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1. Introduction 

1.1. Background and Prior Work 

Medford’s identity comes from its residential neighborhoods, its history, its people, and its 
built environment.  The built environment, largely dominated by the major roadway corridors 
of Route 112, Horseblock Road, North Ocean Avenue, Sills Road, Woodside Avenue and 
numerous others, has been compromised by age and haphazard development.  Over 20 years 
ago, the Town of Brookhaven and the Medford Taxpayers and Civic Association started 
work on the Medford Hamlet Comprehensive Plan.  A February 22, 1989 Newsday story 
suggested that this plan would answer the question, “Where is Medford?”  The Plan, 
completed in 1994, set out the following goals: 

� Create a “sense of place” in Medford through a designed center in the vicinity of the railroad 
station.

� Create strong economic activity to provide jobs and an adequate tax base.  
� Develop appropriate zoning regulating to insure proper development. Bring zoning into 

compliance with the Hamlet Comprehensive Plan.  
� Enforce existing, codes and ordinances for sand and gravel removal, trees, signs, commercial 

vehicles, noise and junk yards. 
� Develop innovative land development techniques to insure maintenance of open space 

including clustering and transfer of development rights.  
� Provide receiving sites for the transfer of development rights for the “core areas.” 
� Provide open space and recreational facilities connected with green belts for bike use and 

walkways. 
� Concentrate activity whenever possible to encourage public transportation usage. 
� Support appropriate roadway improvements to adequately serve adjacent land use. Insure that 

roadway improvements are aesthetically pleasing.  
� Provide affordable housing for all segments of the population particularly senior citizens. 
� Eliminate deterioration and obsolescence. 

1.2. Updating the 1994 Medford Hamlet Comprehensive Plan 

Although many, if not most, of the 1994 goals are still appropriate, community planning has 
evolved to include smart growth and transit-oriented development initiatives.  These 
concepts, though present in the nineties, have evolved with the realization that many older 
suburban communities have lost their identities as residents relied almost exclusively on their 
vehicles to travel to shopping, recreation, and work.  Those traditional downtown functions 
are now dispersed over larger areas and transit options are few and far between.  The smart 
growth movement recognizes the need to create new downtowns and hamlet centers, and in 
some cases, such as Medford, to revitalize existing ones.  As Long Island is home to a large 
commuting population, it makes sense to consider railroad stations as the places for new 
residential and commercial development.  Such ‘transit-oriented developments’ are 
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consistent with the goals of smart growth as they allow residents to live within walking 
distance of rail-to-work, downtown shopping, and 
restaurants.  

The need for a “sense of place” in Medford through a 
designed center in the vicinity of the railroad station
remains one of the best ways to bring change to 
Medford.  Community recommendations and 
opportunities for this ‘Focus Area’ – the proposed 
‘Hamlet Center’ are discussed in Section 7.   

All communities need strong economic activity to provide jobs and an adequate tax base.
Medford is no different.  It needs to retain existing businesses and attract new ones to ensure 
area residents have nearby employment, to offset residential property taxes, and to provide 
goods and services to the community.  In addition to other businesses, Medford has a sizable 
number of industrial and heavy commercial businesses.  These firms do contribute to the tax 
base and provide jobs, but in certain cases, can conflict with adjacent residential uses.  
Community concerns and possible solutions are discussed in Sections 5 and 6, which address 
the corridors where most of the industrial uses are located. 

The 1994 Plan recommended appropriate zoning…to insure proper development.  Zoning 
remains one of the most effective means of controlling future land use.  Zoning modifications 
are discussed for each of the areas examined for this Vision Update.   

The Vision Update includes a section on the maintenance [and potential use] of open space
and includes discussion of clustering and transfer of development rights from potential 
sending areas (open space and rural areas) to receiving sites in the “core areas,” which in 
this case is the Focus Area or Hamlet Center.  The Vision Update proposes to concentrate
activity in the Hamlet Center to encourage public transportation usage and walkability.

Discussion is included on the provision of open space and recreational facilities, connected
with green belts to provide bike and walkways.  Specific areas are proposed for greenways 
and connections to recreational facilities. 

Although the Vision Update recommends certain appropriate roadway improvements to 
adequately serve adjacent land use, it deviates slightly from the 1994 Plan in focusing more 
on roadway improvements designed to protect pedestrians and improve their mobility.  It 
speaks to improvements to the streetscape to help ensure that roadways are aesthetically 
attractive.

Cameron Engineering & Associates, LLP 2
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The Vision Update does address efforts to provide affordable housing for all segments of the 
population. The Update focuses on the train station area where mixed land uses would 
include some forms of housing.  Today, however, efforts must be made to provide housing 
for not only senior citizens, but young adults, nontraditional families, and others as well. 

Enforcement of existing codes and ordinances for sand and gravel removal, trees, signs, 
commercial vehicles, noise and junk yards remains a key method of ensuring that 
commercial entities are good citizens and respect their residential neighbors.

The call to eliminate deterioration and obsolescence may be most appropriately directed at 
individual landowners, who are best equipped to retrofit their buildings and upgrade their 
properties.  Façade improvement grants or tax abatements may be helpful.  However, Town 
enforcement (see above) will be required in some cases.   

1.3. Selection of the Opportunity Areas and Focus Area 

This Vision Update focused on six areas in Medford.  These areas were chosen because they 
are the most likely portions of Medford to experience change.  Change will occur in these 
areas even if conditions remain the same and no plans are implemented.  Thus it is these 
areas that have the most potential for improvement if the community and Town work 
together to plan for it.  It was established early in the project that Medford’s single-family 
residential areas are stable and help define the character of the community.  Most 
stakeholders felt that these areas will and should remain unchanged.  Medford’s commercial 
corridors, however, will change.  Stakeholders agreed that these areas could and should 
change and that Medford would benefit from their revitalization. 

Five ‘Opportunity Areas’ and a ‘Focus Area’ were established in coordination with the Town 
and the Working Group (Figure 1-3).  The Opportunity Areas are those parts of Medford that 
have the most potential for enhancement.  The Focus Area is the area around the train station 
that the Town and Working Group (project advisory committee – see below) identified as a 
potential ‘Hamlet Center.’  Other Vision components included areas for preservation and 
recreation, and mobility (pedestrian and vehicular).  The boundaries of the Opportunity Areas 
and Focus Area were refined over the course of the project based on Working Group and 
other stakeholder input.

1.4. Working Group Members and Role 

The Town established a Working Group of Medford residents and business people to select a 
consultant, guide the project, review work products, and advise them throughout the project.  
The Working Group and the Town selected Cameron Engineering & Associates, LLP to

Cameron Engineering & Associates, LLP 3
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work with the community to create a “Vision Update.”  Working Group members included 
the individuals in Table 1-1. 

The Working Group was tasked with the following: a) refine the project scope and goals, b) 
define the ‘Opportunity Areas’ and ‘Focus Area,’ c) construct a ‘Vision Statement,” d) assess 
the completeness and accuracy of the consultant’s existing conditions assessment, e) help 
prepare for the public meetings, f) review draft recommendations, g) review final report.  
Working Group meeting minutes are included in Appendix A and their comments on the 
final draft report included in Appendix B.

Representative Organization 
John Horst Medford Taxpayers & Civic Association 
Don Seubert Medford Taxpayers & Civic Association 
Nerina Sperl Medford Taxpayers & Civic Association 
Ray Sperl Medford Taxpayers & Civic Association 
Joan Travan Medford Taxpayers & Civic Association 
John Williams Medford Taxpayers & Civic Association 
Rich Echan Country Road Block Association 
Sandy Echan Country Road Block Association 
Joseph Theman III Medford Fire District 
Mike Barry Medford Fire Department 
Michael Gorton Jr. Medford Chamber of Commerce 
Thomas Kelly Medford Chamber of Commerce 
Tom D’Onofio Patchogue-Medford Union Free School District 
Pat Seubert Patchogue-Medford Library 
Representative Medford Historical Society Committee 
Howard Flynn Medford Horse Farmers/Owners 

Table 1-1.  Working Group Members 

1.5.Outreach and Planning Process 

The Working Group facilitated communication 
between the Town, consultant, and community.  
A website was developed to post all project 
documents and work products 
(www.cameronengineering.com/medfordvision).  Two public meetings were held at the 
Medford firehouse.  The consultants presented the Working Group’s Vision Statement (see 
below) and the existing conditions assessment on January 13, 2010 (see website for 
presentation).  Attendees reassembled in small groups following the presentation to review 
the assessment, adding and changing where necessary, so that each Opportunity Area and the 
Focus Area best characterized their wishes and concerns.  The consultants presented draft 
recommendations (see website for presentation) for each Opportunity Area and the Focus  
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Area at the second public meeting, March 3, 2010.  Again, stakeholders reassembled in small 
groups to review the draft recommendations.   

1.6. Vision Statement 

The Working Group prepared the following Vision Statement that establishes goals and 
objectives for the future of Medford’s major corridors and the area around the train station.

� Land Use and the Community
� Preserve parcels, structures, and areas that retain the character of historic Medford. 
� Provide a diversity of housing for all segments of the population. 
� Limit large format retail and industrial land uses to appropriately zoned areas.  
� Identify and acquire parcels for new active and passive parks.   
� Expand community facilities, services, and civic spaces.  

� The Hamlet Center 
� Create a Hamlet Center near the railroad station with a distinctive identity that provides a ‘sense of 

place’ for the community. 
� Encourage neighborhood retail and professional offices in and adjacent to the Hamlet Center.   
� Provide roadway and streetscape improvements that encourage pedestrian use, calm traffic, and 

support an attractive and functional Hamlet Center. 
� Green Spaces 

� Identify and acquire environmentally significant open space. 
� Create green space connections for pedestrians and bicyclists.  

� Mobility 
� Provide transit service enhancements in the Hamlet Center. 
� Provide appropriate roadway improvements to serve existing large format retail and industrial areas.   
� Provide sidewalks and other roadway improvements that support safe routes to school. 

Figure 1-1.  2010 Medford Vision Statement 

1.7. Surveys 

Surveys (Figure 1-2) were distributed at the first public meeting and at community venues by 
the Working Group, and posted on the project website.  Over 150 completed surveys were 
tallied.  The results are shown in Appendix C and discussed in the appropriate sections that 
follow.   
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MEDFORD RESIDENTS SURVEY 
Answer with 1-5 (1= strongly disagree to 5= strongly agree) 

Land Use 
Environmentally significant open space parcels should be identified and acquired 
Residential areas should be buffered from industrial land uses 
Parcels and structures that retain the character of historic Medford should be preserved  
Scattered industrial activity should be limited to industrial zoned areas 
Older neighborhoods should remain single family residential 
Commercial land uses are important to the tax base and school budget 
Large format retail and industrial land uses should be limited to appropriately zoned areas 
There is not enough neighborhood retail walking distance from residential areas 
There is little civic space in Medford 
Automobile dealers and repair shops should be concentrated in one area 
Some land uses along SR 112 are inappropriate for a major thoroughfare 

Aesthetics 
Corridor areas would benefit from architectural guidelines  
There are too many signs on corridor roads 
There should be a way to announce entry to Medford from the LIE onto 112 

Mobility
I have to drive to almost all shopping and services in Medford 
Trucks should access the Peconic Avenue industrial area from the east only 
Truck access to the center of Medford should be limited 
Two lanes on SR 112 by the station makes pedestrian crossing easier 
The community is separated north/south by the railroad 
Sidewalks on the corridor roads are comfortable for pedestrians 
There are safe walk/bike routes to schools, playgrounds, and parks 
I would use a shuttle to the Ronkonkoma station from the Medford station 
I would use the railroad if there were more frequent trains 

Housing 
Apartments should be near shopping and transit 
Medford is primarily a single-family residential community 
A mix of housing types would allow the young, elderly, and families to live in the same neighborhood 
There is little housing available that is walking distance to shopping  
There is sufficient housing choice for all segments of population 

Recreation
Access to new ‘greenways’ for passive recreation would be welcome 
I would welcome more neighborhood (pocket) parks in Medford 
There need to be more places to walk, hike, and bike 
Access to Medford parks by foot or bicycle is inadequate 

Medford Hamlet Center 
I would be in favor of roadway and streetscape improvements to encourage pedestrian use, calm traffic, and support an attractive and 
functional Hamlet Center 
The station area should connect to retail areas along SR 112 to the north and south 
The idea of a multipurpose public plaza or ‘village green’ is appealing 
A Hamlet Center should be created near the railroad station with a distinctive identity that provides a ‘sense of place’ for the community 
Retail and office activity in a Medford Center would be compatible with civic uses 
Neighborhood stores would be a welcome addition to a Hamlet Center 
I would support professional offices in a Hamlet Center 
I would like a central place for outdoor concerts, art shows, festivals 
I like the idea of a restaurant/café opening onto a public square 
I would be comfortable with some apartments over stores in the Hamlet Center 
A post office, library, and historic museum belong in a Hamlet Center 

Figure 1-2.  Medford Vision Survey 
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Town of Brookhaven – Medford Vision Update  October 2010 
Medford Overview  

2. Medford Overview 
The Medford hamlet comprises 6,702 acres (without roads) and 9,711 parcels (source: Planning 
Dept, Town of Brookhaven).  Medford is located entirely in Hydrogeologic Zone III, requiring 
40, 000 square foot lots.  Most of Medford is in the Compatible Growth Area of the Central Pine 
Barrens.

Medford is defined by its residential neighborhoods, commercial and industrial corridors, parks, 
preserves, natural features, historic structures and monuments, and the presence or lack of a 
design character.  Overall, Medford is described as a quiet suburban, semi-rural community.  It 
has several unsightly, vehicle-dominated major corridors; a large format retail corridor; a central 
railroad station-park-municipal area; highly variable commercial architecture; large and scattered 
smaller vacant parcels; few parks and a lack of civic space.  Existing conditions were 
documented in the Medford Opportunity and Focus Areas and then used to prepare a list of 
opportunities and challenges for each of the areas.  After review by the Working Group, the 
findings were presented at the first Public Meeting.  Opportunities for enhancement included: 
improving Medford’s appearance, defining appropriate land uses, enhancing neighborhood 
character, improving mobility, and creating a hamlet center to foster a ‘sense of place.’ 

2.1. Land Use 

A land use map, prepared with GIS data from the Town is shown in Figure 2-1.  The Long
Island Index assembled information on land use, demographics, housing, and economics for 
most Long Island communities including Medford. Most of their information is from the US 
Census, Nassau, and Suffolk Counties.  According to the Index, approximately half of 
Medford is occupied by residential uses.  The next largest land use categories are vacant and 
recreation/open space lands, covering about 15 and 12 percent, respectively, of the area of 
Medford.  Industrial uses (eight percent of total area) are mostly concentrated along the Long 
Island Rail Road, east of SR 112 on Peconic Avenue, along the west side of Bellport Avenue, 
and between SR 112 and Middle Island Road.  Commercial uses (seven percent of total area) 
are situated mostly along SR 112, Horseblock Road, and at the intersection of North Ocean 
Avenue (CR 83) and Horseblock Road.  The remaining land area of Medford, (less than eight 
percent of the total) comprises transportation, community services, utilities and other uses.

2.2. Zoning 

A majority of Medford is zoned for single-family residential (A1) (see Figure 2-2).  The SR 
112 corridor is primarily zoned J2 Business.  Portions of the corridor north of the Long 
Island Expressway (LIE) are zoned light industrial (L1), multifamily (MF), and planned 

Cameron Engineering & Associates, LLP 8
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Horseblock Road moves a substantial volume of traffic in a northwest – southeast direction.  
The community reports significant traffic congestion at the Horseblock Road intersection 
with the LIE and the railroad overpass where Horseblock Road narrows to two lanes (one in 
each direction).  Some truck traffic moves from Horseblock Road to the Peconic Avenue – 
Horseblock Road industrial area, though other trucks use SR 112 to access the area.   

North-south traffic flows through central Medford along SR 112.  There is substantial traffic 
congestion on this roadway during the morning and evening rush hours.  The roadway is two 
lanes with a center turning lane through most of Medford with additional turning lanes at 
intersections.  It is four lanes from the Hotel-Shopping Center Area north to Horseblock 
Road.  The New York State Department of Transportation (DOT) plans to improve the 
Horseblock Road and SR 112 intersection and widen SR 112 from Horseblock Road to 
Granny Road.

The primary roadway corridors of Medford include: NYS Route 112 (SR 112), Long Island 
Avenue, Horseblock Road (CR 16), Sills Road (East Patchogue – Yaphank Road - CR 101), 
North Ocean Avenue (CR 83), Woodside Avenue (CR 99), Peconic Avenue, and the Long 
Island Expressway (Interstate 495, LIE).

2.3. Mobility 

retirement community (PRC).  Most Peconic Avenue industrial parcels are zoned L1.  
Properties between the LIE south service road and Long Island Avenue are zoned 
Commercial Recreation (CR) and Light Industrial (L1).  Detailed zoning information is 
provided for each Opportunity Area and the Focus Area. 

Vehicle and pedestrian mobility and safety issues are described in the appropriate sections 
for each Opportunity Area and the Focus Area. 

Sills Road and North Ocean Avenue provide major north-south corridors with four lanes on 
each roadway allowing travel around the western and eastern portions of Medford and 
allowing traffic to bypass the congested center of the community.  Woodside Avenue is also 
a four-lane roadway that provides for east-west travel along the southern edge of Medford. 
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Town of Brookhaven – Medford Vision Update  October 2010 
Opportunity Area 1 – Hotel and Shopping Area 

3. Opportunity Area 1 – Hotel and Shopping Center Area 
The Hotel and Shopping Center Area centers on SR 112 and 
extends from the southerly edge of the Comfort Inn property 
approximately 630 feet north to the Long Island Expressway 
(LIE) South Service Road.  It is immediately north of and 
walking distance to/from the Hamlet Center and its associated 
neighborhood retail and civic uses (see Figure 7-1).

East side of SR 112 
south of the LIE 

3.1. Architectural and Streetscape Character 

3.1.1. Entry Announcement into Medford 

EXISTING CONDITIONS

There is no acknowledgement of the Medford community as vehicles leave the LIE 
Service Road and turn south onto SR 112.    

RECOMMENDATIONS

Landscape, streetscape, and signage improvements could announce visitors’ arrival in 
Medford.  This could take the form of median improvements on SR 112 at the 
intersection with the LIE South Service Road.  The SR 112 raised median is 
approximately 20 wide and over 150 feet long and highlighted with red textured 
concrete.  With permission from the DOT, the northern end of the median might be 
landscaped with drought-resistant ornamental 
grasses, succulents, or other appropriate  and low 
maintenance vegetation in an attractive stone base 
and surrounding a ‘Welcome to Medford’ sign.  A 
community organization, the Chamber of 
Commerce, or a Medford business might provide 
maintenance (in exchange for a discrete 
acknowledgement).   

Alternatively or in addition to the above, property owners at this intersection might 
dedicate a small portion of their property for a landscaped area where an attractive 
‘Welcome to Medford’ sign might be posted.  The gas station on the northwestern corner 
of the South Service Road and SR 112 already has an attractive and well-maintained 
landscaped corner.   

Example of welcome signage 

Cameron Engineering & Associates, LLP 12



Town of Brookhaven – Medford Vision Update  October 2010 
Opportunity Area 1 – Hotel and Shopping Area 

3.1.2. Architecture and Streetscape  

EXISTING CONDITIONS

The buildings have no architectural relationship to each 
other.  However, there are two significant developments 
in this area – the hotel retail complex on the east side of 
SR 112 and the Aid Auto Store shopping center on the 
west side.  The hotel retail complex on the east side has a 
contemporary style that carries through the entire 
complex.  The shopping center on the west side has little 

distinctive character.  The gas station and mini-mart has a wooden façade.  There are 
some landscape improvements for the hotel complex and shopping center but none for 
the gas station.

RECOMMENDATIONS

Landscaping

Additional landscaping along SR 112 on both the 
hotel and shopping center properties would soften 
the otherwise hard landscape.  The large expanse of 
wall unbroken by windows along the southern edge 
of the shopping center could be made more 
appealing with more landscaping or by a mural. 

Façade Improvements

The Town, working with the Chamber of Commerce and the 
Medford Taxpayers and Civic Association, should develop 
architectural guidelines for this area and the remainder of the 
SR 112 corridor so that future improvements by property 
owners can be guided toward a more consistent ‘look.’   

The Town might consider a tax incentive program for small 
businesses that complete façade or landscape improvements 
along the corridor.  In addition, there may be grant funding 
available through programs such as Restore New York and
the New York Main Street Program.

View south on SR 112

Streetscape example  

Downtown Sayville  

Cameron Engineering & Associates, LLP 13



Town of Brookhaven – Medford Vision Update  October 2010 
Opportunity Area 1 – Hotel and Shopping Area 

3.2. Pedestrian Mobility 

EXISTING CONDITIONS

There are few pedestrian amenities in the area.  It is very much vehicle-dominated, as SR 112 
opens from two lanes in the Station area to four in the Hotel-Shopping Center area.  
Municipal roadway signs clutter and obstruct portions of the five-foot wide sidewalks.  There 
are no landscape buffers between the street and sidewalk.

The streetscape has no consistent features, nor any particular character 
or appeal to pedestrians.  Pedestrian roadway crossings are difficult 
and dangerous.  There is no easy or safe way to cross SR 112 for hotel 
guests to walk to the Aid Auto Store shopping center across the street 
or for shopping center visitors to patronize Starbucks on the east side 
of the street. 

SR 112 – Signs 
obstruct sidewalk 

RECOMMENDATIONS

Widen Sidewalks, add Landscape Buffering, Reduce Sidewalk Sign Clutter

Pedestrian enhancements and safety improvements should be 
provided across and along SR 112.  As SR 112 is a state road, 
improvements would need to be approved by and likely 
constructed by the State Department of Transportation (DOT).  
The Right of Way (ROW) along this section of SR 112 may be 
wide enough to allow for the widening of the sidewalks and 
installation of a landscape buffer between the street and sidewalk.  
Typically, five-foot sidewalk widths are considered the minimum for 
pedestrian comfort.  Wider sidewalks (six to ten feet) create greater 
pedestrian comfort, particularly adjacent to busy roadways.  However, 
sidewalks on the narrower end of the spectrum can be made more 
comfortable with landscape buffers between the street and sidewalk.

Example sidewalk  

An improved ROW and sidewalks will encourage hotel guests to walk 
into the Hamlet Center to patronize Medford neighborhood businesses 
and participate in whatever activities may ultimately take place in the 
Hamlet Center’s civic space, community center, and cultural institutions. 

Example sidewalk  

Provide a Safe and Well-Marked Crosswalk

A marked crosswalk (eg. colored and textured) with a pedestrian activated signal should be 
considered for the intersection of SR 112 and the north side of Waverly Avenue.  This would 

Cameron Engineering & Associates, LLP 14



Town of Brookhaven – Medford Vision Update  October 2010 
Opportunity Area 1 – Hotel and Shopping Area 

allow pedestrians to connect from the hotel/retail complex to the shopping center.  An 
additional crosswalk would be advisable from the northwestern corner of the intersection to 
the southwestern corner for access to the shopping center.  The NYSDOT must approve the 
design and installation of crosswalks on SR 112. 

3.3. Land Use and Zoning 

EXISTING CONDITIONS

The parcels on either side of SR 112 are zoned J2 Business (see Error! Reference source 
not found. for uses permitted in this zone).  There are several undeveloped or 
underdeveloped parcels in this area.  The hotel complex buildings reach three stories, though 
other buildings are predominantly only one story.

RECOMMENDATIONS

No changes in the zoning are recommended for this area. 

Cameron Engineering & Associates, LLP 15
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Town of Brookhaven – Medford Vision Update  October 2010 
Opportunity Area 2 – South Service Road to Long Island Avenue 

4. Opportunity Area 2 - South Service Road to Long Island Avenue 
Opportunity Area 2 includes the area between the Long Island Expressway (LIE) South Service 
Road on the north and Long Island Avenue to the south.  Opportunity Area 2 reaches from the 
residential area (that extends to the eastern end of Robinson Avenue) to the intersection of the 
LIE South Service Road and Long Island Avenue with Horseblock Road.  It is immediately north 
of the LIRR (see Figure 4-1).

4.1. Neighborhood Character 

4.1.1. Transition from Residential to Commercial Recreation 

EXISTING CONDITIONS

Long Island Avenue transitions from single-family residential east of SR 112 to 
commercial recreation and light industrial uses toward Horseblock Road.  Stakeholders 
expressed a desire to retain the western portion (A1 portion) of the 32-acre former movie 
theater property as open space or parkland.  The former movie theater property is a single 
parcel that is split zoned 1/3 A1 and 2/3 CR.  

RECOMMENDATIONS

Use of the residentially zoned portion of the parcel for a park is unlikely as it is isolated 
from the major residential areas of Medford and the cost to the Town to purchase it 
would be high.  A more appropriate use, supported by some stakeholders, may be for 
multifamily housing.  It may be possible for the Town to incentivize the redevelopment 
of this property in a clustered fashion with housing on the northern end and a portion of 
its southern end provided by the developer a public benefit for public use (parkland).  
However, the Town would need to rezone the entire property for such a redevelopment to 
occur.  Because the property is split zoned more that 25% A-1 residential, the entire 
parcel assumes the A-1 designation under Town Code.  

4.2. Pedestrian Mobility 

4.2.1. Sidewalks 

EXISTING CONDITIONS

There is very limited pedestrian connection from the residential community to the west of 
this Opportunity Area into the commercial area of the Hamlet Center (Figure 4-1 and 
Figure 4-2).  There is a sidewalk along the north side of Long Island Avenue along the 
commercial district.  No sidewalks are present along the residential area.  A sidewalk 
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appears again on the north side of Long Island Avenue along the former movie theater 
property and the other two commercial properties further east.

RECOMMENDATIONS

The Town should install a sidewalk along the entire A1 Residential zoned north side of 
Long Island Avenue to connect to the existing sidewalk to the west.  This will be 
particularly important if a neighborhood park or playground is constructed as part of the 
redevelopment of the former movie theater property (see discussion below).  
Alternatively, the Town should seek provision of this sidewalk as a community benefit as 
part of the redevelopment of former movie theater parcel. 

4.3. Land Use and Zoning 

4.3.1. Residential, Commercial and Industrial Zoning 

EXISTING CONDITIONS

Opportunity Area 2 is bounded by a residential area to the west, by Long Island Avenue 
to the south and the LIE South Service Road to the north (Figure 4-1).  The area is 
dominated by the former movie theater property, a vacant, but highly disturbed 32-acre 
parcel that is split-zoned 2/3 CR (Commercial Recreation) and 1/3 A1 Residential.  There 
is also a building materials company and an active indoor/outdoor commercial family 
recreation facility zoned CR.  A brain trauma center is scheduled to break ground in 2010 
near the commercial recreation facility.   

RECOMMENDATIONS

A majority of stakeholders suggested that the former 
movie theater parcel would be appropriate for office, 
high tech, or corporate use, with a substantial landscape 
buffer.  The parcel’s size and location off the LIE Service 
Road make it ideal for such a use, as it would provide 
substantial tax benefits to the school district without the 

costs associated with residential development    

Others suggested that a multifamily development would be 
appropriate.  The property is approximately one half mile 
from SR 112 and the Hamlet Center, a location that is 
walking distance from the station and neighborhood retail.  
Incentives by the Town could generate a clustered 
commercial or residential development on this site.  The developer would need a change 

Example corporate campus 

Example multifamily 
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of zone, which would in turn require a thorough environmental review that would likely 
entail an Expanded Environmental Assessment and possibly generate a Positive 
Declaration of Significance.

4.4. Open Space and Recreation 

4.4.1. Neighborhood Park or Playground Location 

EXISTING CONDITIONS

Large portions of Medford have no access to a neighborhood playground or pocket park 
including the residential area to the west of this Opportunity Area.

RECOMMENDATIONS

A portion of the former movie theater parcel may be a good location for a neighborhood 
playground or pocket park.  As discussed above, the Town might incentivize the 
developer of this split-zoned property to cluster development and set aside a portion of 
the property for dedication as a Town park or playground.  Such a park could serve all the 
residents of the community between the LIE Service Road and Long Island Avenue east 
of SR 112.

4.4.2. Green Corridor and Bicycle Path 

EXISTING CONDITIONS

The parcels north of the Long Island Railroad (LIRR) between the tracks and Long Island 
Avenue are largely vacant (there is one house east of SR 112, and three homes west of 
SR 112).  All the parcels are privately owned and if they existed before 1981, the Health 
Department would issue sanitary permits.  The parcel owners could then seek 
dimensional relief from the Board of Zoning Appeals (BZA).

Residential construction on these parcels would not be possible under current A1 zoning 
(Table 4-1) as the lots are too narrow (50 – 75 feet) and in many cases too small (less 
than one acre).  However, they would likely be granted relief by the BZA as the parcels 
have a high degree of conformity with similar ones in the area. 
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RECOMMENDATIONS

Bicycle Path

This east-west corridor is ideal for the creation of a bicycle path along the south side of 
Long Island Avenue from SR 112 east at least to Horseblock Road (Figure 4-2).  In fact, 
an informal bicycle path was designated here in the past as part of the Tallmadge Trail.  
Ultimately, this bicycle path could continue east along Long Island Avenue to the Suffolk 
County Park at the headwaters of the Carmans River.  The path would follow Long Island 
Avenue to Bartlett Avenue, to Sills Road, back to Long Island Avenue, and north on 
Yaphank Avenue (County Road 21) to Lower Lake of the County Preserve.  
Alternatively, the path might go directly to the Carmans River headwaters from Long 
Island Avenue along the LIRR Right-of-Way east.   

Table 4-1.  Residential A1 Zoning Dimensional Table 

The same kind of bicycle path could be constructed on the south side of Long Island 
Avenue west of SR 112 to North Ocean Avenue (Figure 4-2).  From North Ocean 
Avenue, it could travel south into the Canaan Lake/ Patchogue Lake green corridor.

Ideally, a bicycle path should be physically separated from the roadway with a landscape 
buffer or curbing.  This may be possible if there is sufficient ROW on Long Island 
Avenue.  Alternatively, the Town could create a bikeway simply by restriping the 
roadway.  The paved portion of the roadway is approximately 35 feet wide.  With two 
11-foot travel lanes and a seven-foot parking zone on the north side of the street, there 
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would be six feet available for a bikeway on the south side.  This would be a foot wider 
than the minimum recommended five-foot bike lane width. 

Green Corridor

The parcels along the railroad corridor are narrow and for the most part undeveloped.  
This corridor would be ideally suited to a hiking/running trail across Medford (Figure 
4-2).  There are available parcels from Horseblock Road on the east to North Ocean 
Avenue on the west.  As described above, the hiking/running trail could connect to the 
Carmans River Corridor on the east and the Canaan Lake/ Patchogue Lake green corridor 
to the west.  

The Town should investigate the feasibility of acquiring a recreational easement from the 
property owners (with a waiver of liability) for such a trail although the width of the 
parcels may be a hindrance.  Alternatively, the Town could purchase the development 
rights for the properties.  In either case, a referral to the Town’s Open Space Committee 
would be a first step.

Still another alternative would be the use of a Town Transfer 
of Development Rights (TDR) program.  If the Town were 
to implement the TDR program it already established in its 
zoning code, it could designate these properties as ‘Sending 
Areas’ for TDR credits.  As these properties are within the 
same school district as the Hamlet Center, developers could 
purchase TDR credits from the property owners (of the area 
for the trail) to apply to development in the Hamlet Center (assuming that it was 
designated as a TDR credit receiving area).   

Trail example 

In the event of a future tax default, the Town should seek to 
acquire these parcels from the County through General Municipal 
Law (GML) 72-h (Acquisition of Surplus Municipal Property).

Lastly, insofar as these non-conforming parcels may someday 
come in for subdivision, it is recommended that the Board of 
Zoning Appeals (BZA) carefully consider the negative impacts of 
expanding residential uses in such close proximity to the LIRR 
ROW.

Trail example 
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5. Opportunity Area 3 – Peconic Ave/Horseblock Rd Industrial Area 
Opportunity Area 3 includes the industrial properties on both 
sides of Peconic Avenue east from Buffalo Avenue to 
Horseblock Road.  It also includes the industrial and commercial 
properties south of the LIRR to Southaven Avenue from Station 
Road west to the residential area that begins at White Pine Way 
(see Figure 5-2).  Stakeholders said that some of the industrial 
uses are incompatible with nearby residential and others in close proximity to residential uses 
had too little buffering.  They noted the problem with truck traffic from SR 112 turning onto 
Peconic Avenue and felt that truck access to center of Medford should be limited.  Potential 
development of the west side of Munsell’s Road is a concern to residents of the adjacent 
residential area.

Peconic Avenue Business 

5.1. Residential Impacts 

5.1.1. Noise, Dust, and Visual Impacts 

EXISTING CONDITIONS

The Peconic Avenue area is occupied with numerous light and heavy industrial uses from 
auto wrecking yards, to construction and landscape material storage, to commercial 
recycling facilities.  Some of these heavy industrial uses are located on the south side and 
adjacent to the LIRR tracks, but others are immediately adjacent to a residential area on 
the south side of Peconic Avenue east of Buffalo Ave.

Peconic Avenue Businesses
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Most residences on the north side of Jamaica Ave backup to existing industrial uses on 
Peconic Ave, and all residences on  the east side of White Pine Way back up to the 62-
acre Horseblock Industrial Park. 

Residents expressed concerns over the proximity of some of these uses to homes and the 
associated noise, dust, and visual impacts.  Without adequate controls, the operation and 
appearance of these businesses can have an adverse impact on the adjoining residential 
areas.  J 

A number of the businesses along Peconic Avenue are well screened from the road by 
fences or large evergreens in addition to a fence.  Some of the businesses have virtually 
no screening.  Most are set back from the road at least 50 feet.  It is clear from aerial 
maps of the area that many of the required buffers from residential areas have been 
removed by the industrial uses on the south side of Peconic Avenue.

RECOMMENDATIONS

All Light Industrial uses should be buffered from the 
street by tall evergreens and fencing, as some already 
are.  The Town should consider revising the LI and L2 
zoning codes to require planting of evergreen vegetation 
(minimum eight feet planting height) in the landscape 
buffer that will reach a minimum height at maturity of 
20 feet to screen land uses from adjacent residentially 
zoned properties.  The existing L1 and L2 codes have only landscape buffer width 
requirements that depend on the use, with no further specifics and discretion allowed the 
Planning Board during site plan review (see Appendix DError! Reference source not 
found.).

The Town should further review the development codes 
specified in §85-50 to perhaps require additional landscaping 
and vegetative buffers, especially in areas adjacent to 
residential uses.  For example, the Town might consider 
increasing vegetative buffers to 50 feet from the current 25 
feet for parcels under five acres.  Similar changes may be 
appropriate for parcels over five acres, but careful study is 
needed to ensure that changes are appropriate and will work 
on a Town-wide basis.

Peconic Avenue (Google)

Peconic Avenue Business

Evergreen screening 
example
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The Town should also require non-conforming or industrial land uses holding  a Special 
Permit to meet the same landscape buffer requirements specified in the revised (for 
increased buffers – see above) L1 or L2 zoning codes when any Town permit tied to that 
parcel is up for renewal.

Landscape buffering will be particularly important for new L1 Industrial uses proposed 
between Munsell’s Road and Americus Avenue in the proposed new industrial park, 
which adjoins a large residential area.  In addition, the Town must carefully evaluate new 
uses proposed for this area for other adverse impacts such as noise, dust, and odor 
generation.

The Town should strictly enforce existing ordinances that regulate noise intensity and 
hours.  It should also include language in its code to regulate activities on industrially 
zoned parcels that potentially generate dust.

5.2. Vehicle Mobility 

5.2.1. Truck Traffic 

EXISTING CONDITIONS

Many Medford stakeholders cited truck traffic between SR 112 and Peconic Avenue as a 
traffic congestion, noise, and safety issue, particularly when contemplating a Hamlet 
Center for the western end of Peconic Avenue.

Although the Town recently completed some traffic calming measures on Peconic 
Avenue, trucks from the industrial uses continue to use the roadway.  The Town added 
moderate bump-outs to the Concord, Pennsylvania, and Euclid Avenue intersections of 
Peconic Avenue, which narrowed those portions of the road.  However, the road widens 
again east of Buffalo Avenue after it enters the industrial area and trucks continue to 
enter from SR 112. 

RECOMMENDATIONS

The Town should establish a route for industrial truck traffic over 10,000 lbs that permits 
access to Peconic Avenue only from the east through Horseblock.  Toward that end, the 
Town should install a sign on SR 112 prohibiting trucks in excess of 10,000 lbs from 
turning onto Peconic Avenue.  This is within the Town’s authority per NYS VAT LAW, 
Article 41, Section 1660, #10.  The Town should also consider installing a video camera 
on Peconic Avenue west of Buffalo Avenue to monitor compliance.
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Source: www.pedbikeimages.org 
/Dan Burden Dan Burden 

  

If signage is ineffective in restricting truck traffic, the Town should re-examine the 
roadway to determine if additional traffic calming measures are possible to discourage 
Peconic Avenue truck traffic west of Buffalo Avenue.  Measures such as speed bumps, a 
median or pedestrian island at selected intersections 
such as Pennsylvania Avenue, or a small roundabout 
or island where the roadway widens past Buffalo 
Avenue could effectively narrow the roadway 
sufficiently to discourage passage of trucks.  Slowing 
traffic sufficiently could discourage trucks from 
using this portion of the roadway and traveling east 
instead toward Horseblock Road and the LIE.

If signage is ineffective in restricting truck traffic, the Town should re-examine the 
roadway to determine if additional traffic calming measures are possible to discourage 
Peconic Avenue truck traffic west of Buffalo Avenue.  Measures such as speed bumps, a 
median or pedestrian island at selected intersections 
such as Pennsylvania Avenue, or a small roundabout 
or island where the roadway widens past Buffalo 
Avenue could effectively narrow the roadway 
sufficiently to discourage passage of trucks.  Slowing 
traffic sufficiently could discourage trucks from 
using this portion of the roadway and traveling east 
instead toward Horseblock Road and the LIE.

The proposed blinking light in front of the firehouse may also 
help slow traffic on Peconic Avenue and make it safer for fire 
trucks to exit onto the street.

The proposed blinking light in front of the firehouse may also 
help slow traffic on Peconic Avenue and make it safer for fire 
trucks to exit onto the street.

Additional traffic calming measures proposed for the portion 
of SR 112 near the train station and proposed Hamlet Center 
would also discourage truck use of this portion of SR 112 and 
therefore from using the western portion of Peconic Avenue.

Additional traffic calming measures proposed for the portion 
of SR 112 near the train station and proposed Hamlet Center 
would also discourage truck use of this portion of SR 112 and 
therefore from using the western portion of Peconic Avenue.

Ultimately, Horseblock Road improvements would improve 
traffic flow.  According to the Town’s transportation 
consultant, the County is planning to replace the Horseblock 

Road bridge over the LIRR.  The consultant suggests that westbound back-ups at that 
bridge are currently due more to capacity problems at the LIE South Service Road 
intersection than conditions on the bridge itself.  Delays crossing this bridge apparently 
encourage some trucks to use SR 112 to access Peconic Avenue.

Ultimately, Horseblock Road improvements would improve 
traffic flow.  According to the Town’s transportation 
consultant, the County is planning to replace the Horseblock 

Road bridge over the LIRR.  The consultant suggests that westbound back-ups at that 
bridge are currently due more to capacity problems at the LIE South Service Road 
intersection than conditions on the bridge itself.  Delays crossing this bridge apparently 
encourage some trucks to use SR 112 to access Peconic Avenue.

Source: www.pedbikeimages.org/Dan Burden 

5.3. Land Use and Zoning 5.3. Land Use and Zoning 

5.3.1. Regulation of Existing Industrial Uses 5.3.1. Regulation of Existing Industrial Uses 

EXISTING CONDITIONSEXISTING CONDITIONS

The Town’s existing Light Industrial zone (L-1) provides fourteen permitted uses as-of-
right and three additional uses and one accessory use by Town Board Special Permit (see 
Sec 85-308 – 311).  Planning Board Special Permits regulate an additional fourteen uses 
and six accessory uses (see Sec 85-311.1, 2).  However, several existing uses the Town’s 
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Light Industrial zone (L1) does not permit (see Appendix DError! Reference source not 
found.).  For example, outdoor storage is not permitted in the L1 zone.   

RECOMMENDATIONS

The Town should continue to carefully monitor L1 zoning requirements when any Town 
permit tied to a particular parcel is up for renewal.  Some facilities may have Special Use 
permits with expiration dates.  If an existing use is non-conforming and there are negative 
impacts associated with the operation of the use, options include the imposition of 
additional remediation steps, and ultimately renewal of the Special Permit could be 
denied if remediation is unsuccessful, thereby eliminating the use.  As stated in the Town 
Code, “the Town Board may incorporate as a condition of issuance of any such permit 
any safeguards it deems necessary to protect the public health, safety and welfare.  Said 
special permit shall be valid for a term not to exceed five years or such shorter term as the 
Town Board may deem proper.”  

5.3.2. New Industrial Uses 

EXISTING CONDITIONS

There are large and vacant Light Industrial zoned properties west of Munsell’s Road and 
at the east end of Peconic Avenue.  The vacant L1 properties currently provide a natural 
buffer between the residential neighborhood of White Pine Way and the existing 
industrial land uses of Munsell Road.  Stakeholders expressed concerns over the future 
industrial development of this property, the 62-acre Horseblock Industrial Park.  As of 
this report, no site plan and subdivision applications had been submitted to the Town.  

Under the Town’s L-1 zoning, 14 uses are permitted as-of-right and three additional uses 
and one accessory use by Town Board Special Permit (§ 85-308 – 311).  An additional 14 
uses and six accessory uses are possible if the Planning Board grants a Special Permit 
(§85-311.1, 2).

RECOMMENDATIONS

Light industry creates jobs.  Employment opportunities inside the community can reduce 
the need for its residents to travel great distances to their jobs.  These businesses also 
contribute to the Medford tax base and thereby reduce the residential tax burden.  
However, industrial uses must be properly regulated, especially when they are in close 
proximity to residential areas.  

If not properly developed and then operated, the proximity of industrial uses to residential 
areas can lead to problems involving noise, odors, visual impacts, and traffic.  The same 

Cameron Engineering & Associates, LLP 28



Town of Brookhaven – Medford Vision Update  October 2010 
Opportunity Area 3 – Peconic Avenue / Horseblock Road Industrial Area 

landscape buffering recommendations made for the Peconic Avenue industrial properties 
should apply to the development of these properties.  Future Light Industrial development 
along this now vacant corridor should be buffered from the adjacent residential area by 
tall evergreens and fencing.  The Town should consider revising the LI and L2 zoning 
codes to require planting of evergreen vegetation (minimum eight feet planting height) in 
the landscape buffer that will reach a minimum height at maturity of 20 feet to screen 
land uses from adjacent residentially zoned properties.  The existing L1 and L2 codes 
have only landscape buffer width requirements that depend on the use, with no further 
specifics and discretion allowed the Planning Board during site plan review.  
Furthermore, the current L1 zoning code requires a 50-foot front and rear yard set back 
(see Appendix DError! Reference source not found.).  The Town should consider 
expanding the rear yard setback from 50 to 75 feet for five-acre L-1 zoned lots that 
border residential areas.

The L1 code has very specific requirements for outdoor storage as an accessory use (see 
§ 85-315 and below).  In particular, the code states that outdoor storage is “prohibited
within 500 feet from any lot line bounding a residential use or zone.”  Some of the 
properties on Peconic Avenue appear to be out of compliance with these requirements.  
Town Code Enforcement personnel should inspect these properties and require that they 
comply with the following code items:  

� Outdoor storage as an accessory use to a permitted principal use.
� A minimum lot area of two acres shall be required for outdoor storage.
� All outdoor storage shall be located within the rear yard only. Outdoor storage within the primary or 

secondary front yard shall be prohibited. No outdoor storage shall be visible from any street frontage. 
� All outdoor storage shall be screened from visibility from adjoining roadways with landscaping and/or 

decorative fencing in accordance with Town standards and require a site plan, which shall be subject to 
the review and approval of the Planning Board.

� All outdoor storage shall be set back a minimum distance of 50 feet from any roadway and 25 feet 
from any side or rear property line. 

� Outdoor storage shall be limited to only those goods that are generated or manufactured by the 
principal use on the premises, and shall be located on the same lot as the principal use, and prohibited 
within 500 feet from any lot line bounding a residential use or zone. 

� Outdoor storage shall have all activities associated with the outdoor storage area, such as loading, 
delivery, pick-up, traffic circulation, queuing, and parking, take place on site. 

� No outdoor storage shall be permitted above legal fence height.

5.4. Environmental Contamination 

5.4.1. Environmental Contamination 

EXISTING CONDITIONS
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A thorough investigation of possible environmental contamination in this or other areas of 
Medford is outside the scope of the project.  However, residents can track the storage and 
release of potentially hazardous materials from the Medford area by checking these sites.

Stakeholders expressed concerns over potential environmental hazards associated with 
industrial uses in the hamlet.  Environmental hazards are more common in industrial than 
retail, office, or residential land uses.  A check of public agency data by Toxics Targeting 
(www.toxicstargeting.com) revealed a number of storage facilities for hazardous 
materials, solid waste, and petroleum along the Peconic Avenue industrial area.  These 
facilities must be registered with the NYS Department of Environmental Conservation 
(DEC) to store potentially hazardous materials (eg. gasoline, fuel oil, lubricants, and solid 
waste for recycling).  There are also spills noted along the Peconic Avenue industrial 
area.

RECOMMENDATIONS

Many of the facilities in the Peconic Avenue – Horseblock Road area are registered with 
the DEC and must report storage of hazardous materials.  They (and all property owners) 
are also obligated to report spills and other chemical releases to the DEC.  Hazardous 
releases to the ground from Peconic Avenue facilities could affect the shallow 
groundwater table, which tends to flow south in this area.  However, residential drinking 
water in Medford is supplied by the Suffolk County Water Authority from deep wells that 
are routinely tested and do not draw from the shallow groundwater table.  The DEC 
maintains databases for chemical and petroleum spills, which are updated daily 
(www.dec.ny.gov/chemical/8437.html).  The DEC Environmental Remediation Database 
Search is the main page from which the following search applications launch: 

� Spill Incidents Database Search has records dating back to 1978 and is updated nightly.  This database 
contains records of chemical and petroleum spill incidents. 

� Remedial Site Database Search is updated nightly.  This database contains records of the sites being 
addressed under one of DER's remedial programs - State Superfund, Brownfield Cleanup, 
Environmental Restoration, and Voluntary Cleanup.  This database also includes the Registry of 
Inactive Hazardous Waste Disposal Sites and information on Institutional and Engineering Controls in 
New York State. 

� Bulk Storage Database Search is updated nightly.  This database contains records of facilities that are 
or have been regulated under one of the Bulk Storage Programs - Petroleum Bulk Storage, Chemical 
Bulk Storage, and Major Oil Storage Facility.
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6. Opportunity Areas 4 & 5 - SR 112 North and South of Station 
Opportunity Area 4 extends south along SR 112 from the southern end of the Focus Area – 
Hamlet Center (Jamaica Avenue) south to East Woodside Avenue (Figure 6-1).  Opportunity 
Area 5 extends north along SR 112 from the northern end of the Hotel-Retail Area (LIE South 
Service Road) to Granny Road (Figure 6-2).

In discussing Opportunity Areas 4 and 5, stakeholders described the corridor as dominated by 
vehicles with few pedestrian accommodations and high traffic.  Residents expressed concern that 
there are insufficient sidewalks to the schools, that auto dealers are scattered (rather than 
concentrated) throughout the corridor, and that commercial uses come right to the sidewalk.  
They found that there are too many signs on the road, that their placement appears random, and 
that many are unattractive.  Stakeholders suggested that the corridor is cluttered and unattractive 
and has no consistent architecture.  They suggested that some land uses are inappropriate for 
such a major thoroughfare.  They felt that residential areas should be buffered from industrial 
land uses and scattered industrial activity should be limited to industrial zoned areas.

6.1. Land Use and Zoning 

6.1.1. Appropriate Corridor Land Uses 

EXISTING CONDITIONS

Opportunity Area 4 (south of the Focus Area – Hamlet Center) is almost exclusively J-2, 
with one auto dealership already converted to J-5.  Opportunity Area 5 (north of the LIE) 
along SR 112 is predominantly zoned J2 with a couple J4 Business properties, a PRC 
(Planned Retirement Community), and two MF (Multifamily) parcels.  The west side of 
Middle Island Road is primarily zoned L1 (Light Industrial), with a few residential 
parcels.

The SR 112 corridor, like many on Long Island and other suburban communities is 
characterized by suburban sprawl and Post WW II auto-centric linear commercial 
development.  It is a random mix of retail and commercial land uses in their current 
locations in large part due to the lower rents here than in retail centers or traditional 
downtowns (Figure 6-1 and Figure 6-2). Unfortunately, this has resulted in an 
unattractive mix of businesses and strip retail development in a car-dominated corridor.  
Retail stores spread over many miles, which then require a multitude of curb cuts, 
parking for every store and the spread of asphalt.  With no retail center, it is more 
difficult for a single entity like the Town, the Chamber of Commerce, or a Business 
Improvement District to manage the appearance and functionality of all the businesses.  
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The SR 112 corridor suffers from the same issues that many other area corridors: a 
cluttered and unattractive appearance with no consistent architecture; signage blight, 
inappropriate land uses for a major thoroughfare, and scattered industrial uses. 

Malls and shopping centers were the answer to these problems in the 
1970’s and 1980’s.  Planners now recognized that malls and shopping 
centers perpetuate reliance upon the automobile, which adds to 
roadway congestion and contributes to air pollution and high obesity 
rates.  With few exceptions, shopping centers have not replicated the 
ambiance and appeal of traditional downtowns.  Downtowns (hamlet 
centers) have also traditionally incorporated municipal and civic uses 
and offered homes to religious institutions and other organizations.  

During the visioning process, stakeholders expressed concern that large format retail be 
limited to appropriately zoned districts.  However, most of the parcels along this corridor 
are zoned J-2, which permits large format retail if sufficient land can be assembled.   

Sayville 

RECOMMENDATIONS

Major retail outlets and ‘big box’ stores will continue to locate in large retail malls on the 
larger corridor roads.  Substantive changes to Long Island’s business corridors are 
possible only if new neighborhood retail development is directed to existing downtowns 
and new hamlet centers.   

The Town should consider amending its zoning code to direct future large format retail 
uses to districts and locations that have appropriate infrastructure and access, and away 
from existing downtowns, hamlet centers, and neighborhood shopping centers.  Such an 
amendment might include the institution of a maximum permitted square footage for 
retail uses in the J-2 District (eg. maximum of 90,000 square feet).  Such a change would 
have the effect of excluding the largest of the retail big box stores from areas that lack the 
needed infrastructure.  Another alternative would be for the Town to create a ‘Big Box’ 
zoning district or districts that would be devoted exclusively to this use, preferably along 
major east-west arteries exclusively, although this could present other

An Overlay District is a zoning tool that can be used to add additional requirements to an 
area while preserving the underlying zoning.  This protects the rights of the property 
owners in the district provided by the existing zoning.  It does, however, impose 
additional requirements on them when they apply for permits for major improvements or 
new construction.
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The Town should consider designating the 
Medford portion of SR 112 south of the 
proposed Hamlet Center to Southaven Avenue 
and north of the Hotel/Retail Center area as a 
Transitional Corridor Overlay District on the 
Town of Brookhaven’s Official Zoning Map.  It 
should follow the recommendations set forth in 
proposed LL#47-2005 as of 11/01/05: Article 
XXXVC, Transitional Corridor Overlay 
District § 85-410 (see Appendix D).   

Downtown Patchogue

Imposition of a Transitional Corridor Overlay District could provide solutions to some of 
the issues raised by stakeholders such as; architecture, setbacks, landscaping, parking 
(curb cuts and shared parking), and pedestrian amenities.  

6.1.2. Scattered Auto Dealerships and Auto Service Facilities 

EXISTING CONDITIONS

Stakeholders sited the auto dealerships and other auto-related businesses scattered 
throughout corridor as contributing to its cluttered and displeasing appearance.  The 
issues included vehicles parked right to the sidewalk on top of required landscaped 
buffers and setbacks, excessive and distracting signage and flagging, and a lack of 
landscaping.  In the rear of some current auto dealerships, the Town has issued violations 
for incursion by parked automobiles into the required buffers adjacent to residential uses.  
Other community members noted that some of the larger dealerships did however 
maintain their properties and responded to Civic Association recommendations.  They 
also recognized that the auto dealerships provide high-paying jobs for community 
members, pay substantial property taxes, and are involved in many community-oriented 
endeavors.

In 2003, the Town recognized that auto dealerships and related auto repair uses were of a 
much more intensive nature that other uses in the District and created the J-5 District to 
address this issue.  Up until this point, auto dealerships and related uses were a permitted 
use in J-2.  The existing pattern of auto uses therefore is still primarily J-2 as 
nonconforming uses.  Upon application for site plan changes, the Town is requiring auto 
dealerships and related auto uses to seek a zone change to J-5, which has increased 
dimensional, site improvement, buffers, and landscaping requirements to mitigate the 
intensity of these uses.
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RECOMMENDATIONS

The Town’s J2 Business zoning code does not include auto dealerships or auto service as 
an allowed use (see Appendix DError! Reference source not found.).  The dealerships 
and service facilities located in Opportunity Areas 4 and 5 are located on J2 zoned 
parcels.  If these facilities make application for site plan changes, the Town will require 
them seek a zone change to J-5 (see above), which will require site changes.   

The Town should consider disallowing new auto-related uses in the Transitional
Corridor except in areas where they are already permitted by the underlying zoning (J 
Business 5 - see above and Appendix D).  This will concentrate new auto-related uses 
outside the Transitional Corridor.

6.1.3. Industrial Zoned Properties Fronting on SR 112 

EXISTING CONDITIONS

A number of parcels zoned L1 (Light Industrial) front on SR 112 between Horseblock 
Road and Granny Road.

RECOMMENDATIONS

The Town should encourage change of zone applications from currently 
zoned L-1 parcels fronting SR 112 that are in the recommended 
Transitional Corridor Overlay District.  Preferred uses for these parcels 
along the corridor would be either J-2 Business or MF (Multifamily).  
This would help transform the corridor to more of a transitional area 
between hamlet centers and encourage business and multifamily 
housing instead of light industrial uses. 

Patchogue

6.2. Architecture 

EXISTING CONDITIONS

Stakeholders commented on the cluttered and unattractive appearance of many of the 
buildings, saying that the corridor lacks a consistent architectural theme.  Patchogue

RECOMMENDATIONS

The Town has drafted design guidelines for use in transitional corridors 
(see Appendix DError! Reference source not found.).  A Public 
Hearing has been scheduled for July 2010, with adoption by the Town 
Board expected sometime thereafter.  Once accomplished, these 
guidelines should be implemented for Opportunity Areas 4 and 5 for new structures and for 
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existing structures undergoing rehabilitation of greater than 50 percent of its assessed value.  
It should require review of building design and materials selection by the Planning Board or 
the Commissioner of Planning, Environment, and Development.   

Architectural guidelines would be most effective if the Town establishes an Architectural
Review Board to provide detailed recommendations to the Planning Board for each 
application made to the Town in the Transitional Corridors.

6.3. Streetscape  

EXISTING CONDITIONS

Stakeholders disapproved of the appearance of those properties whose 
commercial uses come right to sidewalk.  Similarly, they found that 
‘excessive’ parking in front of businesses was not attractive.  Residents 
protested the appearance and sited safety concerns around the vacant 
and deteriorating buildings and unkempt yards on a number of parcels 
along the corridor. Patchogue

RECOMMENDATIONS

The Town should consider amending the zoning code for J2 Business parcels located in 
designated Transitional Corridors to require a minimum depth of front yard landscape 
buffering for all uses.  It should also offer incentives for additional front yard landscaping.

It should also consider amending the zoning code for J2 Business located in designated 
Transitional Corridors to provide incentives to property owners to move all parking to the 
rear of the building similar to the J Business zoning code (§85-213) to bring buildings closer 
to the street, improve pedestrian appeal, and reduce visual impact of front yard asphalt.  
Incentives might include additional FAR (Floor Area Ratio) or reduced parking requirement. 

Example of front yard landscaping 

Properties that are not maintained in a safe and legal manner according to Town Code 
(Chapters 45 [Sanitation], 73 [Unsafe Buildings & Excavated Lands], & 82 [Neighborhood 
Preservation], and the NY State Property Maintenance Code [Title 19, Part 1226], can be 
cited and the owners fined by the Towns’ Building and Law Departments.  If repeat 
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violations are ignored, the Town has the ability to make repairs and attach a lien to the 
property if there are public health and safety issues. 

6.4. Signage 

EXISTING CONDITIONS

Many randomly and unattractive signs clutter the corridor.  It appears that some signs do not 
meet current code in terms of placement, size, and number of signs. 

RECOMMENDATIONS

The Town should review the number, sizes, and locations of existing signs to determine if 
they conform to the code or have been granted the required variances by either the Planning 
Board or the Board of Zoning Appeals.  It would also be helpful for the Town to develop 
consistent standards for consideration and granting of sign variances from the Code for both 
boards.  This would ensure that in cases in which the Code is having a disparate impact upon 
a particular business, only the minimum relief is granted and that relief is granted on a 
consistent basis.

The Town should consider amending the sign ordinance to include such considerations as 
sign materials and colors.  The sign ordinance can have different standards for Transitional
Corridors and Hamlet Centers.  Fines for violations should be sufficiently high to serve as a 
deterrent, should be escalated for repeat offenders, and should, pay for an inspector.

Currently, the Law and Building Departments are charged with enforcement of the Town’s 
sign ordinance, with a substantial portion of referrals coming from the Town’s Call Center.  
As an additional strategy, the Town may want to consider adding a section to its website 
permitting residents to make e-mail complaints about signs, and other code violations on a 
24-hour/7-day basis from the privacy of their homes.  A simple system could be devised to 
track the nature of complaints, and together with data from the Call Center, could further 
assist the Town in the deployment of resources.  

6.5. Pedestrian and Vehicle Mobility 

6.5.1. Pedestrian Access and Amenities 

EXISTING CONDITIONS

There are few pedestrian amenities along this vehicle-dominated corridor.  Municipal 
roadway signs clutter and obstruct portions of the five-foot wide sidewalks.  There are no 
landscape buffers between the street and sidewalk.  The streetscape has no consistent 
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features, nor any particular character or appeal to pedestrians.  Pedestrian roadway 
crossings are difficult and dangerous.  There are few easy or safe ways to cross SR 112.

The intersection at Horseblock Road and SR 112 is especially difficult now for 
pedestrians.  The State Department of Transportation (DOT) plans improvements for this 
intersection that will add more lanes, making pedestrian crossing here that much more 
difficult.  The DOT also plans to widen SR 112 from Horseblock Road to Granny Road, 
which will create changes to the Right-of-Way (ROW) including the sidewalk.   

RECOMMENDATIONS

Crosswalks must be well marked with striping at a minimum, 
and ideally with different textured and colored material (eg.
imprinted asphalt, textured and colored concrete).  Countdown 
pedestrian timers would be especially useful at key intersections 
such as the Horseblock Road and SR 112 intersection and the 
intersections that lead to the schools (Figure 4-2).

The Medford Taxpayers and Civic Association, the Town, and 
local, State and County elected officials should work closely 
with the NYSDOT to insure that the improvements to SR 112 
are pedestrian friendly.  Crosswalks must be made safe and sidewalks appealing.  The 
NYSDOT must approve the design and construction of any crosswalks on SR 112. 

Great Neck 

SR 112 Horseblock Road 
SR 112 Robinson Avenue 
SR 112 Long Island Avenue 
SR 112 Peconic Avenue 
SR 112 Jamaica Avenue 
SR 112 Greenport Avenue 
SR 112 Southaven Avenue 

Table 6-1.  Intersections Recommended for Pedestrian Improvements 

All signage that obscures the sidewalk should be moved or 
eliminated.  The Chamber of Commerce might consider establishing 
a tree-planting program for its members that grants discounts on tree 
purchases and installations along major thoroughfares through a 
contract with a local nursery.  Grants may be available for 
streetscape improvements from the NYS Main Street and Suffolk 
County Downtown Revitalization programs.   Northport 
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The town should consider amending the zoning code for J2 Business located in 
designated Transitional Corridors to restrict front yard parking similar to the J Business 
zoning code (§ 85-213) to bring buildings closer to the street, improve pedestrian appeal, 
and reduce visual impact of front yard asphalt.

6.5.2. Sidewalks to Schools 

EXISTING CONDITIONS

Medford currently has too few sidewalks to schools.  Children should be able to walk to 
school from the surrounding residential areas. The distance varies with grades from one-
quarter mile for young elementary school students to as much as a mile or more for high 
school students.  Many national organizations have recognized the 
health benefits of walking to school if safe pedestrian street crossings 
are available.   

RECOMMENDATIONS

Medford is fortunate to have three of its eleven schools in close 
proximity on Tremont, Oregon and Buffalo Avenues so that provision 
of safe routes to these schools can be accomplished over many of the same sidewalks 
(Figure 4-2).  Sidewalks should be provided on the major roadways that connect the 
adjacent residential areas to the east and west of the schools.  Most recommended 
sidewalk locations were furnished by the Patchogue-Medford School District and then 
prioritized as shown in Figure 4-2.  Other Medford schools should also work with the 
Town to similarly furnish safe routes to school. 

Rocky Point 

In one case, a paper street exists along Greenport (Central) Avenue from Pennsylvania 
Avenue to Buffalo Avenue.  In this case, a wide, attractive, and well-lit pedestrian-only 
promenade should be installed between Pennsylvania Avenue and Buffalo Avenue along 
the Greenport (Central) Avenue paper street.  This promenade would replace the current 
narrow dirt path that transverses the area, leads directly to the High School, and is 
reportedly heavily used by students.

The Civic Association in conjunction with the School District should work together with 
the Town and DOT to make the walk to Medford’s schools safer with sidewalks and 
marked bicycle paths.  There are a number of organizations that can help with 
information and even, in some cases, funding.  See the following websites for more 
information: www.nhtsa.dot.gov/people/injury/pedbimot/bike/Safe-Routes-2002/toc.html
and www.saferoutesinfo.org/index.cfm)
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6.5.3. Vehicle Congestion 

EXISTING CONDITIONS

The DOT made improvements to the portion of SR 112 south of Jamaica Avenue some 
time ago.  The agency has plans to improve the section of roadway from Horseblock 
Road north to Granny Road.  A wider intersection with more turning lanes is planned for 
Horseblock Road and additional lanes for the roadway north of Horseblock Road.  The 
roadway between Jamaica Avenue and the Hotel/Shopping Center Opportunity Area 
remains a two travel-lane road with a center turning lane.   

Although stakeholders noted the traffic congestion on SR 112 in the train station area 
during rush hours, that portion of the roadway is well suited to a Hamlet Center (See 
Hamlet Center discussion below) as the constriction tends to slow vehicle speeds making 
it safer for pedestrians.  However, the presence of cross streets between Peconic Avenue 
and the LIRR (Railroad Avenue east and west of SR 112) adds to congestion and 
decreases pedestrian safety.  Vehicles waiting to turn into these streets slow traffic.  The 
curb cuts create possible conflicts between pedestrians and vehicles. 

RECOMMENDATIONS

The roadway improvements planned by the DOT should improve traffic congestion north 
of Horseblock Road.  When road improvements occur at the Route 112/Horseblock Road 
intersection, there may be an opportunity for the DOT to include a small area suitable for 
a landscape treatment on the northeastern corner.  If this can be arranged, the community 
has indicated its desire to have one or more community organizations volunteer to 
maintain the corner as a Medford beautification project.

The train station area must be less vehicle-dominated and more pedestrian friendly if it is 
to succeed as a Hamlet Center.  Wider and less congested roadways are located both east 
(Sills Road) and west of SR 112 (North Ocean Avenue) as options for north-south 
travelers.  However, traffic flow through here and pedestrian safety would improve if 
Railroad Avenue east and west of SR 112 were closed. The eastern portion could be 
converted to additional park and/or pedestrian access and the retail operations on SR 112 
accessed from the rear.  Closure of the eastern portion of Railroad Avenue would be 
appropriate if and when there is development of a Hamlet Center by the railroad station.  
Access to the western portion of Railroad Avenue from SR 112 should be closed.  
Ultimately, if public parking is constructed off Railroad Avenue west of SR 112, then 
pedestrian access to and from the lot(s) will be required.  Furthermore, if a community 
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center were constructed near Richmond Avenue, then both parking and pedestrian access 
will be required. 

Closing of Railroad Avenue east and west of SR 112 would also permit the construction 
of a center median on SR 112 from Peconic Avenue to the railroad, if approved by the 
NYSDOT.  The median would be constructed in what is currently the center turn lane.  
With the median, a prohibition on left turns from the southbound lane of SR 112 would 
be instituted.  Such a prohibition would not only improve traffic flow, but would 
eliminate the passage of trucks down Peconic Avenue from the west.  The median would 
not interfere with the passage of fire department vehicles.   

6.6. Open Space and Recreation 

EXISTING CONDITIONS

The Town’s Peppermint Park is the one park along SR 112 north and south of the Hamlet 
Center and Hotel/Retail Center -.  There is a triangular vacant parcel on the southwest corner 
of SR 112 and Peconic Avenue and another by Tremont Elementary School and another 
green space just north of the school and south of the Post Office.  There are several other 
vacant parcels along the east side of SR 112 between Jamaica Avenue and Greenport 
Avenue.  There are also vacant parcels on both sides of SR 112 north of Horseblock Road.

RECOMMENDATIONS

Parks and active recreational facilities are best located away from the noise and congestion of 
large vehicle corridors such as SR 112.  However, the 2.5-acre triangular parcel by Tremont 
Elementary School (Tax ID # 02-00-83800-300-1000) and the 1.5-acre vacant property south 
of and owned by the Post Office (Tax ID # 02-00-83800-300-24000) are exceptions due to 
their location adjacent to the school.   

The Post Office parcel should be acquired by the School District or Town to add green space 
and recreational opportunities for the school and community.  The Town or School District 
might offer to purchase the 2.5-acre triangular parcel from the private owner for use as a 
ceremonial plaza, for a small playground, as a sitting area for community residents, or as a 
landscaped entry area to the schools.   

Other vacant parcels that front on SR 112 should be commercially developed for mixed uses 
including neighborhood retail with apartments over stores, or neighborhood offices.  The 
triangular-shaped vacant parcel on SR 112 on the southwest corner of SR 112 and Peconic 
Avenue is a paper street extension of Richmond Avenue and owned by the Town.  It should 
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be abandoned and converted into a public plaza.  New retail development on the three vacant 
lots adjacent to it would benefit from the public space. 

The retail portion of the Post Office would be better located in the Hamlet Center as part of a 
greater civic and municipal center (see discussion in that section below).  The existing 
facility could be retained and even expanded (if the retail portion moves) for mail sorting and 
distribution or might be relocated to a larger regional facility.  Discussions with the US 
Postal Service would be appropriate as part of a larger Hamlet Center planning effort.

The School District and Town might negotiate a pedestrian easement along the southerly 
property line of the residential property across Richmond Avenue from the elementary school 
(Tax ID # 02-00-83900-100-3000).  Such an easement could facilitate a pedestrian corridor 
between the elementary and middle schools for better and safer access to both schools and 
their recreational facilities.  The Town and community should approach the School District to 
determine if they are interested in this linkage.    
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7.  Focus Area - Medford Hamlet Center 
Medford’s existing commercial/industrial centers do not lend themselves to the development of 
pedestrian-friendly ‘downtown’ areas where residential and commercial uses coexist.  These 
areas do not provide a sense of place, are not pedestrian friendly, and would require major 
transformations to create the kind of traditional downtown that gives a place an identity.   

The 1994 Comprehensive Plan said of the area around the 
railroad station: “[It] represents the last opportunity to create a 
center in Medford around the fire station, Memorial Park, and the 
railroad station.”

Medford StationMedford Station 

The Focus Area centers on the train station and does indeed offer 
a unique opportunity to create a Hamlet Center for Medford.  The 
Focus Area includes the railroad station and areas on the east and 
west sides of SR 112, south along SR 112 to Jamaica Avenue and north to the Hotel/Retail 
Center Area (Figure 7-1). 

7.1. A New ‘Downtown’ or ‘Hamlet Center’ for Medford 

EXISTING CONDITIONS

The train station is the geographic center of the community.  However, there is little current 
activity in the station or in the parks.  There is no facility for large format events, few 
restaurants, and no theater.  There are land uses there today that are inappropriate for a 
hamlet center (eg. landscaping and construction materials and equipment, lumberyard, car 
dealership).  There are also businesses there that are typical of a downtown (eg. florist, 
restaurant, deli, meat market, smoke shop).  There is a difficult connection to the limited 
neighborhood retail north of railroad tracks and few apartments close to the station.

Medford has the physical attributes needed for the creation 
of a vibrant hamlet center including existing buildings and 
structures facing the major north-south roadway in the 
community, a bus stop, the LIRR train station, and a large 
and attractive civic building – the Medford Firehouse and 
the adjacent Fireman’s Memorial Park, both major focal 
points in the community.  The Medford Civic is currently 
seeking a location in the hamlet center for a future Community Center with funds derived 
from the nearby Caithness power generating facility. 

Memorial Park 

Cameron Engineering & Associates, LLP 46



Town of Brookhaven – Medford Vision Update  October 2010 
Focus Area – Medford Hamlet Center 

There is the potential for redevelopment with little adverse impact on adjacent residential 
areas.  The survey that well over 150 residents responded to contained a number of questions 
about a Hamlet Center, its function, and the activities that might occur there.  The following 
sections reference the results of the survey as well as the majority opinions expressed at the 
public participation planning events.

RECOMMENDATIONS

Survey respondents indicated that a Hamlet Center should be 
created near the railroad station with a distinctive identity that 
provides a ‘sense of place’ for the community.  They indicated that 
as driving is required to almost all shopping and services in 
Medford, a connection to the neighborhood retail north and south 
of the station would be welcome as would new neighborhood retail 
and professional offices within walking distance of the residential 
areas surrounding the station.

Survey respondents felt that retail and office activity in the 
Medford Hamlet Center would be compatible with civic uses.  They agreed that civic uses 
such as a post office, library, and historic museum belong in a Hamlet Center.  They liked the 
idea of a multipurpose public plaza or ‘village green’ and a central place for outdoor 
concerts, art shows, holiday celebrations, and festivals that could work in conjunction with 
the existing Town park and Fireman’s Memorial Park.  The idea of a restaurant/café opening 
onto a public square was well received. 

Sayville 

Respondents acknowledged that there is little housing 
available within walking distance to shopping and few 
apartments near shopping and transit.  Most would be 
comfortable with some apartments over stores in the 
Hamlet Center, but preferred ownership multi-family units 
such as condominiums or co-ops.  They agreed that a mix 
of housing types would allow the young, elderly, and 
families to live in the same neighborhood.  Stakeholders 
recognized the existing difficult and unsightly connections 
to residential areas from the station area and the need to 
make roadway and streetscape improvements to encourage 
pedestrian use, calm traffic, and support an attractive and 
functional Hamlet Center (see Section 7.4 below). 

Sayville
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7.2. Land Use and Zoning 

7.2.1. Zoning for Appropriate Land Uses 

EXISTING CONDITIONS

Properties in the Focus Area (Figure 7-1) are zoned J2 Business, A1 Residential, and L1 
Light Industrial.  Land uses include some neighborhood retail, restaurant, and service 
businesses, and light industrial uses including an 8 ½-acre lumberyard, and a 7.9-acre 
construction and landscaping materials yard.  There are three parks: a memorial garden 
adjacent to the train station, the Town’s Medford Memorial Park, and the privately 
owned (Medford Fire Department) Fireman’s Memorial Park.   

RECOMMENDATIONS

The Town should consider creating a Hamlet Center Overlay District to facilitate the 
implementation of the community’s desire to create a hamlet center in the Focus Area.  
The Overlay District would include all the properties in the Focus Area and would 
provide incentives for property owners to redevelop the area.  The Overlay District could 
take the form of LL#47-225 as of 11/01/05: Article XXXVB, Hamlet Center Overlay 
District § 85-409.  Such a designation would allow a larger mix of uses and more 
flexibility than a single zoning category. The Town could determine if the Overlay 
District would be mandatory (imposing new regulations) or optional (offering 
incentives).  In either case, it would be protective of the underlying zoning of individual 
properties, so that there would be no adverse impact on property values.  An Overlay 
District would make possible mixed-use (residential, retail, office) apartments.  The 
Hamlet Center Overlay District was drafted to:

1. Encourage and promote the construction of pedestrian oriented facilities in both the public and 
private structure;  

2. Provide a strong emphasis on aesthetics and architectural design to establish hamlet center identity, 
scale, architecture, diversity and focus;  

3. Encourage the appropriate mix of residential, commercial, office and civic development and 
building density in close proximity to transit stops to promote pedestrian activity and minimize 
auto dependency;  

4. Enhance the economic stability of the Town by promoting the attractiveness, convenience and 
accessibility of the commercial areas;  

5. Encourage the development of attractive, convenient, and pedestrian-friendly off street parking 
facilities;  

6. Encourage the installation of enhanced landscaping and architectural features.  
7. Provide for and promote orderly development of concentrated infrastructure and encourage 

maximize transportation options along commercial corridors.  
8. Regulate new development and redevelopment in order to eliminate the advance of strip commercial 

development. 
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However, in the long term, the zoning for portions of this area (particularly along SR 
112) should be J6 - Main Street Business District, which supports the uses typical of a 
downtown or Hamlet Center.  Other characteristics of a downtown are also best reflected 
in the J6 zone, such as density, floor area ratio, parking requirements, and setbacks.  As 
properties are redeveloped, the Town should encourage property owners to apply for a 
change of zone to J6.  Uses permitted in J6 zoned areas are listed in Table 7-1.   

Uses permitted as-of-right in J-6:

� Retail sales and/or personal service stores  
� Restaurant 
� Offices
� Bank with or without drive-through facility 
� Bar/tavern/night club 
� Live performance community theatre 
� Museum or nonprofit cultural center 
� Artist studio 
� Billiard hall 
� Indoor recreation 
� Health club 
� Non-degree granting or recreational schools 
� Churches or similar places of worship, libraries, 

or municipal buildings or municipal uses 
� Second story of building restricted to residential 

or office use 
� Community movie theater 

Uses permitted by special permit in J-6:

� Third story restricted to residential 
� Hotel 
� Assembly and social recreation hall 
� Private or public auto parking field or garage 
� Funeral home 
� Day care (in accordance with §85-396) 
� Veterinarians 
� Drive through facility as accessory to bank, 

pharmacy or fast food restaurant   

Table 7-1.  Uses Permitted in the J6 Zone 

7.2.2. Brownfield Opportunity Area 

EXISTING CONDITIONS

Some of the locations of potential contamination shown in Figure 5-1 may be inside the 
Focus Area.  In particular, the parcels around the train station and those just east of the 
station between the tracks and Peconic Avenue may have a history of industrial or heavy 
commercial uses.  Those uses create the perception of the presence of environmental 
hazards, which by definition (US EPA), is a brownfield:  

The term "brownfield site" means real property, the expansion, redevelopment, or 
reuse of which may be complicated by the presence or potential presence of a 
hazardous substance, pollutant, or contaminant. 
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RECOMMENDATIONS

Because of the presence or perceived presence of contamination in parts of the Focus 
Area, some of the parcels may qualify as brownfields.  That designation may make them 
eligible for the NYS Department of Environmental Conservation’s Brownfield 
Opportunity Area (BOA).  The BOA program allows a municipality to plan for the 
redevelopment of an area that might otherwise be unattractive to developers because of 
the perceived or actual presence of contaminants.  According to the DEC, “the goal of the 
BCP is to enhance private-sector cleanups of brownfields and to reduce development 
pressure on greenfields.”  The Town should consider applying to the program to advance 
the planning effort and investigate further the involved properties. 

7.3. Housing Opportunities  

EXISTING CONDITIONS

Although 85 percent of Long Islanders live in single-family homes, more than one-third of 
them would prefer an alternative such as a condominium, townhouse, or apartment 
(according to the Long Island Index, www.longislandindex.org).  Most seniors and a large 
number of ‘empty-nesters’ favor housing that is close to a downtown or a neighborhood 
where one can walk to stores and neighbors live close together (from Long Island Index 
data).  The 18-34 year-old demographic wants a vibrant downtown close to transit.   

Many older Long Island downtowns have seen new life as this age group selects them as 
preferred places to live, shop, recreate, and often work.  Townhouse, condominium, and 
apartment living can be more affordable and desirable for this age group than single family 
housing and can be more easily developed in downtown settings.

Vibrant downtowns require people and the demand they create for shops, recreation, and 
entertainment.  However, until recently, support has been limited for the higher residential 
densities necessary to support these kinds of communities.  The Long Island Index reports 
that, “Solid majorities support inclusionary housing, as well as increased density and more 
rental apartments in downtown areas.”  Medford community survey respondents felt the 
same way.  They rated the statement “apartments should be near shopping and transit” a 4.2 
out of 5.0.  Similarly, they rated the statement “a mix of housing types would allow the 
young, elderly, and families to live in the same neighborhood” a 3.9 out of 5.0.  Visioning 
participants indicated a strong preference for ownership types of multiple dwellings such as 
condominiums or co-ops. 
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RECOMMENDATIONS

The Overlay District designation should make possible the development of mixed-use 
(office, retail, residential) structures in the Hamlet Center (Figure 7-2).  Two properties in 
particular would be appropriate for such development; the property currently occupied by the 
lumberyard north of the LIRR and the materials storage yard property south of the LIRR.  
These properties are sufficiently large to support a mix of uses as well as public space in the 
form of a plaza or a ‘village green.’   

The Town should encourage redevelopment of one or both of these properties by offering 
substantive density, parking, or other incentives associated with the Hamlet Center Overlay 
District designation in exchange for substantial and dedicated public spaces and projects that 
create the kind of mix-use development needed to create a vibrant hamlet center.  The 
recommendations of this Vision Update are just that – recommendations.  The 
recommendations and the Overlay District designation are designed to incentivize property 
owners and would not require them to sell or re-develop unless they choose to. 

The Town should prepare a detailed Land Use Plan for the Medford Hamlet to further 
develop these concepts and move toward an implementation plan.  Such a Land Use Plan 
would have the benefit of adoption by the Town Board, which gives its recommendations the 
force of law and developers clear guidance. 
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7.4. Pedestrian and Vehicle Mobility 

7.4.1. Pedestrian Mobility 

EXISTING CONDITIONS

There are no pedestrian connections to the residential 
areas to the east and west of the Focus Area.  The 
sidewalks in the center of the Focus Area are narrow and 
lack amenities.  Pedestrian crossings over SR 112 are 
difficult and potentially dangerous.  Pedestrian access 
under the railroad trestle is narrow, uncomfortable, and 
possibly dangerous.

RECOMMENDATIONS

Provide Sidewalks on Robinson and Long Island Avenues

The Town should install sidewalks along the length of Robinson and Long Island 
Avenues from Old Medford Avenue east across SR 112 and to the end of the residential 
area.  Sidewalks will make it safe for pedestrians from these residential areas to walk to 
the Hamlet Center.  The Town could proceed to make plans for the sidewalks 
immediately, or it could await the completion of the recommended Medford Land Use 
Plan.

Engage the LIRR on Improvements to the Pedestrian Walkway beneath the Trestle

A major impediment to an easy connection to the northern and southern portions of the 
Hamlet Center is the narrow and dangerous walkway under the train trestle.  Discussions 
with the Long Island Railroad and the NYSDOT should be pursued to determine how this 
could be remedied.  One area stakeholder suggested a pedestrian tunnel beneath the 
trestle from the station area to the undeveloped area on the north side of the tracks.

Install Median in SR 112 between Peconic Avenue and the LIRR; Broaden Sidewalks

The Town should engage the NYSDOT in discussions regarding the installation of a 
raised and landscaped median along SR 112 between Peconic Avenue and the LIRR 
trestle and north of the trestle to Robinson Avenue.  Such a median would replace the 
shared turning lane and add a pedestrian refuge in the center of SR 112 to make crossings 
safer.  It would also add an attractive streetscape feature that would help calm traffic and 
add a distinctive aesthetic to the Hamlet Center streetscape.  Broadening and landscaping 
of the sidewalks in this area should also be discussed with the NYSDOT to encourage 

SR 112 - LIRR underpass 
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greater pedestrian traffic (Figure 7-3 and Figure 7-4).  Furthermore, speed limits in the 
Hamlet Center should be 30mph, typical for downtowns and village centers. 

Figure 7-3.  Typical street side zones. 
Source: Concept by Community, Design + Architecture, illustration by Digital Media Productions.  
In Designing Walkable Urban Thoroughfares: A Context Sensitive Approach ITE Manual RP-036A 

Figure 7-4.  Example of context-sensitive thoroughfare.  
Source: Concept by Community, Design + Architecture, illustration by Digital Media Productions.  
In Designing Walkable Urban Thoroughfares: A Context Sensitive Approach ITE Manual RP-036A 

7.4.2. Vehicle Mobility 

Railroad Avenue east of SR 112 should be eliminated and all train station traffic and 
access for train station businesses directed to Oregon Avenue when development 
proceeds in the Hamlet Center.  Station access at that time, may be best along a 
revitalized Oregon Avenue or via a new roadway adjacent to the south side of the tracks 
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and off an extension of Pennsylvania Avenue.  Such an arrangement could make possible 
a ‘superblock’ with space for rear yard parking and a large public plaza.  The fate of 
Oregon Avenue and the paper street extensions of Concord, Boston, Illinois, and 
Pennsylvania Avenues from Peconic Avenue to the LIRR right-of-way should be 
determined as part of a larger development plan and should be addressed in the 
recommended Land Use Plan.   

The Town should consider eliminating SR 112 access to the portion of Railroad Avenue 
west of SR 112 (Figure 7-2).  The houses on the Railroad Avenue would continue to have 
access to Richmond Avenue, though in the long term, the property they occupy may be 
better suited for public parking.  The closed portion Railroad Avenue could be converted 
into a pedestrian walkway to SR 112 from a Medford Community Center that may be 
located off Richmond Avenue.   

Eliminating access from SR 112 to the eastern and western portions of Railroad Avenue 
would improve vehicle mobility through this section of SR 112.  It would also facilitate 
the installation of a median through this stretch of roadway. 

7.4.3. Transit 

EXISTING CONDITIONS 

Current rail service from Medford is very limited.  The LIRR has only four trains 
scheduled each way on weekdays and two on weekends,

Suffolk County Transit operates the S61 bus line along SR 112 and has three stops on SR 
112 in Medford: Woodside Avenue, Jamaica Avenue, and Horse Block Road.  It also 
stops at the Blue Ridge Condominiums off Granny Road.  The schedule is 
approximately every half hour during the morning and evening rush hours and hourly in 
between.

RECOMMENDATIONS 

The LIRR recently announced that it was purchasing smaller, “scoot” diesel multiple-unit 
trains, which could provide more frequent shuttle-type service east of Ronkonkoma.  This 
could have a positive effect on transit-oriented development in the area around the 
station.

An S61 bus stop in the Hamlet Center would be appropriate when the area is redeveloped 
for mixed retail and residential uses.  The S61 line goes as far north as Port Jefferson and 
as far south as Patchogue.
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7.4.4. Parking 

EXISTING CONDITIONS

The limited parking in the Medford train station area will not be sufficient for the kind of 
development that might occur there without using much of the space for parking.  There 
are no public parking lots other than the one for the LIRR.  The Medford Fire District has 
two large parking fields for Fire Dept use adjacent to the firehouse and across the street 
from the firehouse.   

RECOMMENDATIONS

Purchase Properties for Public Parking 

The success of a Hamlet Center depends in part on the ability of visitors to park easily so 
they can walk to shops and entertainment.  There are no public parking facilities near the 
train station other than those provided by the LIRR.  There are a number of vacant 
parcels (on the west side of SR 112 by the tracks and behind the restaurant – see below) 
which are within walking distance of the Hamlet Center and train station (Figure 7-5).  
The Town should consider acquiring these over time for public parking (Figure 7-2).

One way to help fund the acquisition of parking parcels may be through a Payments in 
Lieu of Parking (PILOP) program.  On-site parking requirements by developers might be 
reduced in exchange for PILOP, which would be made into a dedicated Medford public 
parking fund.  Such a PILOP program could be used to encourage greater dedication of 
public space by developers by reducing required on-site parking.  The PILOP funds could 
then be used to purchase properties for public parking.

For example, there are vacant lots off the paper street extensions of Inwood and Yonkers 
Avenues (Figure 7-5) by the LIRR (Tax ID# 73400-600-23000 and 73400-600-12000, 
respectively).  The lots along the south side of the LIRR would also be suitable for public 
parking (Tax ID# 73400-600-10002, 73400-600-10001, and 73400-600-9000).  All 
would offer parking a short distance from the Hamlet Center core.   
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The community and the Town should contact St. Sylvester’s Roman Catholic Church to 
determine if there may be opportunities in the future to develop shared parking 
arrangements at days and times when unused Church parking might be utilized to 
accommodate a portion of the parking needs of a revitalized Medford Hamlet Center.  
The Town could enter into an agreement with the Church to provide for liability 
insurance and perhaps some maintenance resulting from such shared use.  A shared 
parking arrangement of this nature would be extremely cost effective insofar as it would 
utilize an existing resource and free up resources that could then be devoted to streetscape 
and other infrastructure improvements needed in the Hamlet Center.  

Similarly, several vacant lots off the paper street extension of Yonkers Avenue south of 
Peconic Avenue might be suitable for public parking lots (Figure 7-5).  There are three 
lots on the west side of the Yonkers Avenue paper street (Tax ID# 77100-600-54000, 
77100-600-26000, and 77100-600-25002).  There are four lots that are perhaps even 
better located, relative to the SR 112 corridor and future neighborhood retail: Tax ID# 
77100-600-46001, Tax ID# 77100-600-47000, Tax ID# 77100-600-48000, and 77100-
600-49000.

Create New Roadways to Support Proposed Parking 

Pennsylvania Avenue should be extended north from Peconic Avenue to the LIRR Right 
of Way to create access for development and for possible parking by the LIRR.

A new roadway should be considered for the Yonkers Avenue paper street from the LIRR 
and proposed parking to the proposed parking south of Peconic Avenue (Figure 7-5).  An 
extension of Railroad Avenue from Richmond to Inwood Avenues should also be 
considered to serve these parking lots and to provide a sidewalk for pedestrian access 
from the parking lots to the core of the Hamlet Center.  Such streets could also serve a 
future Medford Community Center if it were located in this area (Figure 7-2). 

7.5. Architectural and Streetscape Character 

7.5.1. A Special Architectural Character for the Medford Hamlet Center 

EXISTING CONDITIONS

The buildings of the Focus Area reflect dramatically different 
construction styles, yet some are architecturally and 
historically significant.  The firehouse is arguably the most 
imposing and classic of the buildings and could set the stage 
for a Hamlet Center architectural style.  However, there are SR 112 – west side 
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also historic early twentieth and late nineteenth century buildings on SR 112.  One is 
occupied by a florist north of the station and the other by a restaurant to the south, 
respectively, both on the west side of SR 112.  Several historic residential buildings are 
also found on Long Island Avenue west of SR 112.  An inventory of historic structures is 
found in Appendix E.

Yet, there are other very contemporary structures, such as the 
stylish millwork company building on the southeast corner of 
Long Island Avenue and SR 112 and the somewhat 
conspicuous auto company structure just north of it.   

There is an older one story strip center 
just north of the attractively detailed 
florist’s building on the west side of SR 
112 north of the train.  This older 
commercial center is built to the street 
and of modest mass.  A similar strip 

center structure is found just north on the northwestern corner of Robinson Avenue and 
SR 112.  It too is built to the street.

The architecture further north of these buildings on the west side 
of SR 112 decays into nondescript structures set back from the 
street and fronting asphalt parking on SR 112.   

A portion of the LIRR parking area has been improved through 
the efforts of local volunteers, who created and maintain attractive gardens and 
walkways.  However, the yard on the east side of the parking area is in a poor state of 
repair, has no landscaping, and is subject to dumping.   

There are a variety of building types south of Peconic Avenue along the east side of SR 
112.  The Carvel property and the square block building to its south have little 
architectural significance and sit just west of the grand structure that is the firehouse.  The 
contrast is startling.  Further south is an older single story commercial strip center built to 
the street with rear parking. Further south still are newer buildings set far back from the 
road with front loaded parking and minimal front yard landscaping with the exception of 
the insurance building, which has a landscaped front yard and the bank with small 
landscaped islands.

New period street lighting was recently installed through a portion of SR 112 between the 
LIE and Tremont Avenue.

SR 112 – east side 

SR 112 – west side 

SR 112 – east side 
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RECOMMENDATIONS

The older strip commercial buildings that are built to the 
street with rear parking have potential for improvement.  
These buildings have a zero front yard setback and thus 
lend themselves to neighborhood shopping by 
pedestrians.  Their facades could be enhanced in a style 
that makes sense to the businesses and residents of 
Medford.

Other buildings that are set back from the street with front yard parking could be made 
far more attractive with landscaping buffers installed between the street and their parking 
lots.

The west side of SR 112 between Peconic Avenue and 
Jamaica Avenue is only sparsely developed.  The 
adoption of architectural guidelines for the Hamlet 
Center soon would set the stage for the development or 
redevelopment of these parcels.  Designation of the 
Focus Area as a Hamlet Center Overlay District would 
allow the Town to encourage new or substantial redevelopment projects that conform to 
design and architectural standards such as those adopted for J-6 Business Districts, most 
of which would be suitable for the Hamlet Center. 

An upgrade of the LIRR parking area and yard such as repaving and striping, additional 
landscaping in and around the parking lot, fencing or landscaping to buffer adjacent 
commercial uses, and pedestrian amenities, would be a welcome change to the station 
area.  However, any change there should be coordinated with detailed plans for station 
area re-development.   

Northport 

Port Jefferson 

7.6. Public Space  

EXISTING CONDITIONS

There are four green spaces in the Focus Area, Medford 
Memorial Park, a memorial garden, Fireman’s Park, and a 
small green area adjacent to the florist on SR 112 known as 
William Toth Square.  The Fireman’s Park is a private park 
owned by the Medford Fire Department.  .

Memorial by LIRR 

There is currently no large public space in the center of 
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Medford for community gatherings.  For that reason, survey respondents found the idea of a 
multipurpose public plaza or ‘village green’ in the Hamlet Center appealing.  They supported 
use of such a central place for outdoor concerts, art shows, festivals, and holiday 
celebrations.  Though generally supportive of the concept, many stakeholders questioned the 
availability of space for such a public place in the Focus Area.   

RECOMMENDATIONS

A public space to support the kinds of activities envisioned 
by the community might be relatively small – perhaps 
three-quarters to one acre. Its size would depend on its 
interaction with the existing public parks in the Focus Area.  
Would those parks remain as configured today?

Ideally, a public space should be set back from busy 
thoroughfares such as SR 112.  The space should be 

designed to serve multiple functions during the 
day, evening, and throughout the year.  It should 
have easy pedestrian access and would be flexible.  
A combination of hardscape and landscape would 
allow for a variety of functions while providing 
aesthetically pleasing amenities.   

Great Neck Plaza 

The paper street extension of Richmond Avenue 
that forms the southwest triangular corner of 

Peconic Avenue and SR 112 should be developed by the Town into a public plaza (Figure 
7-5).  It should be diagonally opposite Medford Memorial Park.   

Long Island plaza 

The creation and design of a public space or plaza is likely to occur in either of two ways.  A 
developer may propose to acquire a large property or group of properties and then deed back 
a portion to the Town for public use (in exchange for development bonuses).  Alternatively, 
the developer might integrate public space into the design of a private project and retain it 
under their ownership.  In the later case, there would be a clear understanding of the extent 
and duration of public access and use of the space, which could be codified in a covenant at 
the time of site plan and Planning Board approval.
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   Source: www.pedbikeimages.org/Dan Burden Source: www.pedbikeimages.org/Dan Burden 
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8. Additional Vision Components 

8.1. Green Space and Corridors, Rural and Recreational Areas 

EXISTING CONDITIONS

The Medford hamlet is home to a number of parcels that are either vacant or classified as 
‘recreation and open space’ (Figure 4-2).  Medford has a number of large undeveloped 
parcels, particularly in northern Medford, south of Granny and Mill Roads.  Other large 
undeveloped parcels are found west of Munsell’s Road and north of Long Island Avenue.

Two river corridors surround the community (Figure 4-2).  The Carmans River corridor to 
the east is a large and environmentally and recreationally significant area largely owned by 
the County and State.  The Canaan Lake – Patchogue Lake corridor to the west is a narrow 
open space corridor just west of North Ocean Avenue.  It, like the Carmans River corridor 
discharges ultimately to the Great South Bay.   

Table 8-1 lists the parks, preserves, and recreation areas in Medford.  The community is 
fortunate to have three large active recreation areas (Twelve Pines Park, Medford Athletic 
Complex, and Eagle Estates Park).  It has only one playground, Peppermint Park.   

Recreation Area Name Location Type
Twelve Pines Park East Woodside and Sipp Avenue  Active recreation 
Peppermint Park SR 112 and Jamaica Avenue Playground 
Fish Thicket Nature Preserve East Woodside and Hospital Road Passive preserve 
Eagle Estates Park Wave and John Roe Smith Avenues Active recreation 
Medford Memorial Park SR 112 and Peconic Avenue Passive Recreation 
Fireman’s Memorial Park Oregon Avenue and Peconic Avenue Private Park 
Medford Athletic Complex Horseblock Road and Maple Avenue Active recreation 
Mill Farm Road Golf Course Mill Road Active recreation 

Table 8-1.  Recreational Areas in or adjacent to Medford 

The Medford community is also known for its horse farms.  There are many residential 
properties where horses are kept and other properties where horses are maintained for others.  
Some of the properties are relatively small where others are five or more acres (Figure 8-1).  
Many of the stakeholders that responded to the survey indicated a desire to preserve some of 
the areas where clusters of horse farms are present, where a particularly large horse farm is 
present, or where the area retains the rural and/or equestrian character of Medford.
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RECOMMENDATIONS

Create Green Corridors

It may be possible to create two separate green corridors which transverse the Medford 
community (Figure 4-2).  One along the south side of Long Island Avenue could incorporate 
most of the parcels along the north side of the LIRR tracks.  It could ultimately connect to the 
Carmans River corridor on the east and the Canaan Lake/Patchogue Lake corridor on the 
west.  It is discussed in section 4.4.2 (Green Corridor and Bicycle Path).

Another green corridor may be possible along the LIPA transmission line right-of-way.  The 
utility has granted recreational access easements through some of its other transmission line 
corridors in the Town (Route 25A Rails to Trails) and elsewhere.  The corridor in Medford 
crosses in an east-west direction through Horseblock Road just west of SR 112.  It too 
ultimately connects to the Carmans River corridor to the east.  Such a corridor could be 
utilized for hiking, biking, and possibly horseback riding.  Discussions with the utility are 
recommended to explore this option. 

Connect Parks, Schools, and other Recreational Areas 

There are a number of cases where better connections between the schools and recreational 
areas and between parks and residential areas could be improved.  One, specifically 
mentioned by the community, is the connection between the Wave Avenue school and Eagle 
Estates Park.  Although there is a sidewalk that connects the two areas, the community has 
indicated that better lighting is needed.  In addition, a bike lane on Wave Avenue might make 
the connection between the school and park safer.

Similarly, the three schools east of SR 112 and south of the station should be better 
connected by sidewalks and bike lanes to the surrounding residential areas and to the hamlet 
center.  Section 6.5.2 discusses Sidewalks to Schools in more detail.   

Consider Rural Overlay Districts and Prepare Open Space Inventory

The Town should examine the feasibility of creating a special preservation designation for 
areas where horse farms are clustered and areas that retain the historic rural or equestrian 
character of Medford.  Such a designation might be in the form of a ‘Rural Overlay District’ 
that sets strict development guidelines that help retain the areas’ character.  Additionally, the 
Town should prepare an inventory and prioritization of existing open space and 
environmentally sensitive areas in Medford.   

The Town might also consider designating some of these areas as ‘Sending Areas’ for 
Transfer of Development (TDR) credits, once the Town has implemented its TDR program.  
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Such a designation would help establish a market-based system to transfer development 
rights from areas that should be preserved as rural or as open space to the Hamlet Center.  
Such a system would protect the larger horse farms and important open space parcels from 
development.  The other advantage of identifying open space and rural areas in Medford, is 
that development rights could be transferred inside the Medford school district (a 
requirement of the Town’s draft program).  The development rights could potentially be sold 
by Rural Overlay District or open space property owners to willing buyers who may wish to 
develop in the TDR ‘Receiving Area,’ the Hamlet Center.   

For areas within the Pine Barrens, the Town could seek an amendment to the Pine Barrens 
Plan to designate the horse farm sending areas for TDR purposes.   

8.2. Architectural Guidelines 

EXISTING CONDITIONS

The character of a downtown, neighborhood center, or Main Street is largely defined by the 
scale and massing of buildings, the width of roadways, width of pedestrian walkways, and 
the associated streetscape treatment.  All of these physical attributes need to be planned and 
guided in a cohesive manner to create a sense of place and a desirable community identity.  

The presence of civic open space areas (i.e. – village greens, commons, plazas) are also key 
ingredients to establishing a sense of place.  Integrating open space and building around civic 
spaces provide destination places.  

Corridors and streets that are too wide facilitate and 
encourage speeding traffic.  Streets with narrow sidewalks 
and no furnishings are unfriendly to pedestrians.  Blocks of 
buildings with different styles, materials, scale, height, etc. 
often contribute to visual blight. 

Often historic references, events or physical features in a 
community provide possible design cues to identifying a 
character that a community would like to “build upon.”

www.pedbikeimages.org/Carl Sundstrom 

RECOMMENDATIONS

The Town recently adopted design guidelines for the J6 Business District.  These should be 
applicable in the Medford Hamlet Center.  Additional design guidelines will be available 
soon for the Town’s J Business Zone, its transitional corridor designation.  These may be 
appropriate for Opportunity Areas 4 and 5, the SR 112 corridor.   
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8.3. Wastewater Collection and Treatment 

EXISTING CONDITIONS

The typically higher residential densities that are required for a successful Hamlet Center are 
more easily achieved when collection systems are available to transport wastewater to a 
treatment plant.  Suffolk County does have a wastewater collection system in the eastern 
portion of Medford connected to a south shore treatment plant (Figure 8-2).  That plant may 
have unused capacity that could absorb additional flow from other areas in the hamlet.   

RECOMMENDATIONS

The Town and County will conduct sewer studies to determine which areas have the highest 
priority for sewering.  Hamlet centers and transit-oriented developments will likely rank 
high.  The studies will also examine the existing sewer districts to determine which have 
extra capacity, which could be expanded, which should be closed and flows consolidated into 
other plants, and where new plants and districts should be constructed.  The Town should 
include the Medford Hamlet Center among those areas under consideration for sewering and 
convey that information to the County for inclusion in their study.

An alternative to public sewering may be connections to a private plant built as part of a 
future development of Medford.  For example, significant development in the Hamlet Center 
or along the South Service Road east of SR 112 might include a private treatment plant 
constructed for the development, but perhaps with expansion capacity for future connections.  
Such private plants, once complete, are typically transferred to County ownership and 
integrated into the Suffolk County Department of Health’s countywide wastewater treatment 
system 
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9. Implementation 
The Medford Vision Update will be provided to the Town Board and a request made for the 
Town Board to accept the report.  Because the report is a vision update, and not a Land Use Plan, 
if the Town Board accepts the report, it will be used by various Town Departments as an 
advisory document when considering site plans, zone changes, changes of use, variances, and 
traffic improvements.   

A Land Use Plan (LUP) typically follows a Vision Plan.  The LUP establishes clear and 
predictable, and legally enforceable guidance for land uses inside the Hamlet Center, 
Opportunity Areas, and other portions of Medford according to the Vision Update.  A Generic 
Environmental Impact State (GEIS), which assesses impacts and changes resulting from the 
proposed Plan, is required for a Land Use Plan.  Land Use Plans can recommend zoning code 
modifications, overlay districts, and designations for transfer of development rights, all to meet 
community objectives from the Vision Update.  A LUP can recommend Town/County 
acquisitions for open space, and active recreation based on the Vision Update.  After stakeholder 
review and usually a public hearing, the Town will ‘adopt’ the Land Use Plan, which gives it 
legal legitimacy under NYS law.  The Town then institutes zoning code modifications including 
overlay districts, signage code modifications, and more.  The Working Group established to 
represent the community normally continues in its advisory role through compilation of the Land 
Use Plan and through implementation of zone changes and other improvements recommended by 
the Plan.

Many of the recommendations of the Vision Update require a LUP.  However, community 
leaders working with the Town can take a number of steps to advance the Vision Update in the 
interim such as those described below.   

9.1. Next Steps 

9.1.1. By the Community 

The Medford Taxpayers and Civic Association, Chamber of Commerce, and other 
community groups can initiate a number of the recommendations in the Vision Update as 
described below:

� Work with the property owners and the NYS DOT to improve the streetscape at the 
SR 112 entry to Medford.

� Initiate discussions with the NYS DOT to insure that pedestrian and streetscape 
improvements are made to SR 112 north of Horseblock Road as part of the planned 
work.
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� Initiate discussions with the Suffolk County and the LIRR regarding widening the 
Horseblock Road LIRR overpass to ease traffic congestion and encourage truck 
traffic to enter Peconic Avenue from the east. 

� Initiate discussions with the LIRR regarding pedestrian improvements to the SR 112 
underpass and station aesthetics. 

� Initiate discussions with the US Postal Service regarding a future relocation of the 
retail portion of their operation to the Medford Hamlet perhaps by the construction of 
a post office building in the vicinity of the train station.

� Support locating the proposed Medford Community Center in the Hamlet Center, 
preferably near the train station. 

� Support acquisition of the Tremont triangle property for public use. 

� Prioritize sidewalk installation by working with neighborhoods and the school 
district.

� Identify ‘downtown’ and façade improvement grants that community non-profits with 
assistance from the Town could pursue (eg. NYS Main Street, NYS CDBG, and 
Suffolk County Downtown Revitalization grants).  The Medford Civic Association 
has successfully secured grants for various park and streetscape improvements.  

� Investigate establishment of a Business Improvement District that corresponds to the 
proposed Hamlet Center to initiate streetscape and façade improvements.   

� Ensure that the Medford Hamlet Center is included in the Town’s anticipated 
sewering feasibility study request for proposals.

� Consider establishing a tree-planting program for Chamber of Commerce members 
that grants discounts on tree purchases and installations along major thoroughfares 
through a contract with a local nursery.

9.1.2. By the Town and NYSDOT (Where Applicable) 

� Consider a concentrated violation notification and amnesty by the Town for sign 
ordinance and building code violations, followed by a concentrated enforcement 
action against property owners that have not eliminated violations.

� Close the the Railroad Avenue roadway south of the LIRR on the west side of SR 
112.  Close the Railroad Avenue roadway on the east side of SR 112 as part of a 
future Hamlet Center development.   

� Work with the NYSDOT to examine the feasibility of installing a median and 
crosswalks on SR 112 between Peconic Avenue and Robinson Avenue.

� Work with the NYSDOT to enhance the other SR 112 crosswalks to improve 
pedestrian safety. 

� Prohibit left turns from the southbound lane of SR 112 onto Peconic Avenue.

� Prohibit truck traffic from turning onto Peconic Avenue from SR 112. 
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� Prohibit truck traffic west of Buffalo Avenue (truck traffic would ingress and egress 
exclusively through Horseblock Road). 

� Add additional traffic calming measures along Peconic Avenue to discourage truck 
traffic from SR 112. 

� Begin construction of high priority sidewalks (as identified by the community and 
school district).

� Construct a pedestrian walkway on the paper street that extends from Central Avenue 
(Greenport Avenue) to Vine Street and the High School. 

� Begin acquisition of parcels for future public parking.  Start with parcels near or 
adjacent to the railroad and Hamlet Center.  

� Investigate a new roadway on the Yonkers Avenue paper street from the proposed 
public parking lots by the LIRR to the proposed public parking lots south of Peconic 
Avenue.

� Begin acquisition of parcels for public space including the triangle on the southeast 
corner of Tremont Avenue and SR 112 and the triangle on the southwest corner of 
Peconic Avenue and SR 112 (the paper street extension of Richmond Avenue). 

� Develop landscape, streetscape, and façade improvement guidelines and program 
with Chamber of Commerce that grants tax abatements for upgrades by commercial 
property owners along SR 112 and Peconic Avenue. 

� Initiate discussions with LIPA on a hike/bike trail and possible horseback riding trail 
for the transmission line corridor. 

� Investigate the feasibility of acquiring the development rights for the parcels between 
the LIRR right of way and Long Island Avenue and securing a hike/bike trail 
easement.   

� Investigate the feasibility of preserving certain horse farm, open space clusters, and 
significant open space parcels by incorporating them into Rural Overlay Districts.  

� Implement the Town TDR program for areas outside of the Pine Barrens (this 
includes the area around the LIRR station).  Designate the parcels between the LIRR 
right of way and Long Island Avenue and the parcels in the Rural Overlay Districts as 
‘Sending Areas.’  Designate the Hamlet Center as a ‘Receiving Area.’   

� Explore whether an amendment to the Pine Barrens Plan is necessary to establish 
Medford Sending and Receiving Areas for parcels to be preserved and redeveloped 
respectively that are located in the Compatible Growth Area (CGA). 

� Establish architectural guidelines and an Architectural Review Board. 
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9.2. Development Incentives 

9.2.1. Brownfield Opportunity Area 

Redevelopment and revitalization can be hampered by the presence, or perceived 
presence, of contamination.  On the other hand, some of the properties inside the Focus 
Area may qualify as ‘brownfields,’ which would make them eligible for the NYS 
Department of Environmental Conservation’s Brownfield Opportunity Area (BOA).  The 
BOA program, which accepts applicants on a rolling basis, allows a municipality to plan 
for the redevelopment of an area that might otherwise be unattractive to developers 
because of the perceived or actual presence of contaminants.  According to the DEC, “the 
goal of the BCP is to enhance private-sector cleanups of brownfields and to reduce 
development pressure on greenfields.”  The Town should consider applying to the 
program to advance the planning effort and investigate further the involved properties, 
especially industrial properties in the L-1 District.   

9.2.2. Zoning Incentives 

The Town should consider offering zoning incentives for development inside the Hamlet 
Overlay District such as those set forth in proposed § 85-409.  Those incentives include: 
increasing the FAR, reducing parking requirements or other land development 
standards…in exchange for dedication or contribution of one or more of the following: 
(1) Public parking: municipal or public parking provided in addition to the minimum 
required on-site parking and excluding any fee paid in lieu of providing required on-site 
parking requirements.  (2) Sewage treatment plant capacity: The provision of additional 
sewer capacity, which is in excess of the minimum, required on-site demand.  (3) 
Civic/park space.  The civic/park space incentives approved by the Planning Board shall 
include those types of parks and open space as set forth in the Main Street Business 
District Design Manual.  (4) Downtown infrastructure improvements: infrastructure 
improvements in the form of street furniture, lighting, pavers, plazas and related public 
amenities, which exceed the minimum Town requirements. 

9.2.3. Tax and Financing Incentives 

Brookhaven Town currently offers an Industrial/Commercial Incentive Program (I/C IP) 
which provides for declining tax abatements in 14-designated commercial corridors in the 
Town, including the Route 112 corridor from Horseblock Road in Medford to Middle 
Country Road in Coram.  In 2009, the Town drafted amendments to this program to 
reduce sprawl-inducing components and expand it to 23-target areas focusing and 
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concentrating incentives in Hamlet centers, nodes, and transportation hubs, in 
conformance with the draft 2030 Comprehensive Plan.  The amendments include a focus 
on the Medford Focus Area (hamlet center), around the train station.

It is therefore recommended that the Town Board act to approve the 2009 amendments 
and that subsequently, the Suffolk County Industrial and Commercial Incentive Board 
amend the Suffolk County Plan so Medford and the Town as a whole can better take 
advantage of this State program.   

9.2.4. Primary Zone Designation 

To encourage the residential density needed for a successful Hamlet Center or Transit 
Oriented Development, the Medford Hamlet Overlay District should be designated as a 
“Primary Zone” per Article IX - MF Residence District (Multi-Family, § 85-76) with the 
associated development incentives (setbacks, height, FAR, density, lot area, and multi-
family housing bonuses.  

9.2.5. Transfer of Development Rights Credits 

The Town should implement its Transfer of Development Rights program and designate 
the Medford Hamlet Overlay District as a “receiving area” for credits.  In addition, it 
could designate the Medford Hamlet Overlay District as a “Receiving Area” for Pine 
Barrens Credits to incentivize development by granting the additional density available 
with the credits.    

9.3. Code Enforcement 

A number of the issues raised by stakeholders could be resolved by enhanced code 
enforcement by the Town.  Building Inspectors should serve violations on owners of vacant 
buildings that have not been maintained and have become dangerous eyesores.  The Town 
should make repairs to or demolish particularly dangerous buildings whose owners have 
ignored code violations and bill property owners for the repairs.

The number, position, and size of signs in the Medford area often exceed what is permitted 
by the Town’s sign ordinance.  This visual pollution is particularly egregious in Medford 
along the 112 corridor.  The Town should ensure that fines for sign violations are issued and 
are sufficiently high to contribute significantly to the cost of enforcement.  A convenient 
web-based means for residents to determine if local signs meet the code would be helpful.  
Access to a complaint phone number would also be helpful along with an e-mail address to 
accept complaints and photographs of offending signs.  
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Notification by the Town of a short-term amnesty for code violations might incentivize 
property owners to make repairs.  Strict enforcement actions on property owners that are still 
out of compliance at the conclusion of the amnesty would follow.   
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CAMERON ENGINEERING & ASSOCIATES, LLP

100 Sunnyside Blvd, Suite 100 
Woodbury, NY 11797 
Tel:  516-827-4900 
Fax:  516-827-4920 

Sent From: 

260 Madison Avenue, 8th Floor 
New York, NY 1001
Tel:  212-324-4000 
Fax:  646-216-2001 

Sent From: 

MEDFORD VISION UPDATE - DOWNTOWN & CORRIDOR REVITALIZATION 
WORKGROUP MEETING #3 AGENDA

MEETING DATE: January 7, 2010 6-8PM 
MEETING PLACE: Town Hall – Planning Department 
PURPOSE: Develop Vision Statement

INVITEES:
Name Representing
Rich and Sandy Echan Country Road Block Association 
Don and Pat Seubert Medford Taxpayers & Civic Association 
Nerina and Ray Sperl Medford Taxpayers & Civic Association 
John Williams Medford Taxpayers & Civic Association 
Tom D’Onofio Patchogue-Medford Union Free School District 
Betty Baran 
Michael Berkerey 
Dorothy Meehan
Howard Flynn 
Donna Pratt 
Joel Kleinberg NYS Department of Transportation 
Thomas Chawner Town of Brookhaven 
Kevin McAndrew Cameron Engineering & Associates, LLP 
David Berg Cameron Engineering & Associates, LLP 

DISCUSSION
� Introductions and purpose of meeting 
� Review and revise Draft 2010 Medford Vision Statement 
� Review agenda and procedures for January 13 Public Meeting 
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Workgroup Meeting #4 Minutes February 17, 2010 
Medford Vision Update Page 1 of 1
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CAMERON ENGINEERING & ASSOCIATES, LLP

100 Sunnyside Blvd, Suite 100 
Woodbury, NY 11797 
Tel:  516-827-4900 
Fax:  516-827-4920 

Sent From: 

260 Madison Avenue, 8th Floor 
New York, NY 1001
Tel:  212-324-4000 
Fax:  646-216-2001 

Sent From: 

MEDFORD VISION UPDATE - WORKGROUP MEETING #4 MINUTES

MEETING DATE: February 17, 2010 6-8PM 
MEETING PLACE: Town Hall – Planning Department 
PURPOSE: Review Draft Recommendations

ATTENDEES:
Name Representing
Don and Pat Seubert Medford Taxpayers & Civic Association 
Nerina and Ray Sperl Medford Taxpayers & Civic Association 
John Williams Medford Taxpayers & Civic Association 
Michael Gorton Medford Chamber of Commerce 
Tom Kelly Medford Chamber of Commerce
Rich and Sandy Echan Country Road Block Association 
John Horst Medford Taxpayers & Civic Association 
Donna Murray Medford Historical Society Committee 
Tom D’Onofio Patchogue-Medford Union Free School District 
Betty Baran 
Howard Flynn 
Nancy and Peter Menghini 
Wayne Whitney 
Thomas Chawner Town of Brookhaven 
Kevin McAndrew Cameron Engineering & Associates, LLP 
David Berg Cameron Engineering & Associates, LLP 

DISTRIBUTION:
Working Group 
Project website 

DISCUSSION:
I. Review results of public meeting 
II. Review information from public meeting break-out groups 
III. Review survey results 
IV. Present draft land use recommendation based on public meeting and survey results 



CAMERON ENGINEERING & ASSOCIATES, LLP

100 Sunnyside Blvd, Suite 100 
Woodbury, NY 11797 
Tel:  516-827-4900 
Fax:  516-827-4920 

Sent From: 

260 Madison Avenue, 8th Floor 
New York, NY 1001
Tel:  212-324-4000 
Fax:  646-216-2001 

Sent From: 

MEDFORD VISION UPDATE - DOWNTOWN & CORRIDOR REVITALIZATION 
WORKGROUP MEETING #1 MINUTES

MEETING DATE: October 7, 2009 
PROJECT: Medford Vision Update - Downtown & Corridor Revitalization 
PROJECT NUMBER:  CE1766A 
MEETING PLACE: Medford Firehouse 
PURPOSE: Introduce project to community leaders. 

ATTENDEES:
Name Representing
Rich Echan Country Road Block Association 
Sandy Echan Country Road Block Association 
Joseph Theman III Medford Fire District 
Mike Barry Medford Fire District 
Barbara Bruce Medford Master Gardeners 
John Horst Medford Taxpayers & Civic Association 
Don and Pat Seubert Medford Taxpayers & Civic Association 
Ray Sperl Medford Taxpayers & Civic Association 
Nerina Sperl Medford Taxpayers & Civic Association 
Joan Travan Medford Taxpayers & Civic Association 
John Williams Medford Taxpayers & Civic Association 
Donna Murray Medford Historical Society Committee 
Tom D’Onofio Patchogue-Medford Union Free School District 
Joel Kleinberg NYS Department of Transportation 
Thomas Chawner Town of Brookhaven 
Brian Carrick Town of Brookhaven 
Kevin McAndrew Cameron Engineering & Associates, LLP 
David Berg Cameron Engineering & Associates, LLP 

DISTRIBUTION:
All Attendees 
Debbie Nava Medford Volunteer Ambulance 
Jim Gubitosi Medford Chamber of Commerce 
Project website



Rocky Point Business District Sewering Feasibility Study  October 7, 2009 Meeting Minutes 
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DISCUSSION:
I. Workgroup and Cameron Engineering introductions 
II. Project communication 

A. Website – www.cameronengineering.com/medfordvision/home.html
B. Email – medfordvision@cameronengineering.com

III. Project Scope 
A. Study areas - train station focus, highway corridors 
B. Update community goals and vision at next Workgroup meeting (#2) 
C. Existing Conditions and Assessment Report 

1. Demographics, transportation, land use, environmental 
2. Relevant documents, pending projects, LIRR initiatives 
3. Land uses, zoning, demographics, economics (US census) 
4. Environmental data (standard radii from the train station) 
5. Open space, parks, green corridors 
6. Mobility (LIRR, roads, parking, sidewalks, bicycle paths) 
7. Wastewater collection and treatment availability 

D. Develop Concepts for Discussion 
1. Matrix of opportunities and constraints 
2. Chart potential improvements and limitations 
3. Corridor and station concepts, options for discussion 

E. Hold First Public Participation Planning Meeting 
1. Presentation of existing conditions assessment, opportunities and 

constraints, and corridor and station concepts 
2. Small group discussion and development of concepts 

F. Develop Draft Conceptual Plan 
1. Land use options for corridors, station area, niche areas, target properties 
2. Zoning recommendations (eg. TOD overlay district) 
3. Identification of parcels for preservation, development, or redevelopment 
4. Wastewater collection & treatment options 
5. Mobility and safety improvements 
6. Environmental considerations 

G. Second Public Participation Planning Meeting 
1. Presentation of community input from first meeting 
2. Draft Conceptual Plan presentation 
3. Small group review and discussion of Conceptual Plan  

H. Final Conceptual Plan 
1. Recommended land uses, zoning, mobility improvements, redevelopment, 

architectural & streetscape improvements 
I. Final Report 

1. All project products including mapping
J. Planning tools for implementation 

IV. Scheduled meetings
A. Next workgroup meeting on December 2, 2009, 6pm at firehouse 
B. First Community meeting on January 13, 2010, 7pm at firehouse 



CAMERON ENGINEERING & ASSOCIATES, LLP

100 Sunnyside Blvd, Suite 100 
Woodbury, NY 11797 
Tel:  516-827-4900 
Fax:  516-827-4920 

Sent From: 

260 Madison Avenue, 8th Floor 
New York, NY 1001
Tel:  212-324-4000 
Fax:  646-216-2001 

Sent From: 

MEDFORD VISION UPDATE - DOWNTOWN & CORRIDOR REVITALIZATION 
WORKGROUP MEETING #2 MINUTES

MEETING DATE: December 2, 2009 
PROJECT: Medford Vision Update - Downtown & Corridor Revitalization 
PROJECT NUMBER:  CE1766A 
MEETING PLACE: Medford Firehouse 
PURPOSE: Present project update, review project methodology, present 

preliminary Existing Conditions Assessment 

ATTENDEES:
Name Representing
Rich Echan Country Road Block Association 
Sandy Echan Country Road Block Association 
Joseph Theman III Medford Fire District 
Mike Barry Medford Fire District 
Barbara Bruce Medford Master Gardeners 
John Horst Medford Taxpayers & Civic Association 
Don and Pat Seubert Medford Taxpayers & Civic Association 
Ray Sperl Medford Taxpayers & Civic Association 
Nerina Sperl Medford Taxpayers & Civic Association 
Joan Travan Medford Taxpayers & Civic Association 
John Williams Medford Taxpayers & Civic Association 
Donna Murray Medford Historical Society Committee 
Tom D’Onofio Patchogue-Medford Union Free School District 
Betty Baran Resident
Michael Breheny Resident 
Rich Coleman Resident
Thomas Curley Resident
Howard Flynn Resident
Len DeCostanzo Resident
Edward Hennessey Resident 
Susan Kelly Resident
James Kelly Resident



Medford Vision Update - Downtown & Corridor Revitalization Workgroup Meeting #2 12/2/2009 Minutes 

ATTENDEES (continued):
Name Representing
Jim Kiernan Resident
Walt Maresco Resident
James McGrath Resident
Susan Meresco Resident
Arthur Meyer Resident
James Murray Resident
Ron Paulsen Resident
Deborah Themann Resident 
William Toner Resident
Joel Kleinberg NYS Department of Transportation 
Thomas Chawner Town of Brookhaven 
Brian Carrick Town of Brookhaven 
Kevin McAndrew Cameron Engineering & Associates, LLP 
David Berg Cameron Engineering & Associates, LLP 
Walter Sieber  Cameron Engineering & Associates, LLP 

DISTRIBUTION:
Working Group 
Debbie Nava Medford Volunteer Ambulance 
Jim Gubitosi Medford Chamber of Commerce 
Project website 

DISCUSSION:
I. Workgroup and Cameron Engineering introductions 
II. Update project communication (note correct website address)

A. Website – www.cameronengineering.com/medfordvision/index.html
B. Email – medfordvision@cameronengineering.com

III. Review project scope and remaining tasks 
A. Study areas - train station Focus Area, corridor Study Areas 
B. Existing Conditions and Assessment Report 

1. Demographics, transportation, land use, environmental 
2. Relevant documents, pending projects, LIRR initiatives 
3. Land uses, zoning, demographics, economics (US census) 
4. Environmental data (standard radii from the train station) 
5. Open space, parks, green corridors 
6. Mobility (LIRR, roads, parking, sidewalks, bicycle paths) 
7. Wastewater collection and treatment availability 

C. Update community goals and objectives at second Workgroup meeting 
D. Identify Opportunities & Constraints to implement Goals & Objectives  

1. Matrix of opportunities and constraints 
2. Chart potential improvements and limitations 
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E. Hold First Public Participation Planning Meeting 
1. Presentation of existing conditions assessment, opportunities/constraints, 

and small group discussions and refinement / enhancement of goals and objectives 
2. Develop Vision Statement 

F. Develop Draft Vision Update 
G. Hold Second Public Participation Meeting 
H. Prepare Final Vision Update 

IV. Solicit Community Input on Existing Conditions and Assessment 
A. Overall Hamlet / Community Character 

1. Cameron Engineering Observations 
a) Quiet, attractive, suburban/semi-rural neighborhoods 
b) Large retail corridor (Horseblock) & small retail corridor (112) 
c) Central station/park/municipal area presents opportunities 
d) Highly variable commercial architecture 
e) Unsightly, vehicle-dominated major corridors 
f) Large vacant parcels & scattered smaller parcels 
g) Few parks / lack of civic space 

B. Hamlet Demographic Information 
1. Cameron Engineering Observations 

a) Housing: owner-occupied: 6,035 (87%); renters: 859 (13%) units 
b) Housing: single-family 6306 (91%); multi-family units 650 (9%) 
c) Commuters: 9622 (82%) in cars alone, 1428 carpool (12%), 731 

(6%) use public transportation or walk
C. What Might be Missing from Medford? 

1. Cameron Engineering Observations 
a) Housing choices for singles, young professionals, empty-nesters, 

retired.
b) Event venues and gathering places for different age groups
c) Neighborhood shopping near hamlet center  
d) Diversity of retail choices within walking distance of residential 

areas
e) Professional office space / use near hamlet center 
f) Attractions/ destinations, adequate recreational opportunities
g) Design character, pleasing streetscapes
h) Safe walk/bike to school/playgrounds, recreation, ‘downtown’ 

D. Focus Area – Train Station 
1. Cameron Engineering Observations 

a) Center of Medford hamlet - large and underutilized 
b) Little activity in station or parks - few restaurants and no theater  
c) No facility for large format events 
d) Close to neighborhood retail - few apartments close to LIRR 
e) May be space for civic buildings (library, post office, etc) 

2. Community Commentary 
a) May be too close to LIE 
b) Heavy traffic along SR 112 could be a problem 
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c) Could be a destination for community 
d) Satellite library considered a few years ago for this location 
e) May be good area for a museum (Medford history?) 
f) Community Center (funded by Town) being considered for area 

other than hamlet center 
g) May be better location for auto dealership than Train Station
h) Train schedule not adequate – LIRR considering shuttles to 

Ronkonkoma from Medford Station 
i) Storage yards east of station might be better located further east in 

industrial zone.  Properties could become part of station 
redevelopment 

j) More parking may be required 
k) Could put pedestrian ‘tunnel’ under LIRR to connect north and 

south sides of station area 
E. Study Area 1 – Hotel & Retail Area 

1. Cameron Engineering Observations 
a) Shopping center retail to north, neighborhood retail to south 
b) Few pedestrian amenities, though walking distance to station area 
c) Poor streetscape design, no architectural consistency 
d) Limited residential connections 
e) Small historic district west of SR 112 on Long Island Ave 

2. Community Commentary 
a) First house on Long Island Ave may be former train station 
b) Shopping center on west side of SR 112 is dated, vacant stores 
c) Could be pedestrian link to hamlet center  
d) Little connection to the north (LIE is a barrier) 
e) Signage and streetscape needs attention 
f) Consider median plantings on SR 112 
g) Need way to announce entry to Medford from LIE onto 112 

F. Study Area 2 - S. Service Rd - Long Island Ave 
1. Cameron Engineering Observations 

a) Large undeveloped parcels 
b) Buffered by the Long Island Expressway & Long Island Railroad 
c) Adjacent to major roadways 
d) Small residential area to the west 
e) Green corridor along LIRR to SR 112 
f) East end connects to large undeveloped parcels to the south – 

possible greenway
2. Community Commentary 

a) Potential for office and hi-tech uses here, no retail or storage yards 
b) Community park might be possible here, biking/hiking 
c) Truck traffic should be confined to Service Rd – preserve quiet 

nature of Long Island Ave 
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G. Study Area 3 - Peconic Ave. - Industrial Area 
1. Cameron Engineering Observations 

a) Heavy industrial Peconic Ave to LIRR, some south of Peconic Ave 
b) Mix of light and heavy industrial uses along Industrial Blvd. 
c) Undeveloped parcel west of Industrial Blvd buffers industrial and 

residential uses 
d) Little buffer between Peconic Ave industrial uses and residential 

area
e) Through trucking to SR 112 is a problem now and could be more 

so if hamlet center developed around train station 
2. Community Commentary 

a) Medford has major portion of Brookhaven’s industrial land uses  
b) Could Peconic Ave be closed to trucks travelled toward SR 112? 

Or, could new road be introduced between LIRR and industrial 
uses for truck traffic? 

c) Undeveloped industrially zoned property west of Munsell Rd 
(unpaved) offers buffer between residential zone and industrial 
area between Munsell Rd and Bellport Rd.  Development could 
eliminate buffer 

d) Should be transitional area between station and industrial uses; 
consider neighborhood retail/office 

e) Industrial uses throughout Medford should be consolidated 
f) Where are Empire Zone limits? 

H. Study Area 4 – Rt. 112 – LIRR south to Woodside Ave 
1. Cameron Engineering Observations 

a) Large lot car dealerships, strip malls 
b) Heavier development on west side 
c) Cluttered, unattractive streetscape, no consistent architecture 
d) Car focused corridor - sidewalk, few pedestrian accommodations 
e) Minimal setbacks provide little opportunity for 

landscape/streetscape treatments 
f) Post Office isolated from possible hamlet center 

2. Community Commentary 
a) Consolidate car dealerships to this area 
b) Vacant parcel found here for Community Center 

I. Study Area 5 – SR 112 - Horseblock Rd. north to Granny Rd. 
1. Cameron Engineering Observations 

a) Mix of heavy/light industrial uses on east 
b) Strip development on west side – predominantly light industry 

(automotive service, landscape & material yards, etc.) 
c) Two multifamily developments on the east of the corridor 
d) Family entertainment 
e) Some undeveloped areas 
f) Cluttered, unattractive streetscape, no consistent architecture 
g) Vehicle dominated – fragmented sidewalk, few pedestrian features 
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2. Community Commentary 
a) State (DOT) plans to widen SR 112 as early as 2013.  May be 

opportunity to introduce streetscape features, bike lanes, sidewalk. 
Boulevard look has appeal.

J. Other Medford Areas - Community Commentary 
1. LIE north to Horseblock Road – N. Ocean to Rte 112 

a) What will become of horse farms and small residential area? 
Community is enclosed by industrial use to west and commercial 
uses to east. 

V. Next scheduled meeting 
A. First Community meeting on January 13, 2010, 7 pm at firehouse 

K:\C1750-1799\CE1766A\MM-Workgroup120209.doc



Town of Brookhaven – Medford Vision Update  October 2010 
Appendices

APPENDIX B 

Comments by Working Group
on Final Draft Report 

Cameron Engineering & Associates, LLP 







Thank you for the Medford Visioning Draft Report. It was very thorough. Below are' some 
comments I had while reading it: 

� I could not find Figure 4-1 and figure 4-2 to check the residential community connection to 
Opportunity area 2 (mentioned on p. 17 and p.40). Does this refer to the map? Sidewalks 
are a prime importance on well-traveled streets like Jamaica Avenue, especially after the 
two car accidents in June. I could tell that Jamaica is recommended for a sidewalk from the 
map on p. 22.

� Figure 5-1 was difficult to decipher. The black diamonds were not on the key, although 
clear, ones were. 

� There is no Railroad Avenue east of Route 112 (p. 41, p. 55, p. 71). Do you mean the loop 
road that goes into the parking lot of the train station? It would not be advisable to close that 
road unless there was an alternate road going into the station. The north part of Oregon 
Avenue is sometimes blocked or even closed for Fire Department activities (practice putting 
out fires in cars, training the Juniors, picnics, etc.) Also, the debris from the burning car 
activity leaves the road a mess. While there are few trains coming to the station, it would be 
impossible to go in' and out with only one road. The report recommends extending other 
roads to th.e east to make additional access to the parking lot, and that would compensate 
for the loss of the loop road, but it would need to be done first before the loop road is 
closed.

� Preventing east bound turns onto Peconic Ave. from the southbound Route 112 is a 
wonderful idea, however I have witnessed long vehicles trying to make a northbound turn 
onto Route 112 from Peconic and the cars in the turn lane have to back up to allow the full 
length of the turning vehicle to complete the turn. A median down that part of Route 112 
would not allow fire trucks to complete the turn, even if other trucks were discouraged 
from using that corner. The problem is that the corner is not a 90 degree turn and the 
trucks have to swing wide. 

�
Betty Baran, Medford Master Gardeners . 



From: <URIEZRECAL@aol.com>
To: <tchawner@BROOKHAVEN.ORG>
Date: 9/8/2010 12:09 PM 
Subject: Re: Draft Medford Visioning Report 

Torn, sorry for being late. After reading and rereading, it's nice to have learned what "the 
town should do" and how to implement the final plans. I found some parts of report very 
confusing. Combining Opportunity Area 4 & 5 made me dizzy going back and forth. On p. 71 
it is suggested at L.I. Ave. roadway south of the LIRR be closed and converted to walkways. 
What does that mean and where exactly is that? The key to the map on p.31,meant to show 
locations of hazardous materials and spills does not match the map. While it was nice to see 
a list of websites residents can use to check on spills and releases, what do they do with that 
information?
A lot of time was spent on a bicycle path. There is and has been an existing bicycle path 
which takes bicyclists down L.I. Ave. The signs have been removed and never replaced and 
certainly, a line on the road designating the bicycle lane would be effective. I don't understand 
how some of the car dealerships on Rte 112 got there to begin with if they didn't fit the zoning 
criteria. And after they remain vacant for a designated time period, can't the rezoning process 
begin? In the report it was stated that the train station was lacking walkways, curbing, and 
landscaping. The eastern boundary of the train station could use an attractive screening, but 
the gardens there were planted and maintained by a dedicated group of volunteers. And 
there are walkways and curbing. 
I believe that the suggested overlay districts is the way to proceed. I think we need to 
proceed with caution before any roads are closed off. While the suggestion to close off 
Railroad Ave on the west side of Rte. 112 could have some merit, the east side of Railroad is 
the historic entrance to the train station.  The tressel itself which was recommended be 
changed, is on the NYS Inventory of Historic Sites in Medford and is a traffic calmer for the 
most part. I .didn't see in the minor attention paid to traffic calming any mention of turning 
arrows at lights along the 112 corridor. And as for a roundabout on Peconic Ave. to deter 
commercial traffic, I feel signage and enforcement should be sufficient. Peconic Ave. from 
112 east, except for Fire Dept. property and a masonry yard is residential to a distinct line 
where it changes to commercial use. If the masonry yard was relocated, multi-family housing 
could go there and when other road improvements have been made and commercial traffic 
has been redirected, the residential portion of Peconic could be closed off to thru traffic with 
plantings to absorb some of the pollutants that the residents in that area are routinely 
exposed to. 
On a historical note, the anecdotal comment from one resident concerning the oldest home in 
Medford being the old train station was inappropriate and incorrect.

Thanks,
Donna Murray 
Medford Historical Society Committee 





Tom, I have just finished reading the report. I believe they have
coverd all that was discussed at the various meetings. I think that  
implementing some or all of their suggestions, once the target area is
identified, will certainly be a challenge. See you at the next meeting.
MikeBarry



































CAC COMMENTS -- MEDFORD

Received 8/17/10 from John Horst:   

To: Thomas Chawner, AICP, Town of Brookhaven  
From: John D. Horst   CAC 
Re: Medford Vision Update Report Draft response 

Dear Tom, 
I have reviewed the draft of the Medford Vision Update Report from Cameron 
Engineering and would like to share my review with you. 
I have found the report to be comprehensive, detail specific and reader friendly.  It 
certainly lays out a thorough concept of what the future of our community may look like 
and some ideas for getting to that point.  When reading through it and then reviewing it 
several times I have developed some thoughts and ideas that I will share with you here. 
First:  It appears that I have somehow missed some concepts that Cameron has put 
forward in their report even though I attended all the meetings I was asked to attend.  Let 
me explain: 

A. �On�page�19�there�is�an�excerpt�that�says�we�have�talked�about�an�easement�
from�the�east�end�of�Robinson�Ave.�to�the�old�movie�theater�property.��I�can�
tell�you�that�I�don’t�believe�this�was�ever�part�of�our�discussions.��I�live�on�
that�end�of�the�street�and�the�residents�of�that�area�have�just�finished�
fighting�such�a�proposal�for�the�narrow�property�that�buffers�those�two�
areas.��Len�DeCostanzo�(Who�has�been�an�active�member�of�the�committee�
and�who�is�not�listed�on�the�meeting�rosters)�will�back�this�up.�

B. There�are�several�references�to�DOT�improvements�on�SR�112.��These�
references�indicate�that�there�should�be�communication�between�the�
stakeholders,�the�town�and�the�DOT�about�incorporating�changes�to�that�
roadway.��If�some�of�these�plans�are�already�set�into�motion�how�we�can�
reasonably�expect�to�be�part�of�the�changes�to�that�roadway?�

C. The�period�lighting�is�already�completed�so�the�suggestion�to�incorporate�
this�into�streetscape���improvements�seems�somewhat�moot�and�dated.��
This�lighting�can�be�and�is�part�of�the�improvements�in�streetscapes�but�it�is�
indicative�of�the�piecemeal�approach�that�runs�rampant�in�poorly�created�
development�plans.�

D. The�LIRR�has�already�made�plans�to�cut�service�to�Medford�and�points�east,�
so�the�new�locomotive�to�be�used�sounds�like�lip�service.�

E. There�were�discussions�about�sewage�treatment�plants�and�the�need�for�
them�with�increased�density�but�discussions�about�placing�them�on�the�
South�Service�Road�escape�me.��Why�would�we�want�a�sewage�plant�as�one�
of�the�first�things�visitors�to�our�area�would�see?�

F. On�the�map�on�page�53�there�is�a�little�caveat�that�details�an�area�in�
opportunity�area�1�that�suggests�that�it�would�be�a�good�place�for�multi�



family�housing/business�and�parking�development.��This�is�a�state�re�charge�
area�and�also�serves�as�a�buffer�between�the�existing�businesses�and�the�
homes�on�California�Ave.���I�don’t�recall�this�discussion�and,�its�not�a�good�
idea.��

G. I�still�don’t�know�if�we�have�an�answer�to�the�Munsells’�Road�project�

Second:  On pages 71-72 it is offered that the Town of Brookhaven and the DOT assume 
the responsibility for the suggestions offered. There are nineteen suggestions listed there.
Upon further review of the report there are actually 46 actions to be considered by the 
town.  This appears to be a lot of actions to be taken by the town if change is to come.  I 
know that they are only things to be considered as actionably but I wonder if the board is 
willing to act in a reasonable, responsible and timely fashion if this plan is accepted.  My 
reason for concern is that the 1994 plan is still on a shelf somewhere, waiting to be acted 
on.  I also refer to an article in Newsday (Sat. 8/14/2010 OP/ED section) that supports 
this concern.  If all stakeholder groups can act in concert maybe, just maybe, the 
revitalization of Medford can become the gold standard for Brookhaven to showcase as a 
way to get things done and done correctly. 
Third:  The impossible questions: (If the plan is accepted). We all know proposals and 
ideas are great but, actionable ideas and plans must be made with the help of the 
stakeholders.  If change is to come it must be change for the better and at times it must be 
drastic change! 

A. �How�do�we�begin�to�enact�an�accepted�plan?�
B. When�do�we�begin?�
C. Where�do�we�begin�the�process?�
D. Who�must�we�involve�in�the�initial�stages�to�get�this�going?�
E. Who�facilitates�business�owners�buying�in?�
F. Who�must�submit�proposals�for�financing�and�grants?�
G. How�do�we�involve�our�political�representatives?�
H. How�do�we�get�the�community�to�buy�in?�
I. What�are�some�funding�alternatives�that�should�be�explored?�
J. How�do�we�get�things�done�in�a�timely�fashion?�
K. In�these�economic�times�is�funding�available�to�begin�these�projects?�
L. Is�there�a�need�for�a�leader�to�take�charge�or�is�the�Town�willing�to�do�so?�
M. What�should�a�community�center�consist�of�and�where�should�we�locate�it?�
N. Is�a�community�center�the�key�to�redevelopment?�
O. Why�should�we�expect�all�these�efforts�to�bear�fruit?�
P. What�are�the�pitfalls�and�obstacles�that�need�to�be�overcome�to�ensure�

success?�
Q. Does�a�change�in�the�political�power�structure�(Should�it�occur)�effect�theses�

plans�if�they�are�accepted�and�put�into�motion?�
�



It is stated that:  All communities need: “Strong economic activity to provide jobs and an 
adequate tax base”.  Abraham Lincoln once said, “I like a man who takes pride in where 
he lives”! 
Here in Medford we are struggling just like most communities in this time of economic 
uncertainty.  If we are to move forward if this plan is accepted and adopted I would like 
to offer the following (Many of which are suggested in the proposal) as possibly the first 
steps in getting Medford off to the revitalization it deserves.  The first suggestion is the 
most difficult but it may be the catalyst for future success.  The suggestions following 
proposal A are certainly ones that could see immediate action and the code enforcement 
suggestion near the end is certainly something that can be begun immediately. 

A. It�is�my�opinion�that�we�need�an�attraction�to�bring�people�into�our�town.��
Be�it�a�historical�museum,�an�attractive�business,�a�theater�a�small�business�
center,�a�medical�center�whatever,�we�need�to�attract�a�sustainable�entity�
to�begin�our�recovery.��

B. Welcome�signs.��These�can�be�easily�done.��Signs�should�be�placed�at�the�
major�access�points�to�our�community.��They�should�be�landscaped�well�and�
attractive�and�obvious�to�anyone�who�enters,�(LIE�South�Service�Rd.�behind�
the�Gulf�station)�(Rt.�112�and�Granny�Road�by�the�old�Wonder�Bread�
property)�(Horseblock�Rd.�and�Station�Road�Bell�[port�Ave.�Northeast�
corner)�(Rt.�112�and�East�Woodside�Ave.�Northeast�corner).�

C. All�our�street�name�signs�should�be�changed�to�a�more�dynamic�design.�
D. Trees,�large�trees�(Oaks,�Elms,�and�Maples)�should�be�placed�along�Rt.�112�

from�the�LIE�to�Woodside�Ave.��(Just�like�Blackman�and�Co.�does)�
E. Sidewalk�treatment�(planters�and�benches).�(Greening�of�the�112�and�S.�

Service�Rd.�median)�
F. Façade�improvements�to�buildings�in�the�Hamlet�Center.�
G. Mural�on�the�Aid�Auto�building�
H. Window�treatments�to�give�a�colonial�appearance�
I. Pedestrian�crossings�on�Rt.112�
J. Bike/Hiking�Paths�(Long�Island�Ave.��LIPA�Power�Lines�on�Horseblock�Rd.)�
K. Sidewalks�to�all�three�schools�
L. Signs�at�intersections�to�indicate�where�businesses�are�located�
M. Greenport�Ave.�easement�Bwt.�Pennsylvania�and�Buffalo�
N. Richmond�Ave.�and�Oregon�Ave.��easement�
O. Have�stores�in�Hamlet�Center�begin�to�change�their�appearance�(Go�back�to�

original�brick�color)�
P. Add�American�flags�and�hanging�plants�to�new�light�posts�
Q. Get�a�local�student�artist�to�design�a�“Medford�Flag”�and�hang�them�around�

the�community�(have�a�contest�to�d�so)�
R. SIGNS�SIGNS�SIGNS���Fix�the�problem�

Simple steps to begin the process! 



A BIGGIE:  A sure sign that the Town is behind us would be to see action on the Code 
Violations that are present already.  I don’t understand why these quality of life violations 
have not been enforced on a continuous basis.  Start with the sign violations and get them 
taken care of.  Enforce the environmental standards, especially along Peconic Ave.  Be 
more active on the properties in disrepair and deterioration.  Enforce parking violations 
along the Rt. 112 corridor especially during the morning and evening rush hours.
Enforce frontage violations by business owners along the major roadways.  (Suggestion:  
Give fair warning to when the enforcement of these violations will occur and assign a 
specific patrol officer to a particular community on a rotating basis (For all communities).  
Take down those signs that impair movement on the existing sidewalks, especially the 
new ones (Street name signs in the hamlet center) that seem to be randomly placed in the 
middle of the sidewalks.  Get the Town, County and State DOT’s to service the existing 
sidewalks (especially along RT. 112) and road shoulders to make them passable for 
pedestrians and bike riders. Enforce housing code violations. 
Second: We need to release the money granted from the Caithiness Power Plant, that is 
dedicated towards the Medford Community Center, and put it to use for what it is 
intended.
Next:  Is the town willing to work closely with the County, State and Federal government 
agencies needed to make a revitalization project attainable and sustainable.  None of the 
aforementioned groups should have their feelings hurt or their egos singed when another 
entity develops a better way to do things or has a better idea.  Conversely, if cooperation 
and respect for each other can occur we may then see this project come to fruition. 
Finally.  Involve the stakeholder groups in open and direct participation in this continuing 
process and be transparent in these dealings without the normal backdoor politics and 
wrangling that seem to discourage active and well intended participation by concerned 
citizens.

Respectfully, 

John D. Horst 
Citizen
________________________________________________________________________

Received 8/18/10 from Howard Flynn: 

page 21, add to second line and fourth linel, add horseriding trails to   
"hiking, running trail" to read: hiking, running, horseback riding trail".
This  would be low impact and would maintain open space. This should 
include the LILCO  hi Tee's to connect the horsefarms areas 

 Dr H Flynn 
 ____________________________ 



Received August 19th from Howard Flynn:  

Thank you...speaking of page 72, eighth bullet: change to 

        Initiate discussions with  LIPA on a hike/bike/horseback riding
trail for the transmission  line corridor (add horseback riding) 

        I would suggest adding horseback riding trail to where ever  
hiking/biking trail is mentioned in the  plan 
_____________________________________________________________



From:�Thomas�Chawner�[tchawner@BROOKHAVEN.ORG]�
Sent:�Friday,�August�27,�2010�9:20�AM�
To:�David�Berg�
Subject:�Fwd:�comments�to�Medford�Vision�Report�
�
Sorry,�here�they�are:��
�
>>>�"Williams,�John"�<John.Williams@elliman.com>�8/26/2010�9:56�PM�>>>�
�
2.3�mobility���3�rd�paragraph��Peconic�ave�Munsell�road�should�read�
Peconic�Ave���Horseblock�Road�industrial�Area��Also�where�indicated�in�other�parts�of�
report.�Munsell�road�is�one�problem�street�where�as�Horseblock�road�indicates�many�
modern�sites.�
�
5.0��same�comment�as�above�
�
Hamlet�center�concept�development�exhibit���closure�of�Richmond�ave�
should�read�railroad�ave�
�
9.1.2���close�the�long�island�ave�should�read�railroad�ave.�
�

Comments�on�Medford�Vision�(pages�34�43)�

1. Page�35�Add�what�benefit�received�from�a�transitional�overlay�district�as�we�did�on�page�
46�

2. Page�37�6.4�signage�add�it�appears�some�signs�do�not�meet�current�code�
3. Page�38�recommendations.�be�more�specific�here�as�to�locations�of�crossings�
4. Page�40�2nd�pargr.��Remove�further�changes�to�sr112……area�are�NOT�recommended.�

We�are�asking�for�a�mediam,�wider�sidewalks,�possibly�no�turns,�and�closing�roads��
5. Hamlet�Center�Concept�Devl�Exhibit.�Closure�of�Richmond�should�say�Railroad,�and��

install�landscape�medians�and�widen�sidewalks�should�also�include�center�roadway�
medians�
�
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Survey Results 

MEDFORD RESIDENTS SURVEY 
Answer with 1-5 (1= strongly disagree to 5= strongly agree) Avg 

Land Use 
Environmentally significant open space parcels should be identified and acquired 4.6
Residential areas should be buffered from industrial land uses 4.4
Parcels and structures that retain the character of historic Medford should be preserved  4.4
Scattered industrial activity should be limited to industrial zoned areas 4.1
Older neighborhoods should remain single family residential 4.0
Commercial land uses are important to the tax base and school budget 4.0
Large format retail and industrial land uses should be limited to appropriately zoned areas 4.0
There is not enough neighborhood retail walking distance from residential areas 3.8
There is little civic space in Medford 3.7
Automobile dealers and repair shops should be concentrated in one area 3.6
Some land uses along SR 112 are inappropriate for a major thoroughfare 3.4

Aesthetics 
Corridor areas would benefit from architectural guidelines 4.2
There are too many signs on corridor roads 3.7
There should be a way to announce entry to Medford from the LIE onto 112 3.7

Mobility 
I have to drive to almost all shopping and services in Medford 4.2
Trucks should access the Peconic Avenue industrial area from the east only 3.9
Truck access to the center of Medford should be limited 3.7
Two lanes on SR 112 by the station makes pedestrian crossing easier 3.5
The community is separated north/south by the railroad 3.1
Sidewalks on the corridor roads are comfortable for pedestrians 3.1
There are safe walk/bike routes to schools, playgrounds, and parks 2.6
I would use a shuttle to the Ronkonkoma station from the Medford station 2.6
I would use the railroad if there were more frequent trains 2.4

Housing 
Apartments should be near shopping and transit 4.2
Medford is primarily a single-family residential community 3.9
A mix of housing types would allow young, elderly, and families to live in the same neighborhood 3.9
There is little housing available that is walking distance to shopping  3.8
There is sufficient housing choice for all segments of population 3.2

Recreation 
Access to new ‘greenways’ for passive recreation would be welcome 4.3
I would welcome more neighborhood (pocket) parks in Medford 4.1
There need to be more places to walk, hike, and bike 4.0
Access to Medford parks by foot or bicycle is inadequate 3.9

Medford Hamlet Center 
I would be in favor of roadway and streetscape improvements to encourage pedestrian use, calm traffic, and 

 support an attractive and functional Hamlet Center 4.3
The station area should connect to retail areas along SR 112 to the north and south 4.3
The idea of a multipurpose public plaza or ‘village green’ is appealing 4.0
A Hamlet Center should be created near the railroad station with a distinctive identity that provides a  

 ‘sense of place’ for the community 4.0
Retail and office activity in a Medford Center would be compatible with civic uses 3.9
Neighborhood stores would be a welcome addition to a Hamlet Center 3.9
I would support professional offices in a Hamlet Center 3.8
I would like a central place for outdoor concerts, art shows, festivals 3.7
I like the idea of a restaurant/café opening onto a public square 3.7
I would be comfortable with some apartments over stores in the Hamlet Center 3.6
A post office, library, and historic museum belong in a Hamlet Center 3.5

Cameron Engineering & Associates, LLP 
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Inventory of Historic Structures in Medford 
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Applicable Zoning Regulations 
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