DOWNTOWN FARMINGDALE 2035

/ . N ?;::}__
| | -FARMINGDALE ?ﬁa‘.‘“

F | \ ésﬁ :

A DOWNTOWN MASTER PLAN
November 2011







Vibage Adminiswds 0=

((/1 L‘[ g e f g d-a/ [e Village Clerd k/'fvmswﬁ
wain SY eef . V\\'mmgth\ Hew Yotk 11732 Brian Har
« Farc? 51624 359 Village At
Yevin M. Walsh
den of Public Warks

Wherso?
Georat . Grarkie
PO, Box 7120 T
Tel: 6—149
; df\\ v\\’\g.g\‘ com
iuptﬂmen
An ow Fe Fisch

Teusiees

paiph &
Cheryt 1. P

’\1‘;-1

™o ovembers 2011

Deat Residents and property
1 gives me great pleasure 10 prescnt
%axmmgda\e {t has beed six years since the i
i a series © of meetings with out pesidents and commetc‘xa& property owni g
o Visio oning eport, 1 became evident at ppdating our Master Plan wonld vital
1 m Alization © of our DO swptown 23 well a3 pmvide for proper future dcve\opmen\ in our yillage-
axt Growth prineipies o the red velopment of out DownioWn and
DY cqmme ODYIOUS that not o8 y our buil meg codes
L jnmense mcred'm\y, even int cse
ants from the
is jost

our village:

1 want m t‘nank

ypeartfelt {nanks has 1o be gY@ 0
countless ho' ‘“behind \h@ seenes ©
poard MY mbet cs, Village > and all OuT yest

gineerely:






DOWNTOWN FARMINGDALE 2035

A DOWNTOWN MASTER PLAN
November 2011

Prepared for:
Village of Farmingdale Board of Trustees
Downtown Farmingale Revitalization Committee

Prepared by:
VHB Engineering, Surveying and Landscape Architecture, P.C.
with assitance from:
Eng-Wong Taub & Associates
Economics at AECOM
Holzmacher, McLendon & Murrell, P.C.
HR&A Advisors, Inc.
Nelson & Pope
Paulus, Sokolowski and Sartor, LLC



ACKNOWLEDGEMENTS

HON. GEORGE H. STARKIE, MAYOR

Hon. Patricia A. Christiansen, Deputy Mayor
Hon. Cheryl L. Parisi, Trustee
Hon. Ralph Ekstrand, Trustee
Hon. William A. Barrett, Trustee

DOWNTOWN FARMINGDALE REVITALIZATION COMMITTEE
Deborah Podolski, Chairperson

Kevin Bagnasco
John Capobianco
Joe Carosella
Laura Coletti
Dylan Cruthers
Frank DeStefano
Tim Dillon
Joe Diurno
Chuck Gosline
Tom Lavin
Jim Orobona
Nick Parisi
Joe Schweitzer
Seymour Weinstein
Hon. Patricia Christiansen, Deputy Mayor
Hon. Ralph Ekstrand, Village Board of Trustees

CONSULTANTS

VHB ENGINEERING, SURVEYING AND LANDSCAPE ARCHITECTURE, P.C.
Eric Zamft, AICP
Jonathan Matrtin, Ph.D.
John Saccardi, AICP

ENG-WONG TAUB & ASSOCIATES
ECONOMICS AT AECOM
HOLZMACHER, MCLENDON & MURRELL, P.C.
HR&A ADVISORS, INC.

NELSON & POPE
PAULUS, SOKOLOWSKI, AND SARTOR, LLC



V.

TABLE OF CONTENTS

Introduction and OVEIVIEW............ceevicccieri e nn e nn e I-1
000 1T I-1

I o7 110 1-2
Settlement and Development History of Farmingdale..........cccoeveirierccnccen e I-4
Downtown Farmingdale 2010: The DOWNtOWN TOAY ......cccerererrmrnerssensrnsssesssesssesssesssesssesssesssssssssssessnnss I-12
Downtown Farmingdale 2035: The Downtown as It Could Be..........cccccuvcirrierieesseessensesse s see e I-13
Role, Purpose, STrUCtUre, and PrOCESS ......cccceicirreciiicieieceecsee s e s e e e s e e s s s e s e e sn s s s e s e e s ae s e e e e I-14
Frequently Asked Questions About the Downtown Master Plan............cccoercirccinccenncccecceee e I-16
Farmingdale 2010: The Downtown Today ........cccceecvmremriccineennccsereessecneees s -1
S0CI0-ECONOMIC CONTEXL ......eeeieeeeeicicsce e s sn e n s n s ne s s s e s e e s n e nnn e s ne s nennis -1
Traffic, Parking, and Public Transportation...........cccceeceiimisessensesses e s s ennens II-5
LT Ty (1T (T PSSR 11-9
Urban Design and Community CRAraCter .........cceceereerrerrsmesseesseesssesssesssesssesssesssessssssssesssesssssssesssesssnsssenns II-10
Land Use, Zoning, and PUBIIC POLICY........ccuooeirieriierseere e e s s s s s sne e e nes II-15
Other Existing and EMerging Conditions ..........cccveoverieinersessessesses s sseesssesssesssessse s ssse s s essnesssssesness I1-21
Foundations of the Plan ...t -1
Community Values and VISION...........cceuecererierieessresssesssesssesssessesssssssessessssssssssssssssssssessssssssssssessssssessesssess -1
Existing and Emerging Conditions in Downtown Farmingdale ............cceovrrieeiescennsessense s -3
SiteS SUDJECT IO CRANGE ....coeeeeeeeee et r e nr e s n e s ne s nnenns -5
Possible Choices for Future Downtown Farmingdale...........ccceeoerimrninimnnensee s e see e s nnenns -5
Downtown Master Plan Goals and PHOMEIES ........ccueerrieiriierseessee e sse s s e s e s e s s s ssnnsnnnnns -8
Selection of Preferred Future Farmingdale SCeNario...........ccvceveersersiencsessces s -9
Downtown Farmingdale 2035 ... V-1
DOWNEOWN CONCEPL ... eeieeeeereeiirirses s se s e s e s s e snessse s sae s s e s s sn e s e e s e e s s e s s e s nnennesnneneneasnnnnennneassnannnnnns V-1
Downtown Land USe @nd ZONING .......c.ccceereeeerriemresrrnseerseessseessssrsssseesseessssessssessssnesssssssssnsssssesssssnsesssnes V-7
Downtown Design Strategies/PropoSsals..........cc.cceeceriersieisessesseessessesse s e ssse s e s ssesssesssesssessssesnens IV-13
Downtown Economic Development Strategies/Proposals .........cccccueverrerreinessessesssessseesssesssesssssssssnsenns \v-47
Downtown Traffic, Parking and Transportation Strategies/Proposals..........cccccceverreriersersesssenssenseeseens IV-50
Downtown Infrastructure Strategies/Proposals .........cccuecvecerrersiensessesse s s e sssesssesssessenns IV-59
Other Downtown Strategies/Prop0oSalS.........ccueceeceerieersserssesssesssesssesssesssssssesssssssesssssssesssesssessssssssssesssess IV-61
Taking the Next Step—Implementation of the Plan ...........cccoceeerrcneennee V-1
Proposed Regulatory ChanGES.........ccucceieerrieriessiesssesseesssesssesssessse s s se s s s e ssnessnesssessesssesssessssssesssssssnanns V-1
Proposed Administrative and Procedural Changes .........cccveveevernemrnersmssessses s ssesssesssesssesssesssssssesssnnns V-9
Potential Financing of Downtown Revitalization ...........ccccveienseicirssses e V-11
] T0T L= £ A Ve (T T o T o SR V-16

Intermediate and Long-Term ACHION PIan...........oo o V-17



Figure 1
Figure 2
Figure 3
Figure 4
Figure 5
Figure 6
Figure 7
Figure 8
Figure 9
Figure 10
Figure 11
Figure 12
Figure 13
Figure 14
Figure 15
Figure 16
Figure 17
Figure 18
Figure 19
Figure 20
Figure 21
Figure 22

List of Figures

Regional LoCAtion........ccccereeriemnnninini s s I-2
STUAY AFCA.....eee et r e ne e s n e n e ne e enne I-3
TIMEIINE oo ————————— I-5
Bethpage PUIChase .........cccvrierniinni s I-6
Issues and OPPOFTUNITIES ...uuveririerrr i r e nn e e I-2
EXiStiNG LANA USE........coeiiiieiecee e II-16
Sites Subject to Change.........ccocvrerircrre s -6
Downtown Concept Plan .........cccceericieenininin e sssser e ssse e s s ssne e s ssnneenenns V-2
GAtEWAYS Plan ......ccceiceiceeciecee e V-4
0PN SPACE PlaN ..o n e n e n e V-8
Future Land USE Map ....ccvccceeerieiereniineessssseessssne s s sssnee s ssssneesssssnesssssssessssnneessnns V-9
Proposed Downtown Mixed-Use Zoning DiStriCt..........cccevevmrreerrnsenrnsennsseecneens IV-14
“Station Green” Perspective.........ccoceveernerisesssesssesssse s e s ssessse s e s e s e sssessns IV-16
South Front Street Perspective........cevivveeririeeeninineessssseesssseessssssesssssnsesssssseenns IV-17
South Front Street Connection Plan ... IV-19
Traditional Facade Elements...........ccccvriiniiniinnnes e IV-25
Downtown Sidewalks ........cccererimmnininn e —————— IV-31
Visual Clutter of Utility Lines on Main Street .........ccccveevimininninssnssseesseesseesnnens IV-33
Main Street Facade and Sign Placement Analyses .........ccccueerversersessenssennnns Iv-37
300 Main Street Facade Analysis ..........ccovrnmmnnninninnsesssss e IV-39
Parking Entrance Design CONCEPL ........cceverirrrsersminmssessns s ssessssesssssssessnnnnne IV-42

Pocket Park Design CONCEPL .......cccooerierrmrerninsese e s IV-46



|. Introduction and Overview —

Introduction

Downtown Farmingdale has all of the fundamental characteristics
of an attractive, pedestrian-friendly, active village center, including
a concentration of businesses, some of which are unique, along
Main Street. However, due to competition from malls and the
nearby Route 110 corridor, a number of vacant properties, and
inconsistencies in the “look” of Main Street, the area is faced with a
number of challenges to fulfilling its potential.

Recognizing this, the Village began a visioning process in 2006
for the Village as a whole and the downtown area specifically. In
early spring of 2009 the Village, including the Board of Trustees
and other departments, downtown interest groups, and community
residents embarked on a planning process to take the vision and
begin to provide direction for the future of the downtown area. The
result is this Downtown Master Plan.

The goal of the Downtown Master Plan is to not only highlight and
enhance the distinct characteristics of the downtown area, but to also
preserve the residential character of the Village’s neighborhoods. In
traditional master plans the focus is on the manner in which land is
to be utilized and this is expressed primarily in terms of existing and
proposed land use, with accompanying zoning recommendations
designed to implement the land use proposals over time. Land use
and zoning are certainly important components of the Downtown
Master Plan; however, Farmingdale is a built-up community with
litle vacant land. Its land use patterns were established years ago
and proposed changes will be limited to individual redevelopment
projects in and around the downtown. As a result, land use planning
alone is not the central focus of the Downtown Master Plan. Rather,
it was determined that the Downtown Master Plan should be both
broader and more focused, expanding master planning studies to
transportation, economics, infrastructure, etc., as well as including
detailed design recommendations.

downtown farmingdale 2035: a downtown master plan ——n



l. Introduction and Overview

The Downtown Master Plan has been formulated to provide a
framework for decision-making by establishing the potential build-
out of the downtown area, as well as short- and long-term goals
and recommendations for the revitalization and viability of the
downtown area. As such, the Downtown Master Plan will be the
main guide for the downtown for the Village Board of Trustees,
Planning Board, Village administration, as well as other Village
boards and departments, and will be supplemented by other
planning and policy tools extant and to be developed. However, for
the implementation of the Downtown Master Plan to be successful,
the Village must be joined in partnership by the State of New York,
Nassau County, as well as by its residents and other stakeholders.

Location

The Village of Farmingdale is approximately 690 acres and is
located at the foot of the west hills in southeastern Nassau County.
It is flanked by the unincorporated area of Old Bethpage to the
north, the unincorporated areas of Bethpage and Plainedge to the
west, the unincorporated area of South Farmingdale to the south,
and the Nassau-Suffolk County line and the Town of Babylon in
Suffolk County to the east (see Figure 1, Regional Location). It
should be noted that the high-tech office-retail Route 110 Corridor
lies approximately one mile to the east of the Village. Farmingdale
is approximately five miles from the Great South Bay and the
Atlantic Ocean. Farmingdale is served by the Long Island Rail Road
(LIRR), which provides direct service to New York City to the west
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 Westchester \
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REGIONAL LOCATION
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l. Introduction and Overview

(approximately 50 minutes) and other Long Island communities to
the east. New York City exercises profound influence, not only on
Farmingdale, but on all Long Island communities.

The downtown area, the study area for this Master Plan, is located
in the central portion of the Village, running north-south along Main
Street from Fulton Street (New York State Route 109) to Melville
Road. The study area also continues east along South Front Street/
Atlantic Avenue to the Nassau-Suffolk County line (see Figure 2,
Study Area). Although this Master Plan focuses on the downtown
area, it includes analysis, recommendations, and items that pertain
to the entire community.
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l. Introduction and Overview

Settlement and Development History
of Farmingdale

Based upon information compiled and provided by the Farmingdale-
Bethpage Historical Society, as well as other sources, a brief
description of the development history of Farmingdale is presented
below and notated in the timeline presented in Figure 3, Timeline.

IN THE BEGINNING...THE BETHPAGE PURCHASE

Farmingdale sits near the eastern end of what was the Hempstead
Plains, the vast, treeless prairie that covered central Nassau
County. Welshman Thomas Powell, a 46-year old Quaker, moved
from Huntington to Farmingdale searching for religious freedom in
1687 and purchased a 15-square mile tract of land from three Native
American tribes (Marsapeague/Massapequa, Matinecock, and
Secatogue) on October 18, 1695 for 140 English pounds sterling at
Broad Spring (present-day intersection of Quaker Meeting House
Road and Merritts Road). This is known as the “Bethpage Purchase”
(and includes what are now Farmingdale, as well as Bethpage,
Melville, North Massapequa, Old Bethpage, Plainedge, Plainview,
and portions of East and South Farmingdale). His holdings were
later increased in 1699 by the “Rim of the Woods Purchase.” The
southeast corner of the tract was called “Hard Scrabble,” and the
whole area initially took that name. One of two houses he built in
the area (Powell House, circa 1700) remained in the Powell family
for over 150 years and still stands today on Merritts Road. After
Powell's death on December 28, 1721 (or 1731), his remaining
property was divided among his fourteen children and their heirs,
and so it evolved into several farming communities. Over time, a
gristmill, a tavern, and a few other businesses were established.
Figure 4, Bethpage Purchase, courtesy of the Farmingdale-
Bethpage Historical Society, provides a map of the Bethpage
Purchase.

TRANSPORTATION TRANSFORMATION

In 1838, anticipating construction of the LIRR, Ambrose George, a
real estate speculator/land developer from Buffalo who had moved
to Hempstead in 1835, purchased a large tract of land between then

downtown farmingdale 2035 =
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l. Introduction and Overview

Bethpage and Hardscrabble. In preparation for the new railroad
line, George opened a general store on the western portion of the
property, subdivided his land and laid out streets (he named one of
the streets after his daughter, Elizabeth), and renamed the area from
the inelegant “Hardscrabble” to the more bucolic “Farmingdale.”
When the LIRR started service to the area on October 15, 1841,
it used the name Farmingdale for its latest stop on the line it was
building from Brooklyn to Greenport (eventually completed in 1844).
In 1841, the line ran from Hicksville to Farmingdale. In 1842, it was
extended further east to Deer Park. In 1841, there were two trains
a day, and the railroad also scheduled a Sunday train (which upset
some of the area’s more Sabbath-minded residents. In 1841, there
were also stagecoaches that took people from the Farmingdale
station to Islip, Babylon, Patchogue, Oyster Bay, and West Neck
(Huntington area). The Farmingdale station would become a key
stop for the LIRR, where steam locomotives could refuel and get
water, as well as for passengers and shipping (to New York City). It
would also inspire Walt Whitman to write in Brooklyniana:

THOMAS POWELL'S BETHPAGE PURCHASE

EEY TO MAP OF THE DETHPAGE PURCHARE
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l. Introduction and Overview

At Farmingdale, anciently known under the appellation of
‘Hardscrabble,” you begin to come among the more popular
specimens of humanity which old Long Island produces. (Though
we ought not to have overlooked the goodly village of Jericho, two
miles north of Hicksville - a Quaker place, with stiff old farmers,
and the native spot of Elias Hicks). Farmingdale rears its towers
in the midst of ‘the brush’ and is one of the numerous offspring
of the railroad, deriving no considerable portion of its importance
from the fact that the train stops here for passengers to get pie,
coffee, and sandwiches.

Note that for a short time (1909-1919) the Cross-Island Trolley ran
through Farmingdale from Halesite in Huntington to the dock of the
Great South Bay in Amityville, by travelling south on Broad Hollow
Road (Route 110), west on Conklin Street, south to Main Street to
the Farmingdale LIRR station.

INDUSTRIAL FARMINGDALE

Industry came to Farmingdale in 1865 when a brick works was
founded. The bricks were used for buildings as near as Garden
City and as far away as Chicago. Several other businesses soon
followed, including a lumberyard and a number of pickle factories.
In 1888 Jarvis Andrew Lattin started a pickle and sauerkraut factory
at 111 Powell Place off of Melville Road since there were already
many pickling companies established in the area. In 1894 the
factory was sold to Aaron Stern and it became the “Stern and Lattin
Pickle Company,” then “Stern and Brauner,” and eventually “Stern’s
Pickle Works.” Stern’s Pickle Works was in business until 1985,
when it was the last pickle factory on Long Island from the 1800s
to close.

FARMINGDALE STATE COLLEGE

In 1912 the New York State School of Agriculture on Long Island
(NYSSA) was established and officially opened in the fall of 1916
(now Farmingdale State College). The school represented Long
Island’s first institution of higher learning and first public college.

= ( downtown master plan




l. Introduction and Overview

BETHPAGE STATE PARK

In 1912, Benjamin Franklin Yoakum, a wealthy railroad and banking
executive from Texas, acquired 1,368 acres of land along the
northern edge of Farmingdale and into what is now Old Bethpage.
Yoakum hired Devereux Emmet to design and build an 18-hole
golf course on the land, which opened for play in 1923, and which
Yoakum leased to the private Lenox Hills Country Club. The golf
course was purchased by the State of New York, expanded, and
opened as Bethpage State Park in 1935.

AVIATION

After World War I, Long Island and the Farmingdale area became
one of the early centers of aviation in the United States:

¢ Grumman—In 1929, Roy Grumman, Jack Swirbul, and
Bill Schwendler formed the Grumman Aircraft engineering
company, eventually the Grumman Corporation. In 1931 the
company built the single-fighter aircraft XFF-1 for the Navy.
During World War II, Grumman was the major producer of
aircraft for the Navy. Grumman designed and built many fighter
aircraft, including the Hellcat and Tomcat, as well as the Lunar
Excursion Module. Before being merged into the Northrop
Corporation in 1994, Grumman designed and built the Joint
Surveillance Target Attack Radar System . Although Grumman
began in Baldwin and eventually ended up in Bethpage, from
1932 to 1937 it leased space in Farmingdale;

* Fairchild—In 1925 Sherman Fairchild formed the Fairchild
Airplane Manufacturing Corporation, which produced Fairchild
FC-1 and FC-2. Fairchild also developed the Fairchild Flying
Field, which is now Republic Airport, in East Farmingdale;

+ Seversky—In 1931,Alexanderde Seversky formedthe Seversky
Aircraft Corporation, which developed the first modern fighter
(the P-35) in 1935. The company was reorganized as Republic
Aviation in 1939 and developed the P-47, which was one of the
top fighter aircraft of World War Il. The company later produced
the F-84 and F-105. Republic Aviation was acquired by the
Fairchild-Hiller Corporation in 1965; and

downtown farmingdale 2035 =




l. Introduction and Overview

* Sperry—Lawrence Sperry established the Lawrence Sperry
Aircraft Company of Farmingdale and built a sport plane called
the Sperry Messenger.

COMMUNITY AND GOVERNMENT

In March 1842, Ambrose George donated some of his land for the
construction of the first Methodist meeting house in Farmingdale.
Until that time, the only other place of worship was the Quaker
Meeting House northwest of the Farmingdale LIRR station, which
had been established in 1741. The Quakers had originally met in
Thomas Powell’s home.

By the late 1800s, Farmingdale had five churches (Quaker Meeting
House, established in 1741; Farmingdale Methodist Church,
established in 1842; St. Thomas Episcopal Church, established
in 1895; and, St. Kilian’s Roman Catholic Church, established in
1896), two fire companies (Hook and Ladder Company No. 1; Water
Witch Engine Company No. 1), a post office (which had opened on
July 31, 1845, using the name “Farmingdale”), and dozens of retail
stores serving the surrounding farms. Hook and Ladder Company
No. 1 was organized on January 14, 1886. lts fire hall was located
at the northeast corner of Conklin and Washington Streets. In
1915 the company’s name was changed to Hook, Ladder, and
Hose Company No. 1. On April 19, 1889, the Water Witch Engine
Company No. 1 was formed. A fire house was erected on Rose
Street later that year. Some years later it moved to a larger building
on Main Street (which is now the McCourt & Trudden Funeral
Home).

The Farmingdale School District was established in 1814 and was
designated initially as the Joint School District #22 of the Towns of
Oyster Bay, Queens County, and Babylon, Suffolk County. In 1899
the eastern section of Queens County merged into Nassau County,
as the western portion became part of New York City. The School
District was renamed the Union Free School Joint District #22 of the
Town of Oyster Bay, Nassau County, and Babylon, Suffolk County.
Weldon E. Howitt, for whom the middle school on Van Cott Avenue
is named, had served as the principal of Farmingdale High School
for 26 years (1929-1945).

= ( downtown master plan n



l. Introduction and Overview

The Village of Farmingdale was incorporated in 1904 from a 4 N\
1.1-square mile portion of the jurisdiction of the Town of Oyster Table 1

Bay. In 1904, the population of the newly created village was 1,047. _Population of the
Table 1, Population of the Village of Farmingdale, presents the RlaosiciiEnningRa
population growth in Farmingdale from 1904 to the present. Population
In 1923, the Village bought a building that formerly housed a Town 1904 1,047

of Oyster Bay satellite governmental office and eventually built the ig;g ;ggz
firehouse/Village Hall on that location in January 1932. Behind 1930 3.373
the building was the three-cell jailhouse, built in 1915. Dedication 1940 3,524
was held in January 1932. Due to the construction of the new 1950 4,492
building, the Hook and Ladder Company No. 1 and the Water 1960 6,084
Witch Engine Company No. 1 were able to unite under one roof iggg 77%3%

as the Farmingdale Fire Department (they had formally merged 1990 8.022
already in 1892). A Village-owned water system was completed 2000 8,399

in 1909. Village Green was dedicated in October 1968, the result 2010 8,189

of acquisition of two properties and an open space grant from the SO EI SRS

- J

federal government. Since that time a fountain was dedicated
(Memorial Day 1972), the World Wars | and Il and Korea/Vietnam
memorials were located there (early 1980s), and a gazebo/
bandstand was completed (2005).

FARMINGDALE PUBLIC LIBRARY

On April 9, 1923, the Women’s Club of Farmingdale invited all
organizations in the community to send a representative to Jesse
Merritt’s house to form a library association. The Farmingdale Free
Library was created and received its charter from the University of
the State of New York on September 20, 1923.

The Farmingdale Free Library was housed in the Kolkebeck House
from January 19, 1924, until 1929 when it was demolished to build
the Main Street School, now Waldbaum’s. The library was then
moved into the school and combined with the school library.

The Library Trustees purchased a former bank building on the
corner of Main and Conklin Streets, and the new library opened
its doors in 1959. Two years later, a branch in South Farmingdale
was opened.

In 1990 Frank Manker of Manker’s Quality Florist sold 4.1 acres
of his property on Merritts Road to the Farmingdale Library Board
for the construction of a new state-of-the-art library. In November

downtown farmingdale 2035 =
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l. Introduction and Overview

1994 the new 60,000-square foot library was completed. The South
branch building was sold and is currently a CVS pharmacy. The
Main Street branch building was sold to Lessing’s Inc. in 1998 and
was converted into a library-themed restaurant called The Library
Cafe.

DEVELOPMENT PATTERN

In its early years, Farmingdale was primarily an agricultural
community, having a small development scattered along Main Street
and Eastern Parkway, which included retail shops, residences,
hotels, and factories. The settlement expanded in linear fashion
to the north and south, contrary to the east-west expansion along
main thoroughfares, which was characteristic of most southern
Long Island communities. The linear development was located
between the Main Line of the LIRR and the Central Branch, with a
few manufacturing establishments situated along Eastern Parkway.
About 25 percent of the Village’s land area was in this urbanized
core, with the remaining land area used for agricultural purposes.

The development of this urban core resulted from the fact that
Farmingdale was located between Amityville and Bethpage, with
Main Street being the connecting link. Because the adjacent lands
to the east and west were sparsely developed, all travel north and
south through the Village was via Main Street. The fixed circulation
pattern of the Cross-Island Trolley set the form of the core area
and made travel easier and faster for people coming from the rural
areas to shop.

The location of three farm produce processing factories north
of Conklin Street, together with the convenience of the adjacent
railroad for the transportation of products, encouraged the growth
of Farmingdale as an agricultural and trading center. The relative
nearness of manufacturing and retail areas made it possible for the
farmers to sell their produce and purchase their necessities in the
Village. The activity firmly established the area as a market place.

The commercial and industrial uses remained within the same
general vicinity, but with the passage of time, the farms gave way
to residential developments. The resultant increase in population
and density had the effect of enlarging the core area.

= ( downtown master plan

I-11
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Downtown Farmingdale 2010:
The Downtown Today

Today the Village of Farmingdale has a population of approximately
8,200 residents and is predominantly a built-out suburban
community. Census information shows that the Village has
experienced a minimal population decrease over the past 10
years. As with other areas on Long Island, the Village has seen
a decline in the young professional population (non-married or
recently married professionals in their 20s and 30s). The Village,
however, has become more diverse, with a modest increase in the
Latino population over the past twenty years. Village incomes tend
to be lower than in surrounding areas and in the County as a whole,
but are still relatively healthy.

The downtown area currently contains a mix of businesses, from
small local retail outlets to unique destination shops and restaurants.
Residential uses in the downtown area are limited; there are a few
affordable senior complexes and other multi-family/townhouse
developments in or near the downtown. In addition, there are a
number of non-conforming apartments above the ground-floor
commercial uses along Main Street.

Overall, downtown Farmingdale is a relatively attractive and
pedestrian-friendly business area. The presence of parking in the
rear and the attractive setup of contiguous storefronts present a
convenient and walkable area. Although the general aesthetic
conditions of the downtown and the difficult connections to locations
outside of the downtown core do not hinder the walkability of the
downtown area, they do tend to provide hard boundaries that
discourage foot traffic from outside of the downtown core, including
the various multi-family and senior facilities along Route 109. Main
Street is a narrow two-way roadway within the downtown area, with
only a 10-foot wide travel lane in each direction and narrow six-foot
wide parking lanes along both curbs. This narrowness lends to the
perception that the downtown area is congested and over-parked.

The Village’s strategic location is enhanced by its accessibility,
both by automobile and by public transportation. The “jewel” of
Farmingdale is its train station, which located only two short blocks
from the downtown core. The station, however, is physically and
visually disconnected from Main Street due to the gaps in street Residential Uses in the Downtown
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frontage presented by Municipal Parking Field 3 and the parking
lots adjacent to the train station. Also, the lack of activity generated
by existing uses and the railroad right-of-way, the uneven street
alignment of South Front Street, and a lack of pedestrian amenities
and wayfinding signage contribute to the separation of the train
station from downtown.

Although downtown Farmingdale has not changed dramatically in
recent years, the local, regional, national, and even international
economy has. Local retailers across the United States are
increasingly faced with competition from malls and large format
(big-box) development. Just to the east of Farmingdale is such a
corridor, Route 110, which contains a wide array of national chains
and large format stores. In addition, many more consumers shop
on-line, foregoing trips to small downtowns and malls. The result
in Farmingdale is the presence of vacancies, which detract from
the attractive character of the area and discourage businesses and
shoppers alike.

| armidale Lonsland Rail Road Station Downtown Fa rm i n gd a I e 2 03 5 :
The Downtown as it Could Be

Throughout the Downtown Master Plan development process,
a consistent vision for downtown Farmingdale’s future was
expressed:

To make downtown Farmingdale a more attractive, vibrant,
and desirable center that draws a residential population
that can afford to live and shop in Farmingdale.

This vision balances growth and public investment in the
Parking Field 1 downtown area with the preservation of the community’s residential
neighborhoods.

Downtown Farmingdale 2035 meets this vision by beautifying and
revitalizing the downtown core with a mix of uses and connecting it to
mixed-use transit-oriented development (TOD) at the train station.
Due to the already built-up nature of the community, the downtown
concept is to accommodate future needs and demands on already
vacant or underutilized parcels in or near the downtown, so as to
ensure protection of the residential character of the surrounding
areas within Farmingdale.

More efficient land use and development is just one part of the

= ( downtown master plan
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l. Introduction and Overview

downtown strategy. Better design standards and land use
regulations will raise the quality of existing development and ensure
that new development enhances the downtown’s architectural
character. Further, the provision of additional recreational/open
space opportunities in the downtown area seeks to improve
the quality of life of its residents. These strategies fit well with
Farmingdale’s vision to balance revitalization and smart growth
with residential quality of life.

Role, Purpose, Structure, and Process

ROLE AND PURPOSE OF THE PLAN

The role and purpose of the Downtown Master Plan is to guide
development and public investment in downtown Farmingdale over
the next 25 years. It provides the framework for decisions about
land use, urban design, transportation, infrastructure, and economic
development within the downtown area, and offers general policies
and specific action strategies. Downtown Farmingdale 2035
reflects a number of years of public input, and balances the desire
to revitalize the downtown area while protecting the quality of
life in Farmingdale’s residential neighborhoods. Once adopted,
the Downtown Master Plan will become a public declaration of
the vision and policies that will guide decisions by the Village of
Farmingdale Board of Trustees and other municipal planning
boards, departments, and committees as they address community
growth issues, development of public infrastructure, and review
private-sector development proposals.

The Downtown Master Plan as a guide for smart growth and
revitalization for the Village of Farmingdale fits into the context of
other regional efforts on sustainability and is seen as an important
element of these planning and policy initiatives:

* Nassau County: Draft 2010 Nassau County Master Plan—The
Draft 2010 Nassau County Master Plan includes a discussion
of the various community visioning initiatives that have or are
occurring in the County. The Village of Farmingdale is one of
the communities that has participated in the County program
and the Draft 2010 Nassau County Master Plan includes a
short discussion of the downtown master planning process and
proposed results. In addition, the Draft 2010 Nassau County

downtown farmingdale 2035 =

I-14




l. Introduction and Overview

Master Plan contains a discussion of downtowns and transit-
oriented development, and conducted a downtown growth
analysis in a number of downtowns. The Village of Farmingdale
is featured as one of the downtowns analyzed, with a specific
focus on TOD. The Draft 2010 Nassau County Master Plan is
currently being revised based on comments received from the
public in early 2011.

* Long Island Regional Planning Council: Long Island
2035 Visioning Initiative and Regional Comprehensive
Sustainability Plan—The Long Island Regional Planning
Council (LIRPC) is currently developing a plan to secure the
sustainable development of Long Island’s economic, social, and
natural environments over the next 25 to 30 years. The scope
of the plan is a comprehensive Island-wide review, under the
leadership of the LIRPC and with the oversight of Nassau and
Suffolk Counties, in collaboration with business, environmental,
philanthropic, not-for-profit, civic and community leaders. The
Downtown Master Plan, with its focus on economic development
and sustainability, personifies the goals of the Sustainability Plan
and will continue to inform it.

Note that the Downtown Master Plan contains many sketches,
photographs, and illustrations. These are intended to generally
illustrate the concepts presented in the Plan.

STRUCTURE OF THE PLAN

The Downtown Master Plan is organized as follows:

* Introduction and Overview

 Farmingdale 2010: The Downtown Today

* Foundations of the Plan

* Downtown Farmingdale 2035

Taking the Next Steps—Implementation of the Plan

DOWNTOWN MASTER PLAN DEVELOPMENT PROCESS

The Downtown Master Plan was developed through a multi-
faceted, community-driven process that began in early 2006 with
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l. Introduction and Overview

the commencement of visioning for the community and culminated
in this Downtown Master Plan. The general steps in the process
have been:

* Visioning;

* Existing and Emerging Conditions;

* Goals and Objectives;

* Development of Future Downtown Farmingdale Scenarios;

* Selection of Preferred Future Downtown Farmingdale Scenario;

* Development of Land Use Concept Plan and Downtown
Strategies;

+ Additional Technical Studies; and

* Downtown Master Plan.

The process is not complete, however, as the downtown strategies
and implementation items described herein will need to be
developed, adopted, and putinto action. Maintaining the momentum
created as part of the development of the Downtown Master Plan
is important and will go a long way towards implementation and,
subsequently, planning success.

Frequently Asked Questions about the
Downtown Master Plan
* Why is this Plan being developed?

Much has changed in the community over the past 25 years.
Even recently, the downturn in the national economy was
mirrored by a decline in the local Farmingdale economy, in
concert with continued competition from regional malls and
the Route 110 corridor. The Downtown Master Plan has been
developed to address the challenges facing the downtown area
in this economic climate, and to provide a direction for the next
25 years.

* How does this Downtown Master Plan compare with the
visioning process that took place in 2006 and 2007?

The visioning process provided a general vision for the future
of Farmingdale, with some recommendations, including for the
downtown area. The current Downtown Master Plan builds upon
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that vision and provides detailed analyses, recommendations,
and conceptual design for the downtown area.

Is all of Farmingdale included in the Plan or just part?

No. The area of study in the Plan was limited to the downtown
area, although there is some discussion and recommendations
that apply to all of Farmingdale. The downtown area is defined
as the area running along Main Street from Fulton Street (New
York State Route 109) in the south to Melville Road in the north.
The study area also continues east along South Front Street/
Atlantic Avenue to the Nassau-Suffolk County line.

* How long did the process take?

The Downtown Master Plan process began with the issuance of
a Request for Proposals (RFP) in November 2008. The project
began in earnest in April 2009, was originally completed in
December 2009, and updated in November 2011.

* Who has approval over the Downtown Master Plan and
could it be ignored by another administration?

The Plan will be approved by the Village Board of Trustees as
a guide for future development and planning within the Village's
downtown area over the next 25 years. As such it would be hard
for another administration, especially with reminder from the
public, to ignore such a guidebook that is based upon community
input.

* How will the Plan be used?

The Plan will guide policy makers, municipal departments,
downtown interest groups, land owners, and developers
in evaluating whether or not regulatory measures, public
investments, and proposed development meet the Plan’s goals.
The policies and strategies presented in Chapter V of this
document will be used to implement the Plan.

* How will the Downtown Master Plan be implemented?

Implementation requires meaningful action. This will require the
support and involvement of elected officials, the hard work of
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the Downtown Farmingdale Revitalization Committee, and the
continued involvement and support of the public and business
owners.

* What is the timeframe for implementation?

Implementation will occur in three phases: near-term (first two
years); intermediate-term (two to five years); and, long-term (five
or more years). Many recommendations can be completed right
away, while others will require significantly more discussion,
analysis, and planning.

* | do not live or do business in downtown Farmingdale. How
will this Plan benefit me or my business?

By focusing smart growth redevelopment efforts to the downtown
core of Farmingdale, the Plan helps to combat suburban
sprawl and any associated detriments (e.g., traffic congestion,
greenhouse gas emissions). Everybody benefits from a healthy,
vital and livable downtown.

* Will the Plan have an impact on the environment?

A Generic Environmental Impact Statement (GEIS) has been
prepared that looked at the various potential impacts from the
Plan on the downtown environment. The GEIS includes a
review of the impacts of the implementation of the Plan on the
surrounding area, including, but not limited to traffic, utilities,
public policy, socio-economics, and other related impacts.

* Where can | look at a copy of the Plan?

You can find the plan online on the Village’s website at http://www.
farmingdalevillage.com, in Village Hall, and at the Farmingdale
Public Library.
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As described in Chapter |, as part of the development of this
Master Plan, an extensive analysis was conducted to gauge a
picture of the existing conditions within the Village and downtown
area, highlighting key issues and opportunities. The analysis was
detailed in the July 2009 Existing and Emerging Conditions Report
and is summarized here and presented in Figure 5, Issues and
Opportunities.

Socio-Economic Context

DEMOGRAPHIC CHARACTERISTICS

The 2010 United States Census estimated the total population of
the Village of Farmingdale as 8,189 persons. As shown in Table
2, Demographic Characteristics, the Village of Farmingdale
experienced minimal population and household growth from 1990
through 2000. However, between 2000 and 2010 the Village
experienced a slight decline in population decline, yet a growth in

households.
[ Table 2 \
Demographic Characteristics
Annualized Growth
B e Ll 1990-2000 | 2000-2010

Village of Farmingdale

Population 8,022 8,399 8,189 0.47% -0.25%
Households 3,117 3,216 3,326 0.32% 0.34%
Nassau County

Population 1,287,348 1,334,544 1,339,532 0.37% 0.04%
Households 431,515 447,387 448,528 0.37% 0.03%

SOURCE: United States Census

Between 1990 and 2010 the Village experienced a growth in
family-age population (i.e., parents and children). At the same
time, young professionals in their 20s declined dramatically, a
trend that is reflected throughout Long Island and is associated
with the high cost of housing in the area. During this same period,
the population of people over 65 years of age also declined, which
may reflect relocation from the area due to the cost of housing,
taxes, and lack of opportunity to “downsize” housing. The Village
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Il. Farmingdale 2010: The Downtown Today

has increased its share of population of minorities and persons of
Hispanic descent over the last 20 years. This has been reflected
in some of the retail options—particularly food—offered in Village.

The average household income of residents in the Village was
approximately $96,500 per year in 2010, which was lower than the
average household incomes for Nassau County, but represented
an increase over 2000.

ECONOMIC AND MARKET FACTORS
Retail Market

The downotwn, focused primarily on the blocks surrounding the
intersection of Main Street and Conklin Street, is approximately one-
half mile from the train station and contains elements of a traditional
Village/Main Street, including contiguous first-floor retail with street
parking (additional parking is also available in parking fields behind
Main Street). The street has varying types of architecture and a mix
of primarily one- and two-story building heights. It also contains a
range of older and recently renovated storefronts, arpproximately
15 of which are currently vacant. Tenants can be characterized as
primarily convenience retailers with numerous restaurants and bars
and some specialty retailers. Despite its lower retail traffic, rents
in Farmingdale are relatively high compared to the other village
centers in the area. This factor, combined with the large size of
retail spaces, competition from other areas, including Route 110,
and other factors, makes retail economics in Farmingdale difficult.

Office Market

The Farmingdale office market area currently consists of 766,311
square feet of space in 52 properties, with 72 percent of space
classified as Class B and the remaining 28 percent classified
Class C. Note that there is no Class A space in this market. Office
tenants in the Village include financial services (banks, mortgage
companies, etc.), insurance companies, lawyers’ and doctors’
offices, and social services organizations. Since 1999, only one
office building has been developed in Farmingdale. Nevertheless,
the office vacancy rate is currently about five percent, which
indicates a relatively healthy market.

= ( downtown master plan
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Residential Market

As shown in Table 3, Residential Tenure, 2008, the Village
contains owner-occupied and renter-occupied units, with its share
of rental housing units being higher than Nassau County as a whole.
Single-family units and multi-unit buildings are equally represented,
with over 28 percent in structures containing five or more units.

4 Table 3 )
Residential Tenure, 2010

Location Housing Units Owner-Occupied Rental Vacant

Units Units Units?

Village of Farmingdale 3,482 65.2% 34.8% 4.5%
Nassau County 468,346 79.9% 20.1% 4.2%

SOURCE: United States Census
NOTE: "Vacant units include second homes.

- J
The residential market appears to be healthy as a number of

residential developments have recently been developed and

two mixed-use developments have recently been proposed for

downtown Farmingdale.

KEY ISSUES AND OPPORTUNITIES

Based upon these existing and emerging socio-economic
conditions, there are a number of issues and challenges facing
downtown Farmingdale. These issues and challenges specific
to downtown Farmingdale, however, also present tremendous
opportunities for the community for revitalization and re-growth, to
be discussed later in Chapter V. What follows is a summary of the
key socio-economic issues and opportunities within the downtown:

* High Rental Rates and Large Store Floor Plates—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 the building owners are absentee owners and/or have
not taken an interest in their property either in terms of general
maintenance or choice of tenant;

downtown farmingdale 2035 =
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* 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 LIRR 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 LIRR 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; and

* Inconsistent Display Standards and Presence of Non-Retail
Uses at the Street Level—Merchandise and display standards
are inconsistent, as is the quality of goods being sold. In addition,
Non-retail uses at the street level negatively impact the overall
shopping experience.

Traffic, Parking, and Public Transportation
TRAFFIC

Main Street is the north-south roadway that runs through the
downtown area of the Village. It is a two-way undivided roadway,
with a curb-to-curb width of approximately 32 feet and a speed limit
of 30 miles per hour (mph). A typical section consists of one travel
lane about 10 feet wide in each direction with particularly narrow
six foot wide curb parking areas available on both sides. With
such narrow travel and parking lanes it is common to see parked
vehicles encroaching on the travel lanes, and trucks or buses using
extreme caution when traveling along Main Street. At times, Main
Street is used as a “cut-through” for traffic between Fulton Street
and Conklin Avenue.

Typical section of Main Street
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Pedestrian crossings are painted across Main Street and
emphasized with yield-to-pedestrian signs placed in the middle of
the roadway. Midblock crossings are located between South Front
Street and Conklin Avenue, and also between Conklin Avenue
and Prospect Street. They are positioned leading to the one-way
entrances to Municipal Parking Fields 3 and 4, on the east side of
Main Street.

In general, traffic volumes in both directions are fairly consistent both
on weekday and Saturday afternoons and can be characterized as
moderate, generally in the 300 to 450 vehicles per hour (vph) range
per direction during weekday peak periods, and 200 to 300 vph per
direction on Saturdays. The most heavily trafficked intersections
in the downtown area are Main Street/Conklin Avenue, followed
by Main Street/Fulton Street and Main Street/South Front Street
adjacent to the LIRR grade crossing.

PARKING

There are a number of parking areas that serve the downtown, | MidblockcrossingnearParkingField3
ranging from on-street parking to the Village’s municipal parking
fields, as follows:

Main Street

Parallel parking is available on both sides along Main Street for the
majority of its length between South Front Street and Fulton Street.

Municipal Parking Fields (see Figure 2 for locations).

* Municipal Parking Field 1 (Hogan Field) is located west of Main
Street north of Conklin Street, with access via entrances on the
south side of South Front Street and the north side of Conklin
Street. There are a total of approximately 126 parking spaces
within and around Parking Field 1;

* Municipal Parking Field 2 (Weber Field) is located to the
south of Field 1, west of Main Street south of Conklin Street
with entrances on the south side of Conklin Street and the north
side of Prospect Street. Approximately 140 parking spaces are
available;

downtown farmingdale 2035 =
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* Municipal Parking Field 3 (Rathgeber Field) is located east of
Main Street north of Conklin Avenue with multiple points of entry.
Access to this lot is available on the south side of South Front
Street, a one-way entrance on the east side of Main Street, and
through a private parking lot on the north side of Conklin Avenue.
There are approximately 235 parking spaces available; and

* Municipal Parking Field 4 (Murray Field) is situated east of
Main Street south of Conklin Street with four access points. A
one-way entrance provides access from Main Street between
Conklin Street and Prospect Street. The south end of the parking
field is accessible from both Rose Street and Wesche Drive.
Additional access is also available on the south side of Conklin
Street through a private parking field. There are approximately
330 parking spaces available, although 60 parking spaces are
reserved for employees and patrons of commercial and retail
stores with rear entrances.

Long Island Rail Road Parking Lots (see Figure 2 for
locations).

The Farmingdale LIRR station has two parking facilities, one on
each side of the tracks, which provide commuter parking throughout
the day. The LIRR does not regulate or enforce parking regulations;
permits must be obtained through the Village of Farmingdale to use
these facilities.

The LIRR north parking lot is located on the north side of the tracks
where westbound trains typically board. Its only access is on
Secatogue Avenue north of South Front Street. The LIRR north
parking lot contains approximately 254 parking spaces.

The LIRR south parking lot, which is Village-owned, is located on
the south side of the tracks where eastbound trains typically board
or alight. The entrance to the lot is on Eastern Parkway. There are
approximately 268 parking spaces available, including 51 metered
spaces inside the parking lot.

PUBLIC TRANSPORTATION

The Village of Farmingdale is served by both rail and bus. The
Farmingdale LIRR station has service to and from Penn Station
on the Ronkonkoma Branch. The scheduled travel time to Penn
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Station ranges from 53 minutes on the weekend to 59 minutes
during the evening commute. The Metropolitan Transportation
Authority (MTA) Long Island Bus System serves the downtown
area with four routes: the N95, N70, N71, and N72.

KEY ISSUES AND OPPORTUNITIES

Based upon these existing and emerging traffic and transportation
conditions, there are a number of issues and challenges facing
downtown Farmingdale. These issues and challenges specific
to downtown Farmingdale, however, also present tremendous
opportunities for the community for revitalization and re-growth, to
be discussed later in Chapter V. What follows is a summary of
the key transportation issues and opportunities within downtown
Farmingdale:

Long Island Bus

* Moderate Traffic Volumes—Existing traffic volumes in the
downtown area are moderate, not excessive. Main Street’s key
intersections with Conklin Avenue, South Front Street, and Fulton
Street pose the greatest concern to capacity and congestion;

* Limitations on Improvements to Traffic Flow—Improvements
can be made to traffic