










Front 

Yard 

(feet)

Side Yards (feet)
Rear Yard 

(feet)

Lot Area 

(sqft)

• Single-family detached house including the office, studio or occupational 

room of a professional person 

• Churches, libraries and public and private schools

• Playgrounds, parks and accessory buildings

• Agriculture, gardens, nurseries and greenhouses

• Public and Town uses

• Accessory uses incidental to Permitted Uses

• Real Estate signs  for real estate which said sign is placed

Residence AAA
• Any use permitted in Residence AA District, excluding the office, studio or 

occupational room of a professional person
None 20% 35 15 35 12,500

35 feet or 2.5 

stories

Residence A • Any use permitted in the Residence AA district None 30% 30 8 25 6,000
35 feet or 2.5 

stories

• Multifamily residences housing: families of 2 or more persons, the head of 

which is 62 years or older; the surviving member or members of any family 

described in subsection A(1) living with the deceased member at the time of 

his or her death; A single person who is 62 years or older or a nonelderly 

handicapped person between the ages of 18 and 62 years; or two or more 

elderly or handicapped persons living together or one or more such persons 

living with another person who is essential to his or her care of well-being

• A handicapped person within the meaning of Subsection A shall be any 

adult having an impairment which is expected to be of long-continued and 

indefinite duration and is a substantial impairment to his or her ability to live 

independently

Any use permitted in a Residence AA District

• Private garage for the storage of not more than three motor vehicles, one of 

which may be a commercial vehicle

• Office/residential uses fro properties fronting on Conklin Street, Fulton 

Street and West Street

Residence C • Any use permitted in a Residence B District None 30% 20 6 25 4,000
35 feet or 2.5 

stories

• Any uses permitted in a Residence B District

• Nursing home or convalescent home

• One-family detached dwellings

• Mixed office and residential use

• Offices; financial institutions; studio; hotel; telephone exchange • Residential 

townhouses limited to 
• Retail stores not including a planned shopping center

• Planned shopping 

center

⁴

• Theater; bowling alley; bar and grill; skating rink; public tennis court; 

community center; fraternal meeting rooms

• Gasoline service 

station or public garage

• Shoe repair shop; bootblack, hat-cleaning shop; lawn mower repair shop; 

hand laundry; tailor; dressmaker; jeweler; beauty parlor; barbershop; job 

printer; millinery shop; and butcher shop provided no slaughtering is done 

on the premises.  

• Restaurants and 

luncheonettes in which 

seats and tables are 

provided for all 

customers

• Cabinetmaking, furniture or upholstery business; electrician or plumbing 

shop, optician and optical shop; automobile showroom

• Municipal parking 

field; public parking 

spaces privately owned

• Used car lots

• Post office; firehouse; police station

• Undertaking and embalming establishment

• Commercial or professional office building; medical center • Theater

• Financial institution; telephone or telegraph office; library • Hotel

• Club, fraternity house, lodge or community center • Automatic car wash

Business H • Any use permitted in a Business G District None 35% 25 Total 36 feet 35 24,000 2 stories

• A use permitted in a Business D District, Business DD District, Business E 

District, Business F District or Business G District, other than a one-family 

residence, a two-family residence or a multiple-family residence.

• Laboratories for scientific and industrial research, testing and development

• Cold storage plant, pasteurizing plant or creamery

• Warehousing and distribution plant, not including outdoor storage or 

storage or sale of lumber, ice, coal, petroleum or petroleum products as 

principle use 

• Light industrial uses including manufacture, intermediate production or 

assembly of:

   o   Food products

   o   Textiles, leather goods and clothing

   o   Publishing, printing or bookbinding

   o   Furniture and cabinets

   o   Toys, games, musical instruments, watches, or clocks

   o   Mechanical, optical, photographic, scientific, electrical or electronic 

instruments

   o   Compounding of cosmetics and pharmaceuticals

   o   Light manufacturing of the same general character as those specifically 

permitted above

¹In cases of Multi-family

⁴

According to Article XXA §105-147.1.B., the minimum lot area is one acre and must provide more than 20,000 square feet of floor area.  

²In cases of townhouses, the requirements are as follows:  Minimum front yard is 20 feet, minimum rear yard is 25 feet, minimum building height is 35 feet and 2.5 stories, plot width shall be at least 20 feet, minimum side yard 

shall be 20 feet.

³According to Article IV §105-14C(1) and (2) the minimum lot area for multiple residences is 40,000 square feet with the minimum area for each dwelling unit being 2,500 square feet, thus allowing a maximum of 16 dwelling 

units/acre.  

• Professional, medical 

and veterinarian 

offices, fraternal 

meeting rooms, 

financial institutions 

and office buildings

• Churches and temples 

• Any use of the same general character as the uses hereinbefore specifically 

permitted in this article
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In most zoning codes the zoning districts are introduced with a statement 
of intent and objectives that describes the intended purpose of each 
district.  The Village of Farmingdale’s zoning code does not include such 
statements (outside of the Office-Residence District).  It is therefore 
recommended that such statements be added to the zoning code for each 
district, clearly stating the purpose of the district and any other intent.  An 
additional overall recommendation then would be to re-visit and re-
evaluate the zoning district boundaries and their appropriateness for 
specific areas and parcels within the Village. 
 

C. Districts 
 

What follows is a discussion of the various zoning districts within the 
Village.  Refer to Figure 19, Zoning Map of the Incorporated Village of 
Farmingdale for the exact locations of each of these districts. 

 
1. Commercial Districts 

 
Of primary concern, as it relates to the downtown, are the Village’s 
commercial districts.  As noted earlier, there are five (5) commercial 
districts in the Village:   
 Business D 
 Business DD 
 Business H 
 Industrial I 
 Office-Residence 

 
Each of these districts differs not only the uses that are permitted, but 
also in the lot and bulk regulations that control development.  What 
follows is a brief discussion of each of the extant commercial districts. 

 
Business D District 
The Business D District is the largest business district in the Village 
and makes up the majority of the zoning along Main Street.  Although 
the Business D District is primarily along Main Street, it also exists 
along Fulton Street to both the east and west boundaries of the Village, 
as well as along Conklin Street from Waverly Place to the west to the 
intersection of Conklin and Secatogue Avenue to the east.  There are 
other instances of Business D-zoned properties along Front Street 
from the intersection of Merritt Street and Front Street to the west to 
the intersection of Secatogue Avenue to the east.  Finally, there is a 
small pocket of parcels zoned Business D along Eastern Parkway and 
the intersections of Dexter Street and Oakview Street.  See Figure 19, 
Zoning Map of the Incorporated Village of Farmingdale.   
 

  



Residence A
Residence A-A
Residence A-A-A
Residence B
Residence B-B
Office Residence
Residence C
Residence C-C
Residence D
Residence D-D
Residence H
Industrial I
Senior Citizen Housing SCH
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Permitted uses in this district are: 
 Offices; financial institutions; studio; hotel; telephone exchange; 
 Retail stores, not including a planned shopping center; 
 Theater; bowling alley; bar and grill; skating rink; public tennis 

court; community center; fraternal meeting rooms; 
Shoe repair shop; bootblack, hat-cleaning shop; lawn mower repair 
shop; hand laundry; tailor; dressmaker; jeweler; beauty parlor; 
barbershop; job printer; millinery shop; butcher shop, provided no 
slaughtering is done on premises; 

 Cabinetmaking, furniture or upholstery business; electrician or 
plumbing shop; optician and optical shop; automobile showroom; 

 Used car lots; 
 Post office; firehouse; police station;  
 Undertaking and embalming establishment; and, 
 Any use of the same general character. 

Special permit uses include: 
 Restaurants and luncheonettes, in which seats and tables are 

provided for all customers;  
 Planned shopping center (a development that primarily houses 

retail commercial uses on a site of more than one acre and 
provides for more than 20,000 square feet of floor area or has more 
than five tenants or occupants); 

 Gasoline service station or public garage; 
 Municipal parking field; and, 
 Residential townhouses. 

 

Some of the uses listed above are inappropriate for the Main Street 
setting given their skew towards being automobile-oriented and/or the 
nature of existing downtown Farmingdale, including: 
 Skating rink 
 Public tennis courts 
 Lawn mower repair shop 
 Automobile show room 
 Used car lot 
 Planned shopping center 
 Gasoline service station 
 Public garage 
 
Finally, two uses are typically not found in a downtown setting, but 
already exist along Main Street: 
 Cabinetmaking, furniture, or upholstery business 
 Undertaking and embalming establishment 

 

While some of these uses may be appropriate in other areas of the 
Village (even other areas zoned Business D, i.e., used car lots), they 
are not appropriate for the downtown environment of Main Street.  An 
important general observation regarding the Business D District is that 
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Fulton Street is a completely different environment from Main Street, 
yet they are both within the Business D District.  Fulton Street is a 
relatively wide arterial with automobile-oriented uses; Main Street is a 
narrow, more traditional downtown street, with smaller, pedestrian-
oriented uses.  It is, therefore, recommended to establish two different 
business zoning districts, with one focusing on the Main Street 
corridor, maintaining the pedestrian friendly and typical ―Main Street‖ 
aesthetic, and a second for Fulton Street and other more auto-oriented 
areas within the Village.     
   

Other uses are simply outdated and could be removed from the text 
entirely.  These include: 
 Hat-cleaning shop 
 Millinery shop 
 Telephone exchange 
 Bootblack 
 
Finally, it should be noted that minimum rear yards and maximum 
building heights are given for the Business D District, but no maximum 
building area, minimum front and side yards (except for residential 
townhouses), and minimum lot area.  These regulations will be 
developed further on in the Downtown Master Plan. 
 
Business DD District  
The Business DD District is distributed around the southern half of the 
Village on a parcel-by-parcel basis along Fulton Street with clusters 
around the Fulton/Merritt Street intersection, Fulton/Conklin Street 
intersection, and Fulton/Main Street intersection.  There is also a 
cluster of parcels zoned Business DD around the Conklin/Cherry 
Street and Conklin/Franklin Place/Secatogue Avenue intersection.  
See Figure 19, Zoning Map of the Incorporated Village of 
Farmingdale.   
 
Permitted uses in this district are: 
 Commercial or professional office building; medical center; 
 Financial institution; telephone or telegraph office; library; and, 
 Club, fraternity house, lodge, or community center. 

 
Special permit uses include: 
 Theater; 
 Hotel; and, 
 Automatic car wash. 

 
One use, telephone or telegraph office, contains the outdated 
―telegraph‖ use, which could be removed from the text entirely. 
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Again, this district is distributed on a parcel-by-parcel basis, with very 
little connection between the parcels at the intersection of Fulton and 
Conklin Streets to the parcels that compose St. Kilian’s Church off of 
Cherry and Conklin Streets (which, as a church, is currently not listed 
permitted uses in the Business DD District).  Further, there is a strip of 
high school property that fronts Conklin Street that is currently zoned 
Business DD, while the remainder of the school property is zoned 
Residence CC.  This current designation does not appear to be 
appropriate, both because it differs the strip from the rest of the school 
property and because a school is not an appropriate use in the 
Business DD District.  It should be noted that other parcels currently 
zoned Business DD appear to be either non-conforming or not 
appropriately zoned.  As with the other districts, it is recommended that 
the location and applicability of the Business DD District be re-
evaluated in order to create more cohesive district boundaries. 
 
The regulations state that the maximum building height within the 
Business DD District is two stories, except for garden apartments 
(which can be 2 ½ stories tall).  However, since garden apartments are 
not listed as a permitted use within the district and Village, it is 
recommended that this reference be removed from the zoning code.  
Note that as opposed to the other districts, the maximum building 
heights for the Business DD District are only provided as the number of 
stories, not in feet.  It is recommended that a maximum building height 
in feet be added for the Business DD District in order to 1) be 
consistent with the rest of the heights in the zoning code and 2) to 
specifically state the height in feet (a two story building can contain 
stories that range in feet). 
   
Finally, it should be noted that maximum building area, minimum 
yards, and maximum building heights are given for the Business DD 
District, but no minimum lot area.  It is recommended that this 
regulation be provided. 
 
Business H District 
The Business H District is a very small zoning district that is comprised 
of only three parcels within the Village.  These parcels are located 
along the south side of Fulton Avenue to the east of Main Street.  See 
Figure 19, Zoning Map of the Incorporated Village of Farmingdale.   
 
There is a major issue with this district as the uses permitted in the 
Business H District are listed as ―Any use permitted in a Business G 
District1.‖  However, there currently is no Business G District listed in 
the Village’s zoning code.  As a result, there currently are not permitted 
uses within the Business H District.  Therefore, the three parcels 

                                                 
1 
Village of Farmingdale Zoning Code §105-104.14A.  



 
Zoning 

Existing and Emerging Conditions Report  Page 79  

currently zoned Business H could be considered non-conforming.  It is 
recommended that this issue be remedied in one of three ways: 1) 
Remove reference to the Business G District and create permitted 
uses; 2) Refer to a different commercial district; or, 3) Rezone such 
properties to a different district. 
 
It should be noted that this is the only commercial district that details all 
of the lot and bulk controls. 
 

Industrial I District 
The Industrial I District is limited to a few parcels in the 
southeasternmost corner of the Village along Fulton, Prince, and Potter 
Streets.  See Figure 19, Zoning Map of the Incorporated Village of 
Farmingdale.   
 

Permitted uses in this district are: 
 Laboratories for scientific and industrial research, testing, and 

development; 
 Cold storage plant, pasteurizing plant, or creamery; 
 Warehousing and distribution plant, not including outdoor storage 

or storage or sale of lumber, ice, coal, petroleum or petroleum 
products as principal use; 

 Light industrial uses including manufacture, intermediate production 
or assembly of: food products, textiles, leather goods, clothing, 
publishing, printing, bookbinding, furniture and cabinets, toys, 
games, musical instruments, watches, clocks, mechanical, optical, 
photographic, scientific, electrical, electrical instruments, 
compounding of cosmetics or pharmaceuticals, and, light 
manufacturing of the same general character; and, 

 Uses permitted in the Business D, Business DD, Business E, 
Business F, or Business G Districts, other than one-family, two-
family, or multiple-family residences. 

 

There is one special permit use allowed in the Industrial I District, adult 
uses.  This is the only district in the Village where such uses are 
permitted, which makes sense, especially since residential is not 
permitted in this district. 
 

As with the Business H District, there is a major issue with this district, 
as there is a reference to ―Uses allowed in the business E, F and G 
districts2,‖ districts that currently are not listed in the Village’s zoning 
code.  Although there are other permitted uses in this district, it is 
recommended that this issue be remedied in a similar manner to those 
listed for the Business H District: 1) Remove reference to the Business 
E, F, and G Districts or 2) Refer to a different commercial district. 

                                                 
2 
Village of Farmingdale Zoning Code §105-105A.  
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In addition, many of the permitted uses listed for this district may or 
may not still be considered appropriate or feasible uses for the Village, 
especially due to the limited amount of Industrial I-zoned properties.  
For example, a cold storage plant, pasteurizing plant, or creamery may 
no longer be a use that exists or will exist in the future in the Village.  It 
is therefore recommended that the types of permitted uses in the 
Industrial I District be redefined further on in the Downtown Master 
Plan with more general categories. 
 
Finally, it should be noted that maximum building area, minimum 
yards, and maximum building heights are given for the Industrial I 
District, but no minimum lot area.  It is recommended that a regulation 
for minimum lot area be considered further on as part of the Downtown 
Master Plan. 
 
Office-Residence District 
The Office-Residence District was created to provide a transition 
between the commercial uses along Main and Conklin Streets and the 
residential uses that characterize the rest of the community.  This 
transitional area represents the gateway and entrance to the downtown 
area.  The Office-Residence District is located along Conklin Street 
west from Merritt Street and east to Columbia Street.  The district is 
also located at the triangle east of the intersection of Fulton Street and 
Conklin Street.  See Figure 19, Zoning Map of the Incorporated 
Village of Farmingdale.   
 
Permitted uses in this district are: 
 One-family detached dwellings; 
 Mixed office and residential use; and, 
 Churches and temples. 

Special permit uses include: 
 Professional, medical and veterinarian offices; 
 Fraternal meeting rooms; 
 Financial institutions; and, 
 Office buildings. 

 
These uses and the location of the parcels that are zoned Office-
Residence appear to be appropriate for the Village.   

 
2. Residential Districts 

 
Although there are limited residential uses in the downtown area, 
protection of the character of the Village’s residential neighborhoods is 
an important element of the Downtown Master Plan.  Therefore, this 
analysis briefly looks at the Village’s residential districts.  As indicated 
above, there are eight residential districts in the Village: 
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 Residence A 
 Residence AA 
 Residence AAA 
 Residence B 
 Residence BB 
 Residence C 
 Residence CC 
 Senior Citizen Housing SCH 
 
The permitted uses, outside of the Senior Citizen Housing SCH 
District, are similar between these districts.  The bulk and lot controls 
for each district, however, vary.  Further, floor area ratio (FAR) 
requirements were developed that apply to all residential districts.   
 
The Residence B District is the predominant residential district in the 
Village and covers most of the properties to the east of Main Street 
and South of Conklin Street, as well as those residential properties off 
of Prospect Street.  The north and northwestern portions of the Village 
consist of the Residence A, Residence AA, and Residence AAA 
Districts.  The various residential developments along Fulton Street 
consist of properties zoned either Residence BB or Residence C.  Two 
parcels, Silver Manor and Hardscrabble Apartments, are zoned Senior 
Citizen Housing SCH. 
 
These districts are predominantly single-family; multiple-family 
dwellings are only permitted as a special use permit in the Residence 
BB District; senior residences are only allowed in the Senior Citizen 
Housing SCH District; townhouses are a special permit use in the 
Business D District; there is indication of ―garden apartments‖ in the 
Business DD District.  The discussion will now focus on these non-
single-family uses and district.   
 
Multiple-Family Dwellings 
One of the more important observations regarding to the zoning code, 
especially as it affects Main Street, is the lack of clarity concerning 
multiple-family dwellings – both what it is and where it is permitted.   
 
A multiple-family dwelling is defined in §105-7 of the zoning code as 
―…a building of any kind which is used or designated to the used or 
occupied as a residence by three or more families living independently 
of each other.‖  However, elsewhere in the zoning code (notably Article 
IV, §§105-13 through 105-33) such uses are referred to as ―Multiple 
Residences‖.  Note that under the parking requirements (Article XVII, 
§105-109.A(3)), such uses are referred to as simply ―apartments,‖ 
further confusing the matter.   
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Further, as stated earlier, multiple-family dwellings are only permitted 
in the Residence BB District.  However, Article IV is not specific to the 
Residence BB District, but rather refers to a generic use district.   
 
These inconsistencies create confusion as to multiple-family 
development within the Village and should be clarified.   
 
The lot and bulk controls for multiple-family dwellings are presented in 
§105-14.C.  These controls encourage larger-scale developments with 
large setbacks.  Consideration should be given to re-examining these 
controls to allow for different typologies of multiple-family dwellings, 
such as townhouses and apartments.  In addition, consideration should 
be given to permitting multiple-family uses in other districts (i.e., 
Business D).   
 
Residential Townhouses  
Residential townhouses are a special use permit in the Business D 
District.  Townhouses have lot and bulk controls that are different and 
separate from the rest of the Business D District, as well as multiple-
family dwellings.  The density of ―one dwelling for each 4,000 square 
feet of total plot area devoted to such use‖ is not tied to other density 
standards within the zoning code (which are stated as dwelling units 
per acre).  In addition, the regulations §105-79.N.(2) contains a set of 
development incentive bonuses designed to encourage community 
facilities or amenities from development in exchange for varying the 
required density, coverage or floor area ratio, parking requirements, 
building heights, required setbacks, and open space.  To what extent 
the Board of Trustees has discretion to vary any or all of these 
requirements in exchange for amenities should be more fully detailed 
and explained in the zoning code.  Further, consideration should be 
given to extending the incentive bonuses to other types of 
development, at least multiple-family and/or commercial development.  
Note that under the parking requirements (Article XVII, §105-109.A) 
there is no mention of ―townhouses,‖ and it is assumed that the 
―apartment‖ standard applies.  This should be clarified and, if so, a new 
standard for townhouses should be developed.   
 
Finally, although mixed-use (apartments above retail or office) is not 
stated as a permitted use in the Business D District, many upper-story 
apartments can be found along Main Street.  The multiple-family use 
that is permitted in the Business D District, ―Townhouse,‖ denotes a 
free-standing structure and not an upper-story apartment.  Our 
recommendation would be to promote such type of development by 
clarifying the applicability of mixed-use along Main Street.   
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Garden Apartments 
The regulations for the Business DD District state that the maximum 
building height within the Business DD District is two stories, except for 
garden apartments.  However, 1) garden apartments are not listed as a 
permitted use within the district and 2) garden apartments are not 
defined anywhere in the zoning code.  It is recommended that this 
reference to garden apartments be removed from the zoning code.   
 
Two-Family Dwellings 
Note that although there is reference to two-family dwellings in the 
zoning code, notably in the definitions (as ―two-family detached 
house‖), parking requirements (as ―two-family residential lot), and 
General Provisions (Article XXII, §105-162, Minimum lot requirements 
for two-family detached dwellings), two-family dwellings are not 
indicated as a permitted use in any district.  In fact, it appears as if the 
section of the zoning code that allowed two family detached houses 
(§105-58.B) was repealed in 1991.  It is recommended that reference 
to two-family dwellings be removed from the zoning code in order to 
fully be consistent with that repeal.   
 
Senior Citizen Housing SCH District 
The Senior Citizen Housing SCH District, which is limited to two 
locations within the Village (Silver Manor and Hardscrabble 
Apartments), allows ―multifamily residences housing‖ for households 
with at least one person over the age of 62 (or a surviving member).  In 
addition, up to 10 percent of the dwelling units in a development can 
be occupied by at least one person who is handicapped, but less than 
62 years of age.  Lot and bulk controls are provided for this district, 
including maximum density, minimum habitable floor area, and 
distance between buildings.  Additionally, the parking requirements of 
one space per 2 dwelling units is provided within the description of the 
district.  However, this information is not included under Article XVII of 
the village code (Off Street Parking and Loading Areas) and should be 
added. 

 
D. Parking and Loading Issues 

 
In addition to the zoning districts and controls in the Village, the general 
parking and loading requirements were examined (Article XVII, §§105-109 
through 105-114.1, of the zoning code).  The following observations are 
noted: 
a. For the most part, the off-street parking requirements for residential 

buildings are appropriate for the Village.  The exception is the 
requirement of one space for each 400 square feet of gross floor area 
for apartment houses.  This number is high for a downtown area and, 
therefore, will be examined further on in the Downtown Master Plan.  
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As noted earlier in this document, additional categories of multi-family 
residential uses should be added that correspond to the categories 
listed in the village code (e.g., multiple-family dwelling, townhouses, 
senior citizen housing). 

b. The parking requirements for commercial and business uses have a 
few instances where the parking requirements are too high, especially 
for a downtown area, and will be re-evaluated further on as part of the 
Downtown Master Plan. 
 Restaurants:  The village code currently requires one space for 

each 50 square feet of floor space.   
 Retail stores:  The village code currently requires one space for 

each 160 square feet (which is greater than that required for 
planned shopping centers – one space per 200 square feet) or 
―parking space in square feet equal to two times the gross floor 
area3.‖  The regulations also stipulate that properties within 500 feet 
of a municipal parking field may have their requirements reduced to 
as much as 90 percent.  This is important in utilizing and 
encouraging the shared parking in the public parking lots.   

 Office buildings:  The village code currently requires one space 
for each 200 square feet of gross floor area.   

c. The loading requirements appear to be appropriate for the Village, 
however the language in §105-110A is confusing when it states ―off-
street loading space requirements for office buildings, apartment or 
apartment hotel over three stories in height shall be ½ of the foregoing 
requirement.‖  This is confusing as it does not mention in detail what 
the ―half‖ refers to, either half the amount of spaces or a space for half 
of the listed square footage, thus actually doubling the requirement.  
Further, the loading requirement does not distinguish between uses in 
the downtown area and those that are not.  These requirements will be 
re-evaluated and/or clarified further on as part of the Downtown Master 
Plan. 
 

E. Proposed Local Law #2 of 2008 
 

Local Law #2 of 2008 was proposed to create a ―Development Incentive 
Bonus Overlay District (DIBOD)‖ in the Village’s downtown area, but was 
not finished based on concerns from the public regarding its impacts.  It is 
briefly discussed here in this evaluation noting that it is currently in draft 
form and is likely to change, but is also an integral piece of consideration 
within the Downtown Master Plan.   
 
The DIBOD is proposed to be an overlay district that would essentially 
extend 1,000 feet off of Main Street to the east and west, bounded to the 
north 1,000 feet north of the LIRR and bounded to the south to the Village 
boundary.  The purpose is stated as a ―system of incentive bonuses…to 

                                                 
3
Village Zoning Code §105-109B(9) and (10). 
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advance the Village’s specific physical, cultural and social policies in 
accordance with the Village’s comprehensive plan and in coordination with 
other community planning mechanism or land use techniques.‖  A list of 
various smart-growth mechanisms is then listed.     
 
The local law describes the types of amenities and facilities that could lead 
to the granting of incentive bonuses: 
 Open space, parks, and recreation facilities 
 Streetscape amenities 
 Landscaping 
 Road improvements 
 Water and sewer system improvements 
 Other specific physical, social, or cultural amenities 
 Cash in lieu of amenity or facility 

 
The local law then describes the types of incentive bonuses: 
 Increased density 
 Increased coverage 
 Increased floor area ratios 
 Decreased parking requirements 
 Increased building heights 
 Decreased required setbacks 
 Varied topographical changes, open space, and permissible uses 

 
The local law then lists some of the criteria for approval, other procedures, 
and the limitations that would apply to a subject development.  These 
limitations include: 
 The maximum building height within 25 feet off of Main Street would be 

the lesser of 3.5 stories or 50 feet 
 The maximum building height greater that 25 feet off of Main Street 

would be the lesser of 4.5 stories or 50 feet 
 The maximum density for multiple-family dwellings would be up to 75 

units per acre 
 The minimum parking for retail or office would be one space per 350 

square feet of retail or office use  
 The minimum parking for residential would be one space per 

residential unit 
 

The local law then goes on to list the special permit uses that would be 
allowed (which would be in addition to the uses permitted in the underlying 
district): 
 Single-family homes 
 Commercial surface parking lots 
 Laboratories 
 Fast food establishments 
 Research facilities 
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 Stadiums and sports facilities with over 10,000 seats 
 Grocery stores over 10,0000 (note the extra zero) square feet 
 Multiple dwelling units and mixed use buildings 

 
While this proposed local law is based on the rationale of focusing 
development in the downtown area, there are a number of potential issues 
with the proposed draft. 
 It appears that it takes portions of text from other parts of the zoning 

code, which may be duplicative 
 The extent of the area upwards of 1,000 off of Main Street and the 

LIRR may be too broad, as it reaches into the Village’s residential 
neighborhoods 

 The allowance of all underlying uses and some of the listed special 
permit uses do not appear to be appropriate uses for Main Street 

 The limitations, which focus on height, density, and parking, are 
confusing, especially maximum heights, which allow greater heights 
the further off of Main Street.  In addition, the heights and densities are 
large and may not be appropriate for the Village. 

 The ability for a developer to pay cash in lieu of actual amenities or 
facilities may not serve as the best incentive to create a ―Cool 
Downtown.‖ 

 The incentives could be expanded to include green elements. 
 

In the end, it is suggested that the proposed DIBOD be re-evaluated, 
especially in light of some of the other recommendations listed in this 
report. 

 

F. Key Challenges and Opportunities – Conclusions and Initial 
Suggestions 

 

 Re-consider zoning district boundaries and applicability to particular 
parcels. 

 Differentiate between the Business D District along Fulton Street and 
Main Street by creating a new district along Main Street, possibly by 
altering the proposed DIBOD. 

 Permit mixed-use apartments above retail/office along Main Street, 
perhaps as a special permit use, by clarifying the residential language 
in the Business D District. 

 The zoning code is not accessible on the Internet (in fact only portions 
of the village code are accessible on the Village’s website).  Many 
codes are available, whether on local websites or clearinghouses such 
as GeneralCode.com, making it easier for developers, citizens, and 
government to access the regulations of a municipality and better 
understand what type of development is permitted in the municipality.  
Therefore, the zoning code should be posted online at 
GeneralCode.com.  The full village code could be posted as well. 

 Review residential FARs; Develop commercial FARs, especially for 
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Main Street. 
 Allowable densities, FARs, and heights along Main Street should be 

re-examined in congruence with the other findings and 
recommendations for downtown. 

 As will be noted in the Urban Design section of this report, there is a 
variety of façade and sign treatments in the Village, especially along 
Main Street.  This variety, while providing some distinction and visual 
interest, also prevents a cohesive aesthetic for the downtown area.  
Many municipalities have design guidelines, whether in their zoning 
codes or as a separate document, to help provide their commercial 
areas with a more coherent aesthetic.  Therefore, design guidelines 
should be established for commercial areas.  Especially on Main 
Street, the facades, signage, and design of structures is a mixture of 
styles that create a disjointed and unattractive aesthetic.  By 
establishing guidelines that will provide for a coherent aesthetic, the 
Main Street corridor will become a more inviting destination.  

 Many municipalities are ―going green‖ by adding green elements or 
incentives to their codes.  The Village’s codes currently do not have 
many green elements or incentives.  The Town of Babylon has 
received national exposure from its Green Building Certification and 
other ―green‖ elements.  For example, the Town pays the upfront cost 
of upgrades performed by Town-licensed contractors to improve the 
efficiency and sustainability of the energy use of homes and then 
allows the homeowners to repay the town over a specified time.  Many 
times, the cost of the improvements save the homeowners money on 
energy to the extent that while they are paying back the Town for the 
upgrades, they are still experiencing a positive net cash flow.  County 
Executive Tom Suozzi has stressed sustainability and green with such 
programs as ―Cool Downtowns‖ and ―Green Levittown.‖  Therefore, 
incorporate green elements and incentives into the village and zoning 
codes.  By ―going green‖ the Village could not only emulate Babylon, 
but become the model for a ―Cool Downtown.‖ 

 Since a use, lot, and bulk table does not currently exist within the 
zoning code, the use, lot, and bulk table developed as part of this 
analysis should be integrated as an attachment to the zoning code. 

 There are no provisions for affordable/inclusionary zoning within the 
Village, outside of its mention alongside other amenities in the 
Business D District residential townhouses special permit use (§105-
79.N.(2)(e), as ―socially responsible and preferred housing such as 
senior, work-force or next-generation housing‖).  Therefore, include 
affordable/workforce/next-generation housing or inclusionary zoning in 
the zoning code to cover all non-single-family residential development.   

 Better define and outline the development bonuses provided for in the 
zoning code. 

 The parking regulations for all districts could be evaluated as to their 
applicability to the respective district and the proximity to potentially 
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shared parking within the Village.  Main Street should be a main focus 
as there are several large parking lots that can be used to provide 
shared parking for the uses fronting on Main Street. 

 Finally, during the visioning process the idea of a Neighborhood 
Conservation District was discussed.  The likely purpose of such a 
district would be to protect the residential character of Farmingdale’s 
neighborhoods.  It appears as if the Village changed its focus in 2008 
from to influencing development along Main Street through Local Law 
#2 of 2008.  It can be argued that the focus on Main Street is intended 
to produce the same result – protection of the quality of life and 
character of Farmingdale’s residential neighborhoods. 
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A. CDBG-Eligibility and Housing Affordability 
 

CDBG-Eligibility 
Due to particular census tracts and block groups containing a percentage 
(equal to or greater than 35.8 percent) of low and moderate-income 
families (defined as those families with incomes less than 80 percent of 
the median family income for the Nassau-Suffolk PSMA), certain areas 
within the Village are eligible for Community Development Block Grant 
(CDBG) assistance.  CDBG-eligible census tracts and block groups are 
depicted in Figure 20, CDBG-Eligible Census Tracts and Block 
Groups. 
 
The CDBG program is run by the United States Department of Housing 
and Urban Development (HUD).  The primary objective of the CDBG 
program is the development of viable communities, by providing decent 
housing and a suitable living environment, and expanding economic 
opportunities, principally for persons of low-and moderate income.  Funds 
must be used so as to give maximum feasible priority to activities which 
will carry out one of the three broad national objectives of:  
 Benefit to low-and moderate income families; 
 Aid in the prevention or elimination of slums or blight; or,  
 Activities designed to meet other community development needs 

having a particular urgency because existing conditions pose a serious 
and immediate threat to the health or welfare of the community where 
other financial resources are not available to meet such needs. 

 
The following activities may be funded by the CDBG program, so long as 
they meet one or more of the national objectives stated above. 
 Acquisition of real property by purchase, long-term lease (15+ years), 

donation or otherwise, of real property for any public purpose, subject 
to limitations. 

 Disposition of real property acquired with CDBG funds through a lease 
or donation, or otherwise; or its retention for public purposes. 

 Acquisition, construction, reconstruction, rehabilitation, or installation of 
public facilities and improvements, except buildings for general 
conduct of government (e.g., roadway improvements, improvements to 
infrastructure). 

 Clearance, demolition, and removal of buildings and improvements, 
including movement of structures to other sites. 

 Provision of public services (including labor, supplies and materials) 
such as those concerned with child care, health care, education, job 
training, public safety, fair housing counseling, recreation, senior 
citizens, homeless persons, drug abuse counseling and treatment, and 
energy conservation counseling and testing. 
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 Removal of material and architectural barriers which restrict the 
mobility and accessibility of elderly or handicapped persons to publicly 
owned and privately owned buildings, facilities, and improvements. 

 Rehabilitation of privately and publicly owned buildings and 
improvements for residential purposes. 

 Rehabilitation of publicly or privately owned commercial or industrial 
buildings, except that the rehabilitation of such buildings owned by a 
private for profit business is limited to improvements to the exterior of 
the building and the correction of code violations. 

 Improvements to buildings to increase energy efficiency. 
 Rehabilitation, preservation, or restoration of historic properties. 
 Provision of credit, technical assistance, and general support (including 

peer support programs, counseling, child care, transportation, etc.) for 
the establishment, stabilization, and expansion of micro enterprises.  A 
micro enterprise is a business with five or fewer employees, one or 
more of whom owns the business. 

 Provision of assistance to private for profit business where appropriate 
to carry out an economic development project.  Any project funded 
must be able to document the creation or retention of a certain number 
of jobs, depending on the type of project proposed. 

 
There are a number of activities listed above that appear to be 
appropriate, based upon the existing and potential opportunities in the 
Village of Farmingdale, especially noting the observations and 
recommendations put forth in other sections of this report.  For example, 
one of the recommendations of the zoning section of the report is to 
incorporate ―green‖ building regulations into the zoning code.  The 
implementation of such a recommendation in new construction and 
rehabilitation could be covered as a CDBG-eligible activity.  In addition, it 
has been stated that the Village could house smaller start-up businesses – 
equivalent to ―micro enterprise‖ listed above.  Again, support and 
assistance to such enterprises could be covered under the CDBG 
program.  The Village currently is utilizing CDBG funds for improvements 
to public parking lots and walkways in the Village, including design work, 
installation of energy efficient street lighting, and trees in the downtown 
area.     
 
As is typical of other smaller villages on Long Island, the Village of 
Farmingdale is part of the Nassau County Urban County Consortium and 
relies on Nassau County to administer program activities.  Currently the 
Village Administrator, Mayor, and Deputy Clerk/Treasurer coordinate with 
the County on the CDBG program.  It is recommended that the Village 
assign a full-time planning or community development individual to be the 
point-person to coordinate with the County on CDBG activities.  In this 
way there would not only be a greater understanding and exchange of 
information, but it could allow the Village to advocate for additional funding 
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and community development opportunities, including some of the 
recommended activities mentioned above. 
 
Housing Affordability 
Although many activities are eligible for funding under the CDBG program, 
one of the most important is the creation of additional affordable housing 
opportunities.  As with communities throughout the United States, 
including Long Island, housing in Farmingdale has become more 
expensive and housing affordability is a major concern, especially for 
young professionals, seniors, public service employees.  The result is that 
many citizens, including younger adults, cannot afford to remain in the 
community.  Another result is the proliferation of illegal apartments.  
Besides being illegal, such apartments tend to be in poor condition and 
result in an overabundance of calls to local police and code enforcement 
officials.  The Village has tried to address this, partially through the 
provision of density bonuses for the inclusion of a percentage of affordable 
townhouses within any townhouse development in the Business D District.  
This same method is proposed to be used in the proposed ―Development 
Incentive Bonus Overlay District (DIBOD)‖.  There are currently 174 
affordable housing units in the Village, which represents 5.1 percent of all 
units in the Village: 
 Hardscrabble Apartments – 80 senior units 
 Woodbridge at Farmingdale – 28 senior units 
 Woodbridge II – 62 senior units 
 Ferrante (Fulton Street) – 4 planned next-generation units 
 
As with most of the affordable housing on Long Island, these affordable 
housing units are predominately senior. 
 
In addition to the creation of physical units, issues of housing affordability 
can also be addressed through rental assistance.  The Nassau County 
Housing Choice Voucher Program (Section 8) is one of the major funding 
sources used by the County to assist those extremely low and low-income 
families that cannot find decent, safe housing or that are currently paying 
in excess of 30 percent of income for housing.  This program gives the 
family the opportunity to choose affordable housing of their choice 
anywhere in the County.  The Nassau County Office of Housing and 
Homeless Services administers the County’s Housing Choice Voucher 
Program, as well as the programs for the smaller Villages of Farmingdale, 
Island Park, and Sea Cliff.  In the Village there are 20 Authorized Housing 
Choice Vouchers.   
 
Despite these incentives and programs, affordable housing options remain 
limited within the Village, and there is further concern that new 
development and improvements to the downtown area will further 
exacerbate the lack of options.  Therefore, it is important that housing 
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affordability be considered for all new development within Farmingdale.  
Further, the replacement of illegal apartments that currently serve as 
affordable housing options with new affordable housing should be 
promoted and coordinated.  Finally, the Village should coordinate with 
Nassau County to tap into CDBG and other funds that can help promote 
housing affordability and affordable housing policies.  As part of the 
Nassau County Urban County Consortium eligible to receive CDBG funds, 
the Village may also be eligible to receive substantial funds for the 
development of affordable housing through the HOME program. 
 

B. Cultural and Historic Properties 
 

The Village of Farmingdale contains one structure that is listed on the 
National Register of Historic Places – the LIRR Station.  The station is 
located along the Main Line (Ronkonkoma Branch) of the LIRR.  
Farmingdale Station was originally built on October 15, 1841, when the 
LIRR first went through the Village.  It was rebuilt in July 1875 and again in 
1890.  On November 13, 1991 it was listed on the National Register of 
Historic Places.  As such it is afforded special protection and benefits. 
 
The Village also contains a number of structures that have local 
significance and help to characterize the Village, including (but not limited 
to): 
 Village Hall/Fire Department 
 St. Kilian’s Roman Catholic Church 
 Thomas Powell House 
 Quaker Meeting House 
 360 Main Street – formerly the ―Farmingdale‖ (movie theater) and now 

law offices for Grey and Grey 
 31 Rose Street – Christopher and Carolyn Beierling residence, built in 

1917 
 

Four properties, the LIRR Station, Village Hall/Fire Department, St. 
Kilian’s, and 360 Main Street are within the downtown area.   
 
 
 
 
 
 
 
 
 
 
 

LIRR Station  Village Hall/Fire Department  St. Kilian’s  360 Main Street  
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Any redevelopment of the downtown area should ensure, to the extent 
possible, the preservation of these properties.  In addition, the Village 
should continue to work with the Bethpage-Farmingdale Historical Society 
to identify and preserve historic properties.   

 
C. Open Space and Recreation 
 

As was described in the Urban Design section of this report, open space 
and recreational areas play an important role for communities, especially 
in downtown areas.   
 
The Village of Farmingdale is a built-up community with a limited number 
of passive and active recreation resources, parks, and playgrounds.  
Further, these open spaces are smaller in size. 
 The primary civic space for the Village is the Village Green, located 

adjacent to Village Hall/Fire Department.   
 There is a small park at the intersection of Melville Road and Main 

Street that acts as a gateway entrance to the Village.   
 The Village owns a small parcel along Elizabeth Street, just south of 

South Front Street.  Due to its size, location, and lack of amenities or 
markings, this Village-owned greenspace is not utilized by the public. 

 There is also small hardscaped pocket park at the entrance to Parking 
Field 3;   

 
Due to the limited amount of open and recreational space within the 
downtown area, the creation of new open space and improvement to 
existing open space should be encouraged.  The Urban Design section of 
this report discusses many initial suggestions. 
 
It should be noted that the largest open space/recreational area in the 
vicinity of the downtown area is the ballfields and track of the Weldon E. 

Howitt Middle School.  Currently, however, this 
resource is underutilized due to concern from the 
School District about general public use.  It is 
recommended that the Village coordinate with the 
School District to remove such concern and allow 
public use of the ballfields and track outside of 
school hours. 

 
Three other parks are located nearby to the downtown area: 1) Ellsworth 
W. Allen Town Park south of the study area on Heisser Lane and Motor 
Avenue, 2) Bethpage State Park north of the study area off of Merrits 
Road/Quaker Meeting House Road/Bethpage Road, and 3) Michel Park 
east of the study area off of Michel Drive. 
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D. Key Challenges and Opportunities – Conclusions and Initial 
Suggestions 
 
In sum of these other observations regarding CDBG funding and housing 
affordability, cultural and historic properties, and open space and 
recreation, the following conclusions and initial suggestions can be made: 
 In order to tap into CDBG and other funding, the Village should assign 

a full-time planning or community development individual to be the 
point-person to coordinate with the County.  This could help in 
promoting housing affordability in the Village.   

 Amenities, such as open space and housing affordability should be 
considered for all new development within Farmingdale.   

 The creation of open and recreational spaces should be encouraged in 
the downtown area, whether as amenities provided by a private 
developer, through public/private partnerships, or through public 
investment.  The Village should coordinate with the School District to 
allow public use of the Weldon E. Howitt Middle School ballfields and 
track outside of school hours. 

 The Village should continue to work with the Bethpage-Farmingdale 
Historical Society to identify and preserve historic properties.  Any 
redevelopment of the downtown area should ensure, to the extent 
possible, the preservation of these properties. 
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As described throughout this report, downtown Farmingdale contains many of the 
elements that are necessary to be a ―cool downtown.‖  It also faces a number of 
challenges to fulfilling that objective.  These challenges, however, also present 
tremendous opportunities for the community for redevelopment and re-growth.  The 
challenges and the opportunities, as well as initial suggestions as to how to respond to 
the challenges and take advantage of the opportunities, were developed based on our 
assessment of the existing and emerging conditions within downtown Farmingdale, as 
well as the various meetings with the Village, and were presented in this report.  The 
Downtown Master Plan, to follow, will vet these challenges, opportunities, and further 
expand upon the suggestions and will, ultimately, provide specific recommendations for 
an improved downtown Farmingdale.  What follows is a summary discussion of the key 
challenges and opportunities, as well as some of the key initial suggestions. 
 

A. Economic Conditions and Market Trends 
 

Key Challenges and Opportunities 
 High Rental Rates, Large Store Floor Plates, and Landlord Issues 

– Rental rates are high relative to the amount of pedestrian traffic and 
sales revenues.  Large store floor plates increase overall monthly rents 
and discourage small retailers from locating in the Village.  A number 
of building owners are absentee and/or have not taken an interest in 
their property either in terms of general maintenance or choice of 
tenant. 

 Inconsistent Display Standards – Merchandise and display 
standards are inconsistent, as is the quality of goods being sold. 

 Presence of Non-Retail Uses – Non-retail uses negatively impact the 
overall shopping experience. 

 Nearby Competition – Competition exists from nearby regional malls 
and Route 110 retailers.  However, existing restaurants, The Chocolate 
Duck, Runner’s Edge, and Infinite Yarns are destination retailers that 
bring in non-Farmingdale residents. 

 Developer Interest – Recent proposals from developers indicate that 
Farmingdale is ―on the radar screen‖ for development. 

 Proximity of Main Street to LIRR Train Station – Main Street is 
within walking distance of the train station which provides an expanded 
customer base for retailers and more retailer stores and merchandise 
offerings for consumers.  However, visual and physical connections 
between Main Street and the train station are poor. 

 Proximity of Main Street to Farmingdale State College – The 
proximity to Farmingdale State College provides additional retail, 
service, and residential potential. 

 
Initial Suggestions 
 Mandate ground floor retail uses.  In order to improve retail activity in 

the downtown area, new development, or major alternations along 



 
Summary of Key Challenges and Opportunities 

 

Existing and Emerging Conditions Report  Page 97  

Main Street must include ground floor space that is leased for retail 
uses only, not office.  Additionally, any residential development near 
the train station must include ground floor retail in order to provide a 
continuous retail link to Main Street.   

 Pursue mixed-use development around the LIRR train station.  Options 
for mixed-use TOD around the train station, including residential, retail 
and small office uses, should be actively pursued.   

 Encourage diversity of storefronts and uses of sidewalks to enhance 
shopper experience.  Another method of adding vitality to the street 
would be to permit sidewalk cafes for sit-down, table service 
restaurants.  Also important, retail within new developments should not 
be more 1,500 square feet, with varying square footage and 
storefronts.  This will help create a healthy economic environment for a 
range of businesses. 

 Provide pubic incentives and activities.  The Village may also consider 
pursuing County and State funding for small business training and 
storefront improvements.  Public festivities such as festivals, parades 
and other special events can also be used to promote Village retail. 

 Proactively market downtown Farmingdale shops and services.  A 
marketing plan should be developed for the area to target a mix of 
destination stores and local serving convenience offerings.  A tailored 
marketing package highlighting Farmingdale should be provided to real 
estate brokers and retailers.   

 Reach out to Farmingdale State College.  The Village should develop a 
working relationship with Farmingdale State College and partner very 
closely to increase their usage of Village retail and possibly residential.   

 
B. Transportation and Parking Conditions 

 
Key Challenges and Opportunities 
 Moderate Traffic Volumes – Existing traffic volumes in the downtown 

area are moderate, not excessive, so there could be capacity to 
accommodate additional traffic, although there could also be potential 
issues at Main Street’s key intersections with Conklin Avenue, with 
Front Street, and with Fulton Street that may need to be examined. 

 Limitations on Improvements to Traffic Flow – Improvements can 
be made to traffic flow, but the narrow curb-to-curb width along Main 
Street with parking allowed on both sides is a significant impediment.  
Improving the pedestrian environment should also be considered. 

 Available Municipal Parking – Existing parking surveys indicate that 
approximately half of the approximately 1,200 parking spaces available 
within the four municipal lots, the Waldbaum’s parking lot, and along 
Main Street between South Front and Fulton Streets are occupied 
during weekdays and the weekend, thus leaving additional parking 
available to help accommodate future parking demands. 
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 Limited Weekday LIRR Parking – On the other hand, the LIRR 
parking lots are nearly fully utilized at peak times on weekdays (even 
under current adverse economic conditions), so more residential 
development with at least some workforce orientation to Manhattan 
and Downtown Brooklyn will create demand for more parking at the 
station unless new residential development is focused within a 
convenient walking distance of the station. 

 
Initial Suggestions 
 Evaluate if development of available parcels in the downtown area will 

generate vehicular traffic that could significantly affect flow conditions 
along Main Street. 

 Evaluate if new development will generate a need for parking that 
cannot be accommodated within available parking facilities or on-street 
along Main Street, thus requiring the addition of more parking 

 Improve pedestrian conditions along Main Street, including the Main 
Street/Fulton Street intersection and consider possible reconfiguration 
of parking along Main Street. 

 Re-examine the parking requirements put forth in the zoning code.  
These should be re-examined along with other Village parking policies. 

 
C. Infrastructure 

 
Key Challenges and Opportunities 
 Flooding Issues – Concerning stormwater management, there is 

sufficient capacity within the Village; however, there are a number of 
locations that experience flooding.   

 Need for Fourth Water Supply Well – The continued increase in 
building and population in the coming years will require for the Village 
to need a fourth well.  This is due to the fact that, if one of the three 
wells shutdown or if the Village happens to have a very heavy usage 
during a major fire event, a shortage of water supply may result.  
Further, there appears to be minimal water capacity to handle fire 
emergency.  Finally, the possible impact of volatile organic 
contaminants to Well 1-3 by as early as 2022 is an issue for concern.   

 
Initial Suggestions 
 Examine ways to reduce or eliminate flooding issues.  Village DPW, 

H2M, and NCDPW are currently examining ways to reduce or 
eliminate these flooding issues and should continue to do so.  
Regardless of any alternative solutions, it is important that proper 
maintenance of the existing drainage structures is done on a regular 
basis to avoid any flooding issue.   

 Continue to examine the possibility of providing a fourth water supply 
well to not only deal with some of the current concerns, but also to 
allow for any additional future increases in development or population 
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 Stay informed as to what the regulatory agencies are proposing to deal 
with the possible impact of volatile organic contaminants by 2022.  It is 
important that all regulatory agencies continue to have a regular 
monitoring, assessment of the plume, and come up with alternative 
solutions to resolve this problem as early as possible.   

 Replace electronic equipment for the pumping facilities.  The original 
electronic equipment for the pumping facilities has been breaking down 
more frequently in the past few years.  One of the first pieces of 
equipment that needs to be replaced is the telemetering equipment.  

 
D. Urban Design 

 
Key Challenges and Opportunities 
 Urban Form – Although downtown Farmingdale contains the typical 

―main street‖ urban form, some of the key intersections (e.g., Main 
Street and Conklin Street, Main Street and Front Street) and gateways 
(i.e., LIRR train station) are not architecturally well defined or utilized. 

 Lack of Identifiable Architectural Character and Form – Downtown 
Farmingdale does not have an identifiable architectural character.  
Rather, the downtown is comprised of many diverse building types and 
architectural styles.  Two elements contribute to this lack of identity: 
First is the obscuring of extant architectural character in many of the 
higher quality buildings in the downtown.  Second is the loss of a 
traditional architectural vocabulary in newer buildings in the downtown 
and/or in older buildings that have been retrofitted or renovated.   

 The Pedestrian Environment Can Be Improved – The pedestrian 
experience along Main Street contributes positively to Farmingdale’s 
small downtown character.  However, elements of this experience, 
including pedestrian enclosures, sidewalks, program of uses, street 
trees, street furniture, fencing, and utility lines could be 
altered/enhanced to improve this experience. 

 Signage is Uncoordinated – Downtown Farmingdale contains a wide 
variety of signage.  In an environment with so many signs, each 
competes for attention (and also with the architecture), instead of 
conveying a message simply and effectively.  This detracts from 
creating a unified Main Street appearance, which would help define a 
more positive downtown character.   

 Conditions in the Parking Fields Can Be Improved – From a design 
standpoint, conditions observed at the parking areas suggest a range 
of opportunities from improving their appearance to allowing for limited 
infill development.  Further, the transition from the parking fields to 
Main Street, as well as to the adjacent residential areas, is not 
functioning to its potential from an aesthetic point of view.   

 Limited Open Space – Open space and parkland account for less 
than 2% of land area in the Village of Farmingdale.  Many of the 
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existing spaces are currently underutilized and there are opportunities 
to create new open space. 

 
Initial Suggestions 
 Develop and adopt comprehensive set of formal design guidelines to 

supplement zoning in the downtown.   
 Improve urban form through a tiered approach to density, allowing 

more FAR in the downtown generally and encouraging on Main Street 
new development in key areas and on key sites in the downtown. 

 Improve urban form by creating a strong and intentional pedestrian 
connection between the LIRR station and downtown.  This could be 
supported by new infill development along Parking Field 3’s frontage 
along South Front Street. 

 Improve architectural character in the downtown through façade 
improvements and by improving and better regulating signage in the 
downtown area. 

 Improve the pedestrian environment in downtown by relocating office 
uses to the second floor along Main Street, relocating the utility lines 
along the east side of Main Street to the rear of the existing 
commercial development, and encouraging more residential 
development in the downtown. 

 Improve the existing parking fields with new plantings and trees, 
islands, internal pedestrian walkways and new formal entry features.  
Parking fields should also be effectively screened from adjacent 
residential uses. 

 Improve existing open space in the downtown by redesigning the 
Village Green to have a stronger presence on Main Street and improve 
the pocket park at the entry to Parking Field 3.  

 Create new open space in the downtown through a new multi-
functional linear green space (with hardscape) between the backs of 
buildings along the east side of Main Street.  This could extend from 
the Village Green to South Front Street and provide space for 
restaurants and bars to provide outdoor dining and for regular Village 
events such as craft fairs and a farmers’ market.  

 Create a new station green at the LIRR station to welcome visitors and 
improve the connection between the station area and downtown.  This 
could be included as part of any proposed transit oriented development 
in the station area.  This connection to downtown could be supported 
by new landscape improvements to South Front Street. 
 

E. Zoning 
 

Key Challenges and Opportunities 
 Purpose and Intent of the Zoning Districts Are Unclear – The 

zoning code does not provide a purpose or intent for most of the 
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zoning districts.  This, in part, has led to a disjointed zoning pattern 
throughout the Village. 

 Zoning Along Main Street Needs to be Re-Evaluated – Currently, 
the Business D District applies the same to both Main Street and 
Fulton Street, which present very different commercial environments.  
In addition, some of the uses permitted along Main Street are not 
appropriate in a pedestrian-oriented, downtown setting.   

 Multiple-Family Residential Needs to be Better Defined – There is 
the lack of clarity concerning multiple-family dwellings – both what it is 
and where it is permitted.  Currently, the only type of multiple-family 
residential use permitted along Main Street is townhouses. 

 Parking and Loading Issues – The standards currently provided in 
the zoning code for parking are, for the most part, too high for a 
downtown environment.  Further, the loading requirements do not 
distinguish between the downtown and non-downtown environment. 

 Proposed Local Law #2 of 2008 – Local Law #2 of 2008 was 
proposed to create a ―Development Incentive Bonus Overlay District 
(DIBOD)‖ in the Village’s downtown area, but was not finished based 
on concerns from the public regarding its impacts.  While the rationale 
behind this law, to focus development in the downtown area, is an 
important one, the specifics within the proposed text have not been 
fully worked out yet.      

 
Initial Suggestions 
A number of initial suggestions were provided in the Zoning section, some 
of the key suggestions related to the zoning code include: 
 Re-consider zoning district boundaries and applicability to particular 

parcels. 
 Differentiate between the Business D District along Fulton Street and 

Main Street by creating a new district along Main Street, possibly by 
altering the proposed DIBOD. 

 Permit mixed-use apartments above retail/office along Main Street. 
 Re-examine allowable densities, FARs, heights, and incentive bonuses 

along Main Street in congruence with the other findings and 
recommendations for downtown. 

 Incorporate green elements and incentives into the village and zoning 
codes.   

 Include affordable/workforce/next-generation housing or inclusionary 
zoning in the zoning code to cover all non-single-family residential 
development.   

 Evaluate the parking regulations for all districts as to their applicability 
to the respective district and the proximity to potentially shared parking 
within the Village.   
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F. Other Observations 
 

Key Challenges and Opportunities 
 CDBG-Eligibility – Certain areas within the Village are eligible for 

CDBG assistance.  Although the Village is currently utilizing CDBG 
funds for improvements to the public parking lots and walkways in the 
Village, there are a number of other CDBG-eligible activities that 
appear to be appropriate for the Village.  

 Limited Affordable Housing Opportunities – Despite the various 
incentives and programs utilized and offered by the Village, affordable 
housing options remain limited within the Village, and there is further 
concern that new development and improvements to the downtown 
area will further exacerbate the lack of options.     

 Presence of Historic Properties – Four historic properties, the LIRR 
Station, Village Hall/Fire Department, St. Kilian’s, and 360 Main Street 
are within the downtown area.   

 Limited Open Space and Recreational Resources – The Village of 
Farmingdale is a built-up community with a limited number of passive 
and active recreation resources, parks, and playgrounds.  Currently, 
the largest recreational resource in the vicinity of the downtown area, 
the ballfields and track of the Weldon E. Howitt Middle School, is 
underutilized due to concern from the School District about general 
public use.   

 
Initial Suggestions 
 Assign a full-time planning or community development individual to be 

the point-person to coordinate with the County in order to tap into 
CDBG and other funding.  This could help in promoting housing 
affordability in the Village.   

 Consider amenities, such as open space and housing affordability for 
all new development within Farmingdale.   

 Encourage the creation of open and recreational spaces in the 
downtown area, whether as amenities provided by a private developer, 
through public/private partnerships, or through public investment.  The 
Village should coordinate with the School District to allow public use of 
the Weldon E. Howitt Middle School ballfields and track outside of 
school hours. 

 Continue to work with the Bethpage-Farmingdale Historical Society to 
identify and preserve historic properties.  Any redevelopment of the 
downtown area should ensure, to the extent possible, the preservation 
of these properties.   
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Appendix A – Sanitary Sewer System 
 



 

 

 
 
 
 
 
 
 
 
 

Appendix B – Water Supply 
 



 

 

 
 
 
 
 
 
 
 
 

Appendix C – Stormwater 
 



 

 

 
 
 
 
 
 
 
 
 

Appendix D – Electricity 
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