedroom 3.345 persons per household 

   

Townhouse 1 bedroom 1.491 persons per household 

 2 bedroom 2.098 persons per household 

 3 bedroom 3.000 persons per household 

   

Garden Apartments 1 bedroom 1.295 persons per household 

 2 bedroom 2.142 persons per household 

 3+ bedroom 3.074 persons per household 

   

High-Rise 1 bedroom 1.221 persons per household 

 2+ bedroom 2.956 persons per household 

  

Possible Implications 

The proposed development program for Ronkonkoma Hub carries with it a number 

of fiscal implications, both positive (i.e. revenues) and negative (i.e. costs). Categories 

of potential fiscal impacts to both local municipalities and the State of New York 

include: 

Tax and other revenues 

 Real property tax revenues – both residential and commercial, and both direct 

(e.g. related to the construction of the proposed development program) and 

indirect (e.g. related to potential changes in surrounding, existing property 

values and therefore real property tax revenues) 

 Permit fees – occurring during the construction phase 

 Revenues related to fees, fines, and licenses associated with residents – which 

will result as residents use Town services that require fees, fines, or licenses 
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 Retail sales tax revenues – including both direct (e.g. those which occur in the 

retail spaces identified in the development program) as well as indirect (e.g. 

those that occur at other retail establishments during the construction period, as 

workers purchase goods, and during the operation period, as new residents and 

employees make purchases elsewhere) 

 Income tax revenues – both during the operation period (e.g. incomes of 

residents and employees associated with the proposed development program) 

and construction period (e.g. incomes of employees involved in construction) 

Costs of services 

 Education 

 Public works 

 Fire department 

 Police 

 General government 

 

Based on the findings of researchers and municipalities in Massachusetts, it is not 

unreasonable to assume the Ronkonkoma Hub proposed development program 

could result in positive net fiscal implications. Factors that would make the program 

more likely to result in a positive fiscal impact include: 

 

 Composition of housing units – the proposed development program features 

very few single-family units (just 12 percent of all units are single-family, and 

they are compact townhomes), and all units are recommended to feature 

primarily one- and two-bedroom units to cater to the demand for downtown 

living offered by young and older couples and singles 

 Mix of commercial spaces alongside housing – the positive fiscal impacts of 

commercial space (which generally require fewer services in relation to the 

revenues paid to municipalities) can outweigh potential negative net impacts of 

residential development 
 

Of course, this qualitative reasoning does not replace a thorough, quantitative 

evaluation of the tax implications of new development. Such evaluation should occur 

in the future when developers propose specific projects that relate to this initial 

planning effort. 

Implementation Strategies 

This section provides a summary of the broad categories of tools available in 

Brookhaven or desired to facilitate revitalization. The tools are provided in a matrix 

which describes each tool briefly and how it applies to Ronkonkoma Hub. This 

section also provides a profile of selected model programs from other states that 



  

 

\\nyli\PROJECTS\27406.00\reports\Phase 
II\Ronkonkoma_Report rev12forduplex.docx 75 The Vision 
 

Ronkonkoma area policy leaders may want to consider and emulate in future 

programs 

  

Existing and Potential Programs 

 

To set the stage for private-sector led investment in Ronkonkoma Hub, the Town of 

Brookhaven may take action to facilitate redevelopment and revitalization. The Town 

can use both existing Town programs as well as adopt innovative new programs that 

other communities have used with success to support revitalization. Tools range 

from direct incentives, such as tax credits that support business expansion, to indirect 

incentives, such as streamlined development review processes. 

 

A summary of top tools is offered below, including a description of the tool and its 

potential application to Ronkonkoma Hub. 

 
Table 16 
Revitalization Toolbox for Main Streets in the Town of Brookhaven  
Existing and Potential Programs 

Program Description Applicability 

Banking Development Districts Facilitates the opening of bank branches 

in areas in need of banking services, 

resulting in enhanced business access to 

capital, new jobs, and increased 

community stability and revitalization. 

Could help to spur new business creation 

and expansion in Ronkonkoma Hub's 

future commercial spaces 

Commercial Incentive Corridor - 

Industrial/Commercial Incentives Plan 

(485 B and Double 485 B) 

Provides tax incentives to encourage 

small business sector capital improvement 

projects 

Could help to facilitate the creation and 

expansion of small commercial 

businesses in Ronkonkoma Hub's future 

commercial spaces 

Special Districts Serves as a collective entity to fund 

specific public improvements, such as 

sewer, sidewalk, street lighting, and road 

improvement projects. The Town offers 

organizational and management support 

as necessary to support revitalization. 

Could be used to fund the provision of 

future amenities specific to the 

Ronkonkoma Hub Study Area, such as 

streetscape improvements 

Payment in Lieu of Parking (PILOP) Offers developers the option to make a 

one-time payment as an alternative to the 

cost of providing parking on-site. The 

payment is made to a fund managed by 

the local municipality or special district, 

and fund proceeds are then used to 

maintain existing or create new municipal 

parking facilities  

Could offer an enticement to developers 

to build the proposed development 

program, since the Town of Brookhaven's 

cost at $900 per stall is significantly lower 

than the cost of a privately-constructed 

parking stall, at $3,000 to $10,000 per 

space 

Incentive Zoning (J-6 or Overlay 

District Rezoning) 

Creation of an Overlay District allows a 

downtown revitalization area to expand 

with uses not permitted under the 

underlying zoning, but which would 

incentivize redevelopment 

Could allow mixed-use development as 

called for in the proposed development 

program for Ronkonkoma Hub 
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Program Description Applicability 

Amortization Non-conforming uses in rezoned districts 

can be amortized out over a five-year 

period, which offers land owners 

predictability regarding future uses and 

increased incentive to invest in desired 

uses 

Would support existing property owners to 

invest in expansion of uses called for in 

the Ronkonkoma Hub Plan, since 

predictability of other uses (and reduction 

of non-conforming) is increased 

Sanitary Density Transfer Program Density transfer facilitates the construction 

of two- and three-story mixed-use 

development in revitalization areas, since 

this type of development without such 

density transfer is constrained by Suffolk 

County Sanitary Code requirements 

(Article VI). Investors must purchase 

credits and provide development 

consistent with Main Street District design 

criteria 

Would encourage the forms of 

development called for in the program for 

Ronkonkoma Hub, which includes multi-

story mixed use development 

Expedited Permit Approval Streamlined administrative approval is 

offered to expedite the review process, 

from initial application through issuance of 

a certificate of occupancy. Phased 

improvements are also offered to manage 

the cost of infrastructure improvements 

required with new development 

Could facilitate the realization of the 

proposed development program sooner in 

the Ronkonkoma Hub revitalization district 

Community Development Commercial 

Façade Program 

Façade rehabilitation is encouraged 

through Main Street Business District 

Design Manual 

Could apply to new development and 

renovation in Ronkonkoma Hub, and 

improve the likelihood of consistent design 

Transfer of Development Rights Development rights may be transferred to 

Main Street Business Districts under the 

Brookhaven Town Code 

Could help facilitate development at a 

more downtown/urban scale, as called for 

by the proposed development program 

Transfer of Development Value Program offers transfer of development 

value from properties zoned for single-

family use to properties zoned for 

commercial use. Specifically, the tax 

savings to the school district associated 

with preservation of the property zoned for 

single-family use (without development) 

may be transferred to the commercial 

property 

Could help facilitate mixed retail/office 

development, but would require state 

enabling legislation followed by Town 

adoption 

Public Assembly of Small Lots The public sector may assemble 

obsolescent properties in order to facilitate 

privately-funded infrastructure 

improvements that benefit the entire 

commercial and residential community, 

but only with the substantial commitment 

of the private sector to build said 

infrastructure improvements 

Could help facilitate a number of 

streetscape and other infrastructure 

improvements that may be needed and 

desired to support the Ronkonkoma Hub 

district's revitalization 

Public Funded Civic Space Publicly-funded recreational facilities may 

be sited within Main Street Districts to 

enliven the district with increased foot 

traffic for retailers 

The introduction of small civic spaces 

could enhance the attractiveness of 

Ronkonkoma Hub and increase visitation 

by area residents 
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Program Description Applicability 

Infrastructure Improvements Expanded infrastructure improvements 

associated with reconstruction or 

construction of federal and state 

transportation projects 

Could apply to future improvement 

projects related to the transit station in 

Ronkonkoma Hub 

Empire Zone and Industrial Use 

Relocation 

Industrial uses within Main Street Districts 

are given the opportunity to relocate to 

industrial parks in the Empire Zone (where 

tax relief and expansion opportunities are 

offered) 

Could enable industrial businesses in 

Ronkonkoma Hub that are not necessarily 

compatible with mixed-use residential, 

retail and office development to relocate 

Municipal Sanitary Infrastructure Creation of local sewer districts offers an 

opportunity for multiple developers in a 

single area to coordinate to provide one 

sewage treatment plant to support their 

respective projects 

Would facilitate the development of multi-

level mixed-use projects called for in the 

development program 

Community Housing Trusts Not-for profit entities reclaim blighted, 

neglected, vacant or deteriorated 

residential units in order to rehabilitate as 

affordable home ownership units 

Could be used if individual properties 

within the Ronkonkoma Hub Study Area 

exhibit signs of blight, neglect, 

abandonment or deterioration 

CDBG Enforcement Target A Town Code Inspector is specifically 

assigned to specific targeted districts to 

enforce Town codes 

Would offer a mechanism to address code 

violations as they occur throughout the 

entire Study Area 

CDBG Housing Rehabilitation Program Offers grants to homeowners in specific 

census tracts to improve residential units 

Could encourage existing residents to 

improve their homes and take part in 

revitalization, if Ronkonkoma Hub 

includes targeted census tracts per the 

program 

Source: Town of Brookhaven, BBPC, 2008 
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Model Programs 

In addition to the programs described above, which offer potential for use in 

Ronkonkoma Hub, model programs from other states that have been crafted to 

encourage transit-oriented development and revitalization should be considered. 

Since the addition of similar programs in New York would require state enabling 

legislation, such programs offer representatives of local districts surrounding 

Ronkonkoma Hub models from which to propose innovative techniques in New 

York.  

 

These programs are summarized below, including a brief description of how the 

program might apply to Ronkonkoma Hub. 

Table 17 
Selected Programs from Other States  

Program Description Applicability 

Pennsylvania's TRID Program Statewide program offers municipalities a 

blueprint for transit-oriented revitalization 

planning and implementation. 

Municipalities that adhere to the Vision 

can obtain state funding  

Would offer a source of state funding for 

publicly funded implementation efforts, 

such as potential infrastructure 

investments or incentive programs 

New Jersey's Urban Transit Hub Tax 

Credit Program 

New Jersey recently introduced the Urban 

Transit Hub Tax Credit Program initiative, 

which was designed to encourage 

investment and job growth around urban 

transit hubs, which are defined as heavy 

rail stations. The program offers major 

incentives for significant projects (e.g. 

investment of at least $75 million) that 

feature large employers (e.g. at least 250 

employees). Credits are then applied 

against state corporate, insurance, or 

income taxes. 

Could facilitate mixed office and retail 

development in Ronkonkoma Hub and 

attract large employers from the broader 

New York region looking for a "reverse 

commute" location 

Maryland's Community Legacy Program Provides funding for local revitalization 

efforts in a variety of neighborhoods and 

communities throughout Maryland. Offers 

funding for mixed-use development, 

business retention/expansion/attraction, 

streetscape improvements, 

homeownership/home rehabilitation 

efforts, facade improvement projects, real 

estate acquisition, and the creation of loan 

guarantee and credit enhancement 

programs 

Could facilitate streetscape and other 

public realm improvements that would 

support revitalization and redevelopment 

Source: BBPC, 2008 
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Next Steps 

The Vision represents an ongoing and continued process. As such, in order to 

maintain momentum and further advance implementation of the Vision, it is 

recommended that the Town consider the following next steps: 

 

 Engage in continued coordination with local and regional stakeholders (the 

community, local businesses, Town of Brookhaven, Town of Islip, Suffolk 

County, MacArthur Airport, MTA, and LIRR).  

 Identify and implement ―early wins‖ as part of an overall Neighborhood 

Improvement Program: 

 Streetscape improvements; 

 New and improved sidewalks; 

 Landscape improvements at MTA surface parking lots; 

 Code enforcement; 

 Drainage and flooding; and 

 Maintenance and security at the Station. 

 Draft and adopt a new TOD Overlay District. 

 Conduct a traffic impact analysis and develop a phased transportation 

improvement plan. 

 Initiate a sewage capacity study. 

 Complete a generic environmental impact statement (under the New York State 

Environmental Quality Review Act) to assess and propose mitigation of any real 

or perceived adverse impacts. 

 Aggressively market the Ronkonkoma Hub as a legitimate and feasible TOD 

opportunity area for residential and commercial retail development. 

 Explore and secure state and federal grant funding for continued revitalization. 
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GEngineerlng, Surveying and Landscape Architecture, P.C 
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A 
Comment Letters 

Received on Draft Report 

1. Town of Islip, Department of Planning and Development 

2. County of Suffolk, Department of Planning 

3. MTA Long Island Rail Road 
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TOWN OF'ISLIP 

DEPARTMENT OF PLANNING AND DEVELOPMENT 
Eugene J. Murphy. A.LC.P., Commissioner 

December 5, 2008 ~~@ 
Paul Rogalle, AlCP, Director of Planning 
Town of Brookhaven 
1 Independence Hill 
Farmingville, ~'Y 11738 

Re: Ronkonkoma Hub Transit-Oriented Planning Study· Phase II 

Dear Mr. Rogalle, 

Thank you for sending us a copy of the Ronkonkoma Hub Transit-Oriented Planning Study. 
It is nice to see the Town of Brookhaven, once again, embarking on a planning effort of this 
magnit\.lde. Further, we are glad to assist in any way. 

We recently received the Suffolk County Planning Department's comments on the plan and we 
fully concur-particularly on the issue of sewer contraints. 

In addition, we have the following comments that might be of interest to you: 

1) You may be interested in adding a "Contraints" Section just before ''The Plan" on 
page 72. I believe that some comprehensive plans identify explicit barnet'S to plan 
recommendations· ie. a) sewer limits b) ROW/Street width c) Community 
opposition (political), etc. 

2) Regarding Figure 4 on page 10, are there opportunities for either wrapped or 
hidden parking? Any other empirical parking calculations that show projected . 
need from existing train patrons, new residents, and new commercial patrons? 

3) Also on Figure 4, is there a projected square footage of the new retail 
development on Site 8? It's not in the summary table on Figure 4. 

4) It appears that the ''walking proximity" radius shown in Figure 9 was generated by 
a GIS process which buffered a point near the LIRR station. You may "'''ish to re
analyze a 10-15 minute walking distance by actual road feet rather than an "as the 
crow flies" method. Thus, the pro:mruty map would be less circular and would 
more closely follow the road network. 

5) Beginrung on page 37, the plan mentions that parking with the Town of Islip was 
not included in the inventory (nor shown in Figure 10). Although difficult to 
quantify at this time, mention should be made that some opportunities may exist 

. within the Town of Islip for newly constructed shared parldng if appropriate 
agreements could be implemented with Suffolk County and the MTA. 

655 MAIN STREET • ISLIP • LONG ISLAND • NEW YORK 11751 
TEL: (63 1) 224-5450 FAX: (631) 224-5444 
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6) On pages 49 and 86, analysis of spending or purchasing power is shown. 
Although, the standard historical model of primary or secondary trade areas 
involves a certain geographic bias, additional ridership data should be analyzed 
on a statistical or frequency basis. Is it perfectly accurate to state that ''Most of 
these commuters reside in eastern areas of Suffolk County; therefore, Suffolk 
CQunty may be viewed as a secondary trade area for both convenience and 
shoppers goods." Due to the fact that the vast majority of Suffolk: County 
households do not shop within the study area. should those numbers be discounted 
somewhat? 

7) We would be happy to broker any discussions with either Theresa Rizzuto or Eric 
Hofineister at Mac Arthur Airport regarding transportation links. FAA 
involvement, and perhaps sewage capacity engineering issues. 

Overall. your plan is very weH done and please extend our compliments to Eschbacher VHB. 

As always. please give us a call if you need anything else. 

Sincerely, 

Eugene Murphy, Commissioner 

~~p~lli=ror 

EJM:dcg 



COUNTY OF SUFFOLK 

STEVE LEVY 

SUFFOLK COUNTY EXECUTIVE 
A.LC.P. 

DEPARTMENT PLANNING 
THOMASA. 

DIRECTOR OF PLANNING 

November 13. 2008 

Paul Rogalle, AICP, Director of Planning 
Town of Brookhaven 
1 Independence Hill 
Farmingville, NY 11738 

RE: Ronkonkoma Hub Transit-Oriented Planning Study Phase II 

Dear Mr. Rogalle: 

Thank you for the opportunity to comment on the Town's Ronkonkoma Hub Transit-Oriented Planning Study. 
The analysis of land use and transportation issues associated with the area surrounding the Ronkonkoma train 
station is an important effort. The Town should be applauded for its efforts to address this regional resource and 
to include a broad array of stakeholders through its open and inclusive process. 

As a follow-up to previous Municipal Stakeholder's meetings, and in response to the Draft Phase II Plan, please 
find below comments prepared by the Suffolk County Department of Planning associated with the Phase II 
portion of the study. 

Although the study process is well underway, we encourage the town to seek a similar planning effort on the 
Islip portion of the Hub Development Zone. We would be pleased to assist in coordinating such an effort. 
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Letter to Paul November 1 2008 

It is unclear how these will be accompi 

• The study to within the Hub but it does not from 
outside the Inclusion of a transfer of development (TDR) program which would 
"redirect" from outside the Hub to within the Hub makes sense but there is no recommendation 
for a TDR program within the study. 

• It is unclear how development within the study area increases transportation choices or 
enhances environmental quality. Increased of development may simply result in an increase in 
trip generation within the study area. The study should provide documentation to support these 
assertions in light of the stated goal of reducing vehicle trips around the station. 

• According to the Phase I Report, overall vacancy rates within the study are low. However, vacancy 
rates in close proximity to the train station are significant. Recommendations within the study include 
an expansion of this commercial base by up to 68,000 square feet. Potential impacts to existing vacancy 
rates resulting from proposed increases in the amount of commercial development should be addressed 
in light of the stated goal of supporting local businesses. 

• The study recommends the rezoning of existing industrial properties in favor of high density residential 
development while at the same time seeking to 'enhance the tax base." The Town of Brookhaven has 
little of its current land use zoned or used for industrial development due to a pattern of rezoning to both 
residential and retail uses over the years. The elimination of additional industrial tax base should be 
carefully considered in light of the stated goal of enhancing the tax base. 

Residential Development: 
The study estimates that there will be an increase of approximately 8,795 new households within Suffolk County 
by 2017 based upon projections from ESRI Business Information Solutions. It further projects that five percent 
(5%) of this growth will be captured within the Hub and ten percent (10%) of this growth will be captured 
within the Towns of Brookhaven and Islip. 

These projections should be evaluated and the assumption that five percent 
within the Hub should be documented. 

of the growth will be captured 

• The study "assumes" that the of demand for new will emerge from residents oflocal 

• 

• 

quotes the Urban Land Institute (ULl) that "as a rnle of thumb, between 50 to 
nP1Y'''''''' of the or renters in a new come from the local " This 

better and 

an average 
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noted that the within the 
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to 3 

nel~!le'!l in 



Jamaica Station 
Jamaica. NY 11435-4380 
718558·8252 Tel 
718657·9047 Fax 

Helena E. Williams 
President 

a Long Island Rai l Road 

December 12, 2008 

Diane M. Mazarakis, AICP 
Town of Brookhaven Planning Department 
One Independence Hill 
Farmingville, New York 11738 

Re: Ronkonkoma Hub Transit Orient Development Study: Phase 2 

Dear Ms. Mazarakis: 

Thank you for the opportunity to comment on Phase 2 of the draft Ronkonkoma Hub Transit 
Orient Development (TOD) Study dated September 2008. The Long Island Rail Road continues 
to support local TOD initiatives in the vicinity of its stations and, as a result, is excited to work 
with the Town to identify viable opportunities for revitalizing the Ronkonkoma Hub area. 

Please note that comments provided below supplement URR's earlier comments on the Phase 1 

document (Phase 1 comments are attached for reference). 

Executive Summary 

1. Page 1, third paragraph: It is indicated that Ronkonkoma Station is the terminus of 
electrified rail service to downtown Manhattan. 

LIRR Comment 
The word "downtown" should be removed from the sentence. 

Existing Conditions 

1. Table 3 (Page 40): The Table indicates that existing parking utilization on the north 
side of the Station is currently running between 84 and 91 percent. 

LIRR Comment 
The 84 percent figure appears low and suggests that there is ample parking on the north 
side of the Station with up to as many as 400 available spaces on the north side of the 
Station on any given day. This is inconsistent with actual parking conditions at the 
Station. Furthermore, the parking capacity figure for lot #111-12 (379 cars) was inflated 
by URR to include maximum parking capacity if the lot were completely cleared of 
vegetation and fully developed for parking. It should be noted that actual capacity of this 
undeveloped/unstriped lot is about 300 cars. As such, the table, which shows the lot at 
75 percent utilization, should be adjusted to reflect that the lot is fully utilized on a daily 
basis, thus bringing up the parking utilization rate for this lot as well as the overall 
parking utilization rate for the north side of the Station. 

MTA Long Island Rai l Road IS an agency of the Metropolitan Transportation Authority. State of New York 
H. Dale Hemmerdmger. Chairman Elliot G. Sander. Executive Director and CEO 



2. Figure 4: As part of the Vision Plan for the 8 key TOD opportunity sites, the Study 
recommends that streetscape enhancements be implemented along Railroad Avenue. 

LIRR Comment 
The URR, in close coordination with the Town of Brookhaven, modified the design of its 
northeast parking lot (Lot #111-12) in accordance with the Town's TOD vision for this 
area. Specifically, the design was modified to include the following streetscape 
improvements along Railroad Avenue: concrete paver strip, landscaping/trees and 
decorative lighting. Landscaping will also be added to the interior portions of the parking 
lot as part of this redesign. In addition, the redesign also maintains a roadway width of 
34 feet along Railroad Avenue to accommodate 2 traffic lanes and potential bike lanes. 

The URR is currently in the process of soliciting bids for 3rd party construction of this 
parking facility. The project, which will include 295 rehabilitated spaces, is scheduled for 
completion by the end of 2009. 

3. Key Findings for Concept Alternatives for Garritv/Hawkins and MTA
controlled Parcels (Page 71. bullet #1): It is stated that the MTA parcels have 
limited depth which constrains the location of buildings, their setbacks and the location 
of parking. 

LIRR Comment 
URR agrees with this finding. In this regard, URR recommends that any future 
commercial development on tltese narrow lots (e.g., the bus-taxi loop lot) include 
sufficient setback and buffering from the URR tracks. 

4. Key Findings for Concept Alternatives for Garrity/Hawkins and MTA
controlled Parcels (Page 71. bullet #2): It is stated that "replacement parking for 
MTA commuters requires a parking structure of approximately 4-5 levels (see 
Alternative C)." This assumes consolidation of existing surface parking on the north side 
of the Station. 

LIRR Comment 
Alternative C is not provided in the Phase 2 document, yet was provided in the Phase 1 

(Existing Conditions) document. 

Based on the Phase 1 document, Alternative C includes a 4-5 story parking deck 
immediately east of Ronkonkoma Avenue on MTA owned property. This facility would 
consolidate the commuter surface parking north of the ROW into one (1) facility. 

As stated in URR's Phase 1 comments, it is recommended that any proposed vertical 
parking facility development be placed closer to the Station and that it include space for 
other modes of transportation (bus, van shuttle, taxi, etc.). A vertical parking structure 
could also serve other commercial parking areas (perhaps on the ground floor level) , 
thus freeing up additional land for commercial development. 



Next Steps 

1. Figure 17: As part of the Vision Plan, 52,800 square feet of retail would be constructed 
in the Study Area. 

LlRR Comment 
Figure 17 omits the 6,000 square feet of new retail development recommended in the 
Study (see Table 10, Page 75) for construction on the bus-taxi loop lot (i.e., Site 8). In 
this regard, the figure should be revised to reflect that 58,800 square feet of retail would 
be constructed in the study area. This figure should be revised in the Executive Summary 
section as well (see Figure 4). 

As stated in URR's Phase 1 comments, the Metropolitan Transportation Authority could 
be asked to test the marketability of this lot and solicit proposals for the sale or lease of 
this property. The URR would be willing to contact the MTA in this regard. 

The Phase 1 comments also stated that any future development and/or disposition of 
MTA URR properties would have to undergo evaluation by the URR and MTA Real 
Estate Department to determine 1) whether there are any operational issues associated 
with such property and 2) to determine the proper means (from a legal and real estate 
standpoint) for transferring such property. In addition, URR must caution that the 
transfer of title or any other beneficial interest in its property, including leasing, is 
subject to the requirements of the New York Public Authorities Accountability Act of 
2005· 

Once again, the URR appreciates the opportunity to be part of this process and looks forward to 
working with the Town on this exciting initiative. 

s~:~~ 
Scott Howell 
Director, Parking and Stations Program 
Long Island Rail Road 

cc. Elisa Picca 
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