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The Merrick community is amenable to compelete streets 
improvements to their commercial corridors. 
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Merrick Station• Town of Hempstead

Unincorporated. Babylon Branch. 
The hamlet of Merrick has one LIRR sta  on, lo-
cated within the central business district. In 2006, 
Merrick averaged 3,381 westbound morning 
commuters, more than both its proximate Baby-
lon branch sta  on counterparts Bellmore (2,800) 
and Baldwin (2,744). Located adjacent to Sunrise 
Highway, the sta  on is situated within the sur-
rounding street grid, yet the sta  on area is in dire 
need of pedestrian safety improvements along 
the intersec  on of the highway and Merrick and 
Hewle   Avenues, the two streets that frame and 
run perpendicular to the sta  on pla  orm. In addi-
 on to complete streets and pedestrian safety im-

provements, the community is amenable to new 
mixed-use, higher density developments within 
its sta  on area downtown. 

Merrick’s sta  on area falls in line with the proto-
typical sta  on area along the southern shore of 
the County in that Sunrise Highway disrupts the 
connec  vity of its downtown to adjacent residen-
 al neighborhoods. The community is ac  vely 

seeking to remedy this problem both through 
newer, more livable developments and safer, 
more appealing streets. In response to their inclu-
sion in this study, the North and Central Merrick 
Civic Associa  on issued a report on development 
of a business district around the Merrick sta  on. 
The report listed pedestrian safety, mixed-use de-
velopment, and improved parking solu  ons – all 

done with input from the public – as the top three 
improvements the community would like to see 
happen to their sta  on area.

Due to the presence of these ubiquitous challeng-
es and opportuni  es, Merrick is a good candidate 
sta  on area for the purposes of this study. En-
hancements at Merrick could easily be recreated 
at other similar sta  on areas along the County’s 
south shore and within the Hamlet. 

Recent/ongoing plans & studies
 Zoning applica  on for exis  ng o   ce building, 

2012 

 Report on Development of a Business District 
Around Merrick Train Sta  on, North and 
Central Merrick Civic Associa  on, 2012

Potential projects
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Mineola’s Intermodal Center has spurred significant developer 
interest within the Village’s downtown. 
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Mineola Station• Village of Mineola

Incorporated. Babylon Branch. 

The Village of Mineola has one LIRR sta  on, which 
is located in the center of its downtown district 
and is adjacent to a rela  vely new intermodal 
center. The sta  on averaged 2,496 westbound 
morning passengers in 2006 and is supported by 
the presence of Winthrop University Hospital, 
which occupies a large number of the sites to the 
north of the sta  on. The sta  on runs between 1st 
Avenue to the North, and Old Country Road to the 
South, dividing the surrounding street grid.  With 
a higher density, a strong transit presence, and a 
permanent ins  tu  onal  xture, Mineola has had 
its fair share of developers interested in its sta-
 on area. Over the past several years, there have 

been three major residen  al project proposals, 
with the Churchill apartment complex including 
ground  oor retail - approved by the Village in 
2012 and receiving economic assistance from the 
Nassau County Industrial Development Authority. 

TSD isn’t going to happen in Mineola; it’s hap-
pening. While the Village is amenable towards 
addi  onal development, par  cularly the provi-
sion of a true “village square” near to the sta  on, 
the future of Mineola is taking shape without any 
needed assistance from the County under this ini-
 a  ve. That being said, with all these new devel-

opments taking place, tra   c and parking shortag-
es have emerged at the forefront of the Village’s 
concerns, leaving the door open for complete 
streets and circula  on strategies within the area.  

The Village of Mineola has already established 
the planning and policy framework, such as its in-
nova  ve “Development Incen  ve Bonus” Overlay 
District” , needed to create successful TSD. For 
this reason, Mineola is not a suitable candidate 
for the purposes of this study, but the successes 
of the Mineola sta  on area are sure to prove valu-
able to the County as a whole. 

Recent/ongoing plans & studies
 The Village of Mineola Comprehensive Mas-

ter Plan, Village of Mineola, 2005

 Revitalizing Communi  es Award, Vision Long 
Island, 2006

Recent developments
 Mineola Intermodal Center, 2006

 Winston & Churchill mixed-use apartment 
complexes, approved in 2012

Potential projects
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Any infill within Nassau Boulevard’s station area would need to 
be small in scale. 
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Nassau Boulevard Station• Village of Garden City

Incorporated. Hempstead Branch. 
Nassau Boulevard is one of  ve LIRR sta  ons 
within the Village of Garden City. The Nassau 
Boulevard sta  on has the lowest average LIRR 
ridership among this group, with an average of 
372 morning passengers travelling westbound 
in 2006. The sta  on runs east to west alongside 
North and South Avenue, si   ng in unison to the 
surrounding street grid. As with the other Garden 
City sta  ons, Nassau Boulevard’s sta  on area is 
primarily single-family residences. A large por  on 
of the sta  on’s passengers access nearby Adelphi 
University, which runs shu  les to and from the 
sta  on. The sta  on is also walking distance from 
the Garden City Country Club, which provides yet 
another amenity for the residents of this sta  on 
area. 

Nassau Boulevard provides a good example of a 
sta  on area with poten  al for modestly-scaled 
and strategically placed TSD. Some of the commu-
nity’s concerns revolve around the need for addi-
 onal parking and enhanced pedestrian safety on 

the streets immediately surrounding the sta  on, 
making the sta  on area a good place for complete 
streets plan to help enhance livability. 

Overall, while the sites available for in  ll are few, 
Nassau Boulevard presents some decent oppor-
tuni  es for TSD within the Village of Garden City. 
Strategic improvements within this sta  on area 
could easily be replicated in the remaining three 

sta  on areas in the village and other predomi-
nantly single-family sta  on areas throughout the 
County.  

Potential projects
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TSD is already occuring within Rockville Centre’s downtown.
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Rockville Centre Station• Village of Rockville Centre

Incorporated. Babylon Branch. 
Much like the other sta  on areas along Sunrise 
Highway and the LIRR’s Babylon branch, the Vil-
lage of Rockville Centre has one LIRR sta  on, lo-
cated in the Village’s central business district. The 
sta  on receives a good amount of ridership, av-
eraging 2,209 westbound morning passengers in 
2006. The sta  on area itself is an ac  ve downtown 
with a solid commercial base of primarily restau-
rants/pubs and neighborhood retail. While some 
vacancies exist, the current Village administra-
 on is ac  vely trying to solicit developer interest 

and is succeeding overall. The recently completed 
Avalon Rockville Centre apartment complex is an 
example of a livable development within walking 
distance of the sta  on that is successfully a  ract-
ing residents. 

With nearby hotels and ac  ve development plans, 
Rockville Centre is well on its way to becoming 
a more sustainable and livable place. While the 
community expressed a desire for more diverse 
development, such as a community center within 
the downtown area, the Village has the right lead-
ership in place to steward the future vision for the 
sta  on area. 

With all the development successes Rockville 
Centre has had in recent years, such as the Ava-
lon at Rockville Centre, there is no pressing need 
for addi  onal TSD within this sta  on area. A pilot 
project may be  er serve the County on the whole 
if located within a sta  on area that is in more 

need of assistance than Rockville Centre. That be-
ing said, Rockville Centre’s ini  a  ve and push for 
livability enhancements serve as a good example 
for how successful these improvements can be 
within Nassau County. 

Recent/ongoing plans & studies
 Proposed streetscape improvement plan on 

Park Avenue from Lincoln Avenue to Hillside 
Avenue, 2012

 Village Downtown Master Plan, ongoing

 Street improvements along Maple Avenue, 
2012

Recent developments
 Avalon Rockville Centre Apartment Complex, 

2012

Potential projects
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There are strong opportunities for complete streets 
improvements within Valley Stream’s station area.

94 | Nassau County Infill Redevelopment Study • Cultivating Opportunities for Sustainable Development

Opportunities for Sustainable Development

Valley Stream Station• Village of Valley Stream

Incorporated. Long Beach & Far 
Rockaway Branches. 
Bordering Queens, the Village of Valley Stream 
sits on the doorstep of New York City. The Vil-
lage has two LIRR sta  ons, Valley Stream sta  on, 
which averaged 1,754 morning westbound pas-
sengers in 2006, and Gibson sta  on, which is not 
included in this study. The sta  on runs parallel to 
Sunrise Highway to the South, incorporated into 
the surrounding grid to the north, and separated 
from the grid to the south by the Edward Cahill 
Memorial Park. The Valley Stream sta  on is ide-
ally situated at the intersec  on of the Babylon 
and Far Rockaway branches, a good loca  on for 
development centered around transit. While the 
Village has a solid commercial base and a good 
variety of land uses within their downtown, the 
Village is looking to spur even more development 
that takes advantage of its close proximity to New 
York City and JFK Interna  onal Airport. While 
plans for a new mixed-use apartment complex 
were recently approved, both the Village and the 
community are ac  vely pursuing a hotel develop-
ment and have made strides in achieving one. 

TSD within Valley Stream has a strong chance of 
success regardless of whether or not the County 
assists in realizing it. Recent changes to the Vil-
lage’s zoning code have made it increasingly fea-
sible for interested developers to explore op  ons 
for mixed-use and hotel developments within 
the sta  on area and the Village recently adopted 

a new downtown master plan that provides the 
framework for a more walkable and ac  ve down-
town. 

TSD is happening in Valley Stream and the Vil-
lage is ready and desirous for further livability en-
hancements to their sta  on area, making them a 
strong candidate for the purposes of this study. 
Success within Valley Stream - at one of the gate-
ways to Nassau County - will bene  t all those sta-
 on areas that follow and the Village has taken all 

the right steps to make their vision a reality. 

Recent/ongoing plans & studies
 Village of Valley Stream Master Plan, 2011

Recent developments
 Valley Sun apartment complex, approved in 

2010

 Village approved plans and granted variances 
for the construc  on of 39 residen  al units, 
2012

 Hawthorne Court apartment complex, com-
pleted in 2010

 Dutchgate senior housing complex, com-
pleted in 2012

Potential projects
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Pedestrian safety is a serious concern within Wantagh’s station 
area. 
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Wantagh Station• Town of Hempstead

Unincorporated. Babylon Branch. 
The hamlet of Wantagh has one LIRR sta  on, 
which had strong ridership in 2006, averaging 
2,353 morning westbound passengers. The sta-
 on runs prallal to Brooklyn Avenue to the North 

and Railroad Avenue to the South, situated in uni-
son to the larger surrounding street grid. Like all 
Sunrise Highway sta  on areas, Wantagh su  ers 
from poor pedestrian safety around its sta  on 
and the community has ac  vely pushed for safer, 
more complete streets within this area. In devel-
opment terms, Wantagh has a strong commercial 
base with a high occupancy rate, although most 
of the sta  on area’s stores are located along Sun-
rise Highway and Merrick Road, not necessarily 
directly within the Hamlet’s downtown. The op-
portunity exists for targeted in  ll within the sta-
 on area’s core and the community has expressed 

interest in mixed-use developments that promote 
walkability within their downtown. 

While Sunrise Highway provides easily vehicular 
access to the sta  on area, its current state pres-
ents a formidable barrier to true livable devel-
opment within Wantagh’s sta  on area and for 
every sta  on area along the highway. The layout 
of Wantagh’s sta  on area is ripe for complete 
streets, safe intersec  ons, and smartly designed 
mixed-use development close to the sta  on itself. 

The opportuni  es for successful TSD exist within 
Wantagh. The challenge remains breaking away 
from tradi  onal developments and pursuing 

those that address the community’s needs more 
directly. Successful TSD within Wantagh would 
serve the community and similar sta  ons within 
Nassau County well. 

Recent/ongoing plans & studies
 Image Commi  ee of Wantagh, Wantagh 

Chamber of Commerce, ongoing

Recent developments
 Retail center at 3340 Sunrise Highway ap-

proved, 2013

Potential projects
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There are strong opportunities for mixed-use development near 
Westbury Station. 
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Westbury Station• Village of Westbury

Incorporated. Ronkonkoma &      
Port Jefferson Branches. 
Located in the center of Nassau County, the Village 
of Westbury has one LIRR sta  on, located within 
its central business district. In 2006, the sta  on 
averaged 1,255 westbound morning passengers. 
Located between Union Ave and Railroad Ave, the 
Westbury Sta  on is integrated into the Westbury 
street grid. Westbury has an ac  ve downtown 
with few vacancies, but a major complaint among 
the community is the amount of truck tra   c on 
Post Road, a major north/south arterial bisec  ng 
Nassau County, and the safety and convenience 
issues it creates. Any new developments within 
Westbury’s sta  on area should incorporate tra   c 
calming as part of its overall strategy. 

The development landscape within Westbury is 
de  ned by Post Avenue that serves as its down-
town, the two large condominium projects along 
Post Avenue and Maple Avenue that were both 
completed in 2006, and the recent renova  on of 
the Village’s local theatre. Both the Village and 
the community are looking to build o   of these 
successes and the general success of Westbury’s 
downtown. The Village has expressed interest in a 
parking structure near to the sta  on to reduce the 
amount of land dedicated to surface parking, par-
 cularly those lots just to the south of the sta  on, 

freeing up space for addi  onal mixed-use devel-
opment.  The Village also men  oned the ongoing 
redevelopment of underu  lized and vacant sites 
in a former light industrial area along the north 

side of Union Avenue to the west of School Street. 
Civic and Chamber members stressed the impor-
tance of crea  ng a “Main Street” feel on the sec-
 ons of Post Ave and Maple Ave that enclose the 

commercial area just north of the sta  on.   

Westbury has the readiness and desire to realize 
successful TSD and livability enhancements with-
in their sta  on area, making it a strong candidate 
for the purposes of this study. 

Recent/ongoing plans & studies
 Downtown Inventory: Westbury, Nassau 

County Planning Commission, 2005

Recent developments
 130 Post Road apartment complex, 2006

 242 Maple Avenue apartment complex, 2006

 Westbury Theatre renova  on, ongoing 

 Downtown Inventory: Westbury, Nassau 
County Planning Commission, 2005

Potential projects
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POOR FAIR GOOD GREAT

community desire

physical suitability

public sector readiness

developer interest

leadership in place

overall

TSD is already occuring within West Hempstead’s station area.
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West Hempstead Station• Town of Hempstead

Unincorporated. West Hempstead 
Branch. 
West Hempstead is one of three LIRR sta  ons 
in the hamlet of West Hempstead, along with 
Hempstead Gardens and Lakeview. All three are 
included in this study. Of the three, West Hemp-
stead averaged the fewest number of 2006 morn-
ing westbound passengers at 154. Running north 
to south and parallel to Wood  eld Road, the West 
Hempstead sta  on divides the street grid to the 
south. The sta  on area boasts a large amount of 
land within the sta  on area used for commercial 
purposes, anchored by the presence of Na  onal 
Wholesale Liquidators on a large parcel near the 
sta  on. With several other large sites within the 
sta  on area that the Hamlet is looking to repur-
pose, there are some key opportuni  es for TSD at 
West Hempstead.

The hamlet is ac  vely pursuing these opportu-
ni  es with the West Hempstead Urban Renewal 
Plan, which looks at the feasibility of a mixed-use 
land use scenario for the parcels surrounding 
the sta  on. An apartment complex was recently 
completed adjacent to the sta  on itself and its 
construc  on was a byproduct of new “transit-ori-
ented housing zone” regula  ons adopted by the 
Town of Hempstead that encourages more liv-
able development. The LIRR is considering restor-
ing weekend service to the sta  on because of its 
success. Both the Town and the community feel 
strongly about the development poten  al of their 
sta  on area and are partnered in their vision for a 

more livable environment around the sta  on. The 
community is looking for help from the Town to 
designate West Hempstead as a strong poten  al 
growth area.  

West Hempstead is a strong candidate for the 
purposes of this study. The sta  on area has the 
right factors in place to make development within 
West Hempstead successful. TSD within this sta-
 on area would provide a compelling case for TSD 

on an appropriate scale.

Recent/ongoing plans & studies
 West Hempstead Urban Renewal Plan, Town 

of Hempstead, 2007

 New “Transit-Oriented Housing” zoning 
code, 2008

Recent developments
 Alexan at West Hempstead apartment com-

plex, 2012

Potential projects



(!T

(!G

(!W

(!W

(!W

(!W

!(n

(!W

(!W

(!W

(!W

!(n

(!T

Hempstead Ave

W
oo

df
ie

ld
 R

d

Hempstead Tpke
M

or
to

n 
A

ve

Fulton Ave

W
estm

inster R
d  S

Fulton School

US Post Office

St Thomas The Apostle School

Dunamis Christian Center International

UVN1
5

UVN6

UVN31

UVN32

Gas StationGas Station

(!D

(!D

0 400 800200
Feet °

West Hempstead Station
Town of Hempstead

1/4 Mile Radius
?

Bank of America BuildingBank of America Building

National  
Wholesale 
Liquidators

National  
Wholesale 
Liquidators

Alexan at West Hemptead 
(residential, construction 

completed)

Alexan at West Hemptead 
(residential, construction 

completed)

West Hempsted 
Urban Renewal 

Plan area

West Hempsted 
Urban Renewal 

Plan area

Hempstead 
Golf Club

Hempstead 
Golf Club

(!F

Transit Station (train)

Schools, Colleges & Universities

Arts, Culture & Entertainment

Recent New Development 

Community Centers

Religious Institutions

Transit Routes (train)

Transit Routes (bus)

Bicycle Facilities

Parcels

(

(
(

Crossing

1/4 mile radius from station

Surface Parking Lots & Parking Structures

Vacant Land

Parks & Open Space

Limited Access Highway

Wide Roads / Dangerous Crossings

Potential Development Sites 

¿

(!T

Government/Public Buildings

Vacant/Unused Buildings and Soft Sites

Brownfields/Contaminated Sites

(!G

(!W

!(n

(!A

(!D

Other Identified Destinations (!O

Planned/Proposed Future Development (!F

Plans / Project Areas(

(!P

(!B

(!S

(!C

Cultivating Opportunities for Sustainable Development •  Nassau County Infill Redevelopment Study | 101

 



102 | Nassau County Infill Redevelopment Study • Cultivating Opportunities for Sustainable Development

 

Baldwin Station



Piloting Sustainable Development

Section IV

Piloting Sustainable Development
A primary goal of this study is to select three suitable examples of sustainable development and sta-

-

-

provide more 



Piloting Sustainable Development

Baldwin’s LIRR station parking lot.  Sunrise Highway near Lynbrook’s LIRR station. Valley Stream’s Rockaway Avenue bisecting LIRR tracks. 

Lynbrook Valley StreamBaldwin



Three Pilot Station Areas

Baldwin, Lynbrook, & Valley Stream. 

-

Baldwin
Complete Streets, Strong Downtown

Lynbrook
Reimagining a Longstanding Downtown

Valley Stream
Realizing Transit-Supported Development

Piloting Sustainable Development
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Lynbrook Valley StreamBaldwin



Piloting Sustainable Development

Complete Streets, Strong Downtown

Baldwin



Piloting Sustainable Development
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Piloting Sustainable Development

Introduction

-

-
-
-

and Grand Avenue could translate into improvements for similar downtown 
-

-

-

and higher rents unless the commercial district is expanded or connected to 

-
-

to anchor this end of the commercial corridor with an urban renewal proj-
-

-

-

downtown complements the development occurring in the urban renewal 

-
pressed a strong desire for a complete visioning plan for their downtown 
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Piloting Sustainable Development

Complete Streets Overview
Complete Streets Design Guidelines

-

-

-
-

Economic Benefits of Complete Streets

-

-

 -

small investment in complete streets can create long-running economic 

 

 

-



Piloting Sustainable Development

Existing Conditions
Overview

of parcels having a certain minimum land area and located adjacent to pub-

Baldwin’s car-oriented LIRR station. 
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Existing Conditions
Demographics

32,203 1,343,698
         White

         Black

50%

34%

5%

11%

72%

12%

8%

8%

Households 10,817 450,503

24%

 82%

18%

25%

35%

38% 35%

25 miles Varies

Note: Baldwin demographic data combines Baldwin and Baldwin Harbor U.S Census data. 
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Existing conditions at the intersection of Grand Avenue and Sunrise Highway. 

Sunrise Highway
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Existing Conditions
Grand Avenue at Sunrise Highway

-
-
-

-
-

-

-

-



Piloting Sustainable Development

Baldwin, NY

Case Study 1:
Lancaster, CA

Case Study 2:
University Place, WA

Case Study 3:
Hamburg, NY

The locations of successful complete streets projects in communities similar to Baldwin.
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Case Studies

 Demonstrated Economic Impact 
-
-

 

 -

 Transit Access -

-

 

 
-

 In University Place, WA, -
served sales tax receipts for businesses adjacent to the roadway were 

-

-

-

-
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Case Study 1: Lancaster Boulevard, Town of Lancaster, Los Angeles County, California

Prior Conditions
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Results

-

-

-
-

-

-

Lessons for Baldwin

-

 -
-
-

 A view of Lancaster’s “BLDV.” Source: The City of Lancaster. 
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Case Study 2: Route 62 & Main Street, Village of Hamburg, New York

Prior Conditions
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Results

-
-
-

erty values along the corridor have doubled since the village introduced the 
-

-
-

-

Lessons for Baldwin

 
-

 -

complete streets improvement along Grand Avenue could yield results 
The intersection of Route 62 & Main Street. Source: The New York Times. 
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Case Study 3: Bridgeport Way, City of University Place, Washington

provides an example of how complete streets projects can be used as a 

Prior Conditions
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Results

-
-

-
-

-

-

-
veloper to introduce a mixed-use transit-friendly development located near 

Lessons for Baldwin

-

 

-

 

University Place, WA

Bridgeport Way following complete streets renovation. Source: The City of University Place. 
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Community Engagement

-

-

 

 

 -

 
-

 

 

 -

 

 -

 

-

Attendees at the Baldwin public workshop. 
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Next Steps

 

-
-

 -
-

-

should be conducted to develop guidelines for enhanced “complete 

 

-

 -

-
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-

-
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Reimagining a Longstanding Downtown

Lynbrook
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Introduction

Nassau County’s pilot project in the Village of Lynbrook will focus on building 

growth and push Lynbrook into the forefront of Nassau County and Long 



Lynbrook commuters wait for a bus near the theater, which will be redeveloped.



Existing Conditions
Overview Proposed Developments for Downtown Lynbrook

 -
 Regal 

 

 



Downtown Lynbrook has a healthy retail market. 



Real Estate Market Scan

Retail and Office Property Market Conditions

Residential Property Market Conditions

Commuter Trends



Retail Market Analysis

Current Retail Market Conditions

Retail Gap Analysis Table



Impact of Proposed Developments on Retail 
Market Conditions

Impact of Proposed Developments on Residential 
Market Conditions



Strategic Recommendations for Downtown Lynbrook

Based on the market analysis, the project team suggests that the following 
policy strategies can be used by village leaders to shape the redevelopment 
of Downtown Lynbrook. 

 -

To maximize the long-term commercial opportunity of 
increased development in Downtown Lynbrook, village leaders should 

-
provement programs. The case study for South Norwalk demonstrates 

 -

-

It is widely recognized by economic development specialists and poli-

-

-

 

-

-
-

-

can enact an overlay to the Downtown Lynbrook zoning code. The case 

studies for South Norwalk, South Orange, and Rahway all demonstrate 

area.

The MTA is planning new retail beneath the LIRR overpass. 



Case Studies

ect team selected three case studies in the metropolitan area where similar 

toric district to repurpose derelict buildings as mixed-use developments 

, civic leaders redeveloped their village as an 

around this theme. 

Case Study 3:
Rahway, NJ

Case Study 2:
South Orange, NJ

Case Study 1:
South Norwalk, CT

Lynbrook, NY

The locations of successfully redeveloped downtowns in communities similar to Lynbrook.



Case Study 1: South Norwalk, Connecticut

86,000. The role of the Norwalk Redevelopment Agency in the ongoing revi-

Summary of Redevelopment Efforts

Formed in the early 1950s, the Norwalk Redevelopment Agency has as-
sumed a central role in successful long-term redevelopment of South Nor-

suburban exodus drained the area of businesses and residents, leading to 

walk Redevelopment Agency  was charged with the responsibility to create 

later rebranded as “SoNo.” The Norwalk Redevelopment Agency used the 

of the Norwalk Redevelopment Agency, the SoNo district has become the 

neighborhood. 
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The extent of South Norwalk’s “SoNo” District. 



Lessons for Lynbrook

-

 

 Over a 40-year period, the NRA has worked hard 
to create and advance a new image for South Norwalk, one which has 

 -
 The Norwalk Redevelopment 

-

A rendering of South Norwalk’s retail corridor. Source: The New York Times. 



Case Study 2: South Orange, New Jersey

South Orange is an economically diverse, inner-ring suburban municipality 

egy could bring to Lynbrook. 

Summary of Redevelopment Efforts

In 1996, the Village of South Orange approved a redevelopment plan for 

ers, with a primary goal to encourage high-density, mixed-use development. 

the closure of a ShopRite created an opportunity for South Orange to take 
advantage of the new zoning overlay and introduce a large-scale mixed-use 

ROUTE 510

ES
SE

X 
CO

UN
TY

 6
38

VO
SE

 L
A

THIRD ST

M
AP

LE
W

OOD AV
EN

UE

MEAD ST

TI
EC

HNOR AV
E

PR
OS

PE
CT

 S
T

AC
AD

EM
Y 

ST
RE

ET

ESSEX COUNTY 665

TILLOU ROAD

RALSTON AVE

LENOX AVE

RAYMOND AVE

FOURTH ST

RID
GEWOOD R

OAD

SECOND ST

FIFTH ST

WEST END RD

SL
O

AN
 S

T

KE
ND

AL
 A

VE

FIRST ST

FA
IR

VI
EW

 AV
E

CH
AR

LT
O

N 
AV

E
GRO

VE
 R

D

TURRELL AVE

BEECH SPRING RD

E. CEDAR LA

CONNETT PL

KILBURN PL

ROLAND AVE

MASSEL TER

MILLIGAN PL

COMSTOCK PL

SL
O

AN
 S

T

0 0.1 0.20.05
Miles ¯

Gaslight 
Commons

NJ Transit Station

The Avenue

South Organge
Redevelopment Zone

Rail Station

Rail Track 
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Lessons for Lynbrook

district of South Orange has the following lessons for the further redevelop-
ment of Downtown Lynbrook.

 
 Although a change in zoning code can create the 

-

passed between the closure of the ShopRite in South Orange and the 
opening of the Avenue.

 
-

 

Orange.

The Avenue in South Orange, NJ. Source: Flickr. 



Case Study 3: Rahway, New Jersey

Rahway is a city of 27,000 in Union County, New Jersey, whose redevelop-

draw outside visitors. This strategy has relevance to Lynbrook as it considers 

Summary of Redevelopment Efforts

Historically a manufacturing center, Rahway experienced an economic de-

parks near to highways drew away many of its businesses, which led to 

who led the city from 1991 to 2010, pursued a strategy of revitalizing Rah-

a Business Improvement District that coordinated and implemented infra-
structure improvements. 

renovated its public library through a unique public-private partnership that 

into the 1,300 seat Union County Performing Arts Center (UCPAC) over a 15-
year period. In September 2012, the city opened the Hamilton Stage for the 
Performing Arts, a $6 million, 199-seat theater that currently hosts seven 
performing arts groups.

the city has added over 700 market-rate housing units, several new restau-

ing units targeted at performers and their families.
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The extent of Rahway’s Special Improvement District (SID). 



Lessons for Lynbrook

Rahway’s arts-focused strategy has meaningful lessons for Lynbrook.

  As 
part of the development of its new theater, Rahway has proposed to add 

 
 Although Rahway successfully renovated the streetscape of 

Hotel Indigo in Rahway, NJ. Source: RahwayRising.com. 



Community Engagement

answer session at a Village of Lynbrook Board of Trustees regular public 

brook that any proposed developments will be well in character and scale of 

diversity of uses into Downtown Lynbrook.  

A slide from the Lynbrook Town Hall public presentation. 



Next Steps

sustainable, livable, and economically viable place for all users. These strat-

that would set it apart from neighboring Villages. 

The next steps for Lynbrook should include the following. 
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Traffic along Sunrise Highway with the LIRR Lynbrook Station in the distance. 



Valley StreamBaldwin Lynbrook



Realizing Transit-Supported Development

Valley Stream



Valley Stream Station
Village of Valley Stream
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Existing Conditions
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Demographics

Existing Projects 

Sun Valley  Towers

137,000 SF Mixed Use Building

Hawthorne Court

90 Unit Residential Rental Development

Focus Sites

LIRR Station

Valley Stream, NY

Projects in close proximity to the focus area. 





Focus Area Existing Conditions
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Focus Site B is currently the permit parking lot just to the north of the LIRR  Valley Stream Station. 



Valley Stream’s Rockaway Avenue serves as its main commercial corridor. 



Conceptual Development Scenarios
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Valley Stream’s LIRR Station. 



Development Scenario 1
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Section Along Hicks Street
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Development Scenario 2
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Section Along Hicks Street

 





Partnerships 
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Village of Valley Stream
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The Developer Community
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Community Engagement
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Attendees at the Valley Stream open house. 



Developer Solicitation Process
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1. Pre-Solicitation Soundings with Developers
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2. Request for Qualifications
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3. Request for Proposals
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4. Final Negotiations and Developer Selection 
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Next Steps

-

 
-
-

 

-

 

 

 
-

-





Piloting TSD to Transform Nassau County
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Nassau County 
Infill Redevelopment Feasibility Report


