Opportunities for Sustainable Development

Merrick Station- town of Hempstead

Unincorporated. Babylon Branch.

The hamlet of Merrick has one LIRR station, lo-
cated within the central business district. In 2006,
Merrick averaged 3,381 westbound morning
commuters, more than both its proximate Baby-
lon branch station counterparts Bellmore (2,800)
and Baldwin (2,744). Located adjacent to Sunrise
Highway, the station is situated within the sur-
rounding street grid, yet the station area is in dire
need of pedestrian safety improvements along
the intersection of the highway and Merrick and
Hewlett Avenues, the two streets that frame and
run perpendicular to the station platform. In addi-
tion to complete streets and pedestrian safety im-
provements, the community is amenable to new
mixed-use, higher density developments within
its station area downtown.

Merrick’s station area falls in line with the proto-
typical station area along the southern shore of
the County in that Sunrise Highway disrupts the
connectivity of its downtown to adjacent residen-
tial neighborhoods. The community is actively
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 Association issued a report on development
of a business district around the Merrick station.
The report listed pedestrian safety, mixed-use de-
velopment, and improved parking solutions — all

The Merrick community is amenable to compelete streets
improvements to their commercial corridors.

done with input from the public — as the top three
improvements the community would like to see
happen to their station area.

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

Recent/ongoing plans & studies

= Zoning application for existing office building,
2012
= Report on Development of a Business District

Around Merrick Train Station, North and
Central Merrick Civic Association, 2012
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Opportunities for Sustainable Development

Mineola Station- viiage of Mineola

Incorporated. Babylon Branch.

The Village of Mineola has one LIRR station, which
is located in the center of its downtown district
and is adjacent to a relatively new intermodal
center. The station 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 station. The station 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 institutional fixture, Mineola has had
its fair share of developers interested in its sta-
tion area. Over the past several years, there have
been three major residential project proposals,
with the Churchill apartment complex including
ground floor 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
additional development, particularly the provi-
sion of a true “village square” near to the station,
the future of Mineola is taking shape without any
needed assistance from the County under this ini-
tiative. That being said, with all these new devel-
opments taking place, traffic and parking shortag-
es have emerged at the forefront of the Village’s
concerns, leaving the door open for complete
streets and circulation strategies within the area.

2

Mineola’s Intermodal Center has spurred significant developer
interest within the Village’s downtown.

The Village of Mineola has already established
the planning and policy framework, such as its in-
novative “Development Incentive 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 station 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 Communities Award, Vision Long
Island, 2006

Recent developments

= Mineola Intermodal Center, 2006

= Winston & Churchill mixed-use apartment
complexes, approved in 2012
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Opportunities for Sustainable Development

Nassau Boulevard Station.- Village of Garden City

Incorporated. Hempstead Branch.

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

Nassau Boulevard provides a good example of a
station area with potential for modestly-scaled
and strategically placed TSD. Some of the commu-
nity’s concerns revolve around the need for addi-
tional parking and enhanced pedestrian safety on
the streets immediately surrounding the station,
making the station area a good place for complete
streets plan to help enhance livability.

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

| e

Any infill within Nassau Boulevard’s station area would need to
be small in scale.

station areas in the village and other predomi-
nantly single-family station areas throughout the
County.
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Opportunities for Sustainable Development

Rockville Centre Station.- Village of Rockville Centre

Incorporated. Babylon Branch.

Much like the other station areas along Sunrise
Highway and the LIRR’s Babylon branch, the Vil-
lage of Rockville Centre has one LIRR station, lo-
cated in the Village’s central business district. The
station receives a good amount of ridership, av-
eraging 2,209 westbound morning passengers in
2006. The station area itself is an active downtown
with a solid commercial base of primarily restau-
rants/pubs and neighborhood retail. While some
vacancies exist, the current Village administra-
tion is actively 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 station that is successfully attract-
ing residents.

With nearby hotels and active 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
station 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 additional TSD within this station area. A pilot
project may better serve the County on the whole
if located within a station area that is in more

TSD is already occuring within Rockville Centre’s downtown.

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

= 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

= Avalon Rockville Centre Apartment Complex,
2012

92 | Nassau County Infill Redevelopment Study = Cultivating Opportunities for Sustainable Development

|POOR | FAIR |GOOD |GREAT

community desire

leadership in place

overall ‘




Opportunities for Sustainable Development
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Opportunities for Sustainable Development

Val Iey 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 stations, Valley Stream station,
which averaged 1,754 morning westbound pas-
sengers in 2006, and Gibson station, which is not
included in this study. The station 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 station is ide-
ally situated at the intersection of the Babylon
and Far Rockaway branches, a good location 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 International Airport. While
plans for a new mixed-use apartment complex
were recently approved, both the Village and the
community are actively 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 options
for mixed-use and hotel developments within
the station area and the Village recently adopted

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

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

TSD is happening in Valley Stream and the Vil-
lage is ready and desirous for further livability en-
hancements to their station 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 benefit all those sta-
tion 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

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

|POOR | FAIR |GOOD |GREAT

community desire

leadership in place

= Village approved plans and granted variances
for the construction of 39 residential units,
2012

= Hawthorne Court apartment complex, com-
pleted in 2010

= Dutchgate senior housing complex, com-
pleted in 2012

Potential projects

"Je,
ol



Opportunities for Sustainable Development

{ Valley Stream Station
Village of Valley Stream

Ew|mm  Transit Station (train)
------ 1/4 mile radius from station
Crossing

Transit Routes (train)

Bicycle Facilities

niminiuiele
=== Transit Routes (bus)
i

Wide Roads / Dangerous Crossings
Limited Access Highway

Parcels

Government/Public Buildings
Community Centers

Religious Institutions

Schools, Colleges & Universities
,,,,,,,, Arts, Culture & Entertainment
,,,,,,,,,,,,,,,,,,,, Recent New Development
1, ?,
nul"':,,'::'l Other Identified Destinations
N
E, Parks & Open Space

Surface Parking Lots & Parking Structures

Vacant Land

‘0
&
N
e,
4
,,,,,,,,,,,
ey
e,

o

=0 e 3 A E ; H Vacant/Unused Buildings and Soft Sites
Brownfields/Contaminated Sites

Planned/Proposed Future Development
.....

Plans / Project Areas

Potential Development Sites

200 400

Cultivating Opportunities for Sustainable Development « Nassau County Infill Redevelopment Study | 95



Opportunities for Sustainable Development

Wantag h Station- fown of Hempstead

Unincorporated. Babylon Branch.

The hamlet of Wantagh has one LIRR station,
which had strong ridership in 2006, averaging
2,353 morning westbound passengers. The sta-
tion 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 station areas, Wantagh suffers
from poor pedestrian safety around its station
and the community has actively 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 station 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 infill within the sta-
tion 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 station area, its current state pres-
ents a formidable barrier to true livable devel-
opment within Wantagh's station area and for
every station area along the highway. The layout
of Wantagh'’s station area is ripe for complete
streets, safe intersections, and smartly designed
mixed-use development close to the station itself.

The opportunities for successful TSD exist within
Wantagh. The challenge remains breaking away
from traditional developments and pursuing

Pedestrian safety is a serious concern within Wantagh’s station
area.

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

Recent/ongoing plans & studies

= Image Committee of Wantagh, Wantagh
Chamber of Commerce, ongoing

Recent developments

= Retail center at 3340 Sunrise Highway ap-
proved, 2013
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Opportunities for Sustainable Development

Westbu Iy Station- Village of Westbury

Incorporated. Ronkonkoma &
Port Jefferson Branches.

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

The development landscape within Westbury is
defined 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 renovation of
the Village’s local theatre. Both the Village and
the community are looking to build off of these
successes and the general success of Westbury’s
downtown. The Village has expressed interestin a
parking structure near to the station to reduce the
amount of land dedicated to surface parking, par-
ticularly those lots just to the south of the station,
freeing up space for additional mixed-use devel-
opment. The Village also mentioned the ongoing
redevelopment of underutilized and vacant sites
in a former light industrial area along the north
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There are strong opportunities for mixed-use development near
Westbury Station.

Downtown Inventory: Westbury, Nassau
County Planning Commission, 2005

Potential projects

side of Union Avenue to the west of School Street. =
Civic and Chamber members stressed the impor-
tance of creating a “Main Street” feel on the sec-
tions of Post Ave and Maple Ave that enclose the
commercial area just north of the station.

Westbury has the readiness and desire to realize
successful TSD and livability enhancements with-
in their station 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 renovation, ongoing
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West HempStead Station- town of Hempstead

Unincorporated. West Hempstead
Branch.

West Hempstead is one of three LIRR stations
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 Woodfield Road, the West
Hempstead station divides the street grid to the
south. The station area boasts a large amount of
land within the station area used for commercial
purposes, anchored by the presence of National
Wholesale Liquidators on a large parcel near the
station. With several other large sites within the
station area that the Hamlet is looking to repur-
pose, there are some key opportunities for TSD at
West Hempstead.

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

TSD is already occuring within West Hempstead’s station area.

more livable environment around the station. The
community is looking for help from the Town to
designate West Hempstead as a strong potential
growth area.

West Hempstead is a strong candidate for the
purposes of this study. The station area has the
right factors in place to make development within
West Hempstead successful. TSD within this sta-
tion 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
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Baldwin Station
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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-
tion area livability enhancements that exist throughout Nassau County. Our approach seeks to desig-
nate three station areas that meet all of the requisite criteria for transit-supported development (TSD)
and will most effectively illustrate to other communities how TSD can be successful elsewhere in the
County and throughout the region. These three sites, selected from our review of representative sta-
tions, are both ready and willing to usher in a new era of sustainable development and station area
livability enhancements within Nassau County, based on HUD’s six livability principles: provide more
transit choices, promote equitable and affordable housing, enhance economic competitiveness,
support existing communities, coordinate policies and leverage investment, and value communities
and neighborhoods.
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Piloting Sustainable Development

Baldwin
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Baldwin’s LIRR station parking lot. Sunrise Highway near Lynbrook’s LIRR station.

Valley Stream'’s Rockaway Av;eﬁue bisecting LIRR tracks.
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Three Pilot Station Areas

Nassau County selected three station areas that would provide valuable and
replicable sustainable development pilot projects for the county. While the
potential projects for all finalist station areas of Baldwin, Hicksville, Lynbrook,
Valley Stream, and Westbury should be considered, the three discussed
in this section provide the best opportunities to spearhead sustainable
development in the near term. Based on public feedback, deliberations,
knowledge of the political context, and evaluations conducted during the
selection process, County administration decided to pursue partnerships
with the following three station areas: Baldwin, Lynbrook, & Valley Stream.

An integral component of the station area plans is a detailed assessment of
how TSD will increase access to jobs, incentivize and facilitate use of public
transit, and encourage mixed-income housing options. In line with the New
York — Connecticut Sustainable Communities Consortium’s Fair Housing and
Equity Analysis (FHEA), TSD encourages diversity and access to employment
opportunity and fair housing options while promoting economic advance-
ment in racially concentrated areas of poverty and areas of opportunity. The
station areas selected in this study represent not only worthy pilots for TSD,
but opportunities to realize the goals of FHEA within each community.

Piloting Sustainable Development

Baldwin

Lynbrook

Valley Stream
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Piloting Sustainable Development

Baldwin
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Piloting Sustainable Development

Baldwin

Complete Streets, Strong Downtown

Cultivating Opportunities for Sustainable Development ¢ Nassau County Infill Redevelopment Study | 107



Piloting Sustainable Development

Baldwin Station

Town of Hempstead
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Introduction

Baldwin Station parallels Sunrise Highway along the Long Island Rail Road
(LIRR) Babylon Branch. Not only in Baldwin, but in workshops with the com-
munities for all of the LIRR Babylon Branch stations, the project team heard
the recurring theme from residents and business owners that Sunrise High-
way is dangerous to pedestrian safety, and represented a significant bar-
rier to connecting development opportunities north and south of the sta-
tion area. The opportunity to develop complete street and pedestrian safety
strategies for the crossing of Sunrise Highway is an important consideration
at Baldwin Station. Improvements to the intersection of Sunrise Highway
and Grand Avenue could translate into improvements for similar downtown
intersections along the corridor and spur nodes of pedestrian-oriented de-
velopment typologies— which are integral to the success of a station area’s
downtown — throughout the County. Baldwin’s station area exhibits an in-
teresting mix of uses but lacks an identity that would distinguish Baldwin as
a destination.

The roadway network of Grand Avenue, Milburn Avenue, and Brooklyn Av-
enue, surrounding the municipal parking lot to the north of the LIRR station,
coupled with “Main Street” scale of Grand Avenue, provides a foundation
for a walkable district. There are key infill opportunities around the station
that could support Main Street commercial use. The larger quarter mile area
is a mix of residential uses with a pocket of industrial automobile-related
services that front onto Brooklyn Avenue adjacent to the station. As a small
commercial district with its primary retail on a busy and heavily trafficked
street of Grand Avenue, the station area will struggle to bring in new tenants
and higher rents unless the commercial district is expanded or connected to
the retail corridor south of Sunrise Highway. The station area could serve as
a new northern anchor, building off the activity that the station creates. A
streetscape strategy for Grand Avenue, coupled with a safe crossing of Sun-
rise Highway, would draw more pedestrians to the corridor and to the sta-
tion and increase activity along Grand Avenue, which would in turn increase
commercial viability along the corridor. The commercial corridor culminates
at Grand Avenue and Merrick Road and there have been ongoing attempts
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to anchor this end of the commercial corridor with an urban renewal proj-
ect. Any redevelopment at the southern end of the Grand Avenue com-
mercial corridor should strive to complement the adjacent Baldwin Bowling
Center and the Baldwin Public Library that together, serve as an anchor of
the commercial corridor and a destination for those in the Baldwin commu-
nity. Just to the south of the intersection of Grand Avenue and Merrick Road
is Parsonage Creek inlet, Silver Lake and Silver Lake Park, providing recre-
ational amenities in close proximity to the downtown. The major challenges
to Grand Avenue remain the discontinuity of uses along the corridor which
compromises density and walkability, the lack of pedestrian amenities to
attract a larger population of users, the crossing of Sunrise Highway and the
lack of a commercial centerat the Baldwin station that would serve as the
northern anchor to the corridor.

Baldwin’s desire and readiness for a mixed-use development to anchor its
downtown complements the development occurring in the urban renewal
plan area on Grand Avenue south of the station, making Baldwin an ideal
pilot project. Additionally, Baldwin residents were some of those hardest hit
by Superstorm Sandy in 2012, making the need for sustainable development
— especially housing and neighborhood-scale businesses — that much more
important for the future of the community. Furthermore, these potential
improvements to Baldwin’s station area fall in line with the community’s
shared vision for their downtown. In their feedback, civic organizations ex-
pressed a strong desire for a complete visioning plan for their downtown
that focused on complete streets, mixed-use/multi-family developments,
and the creation of a true “green” community that held sustainability in high
regard.
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A plan and section of typical complete street design features.
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Complete Streets Overview

Complete streets are intended to create a “Main Street” feel along major
community corridors, creating an attractive, safe, and active public realm
that encourages people to drive less and walk, bike, and take the train or bus
more often, enabling safe access for all users, not just the automobile. While
there is no singular design prescription - as each instance should be designed
in community context - complete streets may include wider sidewalks with
ample plantings, bike lanes, clearly designated and frequent crosswalks with
pedestrian signals, comfortable and accessible public transportation stops,
and narrower travel lanes. Additionally, complete streets are typically ac-
companied by mixed-use buildings with street facing frontage, making it
easy for a wide range of residents, shoppers and workers to walk and shop
on their way to and from transportation stops.

With partnership from the State of New York, complete streets along Bald-
win’s Grand Avenue will create the opportunity to realize a safe crossing
along Sunrise Highway and easy access to the LIRR station. Additionally,
complete streets would encourage landlords and tenants to take stock in
their storefronts and maintain a certain aesthetic. If designed properly and
within the appropriate scale and context, a complete Grand Avenue can
serve as a catalyst for other land-use and building design initiatives in down-
town Baldwin that would require the cooperation of the local property own-
ers and the Town of Hempstead.

Piloting Sustainable Development

As part of the Baldwin Pilot Project, the project team identified three case
studies where communities implemented a complete streets project that
resulted in local economic benefits in addition to improvements to pedes-
trian safety. These findings suggest that a complete streets project would
support further development along Grand Avenue and Baldwin in the fol-
lowing ways:

=  Asmall-scale complete streets project can produce long-term econom-
ic benefits while also strengthening municipal budgets. A relatively
small investment in complete streets can create long-running economic
benefits while boosting sales tax receipts.

= A complete streets project can help nearby local businesses withstand
an economic downturn. Streetscape improvements can help local retail
withstand challenging economic conditions.

* A complete streets project can be used as an effective base for broader
economic redevelopment efforts. Municipal leaders can use streetscape
improvements to Grand Avenue as a way to set the stage for larger, more
ambitious economic development efforts in the medium and long term.

In many examples, public sector investment into a complete streets project
resulted in private sector returns, be it through the incentive of private land
owners to maintain their properties or through the creation of a viable mar-
ket where new businesses set up shop along the corridor and flourished.
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Existing Conditions

Baldwin consists primarily of single-family residences, with several pockets
of multi-family housing. Nearly 7 percent of the total population lives within
the downtown station area. Zoning in the hamlet is governed by the Town of
Hempstead zoning ordinance. While the majority of the hamlet is zoned for
single-family residences, the Town of Hempstead ordinance features a float-
ing residence zoning code that allows for higher density multi-family resi-
dences. This designation could be applied to any single parcel or assemblage
of parcels having a certain minimum land area and located adjacent to pub-
lic transit facilities or along a major thoroughfare and could serve as a vital
tool for creating transit-supported development within downtown Baldwin.

Within the downtown, only 33 percent of existing commercial space is uti-
lized. As a result Baldwin has one of the lowest commercial densities in all
Nassau County downtowns. Given the availability of commercial space, cou-
pled with the strong presence of downtown residents, Baldwin has substan-
tial opportunities for sustainable infill development along Grand Avenue.
While there are many vacancies along the corridor, there remain some small
businesses with street-facing frontage, which provide precedent for the cre-
ation of a “Main Street” walkable environment.

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

A culturally diverse Long Island community, Baldwin is a prosperous hamlet
located along Sunrise Highway on the South Shore of Nassau County that
attracts middle-class families through its high quality of life and inclusive
spirit. The LIRR connects the hamlet to Manhattan with fast and frequent
service while nearby Jones Beach and Wantagh Park offer residents access
to some of Long Island’s premier outdoor destinations.

32,203 1,343,698
50% 72%
34% 12%

5% 8%
11% 8%
10,817 450,503
$115,853 $118,295
24% 25%
82% 79%
18% 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.
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Existing Conditions

A key physical challenge facing the Baldwin station area is the Sunrise High-
way/Grand Avenue crossing. The crossing is currently design-oriented to-
wards cars and trucks and is dangerous for pedestrians who rely on street-
lights and long, narrow crosswalks to traverse Sunrise Highway to get to
the LIRR station and points north. The intersection is anchored on the two
southern corners by decades-old masonry buildings, including the former
Sunrise National Bank, and on the two northern corners by the LIRR sta-
tion entrance and surface parking lots. These corners, if redeveloped ap-
propriately, provide the physical blueprint for a strong central anchor to a
complete Grand Avenue.

The Grand Avenue intersection with Sunrise Highway (NY 27) is located just
south of the LIRR Baldwin Station. Grand Avenue is a two-way road with
narrow lanes and parking along both sides of the road along much of the
thoroughfare, making for a much more pedestrian-oriented experience
with slower moving cars separated by parking from the sidewalks. Sunrise
Highway mimics its name, a four-lane high-speed highway in both directions
with intermittent on-street parking, curb cuts for cars and automobile ori-
ented uses. As the aerial on the preceding page shows, the thoroughfare
dominates the intersection and dictates the nature of the built environment
around it. The irregular geometry of the intersection also increases the dis-
tance in the north/south pedestrian crossing.

There exists both the need and the potential to turn Grand Avenue from
a left-behind main street into a sustainable, economically prosperous, and
complete street. By following complete streets design guidelines, encourag-
ing a strong north-south connection on either side of the LIRR station, and
altering the street to be safe for pedestrians, cyclists, and drivers alike, a
complete streets project along Grand Avenue that could bring substantial
economic returns to the Baldwin community.

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

To select case studies for evaluation, the project team reviewed the impact
of 15 complete streets projects from communities across the United States,
using the following criteria to guide its selection process:

= Demonstrated Economic Impact — Clear evidence that a complete
streets project resulted in positive economic benefits for the commu-
nity, as observed by an increase in real estate market values, local busi-
ness revenues, sales tax receipts, or other quantitative measures.

= Demographics — Similar demographic attributes to those of Baldwin.

*  Proximity to Major City — Within a 90-minute drive of a major metro-
politan area.

= Transit Access — Available transit service to the nearby major metropoli-
tan area.

On this basis, the project team selected the town of Lancaster, located in
Los Angeles County, California; the village of Hamburg, outside Buffalo, New
York; and the city of University Place, adjacent to Tacoma, Washington. The
project team found few studies that demonstrate the benefit of complete
streets improvements independent of wider investments in transit, and
since Baldwin is not considering significant transit investments at this time,
The project teamchose studies where economic benefits had been attrib-
uted solely to complete streets projects.

In each case study, the project team includes a demographic summary of the
community, an overview of the prior physical conditions, a description of
the complete streets project that was introduced, and the direct economic
benefits that resulted from the project. Key findings from these case studies
areas are as follows:

* In Lancaster, CA, local officials used a comprehensive street redesign to
tie together a broad program of economic revitalization that included
outreach to small businesses, extensive cultural programming, and a
city-wide rebranding effort.

Piloting Sustainable Development

* InHamburg, NY, despite the years of slow growth that followed the2008
Great Recession, an improved streetscape resulted in 97 percent occu-
pancy along the corridor, $7 million of inward private investment and 33
building projects.

= In University Place, WA, prior to the completion of construction ob-
served sales tax receipts for businesses adjacent to the roadway were
2 percent higher than the town average; 11 years after project comple-
tion, retail rents along the improved corridor are 60 percent higher than
the town average. A durable change was made through a comparatively
small investment on a single roadway, a project that set the stage for the
long-term economic development and TSD improvements that the city
implemented in the following decade.

These case studies demonstrate that a modest investment by municipal offi-
cials in a complete streets project can result in significant economic benefits.
Across the three projects, an initial investment of $7 to $10 million gener-
ated economic returns that ranged from $20 million to over $100 million.
Furthermore, these benefits were realized on projects of small geographic
scale, ranging from a half mile to two miles in total length. Finally, these
studies highlight the utility of complete streets projects as an effective plat-
form for municipalities to advance broader economic development goals.
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Located 70 miles from Downtown Los Angeles by highway and 2 hours away
from Union Station by Metrolink commuter rail, the City of Lancaster in Los
Angeles County is a middle-class suburban community. Although Lancaster
and Baldwin significantly differ in size, population, and average household
income, the local economies of both municipalities rely on their geographic
proximity to a large metropolitan economy. Twenty-five percent of Lancast-
er residents work in metropolitan Los Angeles, similar to the 37 percent of
Baldwin residents that commute to New York City for work.

Thanks to the vision of planners and city officials that viewed a complete
streets improvement as the central element to the reinvention of their
downtown, Lancaster has seen a tremendous return on the initial cost of
project investment.

Lancaster Boulevard, which bisects Lancaster and forms its commercial core,
is near to the city’s Metrolink station. Like many other suburban arterial
roads, the four-lane highway had been designed to optimize automobile
travel, without consideration for the pedestrian or nearby retail. As a conse-
guence, the thoroughfare suffered from high-speed traffic, inadequate pe-
destrian amenities, and weak retail sales.

In 2008, city officials pursued a bold redesign of a 9-block (0.6 mile) section
of Lancaster Boulevard as the centerpiece of the city’s revitalization strategy,
which also included the creation of a visitor’s bureau, outreach efforts to
support local retailers, and a comprehensive program of arts and cultural
events. Far exceeding small-scale cosmetic improvements, Lancaster offi-
cials used the introduction of a large-scale, transformative improvement as
the driving force behind the creation of a thriving, vibrant, mixed-use retail
and entertainment district.

Over a two-year period, and in the face of considerable skepticism from
many residents and businesses, city officials installed a new design for Lan-
caster Boulevard that introduced wider sidewalks, dozens of trees, spaces
for public art, and the “Ramblas,” a Spanish-inspired public space that re-
claimed the center of the thoroughfare. They also introduced a marketing
campaign, re-branding the street as “The BLVD.” As reported by Better Cities
and Towns, the total cost for all improvements was $11.5 million.
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Results

Outstripping project expectations, the improvements to Lancaster Boulevard
had a transformational impact on the economic fortunes of the city. Accord-
ing to summary information from the architecture and urban planning firm
Moule & Polyzoides, hired to design and implement the improvements in
Lancaster, assessed property values in the downtown area rose 9.53 percent
in the 12 months following completion of the project (2011-2012) while as-
sessed property values for the town as a whole fell 1.25 percent during the
same period.

The City of Lancaster credits the project with attracting $130 million of
private investment, resulting in the opening of over 48 newly created lo-
cal businesses and the addition of 1,900 additional jobs, including an un-
derground bowling alley, a microbrewery, an Urban Ouffitters, and the new
Lancaster Museum of Art & History. Furthermore, the California Redevelop-
ment Association estimates that the project has generated $273 million in
net economic output, an astounding return on the city’s initial investment
of $11.5 million.

In 2012, the US Environmental Protection Agency awarded Lancaster the
Smart Growth Achievement award for Overall Excellence, owing to the proj-
ect’s unique combination of distinctive architecture and proven economic
benefit.

Lessons for Baldwin

The positive benefits of complete streets experienced by Lancaster can pro-
vide valuable lessons for Baldwin:

» Complete streets projects can be used as a platform for broader commu-
nity-wide economic redevelopment. Lancaster’s commitment to a trans-
formational improvement of Lancaster Boulevard supported a broad re-
vitalization program that has had substantial economic benefits.

= Community outreach is critical during the design and implementation
phase of a complete streets project.

A view of Lancaster’s “BLDV.” Source: The City of Lancaster.
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A charming, middle-class suburban community located 13 miles from Buffa-
lo, New York, by highway, and 45 minutes away by commuter bus, the village
of Hamburg is known for its “Main Street” feel. While its population is less
than half that of Baldwin, the comparative demographic profile of the village
within its wider metropolitan area is similar to that of Baldwin. A focused
investment in the quality of its downtown streetscape not only significantly
improved pedestrian safety within the village; it created an opportunity for
retail growth in the face of an underperforming regional economy.

The intersection of US Route 62 and Main Street within Hamburg forms the
main commercial corridor of the village, and an express bus stop with ser-
vice to downtown Buffalo departs from their intersection. In 2001, New York
State Department of Transportation (NYSDOT) officials proposed to improve
total throughput on Route 62 by adding another traffic lane, removing par-
allel parking, and narrowing sidewalks. Local merchants, whose sales were
already threatened by a nearby mall, partnered with local residents, who
were concerned with safety, to form the Route 62 Committee.

Working in collaboration with the Walkable and Livable Communities In-
stitute (WALC), the Route 62 Committee proposed an alternative redesign
for a 0.8-mile segment of Route 62 and a 1-mile segment of Main Street.
This design narrowed driving lanes, introduced four roundabouts, created
additional space for on-street parking, added trees, and introduced safety
lanes. By a 4-to-1 margin, the community voted for the alternative redesign.
Construction began in 2006 and completed three years later, in the midst of
the Great Recession. According to NYSDQOT, total cost for all improvements

was $20 million.
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Results

Despite a challenging economic climate, the complete streets project rein-

vigorated Hamburg’s downtown, creating value for landowners and spur-
ring a significant increase in development. As documented by WALC, prop- 9,431
erty values along the corridor have doubled since the village introduced the
streetscape improvements. According to Hamburg’s Building Inspection De- $72,030
partment, the number of building permits issued in 2010 is over five times
greater than the number of permits issued in 2005, and as reported in the 3,919
New York Times, following the project’s completion, local businesses have
spent $7 million on 33 building projects. A review of real estate market data 72%
from CoStar shows that after the completion of the project vacancy rates
in the corridor dropped from 7 percent in 2009 to 3 percent in 2011 while 28%
village-wide vacancies remained above 10 percent.

35%
According to the village’s website, in 2013, Hamburg’s economic develop-
ment department hired Peter J. Smith and Company, a Buffalo-based real es- 13 miles

tate consultancy, to conduct a real market analysis for the municipality. The
consultants determined that the renovation of Route 62 and Main Street
had been the most significant public or private economic development ini-
tiative in Hamburg in the preceding 10 years.

Lessons for Baldwin

The demonstrated success of Hamburg’s complete streets implementation
has meaningful lessons for Baldwin:

= Complete streets projects can create opportunities for growth under
challenging market conditions. Even though both Hamburg and the wid-
er Buffalo region were significantly affected by the Great Recession, its
complete streets project created a significant market opportunity.

= Complete streets projects can potentially decrease retail vacancy. Ac-
cording to CoStar, retail vacancy rates in Baldwin have hovered between
6 percent and 7 percent over the last 5 years. It is conceivable that a

clon'1plete streets Improvement along Grand Avenue could yleld results The intersection of Route 62 & Main Street. Source: The New York Times.
similar to those observed in Hamburg.
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University Place is a Washington suburb adjacent to Tacoma and 38 miles
from Seattle. Similar to other communities in lower Puget Sound, University
Place has limited local and express bus service to Tacoma and Seattle. A
community with broad demographic similarity to Baldwin, University Place
provides an example of how complete streets projects can be used as a
starting point for a broader transformation.

Bridgeport Way is a major thoroughfare bisecting University Place. Following
the city’s formal charter in 1995, newly elected local officials concluded that
the road’s strongly car-oriented design was a drain on the local economy. Ac-
cording to a history of the project collated by WALC, Bridgeport Way was the
most heavily used road in Pierce County and supported over 24,000 daily
auto trips on five lanes of traffic, lacked sidewalks, and had few pedestrian
crossings. City officials and planners viewed its remediation as an essential
precondition for broader revitalization efforts.

City officials collaborated with Dan Burden of WALC to formulate a mod-
erately-scaled plan for the street’s remediation designed to address local
community and business concerns while achieving goals for safety and eco-
nomic development. According to WALC, over a four-year period between
May 1998 and June 2002, and at a cost of $8.2 million, the city improved
1.5 miles of roadway by reducing five lanes of traffic to four, replacing the
two-way left turn lane with a landscaped median, adding bike lanes, and
constructing sidewalks. In addition, two new mid-block crosswalks were in-
troduced, along with full pedestrian signals.
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Results

While limited in scope, the project has had an immediate and durable eco-
nomic impact on University Place. In a 1999 paper from the Victoria Trans-
port Policy Institute, the Assistant City Manager of University Place observed
that prior to project completion, sales revenues at businesses along the cor-
ridor had already increased by 7 percent, as compared with a 5 percent in-
crease citywide, along with a 70 percent drop in auto accidents.

A historical review of real estate market data from CoStar shows that while
the Great Recession increased vacancies at retail properties throughout Uni-
versity Place, properties adjacent to the improvements on Bridgeport Way
demonstrated greater resiliency than those elsewhere, with vacancy rates
ranging 1 percent to 2 percent lower than the citywide average through-
out the recession. Further analysis of CoStar data shows that ten years after
the project’s completion, triple-net retail rents of $23 per square foot along
Bridgeport Way are significantly higher than the citywide average of $16 per
square foot.

Most notably, in 2012 the city of University Place partnered with a local de-
veloper to introduce a mixed-use transit-friendly development located near
to the center of the Bridgeport Way improvement. Known as “University
Place Town Center”, the development includes 100 multi-family units and
12,000 square feet of new ground-floor retail development.

Bridgeport Way following complete streets renovation. Source: The City of University Place.
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Lessons for Baldwin

The impact of the complete streets project in University Place has meaning-
ful lessons for Baldwin, particularly over a long timescale:

* Long after their completion, complete streets projects durably increase
real estate value. Over 10 years after the project’s completion, average
rents along Bridgeport Way are 60 percent higher than those of Uni-
versity Place, and vacancy rates in the corridor demonstrated greater
resiliency during the Great Recession than elsewhere in the city.

* Moderately-sized projects — both in geographic and financial terms —
can lay the groundwork for long-term changes. In University Place, a
simple roadway renovation created the conditions that enabled the city
to advance a more substantial transit-oriented development project
over a decade later.

31,616

$81,614

12,963

56%

44%

55% (Tacoma)

15% (Seattle)

5 miles (Tacoma)

38 miles (Seattle)
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Community Engagement

In order to best engage the community on the benefits of and steps re-
quired to realize a complete streets project, Nassau County partnered with
the Baldwin Civic Association in developing a community outreach strategy
to effectively engage the hamlet. In implementing this strategy, the team
held a public workshop at the Baldwin Senior High School on October 29,
2013. The meeting was well attended and began with a presentation on the
benefits of complete streets, followed by three break-out groups where at-
tendees were invited to share their thoughts on a potential complete streets
project within their community. The program ended with a wrap-up where
each break-out group shared key findings and takeaways. Key takeaways
from the community include the following:

* Overall, attendees were in favor of a complete streets project.
» Attendees were concerned over safety issues along their streets.

» Attendees would particularly like to see beautification and smarter de-
sign of the public realm along Grand Avenue.

* In general, the community is looking for assistance from both Nassau
County and the Town of Hempstead in finding funding sources and get-
ting plans off the ground.

» Attendees were generally in favor of appropriately scaled (3 stories)
mixed-use development.

» Attendees voiced concern that a complete streets project along Grand
Avenue could create a “shopping mall” effect along the corridor.

» Attendees were particularly concerned about bringing successful, at-
tractive small business to their station area.

*» Two of the three break-out groups mentioned the need for an analysis
of existing traffic patterns in and around Grand Avenue (from Merrick
Road north to Milburn Avenue) to determine the technical feasibility
of implementing complete streets improvements. Residents mentioned
the observed traffic congestion on Grand Avenue just north of Sunrise
Highway in the afternoon as Baldwin Senior High School lets out.

* Residents mentioned that the circulation pattern around the LIRR sta-
tion causes traffic congestion (afternoon/evenings) as entering/exiting
taxicabs block the through-lanes of Grand Avenue just north of Sunrise
Highway.

» Two of the three break-out groups mentioned the need to alleviate
heavy truck traffic along Grand Avenue. It was noted that heavy trucks
in this area are the cause of traffic congestion, noise pollution and pe-
destrian safety concerns.

} i) A

4.
Attendees at the Baldwin public workshop.
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Next Steps

For Baldwin to advance a complete streets project on Grand Avenue, the
project team recommends the following next steps as a starting point.

Engage in community outreach to determine the project’s economic
development goals. Outreach and visioning efforts provide a channel
for the community to express its preferences on specific improvements
and techniques. Furthermore, local public works and transportation de-
partments may not be equipped to assess the potential economic ben-
efits of a “complete streets” project. Through a coordinated planning
process, Baldwin can develop consensus around the project’s economic
development goals.

Conduct a technical assessment of existing conditions on Grand Av-
enue to define project geography and identify potential project phas-
ing. Community leaders can proactively partner with Nassau County and
the NYSDOT to determine what improvements would be feasible based
on current and projected traffic volumes and current policies and guide-
lines. An open dialogue on the nature of urban state managed roadways
should be conducted to develop guidelines for enhanced “complete
street” strategies where warranted in an urban context so that streets
like Grand Avenue can be piloted as complete street projects.

To secure funding, select a specific complete streets project that
meets the community’s economic development goals and aligns with
the technical assessment of current conditions. Selecting projects that
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meet both criteria can help the project secure funding. Community lead-
ers should work with Nassau County officials to identify and apply for
funding programs from the state and federal government. One potential
source of funding is the New York State’s Department of Transportation,
which began focusing on complete streets projects in 2011.

Host workshops throughout the process to keep the community en-
gaged and informed. Streetscape improvement projects are susceptible
to misinformation and skepticism, particularly when residents and busi-
nesses are unfamiliar with the benefits. Outreach, visioning efforts and
continuous updates provide a channel for the community to express its
preferences on specific improvements, techniques and project mile-
stones.

Coordinate with Nassau County in releasing an RFP for a traffic study
along the Grand Avenue corridor within the LIRR station area. This
project would constitute a critical first step in examining existing condi-
tions along the County owned and operated avenue within a complete
streets framework. The Nassau County Department of Public Works an-
ticipates initiating a traffic study within the vicinity of the LIRR station in
the mid-2014.
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Lynbrook

Reimagining a Longstanding Downtown
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Introduction

Nassau County’s pilot project in the Village of Lynbrook will focus on building
off of recent development projects by creating an environment for further
sustainable development to occur within Lynbrook’s downtown. A strategy
that combines marketing, policy changes, and the potential for specific pub-
lic realm interventions will help Lynbrook to build upon its recent successful
growth and push Lynbrook into the forefront of Nassau County and Long
Island as a destination location for working, living and shopping.

Lynbrook is a mature downtown with a strong mix of residential, commercial
and office uses in and around the station area. Like Valley Stream, Lynbrook
has two LIRR stations, Westwood and Lynbrook, picking up two LIRR branch-
es: Babylon and Long Beach. Similar to other communities and downtowns
along the LIRR Babylon Branch in Nassau County, the Lynbrook station area
and Sunrise Highway separate the northern portion of downtown from the
southern portion of downtown. There is a “Main Street” — Atlantic Avenue —
that represents a recognized downtown corridor in the region and multiple
soft sites within the corridor are being considered for redevelopment. The
core of the downtown, centered on Atlantic Avenue, is strong, with architec-
tural and updated building facades, streetscape treatments, high retail oc-
cupancy and a wide range of shopping options. The core is unique in that it
extends south past the railroad right-of-way and Sunrise Highway, connect-
ing the core to Lynbrook High School, the library and the Atlantic Avenue el-
ementary school. There is potential for further retail growth south of Sunrise
Highway, and importantly, the crossing of Sunrise Highway for pedestrians is
established and can be improved.

The project team’s objective is to build off of three key development projects
that are in various stages of planning and implementation in the downtown
by strengthening the commercial core around Atlantic Avenue. Atlantic Av-
enue is appropriately scaled and presents a walkable environment on both
sides of the station and Sunrise Highway. Broadway can strengthen its com-
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mercial character both north and south of Sunrise Highway, creating a larger
commercial district spanning across Sunrise Highway that could change the
pedestrian/vehicular dynamic of Sunrise Highway as it passes through Lyn-
brook. Joining these two districts will strengthen Lynbrook as a destination
and increase stability of the commercial core.

Lynbrook holds great promise as a transit-supported community. With an
established downtown, it can carefully and strategically line up infill sites
for redevelopment that foster appropriate growth in keeping with The Part-
nership for Sustainable Community’s Livibility Principles. Infill development,
complete street and district overlay strategies found within Lynbrook could
then be used for other similar barriers at other station areas. A partnership
between Nassau County, the Village of Lynbrook and community stakehold-
ers to achieve this specific goal could provide a suitable blueprint for inter-
jurisdictional accomplishments throughout the county while simultaneously
promoting Lynbrook’s downtown as an example of what a sustainable sta-
tion area could look like.

According to Lynbrook’s Civics, the community understands that Lynbrook is
at - oris nearing - a tipping point. The community and the Village are excited
to turn interest and planning into action. A marketing strategy, a TSD over-
lay for the downtown core, and complete streets strategies for Atlantic and
Broadway will significantly help an already prosperous and growing corridor
transform itself into a destination downtown.
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Lynbrook commuters wait for a bus near the theater, which will be redeveloped.

130 | Nassau County Infill Redevelopment Study  Cultivating Opportunities for Sustainable Development



Existing Conditions

The demographics and retail character of Downtown Lynbrook, defined as
the commercial corridors of Atlantic Avenue and Broadway, have historically
shown broad similarities with other communities along Sunrise Highway,
such as Valley Stream, Rockville Centre, and Baldwin. In recent months, how-
ever, a series of development projects have been proposed for the Village
that will distinguish it from its neighbors as a destination location. To help
Village leadership capitalize on these projects and ensure that subsequent
development will advance long-term redevelopment goals for Downtown
Lynbrook, the project team evaluated the health of the real estate market in
the immediate vicinity of Downtown Lynbrook. The team assessed current
retail conditions with and without the proposed developments, and identi-
fied a series of strategic policy recommendations for Village leadership. To
support these recommendations, the project team additionally identified
three case studies of other communities elsewhere in the New York metro-
politan area.

The project team conducted a scan of real estate market conditions in a
quarter-mile radius around the LIRR Lynbrook Station area, a geography that
includes Downtown Lynbrook, and found an underdeveloped market for res-
idential property, a healthy market for retail property, and an underperform-
ing market for office property. To assess the residential market, the project
team evaluated the quantity of housing in the Station Area and contrasted
the demographics of its residents with those of the village as a whole. The
project team evaluated the commercial market through an analysis of rents
and vacancy rates for retail and office uses within Lynbrook’s station area
and the village as a whole.

Piloting Sustainable Development

Listed below are the three proposed development projects for Downtown
Lynbrook. Each has the potential to change the character and scale of retail
development in the village.

» Theater operator Regal Cinemas has proposed to substantially reno-
vate and expand the United Artists cinema on Merrick Road. Regal
Cinemas is working with the Blumenfeld Development Group to ex-
pand Lynbrook’s theater from 6 screens to 15 screens, nearly double
the number of seats from 1,700 to 2,900, and add extensive amenities
and cosmetic improvements. (This project is referred to hereafter as the
“Theater.”)

* Browning Hotel Ventures has proposed the development of a 6-story,
156-room Marriott Courtyard hotel on the site of a LIRR commuter lot
at the corner of Broadway and Langdon Place. With a target market
comprising of visitors to Lynbrook’s business district and short-stay trav-
elers taking advantage of convenient rail access to John F. Kennedy Air-
port, this will be the first hotel in Downtown Lynbrook. (This project is
referred to hereafter as the “Hotel.”)

= The MTA is moving forward with efforts to improve the quality and
amount of inline retail located in the concourse underneath the LIRR
tracks. Two retail stores, vacant nearly a decade underneath the LIRR
tracks on both sides of Atlantic Avenue, effectively created an impos-
ing gap in the Atlantic commercial corridor. Already a difficult location
underneath the tracks, walking past boarded up facilities detracted sig-
nificantly from the ambiance of the corridor. Working with the MTA, the
Village has been able to get these retail locations renovated and leased
to area business to fill in an important missing tooth in the Atlantic Av-
enue corridor.
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Downtown Lynbrook has a healthy retail market.
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Real Estate Market Scan

The purpose of a real estate market scan is to assess the relative health of
a localized property market based on an evaluation of rents, vacancy rates,
and planned development. A real estate market scan of the Station Area
that encompasses Downtown Lynbrook revealed a healthy market for retail
property, an underperforming market for office property, and an underde-
veloped market for residential property.

An extract of CoStar data for the Station Area from September 2013 indi-
cates a market for retail property that outperforms the wider village. The
318,000 square feet of retail property in the Station Area comprises over a
third of the total retail in the village, and average triple-net retail rents of
$27 per square foot in the Station Area are higher than village-wide average
triple-net retail rents of $23 and the county-wide average triple-net rent of
$25. Conversely, the office property market in the Station Area underper-
forms the village as a whole. According to CoStar, while over 50 percent
of Lynbrook’s 827,000 square feet of office property is located in the Lyn-
brook’s station area, the vacancy rates in the area of 16 percent are higher
than the village-wide vacancy rate for office property of 13 percent and the
county-wide vacancy rate for office property of 9 percent.
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Analysis of residential development in Lynbrook’s station area finds very
limited activity over the past 40 years. According to CoStar data from Sep-
tember 2013, with a total of 31,000 square feet, the total square footage of
multifamily residential in the station area is less than 10 percent of the total
square footage of the combined retail and office property markets, and the
most recent multifamily construction in Lynbrook was built in 1962. As a
consequence, although 35 percent of village residents live within a half-mile
of the LIRR station, only 5 percent of village residents live within the station
area, according to ESRI Business Analyst.

In spite of these limiting factors, the demographics of residents in the Sta-
tion Area compare favorably to that of the village as a whole. According to
ESRI Business Analyst, median household incomes in Lynbrook’s station area
exceed the village average, and residents within half-mile of the station area
earn 95 percent of the average village median household income.

According to US Census data, half of Lynbrook’s residents work in Nassau
County, 40 percent of its residents work in New York City, and the remain-
der work in elsewhere in the metropolitan region. With daily ridership of
1,800 in a community of 19,400, the LIRR plays a significant role in the local
economy. The parking lots adjacent to the LIRR Lynbrook Station were about
75 percent full on the average weekday (2009).
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Retail Market Analysis

In addition to the real estate market scan, the project team conducted a
retail market analysis of the Station Area that encompasses Downtown
Lynbrook, both under present conditions and in light of the addition of the
proposed development projects. This analysis concluded that there is retail
oversupply in the Station Area, and determined that although the proposed
developments would have a positive effect on the Station Area, they would
not substantially close the retail gap.

Current Retail Market Conditions

To evaluate the retail market conditions in the Station Area, the project team
analyzed the potential retail demand of the current population in compari-
son to the market’s retail supply. To conduct this retail gap analysis, the proj-
ect team used ESRI Business Analyst to retrieve aggregate dollar estimates
of total retail supply and demand within the Station Area. The project team

Retail Gap Analysis Table

calculated the retail gap by subtracting the total demand from total supply,
and then used an estimate of sales per square feet to translate the gap into
an estimate of square footage. In a retail gap analysis, a positive number
provides an estimate of the additional square footage that demand in the
trade area would support, and a negative number indicates the amount of
retail property that currently exceeds local demand. The project team de-
fined the boundaries of the trade area for the retail gap analysis to be that
of the Station Area.

A retail gap analysis shows that aggregate retail supply of $36.9 million
(translated to 78,000 square feet) in the Station Area considerably exceeds
aggregate retail demand of $13.5 million (translated to 29,000 square feet)
across the major categories of Storefront Retail, Groceries, and Food & Bev-
erage, leaving a retail gap of $23.4 million (translated to 49,000 square feet).

(25,700)
10,300 7,600 (2,700)
25,900 4,300 (21,600)
77,700 28,700 (49,000)
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Based on experience supporting town-center redevelopment efforts in sub-
urban communities across the metropolitan area, the project team con-
cluded that neither the proposed Hotel project nor the proposed Theater
project will generate sufficient additional local demand to close the retail
gap in the Station Area.

In order for the Hotel to play a meaningful role in increasing local retail de-
mand in Downtown Lynbrook, it must build on the momentum of existing
and adjacent destinations. At present, Downtown Lynbrook lacks the dis-
tinctive retail and unique dining destinations whose presence and appeal
the Hotel could amplify. Over the long term, however, the Hotel can play a
central and ongoing role in the efforts of the Village to revitalize the retail
and dining options in Downtown Lynbrook, given its central location and
predictable pipeline of additional visitor traffic.

In comparison, the proposed Theater development could result in additional
foot traffic to local bars and restaurants if it were located in a walkable, cu-
rated shopping and entertainment district designed to encourage movie-
goers to linger in the community. At present the area at the edge of the
downtown core surrounding the location of the proposed Theater does not
have these characteristics. However, while it may not significantly increase
retail sales, the revitalized theater can meaningfully benefit the Village by
creating a regional entertainment destination and focal point in Downtown
Lynbrook.

Piloting Sustainable Development

The project team concluded that additional residential development in
Downtown Lynbrook would contribute to the absorption of the excess retail
outlets. According to the Urban Land Institute, in a suburban commercial
district, for every 100,000 square feet of retail, planners and developers
should target a minimum of 1,000 dwelling units within a 10-minutewalk-
ing distance in order to gain the constant and durable customer base of a
mixed-use community. The additional demand made possible by increasing
Downtown Lynbrook’s residential population in line with this ratio would
help absorb excess retail supply and increase the area’s economic self-reli-
ance.
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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.

= Village officials should promote a distinct identity for Downtown Lyn-
brook and design a tenanting and branding strategy that advances
this identity. To maximize the long-term commercial opportunity of
increased development in Downtown Lynbrook, village leaders should
define and enforce a unique and distinctive brand and image through a
customized tenanting strategy, urban design guidelines and facade im-
provement programs. The case study for South Norwalk demonstrates
the effect of this strategy on similar redevelopment efforts.

» Village officials should encourage new multifamily residential devel-
opment consistent with the existing character and scale in Downtown
Lynbrook. Despite fast and frequent train service to Manhattan, very lit-
tle multi-family residential development exists in Downtown Lynbrook,
and no multi-family residential has been constructed in recent decades.
It is widely recognized by economic development specialists and poli-
cymakers that the successful introduction of multi-family residences to
a downtown core can be a highly effective strategy to increase local re-
tail demand and spur economic revitalization. The case study for South
Orange outlines how municipal leaders used the addition of integrated
multifamily residential and retail development to attract new and dis-
tinctive retailers to their town center.

» Village officials should leverage proven redevelopment techniques to
implement rebranding efforts and encourage additional residential
development. Village officials should create an active and engaged eco-
nomic development entity that can work closely with local businesses,
political leadership, and community organizations to advance a coordi-
nated rebranding effort for the Village. Officials should make sure to in-
clude streetscape improvements and beautification programs as part of
these efforts. To manage the introduction of multi-family residential de-
velopment and create a walkable, vibrant retail district, Village officials
can enact an overlay to the Downtown Lynbrook zoning code. The case
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studies for South Norwalk, South Orange, and Rahway all demonstrate
how these techniques have been used to implement a redevelopment
agenda, introduce a distinctive aesthetic character, and drive further
economic growth in similar communities elsewhere in the metropolitan
area.

The MTA is planning new retall beneath the LIRR overpass.



Case Studies

To demonstrate the potential impact of these policies in Lynbrook, the proj-
ect team selected three case studies in the metropolitan area where similar
policies were implemented to address comparable conditions.

= In South Norwalk, Connecticut, local officials used the creation of a his-
toric district to repurpose derelict buildings as mixed-use developments
in order to attract distinctive retailers and restaurants.

* In South Orange, New Jersey, municipal officials used financial incen-
tives and zoning changes to support the development of a high-end su-
permarket that included multifamily residential, which both attracted
additional outside demand and increased local retail self-sufficiency.

= In Rahway, New Jersey, civic leaders redeveloped their village as an
arts district and introduced retail, hotel, and residential developments
around this theme.

Piloting Sustainable Development

e Study 1:
South'\Norwalk, C

Case Study 2:
South Orange, NJ

s Lynb
Case Study 3:
Rahway, NJ

The locations of successfully redeveloped downtowns in communities similar to Lynbrook.
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Case Study 1: South Norwalk, Connecticut

South Norwalk is the historic urban core of Norwalk, Connecticut, a city of
86,000. The role of the Norwalk Redevelopment Agency in the ongoing revi-
talization of South Norwalk provides an instructive example for Lynbrook of
how a local development entity such as a development agency or business
improvement district can play a vital role in the transformation of an under-
performing suburban town center into a distinctive local destination.

Formed in the early 1950s, the Norwalk Redevelopment Agency has as-
sumed a central role in successful long-term redevelopment of South Nor-
walk. The area experienced fitful growth from 1950 through 1970 as a
suburban exodus drained the area of businesses and residents, leading to
rapid commercial turnover and destabilization of local retail demand. By the
mid-1970s, many buildings were vacant and slated for demolition. The Nor-
walk Redevelopment Agency was charged with the responsibility to create
a long-term program of urban revitalization that would leverage its existing
assets after the election of Mayor Bill Collins.

As a first step, the Norwalk Redevelopment Agency spearheaded the cre-
ation of the South Main and Washington National Historic District in 1977,
later rebranded as “SoNo.” The Norwalk Redevelopment Agency used the
creation of the District to spur the redevelopment of architecturally distinc-
tive industrial and warehouse properties in South Norwalk. The formation
of the district enabled city officials to secure $10 million of discounted fi-
nancing in order to encourage mixed-use development. Based on this initial
success, the District was expanded twice — first in 1985 and then in 1999.

In recent years the Norwalk Redevelopment Agency has continued to sup-
port the further redevelopment of South Norwalk by offering tax abate-
ments, small business loans, and location assistance. Thanks to the efforts
of the Norwalk Redevelopment Agency, the SoNo district has become the
largest center for arts and culture in Fairfield County. Over 30 retailers are
now based in the area, ranging from national brands such as American Ap-

parel to most recognized restaurants and specialty shops. Recent articles in
the New York Times and the Wall Street Journal have examined South Nor-
walk’s resurgence and transformation into a distinctive retail and residential

neighborhood.
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The multi-decade impact of the Norwalk Redevelopment Agency on the re-
vitalization of South Norwalk has valuable lessons for Lynbrook.

A local development entity can play a central role in formulating and
sustaining a new identity for a retail corridor throughout changing |,
market conditions. Over a 40-year period, the NRA has worked hard
to create and advance a new image for South Norwalk, one which has
received significant press coverage and shaped local tastes.

ol

A local development entity can provide the tools and financial incen-
tives required to lure desired tenants. The Norwalk Redevelopment
Agency helped facilitate discount financing to incentivize development
at the creation of the SoNo district and continues to offer tax abate-
ments and discount loans to prospective tenants.
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A rendering of South Norwalk’s retail corridor. Source: The New York Times.
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Case Study 2: South Orange, New Jersey

South Orange is an economically diverse, inner-ring suburban municipality
of 16,000, located 30 minutes from Penn Station on NJ TRANSIT. The new
residential development that resulted from a change to the South Orange
zoning code suggests the character of the potential gains that a similar strat-
egy could bring to Lynbrook.

In 1996, the Village of South Orange approved a redevelopment plan for
property in the vicinity of its NJ TRANSIT station. This plan included flexible
zoning and PILOT (Payment In Lieu Of Taxes) incentives to attract develop-
ers, with a primary goal to encourage high-density, mixed-use development.
Near to the time that this plan was introduced, NJ TRANSIT introduced Mid-
TOWN Direct, a rail project that cut commute times to Manhattan by 20-40
minutes for riders of the Montclair-Boonton line. South Orange, a station on
this line, saw a substantial increase in ridership as a result.

In 1999, South Orange was designated a Transit Village by the New Jersey
Department of Transportation, and as part of this effort, they create a Tran-
sit Village Overlay District around the NJ TRANSIT station. That same year,
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
development. Rather than permit immediate redevelopment of the existing
property, South Orange officials acquired the site, as well as nearby lots and
easements, to assemble a parcel of sufficient size to attract private capital
for mixed-use development. Thanks to its PILOT program, South Orange was
able to secure a commitment from Sterling Properties to build a large-scale
mixed-use development on the merged site. Working in partnership with
South Orange, Sterling Properties secured Eden Gourmet Markets as the
anchor tenant of the development, which opened in 2008 as the “Avenue.”

With 79 residential units built around the grocery, and fronted by an attrac-
tive café and restaurant, the development has improved the character of the
area around the train station. Other nearby developments have also taken

advantage of the zoning and incentive programs of the Village. For example,
Gaslight Commons is another up market condominium property near to The
Avenue of over 200 units.
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Lessons for Lynbrook

The successful introduction of mixed-use redevelopment in the central retail
district of South Orange has the following lessons for the further redevelop-
ment of Downtown Lynbrook.

Significant zoning changes may take years to result in transformative
development projects. Although a change in zoning code can create the
conditions for transformative redevelopment, finding the right develop-
ment opportunity requires patience from municipal leaders. Nine years
passed between the closure of the ShopRite in South Orange and the
opening of the Avenue.

Whether through a development entity or through direct assistance,
local officials must be willing to use incentive programs to help rein-
force developer interest. Although MidTOWN Direct had considerably
improved the accessibility of South Orange to Manhattan, incentives
were still required to induce Sterling Properties to invest on the site.

Distinctive retail can attract residents. The high-end appeal of the Eden
grocery at the Avenue helped attract tenants that could afford premium
real estate prices, with benefit to the property tax collections of South
Orange.

The Avenue in South Orange, NJ. Source: Flickr.
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Case Study 3: Rahway, New Jersey

Rahway is a city of 27,000 in Union County, New Jersey, whose redevelop-
ment efforts have centered on the development of cultural amenities to
draw outside visitors. This strategy has relevance to Lynbrook as it considers
how to develop a new identity to distinguish itself from neighboring com-
munities.

Historically a manufacturing center, Rahway experienced an economic de-
cline in the decades following World War Il. The growth of suburban office
parks near to highways drew away many of its businesses, which led to
depopulation and blight in its downtown. Former Mayor James Kennedy,
who led the city from 1991 to 2010, pursued a strategy of revitalizing Rah-
way through renovating its streetscapes, improving its infrastructure, and
reclassifying its zoning .Much of this effort was centered on the creation
of a Special Improvement District, an economic development entity akin to
a Business Improvement District that coordinated and implemented infra-
structure improvements.

Threaded throughout its revitalization efforts has been an effort by city
leadership to position Rahway as a major cultural center for northern New
Jersey. In 1999 the city renovated the 18th-century “Merchants and Drov-
ers Tavern,” turning it into a historical museum. Shortly thereafter, the city
renovated its public library through a unique public-private partnership that
included market-rate office space, and transformed a downtrodden cinema
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.

These initiatives have generated substantial results. Over a 20-year period
the city has added over 700 market-rate housing units, several hew restau-
rants, and has expanded the local YMCA. The city also added the Hotel In-
digo, a 100-room upscale boutique hotel.

In addition, Rahway has linked the development of its arts district with larg-
er goals for residential development. Across the street from the UCPAC, the
Actors Fund Housing Development Corp has proposed a project of 68 hous-
ing units targeted at performers and their families.
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Lessons for Lynbrook

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

* An arts-focused strategy can also include residential components. As
part of the development of its new theater, Rahway has proposed to add
68 units of affordable housing for performance and visual artists.

* Challenging conditions in the regional economy can thwart the best
of efforts. Although Rahway successfully renovated the streetscape of
its downtown, attracting retailers and well-regarded restaurants, as of
2011 the anemic housing market continued to limit their growth, closing
some and putting all under pressure.

" |

Hotel Indigo in Rahway, NJ. SorceRahwayRising.com.
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Community Engagement

In order to best engage the community on the benefits of and steps required
to revitalize Downtown Lynbrook, the project team and Nassau County part-
nered with the Village of Lynbrook to hold a presentation and question and
answer session at a Village of Lynbrook Board of Trustees regular public
meeting, held on November 4, 2013.The meeting was well attended and
televised throughout the Village. Attendees were given the opportunity to
give their input during the meeting and several community members who
watched the presentation from the comfort of their homes followed up with
the Village on their questions and concerns on their own time.

Overall, community members welcomed the recommendations put forth
by the project team. While some community members raised concern over
a multi-family mixed-use building undermining the character of the down-
town, they were assured by both the project team and the Village of Lyn-
brook that any proposed developments will be well in character and scale of
the existing neighborhood while at the same time introducing much needed
diversity of uses into Downtown Lynbrook.

Lynbrook: Recommendations for
Retail and Residential Development

Nassau County Infill Redevelopment Feasibility Study
Public Presentation

Movember 4, 2013

1@5%"&%%[%

A slide from the Lynbrook Town Hall public presentation.
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Next Steps

By promoting a distinct identity for Downtown Lynbrook, encouraging new
multifamily residential development near the LIRR station, and leveraging
proven redevelopment techniques such as zoning overlays, Village officials
will take the necessary steps to revitalize their downtown station area into a
sustainable, livable, and economically viable place for all users. These strat-
egies will encourage downtown development, increase activity around the
LIRR station, and create a strong, coherent identity for Downtown Lynbrook
that would set it apart from neighboring Villages.

The next steps for Lynbrook should include the following.

* Ensure the successful implementation of existing planned develop-
ments.

=  Work with a specialty consultant to design and enact a zoning overlay
and/or form based code for the commercial center.

* Continue to engage the community on potential redevelopment strat-
egies .

* Develop complete streets strategies for Atlantic Avenue and Broad-
way.

* Continue to work with Nassau County to ensure that progress within
Lynbrook serves as a pilot for other Villages and hamlets.

=  Work with Nassau County in obtaining key data, input, precedents,
and best practices in developing a marketing strategy for downtown
Lynbrook.

» Coordinate with Nassau County efforts in order to facilitate permit-
ting and monitor opportunities for grant assistance to aid Lynbrook in
implementing active development proposals.

* Aid Nassau County in prioritizing a complete streets traffic study for
relevant avenues within downtown Lynbrook.

Traffic along Sunrise Highway with the LIRR Lynbrook Station in the distance.
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Valley Stream

Realizing Transit-Supported Development
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Transit Station (train)

1/4 mile radius from station

Transit Routes (train)

Crossing

Focus Sites

Key Commercial Corridors

Barriers to Movement

Priority Pedestrian Improvement Locations

Major Intersection

Valley Stream’s Rockaway Avenue.
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Introduction

The Valley Stream station area has a number of characteristics that support
TSD in a community that has been planning for growth for several years.
The Village downtown is centered on the segment of Rockaway Avenue, be-
tween Merrick Road to the north and Sunrise Highway to the south. While
the station is a few blocks west of Rockaway Avenue, it remains well within a
half-mile radius of the downtown core. Connecting the station to the down-
town will lead to the infill development of several sites that would extend
the downtown commercial vibrancy to the station area with a mix of office,
commercial and residential uses. Creating a mixed-use anchor around the
station would be an important first step in developing a connected mixed-
use district. The Village currently has designs on multiple potential redevel-
opment sites. Its hope is to catalyze significant developer interest with an
initial development proposition and the pursuit of favorable strategies to
create developer-ready site infill opportunities.

The necessary physical framework of a successful community-based TSD
strategy is in place in the Valley Stream station area. Opportunities to con-
nect to the public library and the neighboring Village Green Park provide
recreational outlets that could attract people to the station area. With effec-
tive complete street strategies, parks and destinations surrounding the sta-
tion could be linked into a network of attractions and amenities that could
service new development. One important connection would be linking Ed-
ward W. Cahill Memorial Park, which lies to the south of Sunrise Highway
and the Babylon Branch right-of-way, to Village Green Park, the library, Val-
ley Stream Central High School, and the Arthur A. Hendrickson Park and Rec-
reation Center to the north. Connecting these significant park spaces would
enhance both parks as regional recreational attractors that serve as assets
for the local community. This north-south connection would create a recre-
ational and institutional corridor that connects parks, schools, and libraries
all along a single link.

The opportunities for local TSD district growth hinge on the ability to con-
nect commercial mixed-use — both those in place and those envisioned —
on sites north of the station to the development opportunity sites south of

Piloting Sustainable Development

the station and south of Sunrise Highway. With effective connections across
Sunrise Highway, the station would act as a central node to a larger commer-
cial, mixed-use, and/or residential transit-friendly district with significant
recreational amenities. These improvements would make the Valley Stream
station area a distinct and attractive place with a special identity within the
patchwork series of downtowns that run along the southern side of Long
Island.

Valley Stream also benefits in the regional context by its proximity to Queens
and its denser population centers. Coupled with its direct connection to Ja-
maica Center and JFK Airport, both significant economic generators, Valley
Stream stands to attract its fair share of development propositions. As with
many of the communities in Long Island, Valley Stream will need to over-
come some significant challenges that a pilot project could help to resolve.
To increase development opportunity, Valley Stream hopes to continue to
attract ridership to and from the station, making an effective parking strat-
egy a necessary component of growth in this suburban context. New de-
velopment also engenders parking needs that could compete for space
with station parking. An analysis of parking needs and strategies to adjust
parking requirements based on shared-use and creatively plan for parking
as a component of development could reduce parking costs and act as a dif-
ference-maker in attracting development. A financial analysis that includes
strategies to accommodate parking will be a very important component of
a development pro forma. Development at the station, combined with an
effective strategy for developing walkable connections between the station,
the downtown, and nearby amenities will help to knit the community to-
gether as a connected village-scaled TSD area.
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Existing Conditions

A prosperous and racially diverse South Shore community, Valley Stream
benefits from fast and frequent LIRR service to Manhattan. However, CoStar
data shows that the area within one-quarter mile of the LIRR Valley Stream
Station is underdeveloped, with a startling 1 percent of Village multifamily
units and only 11 percent of Village retail located proximate, much of it in
older buildings. These conditions are similar to those found in many station
areas in Nassau County. According to CoStar, in the last five years only ten
projects (representing 1,160 units) have been built in Nassau County. Eighty-
fivepercent of the housing stock in Nassau County was built before 1970.

35 minutes

1,800

80% full during peak

$40

Valley Stream’s leadership has established the pursuit of new mixed-use de-
velopment as a policy priority. In January 2013, under the leadership of Vil-
lage Mayor Ed Fare, Valley Stream revised its zoning regulations to standard-
ize the review process for mixed-use development. The Village also began
a coordinated effort to encourage the attraction of new businesses to the
Rockaway Avenue commercial corridor. Building on these efforts, the Village
joined with Nassau County to participate in the Nassau County Infill Rede-
velopment Feasibility Study (NCIRFS), identifying the three Village-owned
parking lots (labeled as focus sites) adjacent to its LIRR station as conceptual
redevelopment sites.

$425
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Demographics

Valley Streams’ 37,511 residents feature a median household income of
$78,000, lower than the $95,000 average for Nassau County on the whole.
At 10,773 persons per square mile, Valley Streams’ population density with-
in Nassau County is surpassed only by Hempstead, making it an ideal candi-
date for TSD.

Existing Projects

High density residential development near the LIRR Station is far from a for-
eign concept for Valley Stream. Two large scale developments, Sun Valley
Towers and Hawthorne Court, are slated to open in Valley Stream’s down-
town in early 2014. At 137,000 square feet, Sun Valley Towers will house 72
residential units and feature 13,000 square feet of ground floor retail along
Brooklyn Avenue. The 100,000 square foot Hawthorne Court will feature 90
residential rental units along Cottage Street. Both developments are within
walking distance of Valley Stream’s station area and could provide the cor-
nerstones of a vibrant downtown if coupled with the pilot project proposed
in these pages.

Additionally, the Village of Valley Stream is planning on relocating their court
house to a location within the station area. This would generate increased
activity in the focus area, particularly during court events and hearings. This
relocation would further centralize the station area as Valley Stream’s true
downtown and add to an already diverse mix of uses for the neighborhood.

Piloting Sustainable Development

37,511

$78,000

12,189

78%

22%

44%

10,772.8

Projects in close proximity to the focus area.
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Focus Area Existing Conditions

In identifying opportunities for TSD within the Valley Stream station area,
the community and the Village identified a preferred site for potential infill
development, discussed here as the focus area. The focus area for the Val-
ley Stream pilot project includes three focus sites in the immediate vicinity
of the LIRR station, ideal candidates for transit-supported development. All
three sites are currently used for commuter parking. Site A consisting of 0.9
acres (Section 37, Block 333, Lot 17), located on the northeast corner of
Hicks Street and West Hawthorne Avenue, and Site B consisting of 2.3 acres
(Section 37, Block 337, Lots 5 and 301), located immediately adjacent to the
northern boundary of the station and to the east of Hicks Street are cur-
rently permitted parking lots. Site C consisting of 1.1 acres (Section 37, Block
337, p/o Lot 401), located to the west of Hicks Street and abutting the LIRR
right of way to the south, consists of metered parking spaces and is primar-
ily accessible via Sunrise Highway. All three sites are owned and operated by
the Village of Valley Stream.

A key development challenge within the focus area is the presence of a now
defunct portion of the Brooklyn Water Works Sunrise Highway Aqueduct
System. Between the LIRR Station and Focus Site B lies a sealed off brick con-
duit that has lain dormant for decades. The conduit is underneath a land-
scaped area that slopes from north to south, resulting is a significant change
in elevation between the parking area and the access to the station. While
the conduit may provide some design challenges with any potential rede-
velopment scenario, it is currently owned by Nassau County, which could
facilitate its removal.

An additional consideration for the focus area is the recent purchase of the
mid-block six-story former office building (Section 37, Block 333, Lot 167)
directly adjacent to Site A. Regarded by the Village as a potential redevel-
opment site for many years, the private parcel was sold in fall 2013 and is
planned for use as condominium office space.

Piloting Sustainable Development

Focus Site B is currently the permit parking lot just to the north of the LRR Valley Stream Station.
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Valley Stream’s Rockaway Avenue serves as its main commercial corridor.
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Conceptual Development Scenarios

For the purposes of this project, the project team developed two conceptual
development scenarios for the focus areas. These scenarios are not meant
to serve as specific blueprints for development, but rather as possible de-
velopment configurations that could achieve the shared goals of creating an
optimal use for the site, meeting the needs of the Village and its community,
and realizing the HUD livability principles. These scenarios were developed
in discussion with the Village of Valley Stream the Long Island development
community, and Nassau County. The project team estimated that the Site
could support between 150 and 300 residential units and a limited amount
of amenity retail, along with current levels of resident and non-resident
commuter parking and additional capacity to accommodate new residents
and visitors.

While the following scenarios focus on program and massing, other factors
such as street design, architecture, and public realm amenities are equally
important to successful TSD. Any potential development scenario within the
focus area will also feature complete streets along West Hawthorne Ave-
nue, Hicks Street, and South Franklin Avenue, safe pedestrian connections
around the station area, and buildings that fit within the community aes-
thetic. All these factors play important roles in creating an active downtown
place and should be taken into consideration for any development scenario
put forth for Valley Stream’s station area.

Piloting Sustainable Development

1 § |
Valley Stream’s LIRR Station.
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Development Scenario 1

Development Scenario 1 features 5-story residential building on Site A with
a 3-story parking structure with ground floor retail on Site B. Site C remains

surface parking. 155,600 SF (2-5)

This scenario is intended to create a strong east-west retail corridor along 155 Units
West Hawthorne Avenue, connecting to the existing retail corridor along

nearby Rockaway Avenue. This scenario would create a band of activity 49,200 SF (1st)
leading from Village Green Park to the west to the restaurants, shops, and

businesses of Rockaway Avenue to the east. Multi-level parking, activated 645 Spaces

by ground floor retail, would create an incentive for commuters to shop be-

fore getting in their cars and heading home. This structure could also feature (372 commuter / 273 pro-

a pedestrian bridge that connects directly to the elevated station platform, gram)
a convenience for commuters during inclement weather.
Section Along Hicks Street
LEGEND
. Residential . Restaurant
i i . Existing 6-story
. Retail/Commercial Structured Parking office building
|
Iﬂ_ .‘ -9 s
W. Jamaica Ave . W. Hawthorne Ave . .
Existing 3-Story Site A: Site B: . LIRR Station
R 5-story residential with ground floor 5-story parking structure with
building services ground floor commercial
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. Ground Level Retail
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Development Scenario 2

Development Scenario 2 features paired 5-story residential buildings on
Sites A and B with ground floor surface parking and restaurants facing the
Village Green Park. Site B also features a stand-alone 4-story parking struc-
ture, which is bookended by the residential building facing the park and a
second, 5-story mixed-use building along South Franklin Avenue. As in Sce-
nario 1, Site C remains surface parking.

This scenario focuses on supplying sufficient new residential units to estab-
lish a relatively dense station area activated by restaurant space, small scale
retail, and immediate adjacencies to both the park and the LIRR Station. This
scenario encourages people to live a short walk to the train station and to
make use of the nearby Village Green Park and its numerous recreational
amenities, while at the same time creating a strong anchor to the west of
Rockaway Avenue and providing complementary retail space to that which
already exists along the Rockaway Avenue corridor. By surrounding the park-
ing structure with mixed-use buildings, the structure itself fades into the
background of an otherwise active and multi-faceted neighborhood.

Section Along Hicks Street

LEGEND

. Residential - Restaurant

130 Units

131,600 SF (2 - 5)

5,000 SF (1st)

90 Program Spaces

19,800 SF (1st)

178 Units

178,000 SF (2 - 5)

program)

690 Spaces

(372 commuter / 318

Existing 6-story
. Retail/Commercial Structured Parking office building

- —_—

W. Jamaica Ave

Existing 3-Story Site A:
Residential :
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Partnerships

In developing this pilot project, Nassau County and the project team devel-
oped a comprehensive outreach strategy that involved the three key stake-
holders of any development process: the Village of Valley Stream, several
mixed-use developers working within Long Island, and the Valley Stream
public community. Through this outreach, the project team was able to put
forth a pilot project proposal that each stakeholder group had a hand in
developing.

Expressing an active interest in the NCIRF study since its beginnings, the
Village of Valley Stream and its leadership has been an integral part of de-
veloping this pilot project and the development scenarios put forth in this
report. Throughout the effort, the project team has met with the Village to
fine-tune the conceptual development scenarios, engage potential devel-
opers, and create a public outreach strategy that best informs the Valley
Stream community.

Through this communication, the project team found that the Village is ac-
tively working to establish a vibrant, successful downtown for their commu-
nity and is looking to break away from the typical types of sprawling and car-
oriented developments that take place on Long Island in favor of mixed-use,
appropriately scaled TSDs. In doing so, the Village hopes to create a more
robust residential base, bringing in new families to live, work, and grow up
in Valley Stream and paving the way for a diverse community within the
Village. The aim of this new way of municipal thinking is for the Village to
take advantage of its close proximity to New York City and its two LIRR sta-
tions situated near the border of Queens. Through its efforts, the Village is
encouraging people to travel and live more sustainably and breaking away
from the car-oriented lifestyle that is so prevalent throughout Long Island.

The project team contacted developers active in Long Island and the metro-
politan area to assess market interest in pursuing transit-adjacent develop-
ment in Nassau County. Through these interviews, the project team found
that residential developers believe a clear demand exists for such develop-
ments, but noted that the uncertainty of permitted density and the absence
of clearly-defined zoning codes could hobble the pace of development and
drive up costs. Many developers commented on the essential role of tax
credits and discount financing to offset Long Island’s high construction costs.

Building on these conversations, Nassau County hosted a developer work-
shop at HR&A’s New York City offices on October 24, 2013, where conceptual
development scenarios for the focus area were presented to representatives
of five development companies active in Long Island and the metropolitan
area. Local officials from Valley Stream participated in the session and reit-
erated their interest in encouraging new development. The developers in
attendance expressed interest in and optimism for transit-oriented develop-
ment at the focus area, with consensus on the strategic advantages of fast
rail access to New York City and Kennedy Airport. The developers also em-
phasized the importance of discount financing to offset construction costs
and the strong local market demand for substantial on-site parking. There
was wide agreement among the development companies present that es-
tablishing clear guidelines on scale and character — while offering flexibility
on the maximum amount of density permitted — would help developers re-
spond to changing market conditions during the pre-development process
and would significantly contribute to the success of any redevelopment pro-
posal.
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Community Engagement

In order to best engage the community on the proposed Valley Stream pilot
project, the project team and Nassau County partnered with the Village of
Valley Stream and the civic group Envision Valley Stream in hosting a com-
munity open house to present the pilot project to the general public and
gain their insight and comments on what improvements they would like to
see for their downtown station area. The open house was held on Novem-
ber 7th, 2013 at the Valley Stream Community Center.

Overall, while somewhat divided on the exact type of development they
would like to see, community members welcomed the recommendations
put forth by the project team. Feedback was generally positive and support-
ed the project’s goals. Some comments from this public open house include:

= Any future construction should be aesthetically interesting and appro-
priate to Valley Stream local context/setting.

» The proposal, either Scenario 1 or 2, is essential for increasing the popu-
lation within the downtown area. The downtown needs revitalization
and greater activity.

=  Multi-family residential is necessary to increase activity in the down-
town to generate demand for new businesses, in turn, lowering the tax
burden on existing enterprises.

»  For existing conditions, ensure that the relocation of the court house to
the downtown — which is currently underway — is mentioned in the final
report. This will attract significant activity, including during the evenings
when night court is in session.

* Itisimportant to emphasize the importance of the LIRR service at Valley
Stream; there is the convergence of three LIRR branches which provides
high frequency train service to NYC.

* A high-end restaurant would not be appropriate under either scenario
as it would draw business away from other restaurants in the down-
town area. Appropriate commercial at the station would be anything
supportive of LIRR users such as a deli, dry cleaner, newsstand, etc. but
not competitive with Rockaway Ave.

Piloting Sustainable Development

» Streetscape improvements are required along Hawthorne Avenue, in-

cluding beautification and lighting.

» A parking analysis should be required as a part of the development pro-

posal.

* Any proposal for a parking structure at the station should be designed
to address user safety (ex. appropriate lighting, sight lines, etc.) and aes-
thetics/architectural detail.

Attendees at the Valley Stream open house.
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Developer Solicitation Process

The selection of a developer to implement the proposed redevelopment of
the focus area is one of the most crucial steps in successfully realizing the
Site’s projected economic, fiscal, and urban design benefits for the Village.
Not only must the Village identify and successfully negotiate with the de-
velopment company best suited to the task, the process of selecting that
company must be done in a way that is perceived by the development com-
munity and the public as objective and fair.

The primary objective of the developer selection process is to identify and
complete an agreement with a highly capable development company with
the requisite skills, experience, financial resources and access to capital to
fully implement a proposed development program for the Site, subject to
specific financial and performance terms to be negotiated.

The project team envisions that the developer selection process would pro-
ceed through four distinct, but overlapping, stages.

The first step would consist of senior Village staff and members of the Board
of Trustees conducting a series of initial meetings with a range of develop-
ment companies known to be capable of fulfilling the developer role. The
purpose of these initial meetings, or “soundings,” would be to assess devel-
oper interest in responding to the Village’s selection process (as discussed
below), and to discuss in general terms the Village’s intended process, solici-
tation response requirements and general business terms and conditions.
These soundings would provide an opportunity to further acquaint prospec-
tive bidders with the status of the project and the Village’s intentions for de-
veloping the Site, and obtain feedback on the intended process prior to for-
mal advertisement for proposals. In addition, the meetings will help Village
officials and Trustees assess which public-sector incentive programs may be
required to ensure market interest in the development of the focus area.

The next step would be to issue a developer Request for Qualifications (RFQ).
Responses are intended to focus on the responding development compa-
nies’ relevant skills, experience and financial resources for developing the
Site, and the experience and skills of the design, engineering, entitlements,
financial and other professionals that would be members of the developer’s
project team. The primary purpose of this step would be to identify a short-
list of the most highly qualified development companies to participate in
the subsequent RFP process. There are a number of options for how the
recommendation formulation task described toward the end of this step in
the process might occur, including use of an appointed panel to review the
technical review and evaluation results prior to forwarding a selection rec-
ommendation to the Village Board of Trustees. Specific RFQ implementation
tasks would likely include:

» Drafting the RFQ;

* Review and approval of the RFQ by the Trustees;

» Identification of candidate developers to be notified about the RFQ;
* Managing the RFQ distribution and public notification processes;

* Managing the process of briefing prospective bidders and responding to
guestions during the response preparation period;

=  Conducting a structured and objective review and evaluation process
for the submitted responses, including independent verification of de-
veloper experience and financial resources, and ranking of the respons-
es in terms of the RFQ’s quantitative and qualitative selection criteria;

» Conducting interviews with a subset of respondents, if desired by the
Village;

=  Formulating recommendations on which developers should be selected
by the Village to proceed to the next step in the process; and

* Notification to all bidders and the general public of the selection deci-
sions.
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Developers selected on the basis of the RFQ process would then be asked
to prepare formal implementation proposals. It is anticipated that the RFQ
would include a draft contract spelling out all of the key business terms and
Village expectations, to which the development proposals will need to pro-
vide specific responses and counter-proposals, as applicable. Accordingly,
the Village should engage outside legal counsel with experience drafting
complex real estate transaction agreements of this type. This engagement
should occur during the RFQ phase of the process so that work on the draft
agreement to be included in the RFP can commence well in advance of the
scheduled RFP release date. The primary purpose of this step would be to
identify at least two semi-finalist developers with whom the Village staff
would be directed to conduct negotiations for final developer selection by
the Trustees. There are a number of options for how this final selection might
occur, including use of the RFQ review panel described above and/or pub-
lic presentations by the candidate developers to the Trustees. Specific RFP
implementation tasks are similar to the RFQ tasks and would likely include:

» Drafting the RFP;

* Village review and approval of the RFP;

* Managing the RFP distribution processes;

* Managing the process of briefing prospective bidders and responding to
qguestions during the proposal preparation period;

* Conducting a structured and objective review and evaluation process
for the submitted proposals, including independent verification of the
proposed financial and other business terms and conditions, and rank-
ing of the responses in terms of the RFP’s quantitative and qualitative
selection criteria;

*  Formulating recommendations on which developers should be selected
by the Village to proceed to the next step in the process and assisting
the Village in reviewing that recommendation; and

* Notification to all proposers of the selection decisions.

Piloting Sustainable Development

The final step in the process would involve simultaneous negotiations be-
tween Village staff and the top two development companies selected during
the preceding RFP step in order to reach a recommendation for final selec-
tion and execution of a development agreement and related documents.
These negotiations would be expected to focus primarily on financial and
business terms and conditions as well as the schedule of performance as
contained in each developer’s response to the model development agree-
ment included with the RFP. Once a developer has been selected, the Village
should host a community meeting that provides an update on the develop-
ment proposal and provides an opportunity to answer the questions of local
residents and businesses.
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Nassau County Infill Redevelopment Project: Valley Stream Public Presentation
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Next Steps

In order to fully realize a sustainable transit-supported development within
Valley Stream’s station area, the project team recommends that the Village
pursue the following next steps in advance of initiating the developer selec-
tion process that is outlined in the prior section (RFP/RFQ).

» The Village should conduct pre-RFP meetings with local developers to
generate specific ideas for redevelopment. These meetings would per-
mit Village officials to conduct open-ended discussions with local devel-
opers on the development potential of the Site.

» The Village should identify a set of public-sector incentive programs
that will ensure ongoing developer interest and the submission of fi-
nancially viable proposals. These programs may include such strategies
as discount financing, targeted zoning overlays, additional parking fees
to finance development, and the introduction of local streetscape im-
provements near to the Site.

* The Village should conduct outreach efforts that target third parties
who may have a specific interest in Site redevelopment, including pri-
vate owners of adjacent parcels and the LIRR. This initiative would set
the stage for ongoing collaboration between the Village and said third
parties throughout the pre-development and development process.

Piloting Sustainable Development

* The Village should coordinate with Nassau County for the support of
the authoring and execution of a RFP for development of key munici-
pal parking lots adjacent to the LIRR Valley Stream Station that is con-
sistent with transit-supported principles set forth in the concept plans.

* Nassau County should coordinate with State and Federal agencies to
facilitate the development of downtown Valley Stream. Agency coordi-
nation, especially when spearheaded by the County, will ensure that the
Site is shovel-ready while also exploring the possibility of using State or
Federal financial incentives for mixed-use development and structured
parking.

As part of this process, the Village is already well on its way to realizing a
successful transit-supported development within its station area and paving
the way for similar developments throughout Nassau County. These recom-
mendations are meant to provide a guideline as to how the Village and its
stakeholders may take their plans and turn them into a project that pilots
sustainable development within Nassau County and offers a glimpse as to
what the built environment and life on Long Island could look like in the
future.

Cultivating Opportunities for Sustainable Development ¢ Nassau County Infill Redevelopment Study | 165



Piloting Sustainable Development
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Piloting TSD to Transform Nassau County

The station areas of Baldwin, Lynbrook, and Valley Stream represent examples of the opportunities for
sustainable development and livability enhancements that exist throughout Nassau County. By working
with the municipalities and other key stakeholders of these three station areas, the County hopes to
use its efforts to cultivate sustainable development projects that may spur development in other station
areas where similar opportunities exist. Each provides an element or multiple elements of “replicabil-
ity” for the County. Lynbrook includes an adaptive reuse in the station area, station access and complete
street elements. Baldwin includes strategies for strengthening a commercial corridor, pedestrian safety,
and new private development strategies. Valley stream requires connectivity and urban design strategies
that integrate mixed-use developments and existing amenities to create a viable downtown, station area,
and connection between. The ability to analyze these critical issues and develop specific implementation
strategies will provide local municipalities with the tools to set new standards for livability around station
areas that can be replicated in other downtown and station area contexts throughout the County. The
cultivation of sustainable opportunities throughout Nassau County begins with these three, but it cer-
tainly doesn’t end with them. By pursuing the creation of livable communities in Baldwin, Lynbrook, and
Valley Stream, Nassau County - in partnership with both the involved regional planning agencies and local
municipalities - is paving the way to a sustainable future for Long Island in the years to come.

Piloting Sustainable Development
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